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4.3 
ERF 1746, MAIN ROAD, SANDBAAI, OVERSTRAND MUNICIPAL AREA : 
PROPOSED CONSENT USE AND DEPARTURE : MESSRS WPP TOWN AND 
REGIONAL PLANNING CONSULTANTS ON BEHALF OF SOBREY EIENDOMS 
BELEGGINGS BK 
 
1746 HSB (3523) 
H van der Stoep (028) 313 8900 Hermanus Administration 
3 September 2018 

 
1. EXECUTIVE SUMMARY 

 
An application has been received on 25 November 2016 (revised 7 July 2017) 
from Messrs WPP Town and Regional Planning Consultants on behalf of 
Sobrey Eiendoms Beleggings BK, applicable to Erf 1746, Sandbaai for the 
following: 

 
 Consent use (transmission tower) in terms of Section 16(2)(o) of the 

Overstrand Municipality By-Law on Municipal Land Use Planning, 2015 
(By-Law) in order to accommodate a 25m high free standing cellular 
communications base station on the above property; 

 
 departure in terms of Section 16(2)(b) of the above By-Law comprising the 

following: 
 

o to exceed the applicable 8,5m height restriction in order to 
accommodate the 25m high transmission tower; and 

 
o to relax the northern lateral building line from 4,5m to 0m and the 

eastern lateral building line from 3m to 0m to accommodate the 
cellular communications base station. 

 
A Locality Plan of the property concerned is attached as Annexure A.  
Motivation Report from the applicant in support of the proposal is attached as 
Annexure B and the Site Development Plan is attached as Annexure C. 

 
2. DECISION AUTHORITY 

 
Municipal Planning Tribunal 

 
3. BACKGROUND / SITE HISTORY 

 
The erf is zoned Business Zone 3: Local Business, measures 4245m² in 
extent and is located on the corner of Main Road and Long Street, Sandbaai. 

 
The property is developed with a shop (“Sandbaai Superette”) at the western 
side thereof and an approved pre-primary school/crèche (“Paddakoor 
Akademie”) restricted to a maximum of one hundred and forty (140) children, 
at the eastern side of the shop.  The remainder of the property to the east is 
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undeveloped and it is envisaged to develop a parking area on a section 
thereof adjacent to the pre-primary school (an application that is currently 
being processed).  The proposed telecommunications base station with 
transmission tower will be situated at the most north-eastern corner of the 
undeveloped portion of the property away from the crèche and proposed 
parking area. 

 
4. SUMMARY OF APPLICANT’S MOTIVATION 

 
Only the key points of the Motivation Report are summarised as follows (the 
detailed report for scrutiny is attached as Annexure B): 

 
 In modern day society the dependency on communicative technology 

becomes increasingly higher due to society’s utilization of more mobile 
devices and more than one (1) device per household which mainly rely on 
internet connectivity.  These devices are used for multiple purposes 
including socialization, business related issues and accessibility to 
important emergency services. 

 Due to factors including densification, urbanization, and influx of seasonal 
guests over festive seasons and holidays in a tourist attractive place like 
Sandbaai and Hermanus, dropped calls and poor network coverage 
(related to both voice and data) are experienced. 

 This application is motivated by several customer complaints (from 
resident, businesses and commuters), received by MTN, Vodacom and 
Cell C in and around the area of Hermanus. 

 MTN, Vodacom and Cell C identified several positions in the area that 
need to be equipped with base stations to alleviate the pressure and to 
cater for the ever increasing demand. 

 The coverage in some areas have very limited LTE, LTE Advanced and 
fixed LTE coverage and the proposed free standing base station will 
increase the amount of coverage in this area. 

 The increase in network strength brought by the proposed free standing 
base station will aid the local businesses and can unlock growth potential 
which will have a positive economic impact.  Residents, businesses and 
commuters will have a more secure connection to emergency services and 
armed response which will have a huge social impact. 

 The base station will be erected at a cost of approximately R1,5m.  These 
high costs are a very good reason to rather co-locate on existing free 
standing base stations or to settle for a rooftop base station in lieu of 
building a new free standing base station. 

 The mix of land uses range from low density residential to open space. 
 The proposed base station will not interfere with the current use of the 

property and there are no negative impacts on the surrounding land uses 
and environment. 

 No trees need to be removed to build the base station and no buildings 
with heritage value will be affected. 

 The proposal will have no impact on external engineering services, on 
transport or traffic related considerations, or on the biophysical 
environment. 
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 Every possible measure has been taken to make the design as 
aesthetically pleasing as possible. 

 The proposal will have no detrimental impact on the surrounding 
properties and will provide an essential service to the surrounding 
community. 

 The current roll out of telecommunication infrastructure by cellular network 
providers is undertaken to upgrade and improve network coverage and 
quality to all customers. 

 Telecommunication networks experience peak demands between 18:00 
and 23:00 when people are at home and use internet intensive devices.  A 
large portion of the network upgrades are aimed at residential areas.  
Business and other activity areas have been prioritised over the past 
twenty (20) years for commercial reasons, and given the fact that 
legislation and policies steered proposals of this nature, towards non-
residential areas. 

 Due to the tourism value of the area, upgrading the coverage of LTE, 4G 
technology and accessibility to Fibre will be beneficial for Sandbaai within 
the Greater Hermanus Area.  This area includes tourist and economic 
attractions which include wineries, estates and routes toward tourist 
destinations along the coast.  Telecommunication networks experience 
peak demand in the holidays and festive seasons.  Thus, a large portion of 
the network upgrade is aimed at areas with tourism and economic 
potential. 

 When choosing a site for a telecommunication base station, service 
providers are guided by nominal points indicating the areas where poor 
signal is being experienced.  These points are selected because of an 
increase of customer complaints within an area.  As an increase in the 
number of users occurs, the area which is covered by the existing network, 
decreases leading to poorer network coverage. 

 Locations for telecommunication infrastructure are primarily chosen within 
areas where a need exists for coverage.  If a need for coverage does not 
exist in a specific area, no company would invest capital to build a 
telecommunication base station in the said area.  The fact that there are 
only a few telecommunication base stations in the surrounding area 
supports the statement that there is a clear need for coverage in the area. 

 The need for coverage is however not the only determining factor when 
identifying a possible position for a base station.  Other determining factors 
include altitude, zoning and the visual impact of the proposed base station 
and distance away from other base stations in the surrounding area.  
Existing telecommunication infrastructure are not sufficient to provide 
coverage as the closets free standing telecommunication base station is 
approximately 2km away from the proposed base station. 

 Alternative sites were considered during the initial stages of the proposal, 
but this option is deemed the most acceptable option in terms of visual 
impact and based on the requirements of the network providers, contractor 
and landowners. 

 The alternative sites in close proximity were found to be unsuitable. 
 Special consideration is given to geographical aspects so that each base 

station is positioned to ensure optimum functionality.  This reduces the 
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number of base stations necessary to provide an optimal network.  At the 
same time, special attention is also given to ensure that there is minimal 
impact on the local, social, physical, natural and visual environments.  The 
site was selected for several reasons, namely: 

 it is situated optimally between planned and existing sites; 

 there is a huge demand by cellular users in this area and the 
surrounding base stations are unable to provide an acceptable level of 
coverage to the area; 

 it is accessible to contractors during construction and maintenance; 

 the proposal and location is the best solution to the coverage problem 
of the area with the least negative impacts; 

 the proposal is secure due to its locality, and 

 it will serve the complaint area (the area with the lowest levels of 
cellular reception due to locality and high volumes of users) optimally. 

 In terms of the zoning map, the neighbourhood of Sandbaai is mainly used 
for residential purposes. 

 From all the erven in Sandbaai, only two (2) are zoned as Business Zone 
2: General Business Bulk Zone 2, and is currently used for business uses 
with limited open space available for a free standing telecommunication 
base station.  Twelve (12) erven are zoned as Business Zone 3: Local 
Business with the intent to use the sites for local shops and businesses.  
The subject property falls within these Business Zone 3 erven.  This site 
was selected due to its large undeveloped section together with its optimal 
between planned and existing sites.  The proposed base station in the 
north-eastern corner of the property is deemed as an appropriate action to 
maximize the business potential of the property. 

 Due to the large undeveloped section, the owners can in future expand 
their business rights, therefore the placement of the base station at the 
proposed position will enable the owners to fully practise their rights in 
future without losing valuable developable land.  In effect additional 
properties zoned for business uses may be limited, increasing the amount 
of land utilised for residential purposes. 

 The placement of the base station in the north-eastern corner is not a 
careless act and was the result of careful consideration by radio-planners, 
site acquisition specialists and the owners.  We therefore believe that the 
building line encroachments will not have an influence on the surrounding 
properties. 

 This application strives to limit the amount of telecommunication 
infrastructure by providing an opportunity for various service providers to 
share the proposed 25m tree type mast. 

 Masts of such as the proposed base station, is serviced not more than 
once every six (6) months.  The services is mainly conducted within the 
ground level equipment containers.  Taking into account the minimum 
amount of maintenance or emergency visits, the possible infringement of 
privacy is extremely insignificant.  Therefore the impact of the height 
encroachment is deemed to have limited to no effect on surrounding 
properties and land uses. 
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 The base station will create the opportunity for various service providers to 
co-locate as no structures in the vicinity exist with the similar height to 
provide sufficient voice and data coverage. 

 Visual impact:  The impact of the site proposed at the minimal height of 
25m mitigated as a tree within the residential nature of the area.  The 
proposed equipment and mast will be colour coded (painted green) to 
match the backdrop to further mitigate the visual impact and ultimately 
blend in with its surroundings. 

 Health concerns:  Currently scientific research is yet to produce conclusive 
evidence suggesting adverse health effects associated with, working with 
or living close to cellular technology. 

 
5. ADMINISTRATIVE COMPLIANCE 

 

Methods of advertising Date published 
Closing date for 

comments 

Local newspaper Yes 26/09/2017 3/11/2017 

Notices Yes 26/09/2017 3/11/2017 

Ward councillor Yes 26/09/2017 3/11/2017 

Total comments THREE (3) 

Total letters of support ONE (1) 

Was public participation undertaken in accordance with Section 45 - 
50 of the By-Law on Municipal Land Use Planning? 

Yes 

Was the application processed correctly (if no, elaborate below): Yes 

Is the proposal consistent with the principles referred to in Chapter 2 
of SPLUMA and Chapter VI of LUPA? (can be elaborated further 
below) 

Yes 

 
6. SUMMARY OF COMMENTS FROM ORGANS OF STATE AND/OR 

MUNICIPAL DEPARTMENTS 
 

Name  
Date 
received 

Summary of 
comments 

Recommendatio
n  

District Health  No comment received.  

Traffic  No comment received.  

Electro Technical 
Services 

11/10/2017 

Electrical connection 
will stay the same – 
there is no comment 
on the proposal. 

Positive 
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Overstrand 
Heritage & 
Aesthetics 
Committee 

12/10/2017 

Tower too high for 
surrounding residential 
area. Lower to a 
suitable height, 
approximately 15m. 

Negative 

Building 
Department 

17/10/2017 

The tower although on 
a business site stands 
right next to residential 
properties at 25m high 
it will tower above the 
existing buildings. 

Negative 

Fire Department 14/11/2017 No objection. Positive 

Environmental 
Officer 

24/11/2017 

The office requests 
that a lattice cell tower 
be erected instead of a 
tree – the pole will 
have less of a visual 
impact than the tree. 

Positive 

Telkom 10/11/2017 
Attached as Annexure 
F. 

Positive 

Environmental 
Affairs & 
Development 
Planning : 
Directorate 
Development 
Management 
(Region 2) 

6/11/2017 
Attached as Annexure 
G. 

Positive 

Engineering 
Services 

25/04/2018 
Attached as Annexure 
H. 

Positive 

 
7. SUMMARY OF COMMENTS RECEIVED DURING PUBLIC 

PARTICIPATION 
 

The comment from the applicant on the objections will be discussed under 
point 8. below. 

 
Objection JA Swanepoel (Erf 1012, Sandbaai) 

 

 Objection is made as it will have a negative effect on the property value of 
the area and objector can see no value this will bring to the immediate 
area. 

 

 Objector had no problems with cellular reception whatsoever and this 
seems to be the only value this will bring to the immediate area. 

 

 The other areas identified would be better suited for this tower. 
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 Objector is also of the opinion that it might be more difficult to sell his 
property with such a tower in the immediate area as there is a stigma 
attached to cellular towers and health issues although it cannot be proved. 

 
Town Planner’s comment 

 

 Alleged negative impacts on property values are one of the most common 
reasons to object to an application and are in almost all instances only a 
statement without merited proof, as is the case in this instance. 

 

 The objector states that he had no problems with reception whatsoever 
and the base station seems to be the only value to bring to the immediate 
area.  The objector actually indicates in this point that it will bring value to 
the area, but does not clearly indicate in what manner (conflicting point of 
objection).  The applicant on the other hand, in its motivation report and 
comment on the objections, emphasizes that various complaints have 
been received about the poor quality of network coverage in the area.  
Other than the afore-said no comment can be offered on this point as the 
applicant did not provide proof of complaints and poor coverage.  
Telecommunication and associated infrastructure is a specialised field of 
which the planning department has no expertize in to comment upon.  
Desirability of the application will thus purely be evaluated on the merit of 
the application from a town planning perspective. 

 

 The applicant indicates that after thorough investigation the alternative 
sites were found unsuitable with regard to eventual effective coverage and 
that the mast will fill a larger gap of coverage at the proposed position.  
The proposed position of the base station will be evaluated from a town 
planning perspective (desirability) in paragraph 11. of this submission.  
(No proof of any investigations regarding suitable alternative locations 
were submitted by the applicant.) 

 

 The opinion of the objector that it will be more difficult to sell his property, 
is also based on the first point of objection that relates to decrease in the 
value of his property that has already been addressed above. 

 
Objection WJ Beukes (Erf 937, Sandbaai) 

 

 Negatively effects property value:  Properties that are close to such 
towers are known to have a decrease in property values of as much as 
20%.  There is a large scale crèche and wine sales operating from the 
same property that is already making my property less desirable. 

 

 Health concerns:  No proof exists that these towers do not cause harm 
to humans.  There is a mall space and two (2) industrial areas nearby, 
surely these are better options.  Nowhere is there mention of the crèche 
with its one hundred and fifty (150) children on the same erf.  To go on 
what our Department of Health said more than six (6) years ago is 
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insane, and this department already has a questionable reputation.  Is 
the health of the residents, children and elderly of Sandbaai worth the 
gamble? 

 

 My rights:  Currently we choose to limit our connectivity, wireless, etc. in 
our home.  We are not convinced of these being as safe as they claim to 
be.  With a tower we will have no choice, but to be surrounded by these 
radio waves 24 hours a day.  How can you enjoy home when you feel 
you are being poisoned by the neighbouring tower? 

 

 Bad track record:  If the building lines and height restrictions are 
removed there will be nothing restricting the landowners in future 
developments.  The existing shop and some of the classrooms are not 
adhering to this 4,5m restriction.  This is clearly seen in the diagram they 
supplied titled “Site Plan”.  Without restrictions we may land up with a 
skyscraper on the building lines and be able to do nothing about it.  
Based on previous encounters involving this erf, one must expect the 
unexpected.  This is not the only, nor the best location for a tower. 

 
Town Planner’s comment 

 

 As already mentioned above, negative impacts on property values are 
one of the most common reasons to object to an application and is in 
almost all instances only a statement without merited proof, as is the 
case in this instance.  The objector states that his property value will 
decrease by 20%.  No substantial proof was submitted by the objector 
that supports his claim of a 20% decrease in the value of his property 
should the mast be constructed. 

 

 It is the opinion that the points of the objector and the applicant on 
possible health impacts cannot be commented upon since this 
Department has no expertise in the field and it is well known that there 
exists a difference in opinion between scientists and communities 
worldwide regarding safety factors surrounding dishes that emanate 
micro waves.  It should be noted that a letter of support was submitted by 
the operators of the crèche (attached as Annexure I). 

 

 No building lines are being removed.  Only that section at the north-
eastern corner of the property where the base station is to be 
constructed will encroach both building lines with a distance of 10m 
along both property boundaries.  The building lines applicable to the 
property will therefore still remain.  With regard to the point that the 
classrooms are not adhering to the 4,5m building line, it should be noted 
that the necessary application was submitted at the Municipality to rectify 
the current situation at the crèche. 
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Petition signed by eleven (11) individuals (translated from Afrikaans to 
English) 

 

 Possible health risks for the children of the two (2) play schools close to 
the proposed mast and the depreciation of properties in the immediate 
area. 

 

 The proposed tower should rather be constructed in the higher lying area 
outside the township and not close to the main road of Sandbaai.  It will 
be an eyesore. 

 
Town Planner’s comment 

 

 As already mentioned above, negative impacts on property values are 
one of the most common reasons to object to an application and is in 
almost all instances only a statement without merited proof, as is the 
case in this instance. 

 

 It is the opinion that the points on possible health impacts have been 
thoroughly addressed by the applicant in its comments on the objections, 
thus no further comment is offered on these points.  The operators of the 
crèche submitted a letter in support of the application. 

 

 The applicant indicated that the proposed position of the base is the most 
suitable with regard to eventual effective coverage and that the mast will 
fill a larger gap of coverage at the proposed position.  The proposed 
position of the base station and the visual impact will be evaluated from a 
town planning perspective (desirability) in paragraph 11. of this 
submission. 

 

 It should be noted that the petition was not properly submitted in 
accordance with the provisions of Section 51 as it does not clearly state 
the contact details of the authorised representative of the signatories of 
the petition.  Further, one of the signatory’s address details lack.  In this 
regard the decision will be conveyed to the first signatory on the petition 
list with a request to inform all the signatories of the outcome of the 
decision. 

 
8. SUMMARY OF APPLICANT’S REPLY TO COMMENTS 

 
The applicant commented overall on all the objections and not individually on 
each objection.  Thus, a summary of the applicant’s comments on all the 
objections are as follows: 

 

 Three (3) objections [one (1) a petition] were received and no negative 
comments or objections were received from the internal departments of 
the Municipality.  (The latter is not factual as three (3) negative 
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comments were received from internal departments – author’s 
comment.) 

 The Zoning Scheme makes provision for freestanding installations on 
business zoned properties by means of consent uses. 

 This is one (1) of only fourteen (14) properties earmarked for business 
activities in Sandbaai with sufficient space for such an installation. 

 The proposal will be greatly beneficial for the inhabitants of Sandbaai 
which includes local businesses, holiday makers, as well as surrounding 
communities and commuters. 

 The mast will provide infrastructure for two (2) to three (3) service 
providers. 

 It is the opinion that each application should be evaluated according to its 
individual merit. 

 The main concerns by the objectors relate to health, visual impact, 
property value and permanent departures. 

 The use of cellular mobile phones, computers, tablets, etc. among the 
public of South Africa has become a necessity, widely accepted and 
frequently utilised. 

 The distribution of users are not limited to the urban area, but also 
spread across the country with variation in density. 

 Modern mobile telecommunication is based on a cellular system.  Each 
cell is covered by a base station that keeps track of the mobile phones 
within its range, connects them to the telephone network and handles 
carry-over to the next base station if a customer is leaving the coverage 
area. 

 Early mobile telecommunication systems had very large cells with tenths 
of kilometres radius and were predominantly located along highways due 
to offering service mainly for car-phones.  With the introduction of digital 
mobile phone systems cell sizes got much smaller and base stations 
were established in densely populated areas.  The limited power of 
mobile phones made it necessary to reduce the distance to the 
customers.  The cell size depends on the radiation distance of the mobile 
phone, the average number of connected calls, the topographic 
characteristics of the covered area and the surrounding buildings, 
vegetation and other shielded objects and antenna used. 

 The current roll out of telecommunication infrastructure by cellular 
network providers is undertaken to upgrade and improve network 
coverage and quality to all customers. 

 The objectors’ question why the mast cannot be relocated to the outskirts 
of Sandbaai or highlands outside the town.  Relocating the mast to this 
areas will not provide sufficient LTE and 4G coverage for the area of 
Sandbaai.  Due to a potential growth in population caused by current and 
future development, repositioning the base station to another location, as 
suggested, the efficiency of the mast declines.  The mast will fill a larger 
gap in the network at its proposed position. 

 Along with popularity of mobile phones and other devices, the increase in 
number of base stations in the country to provide better coverage 
services to the customer, have raised anxiety to the general public about 
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it having an adverse effect on human health.  They are generally 
perceived as hazardous, because of the radiation they produce.  
Misconceptions are held by the general public in South Africa about the 
radiation (non-ionising radiation) of the electromagnetic waves used for 
telecommunications especially from base stations.  This perception has 
often led to public opposition on the construction and existence of these 
facilities in many parts of the country.  The general public often 
misunderstand the concept that non-ionizing radiation (produced by base 
stations) can cause cancer and other health related issues.  Although 
both forms of energy are correctly called radiation, their biological effects 
are vastly different.  Half-true or inaccurate information written in web 
sites, media and some groups of people with vested interest has caused 
a lot of opposition by the public on the development of 
telecommunication infrastructures. 

 Current research on telecommunication base stations has reached a 
point whereby scientists are satisfied that the base stations do not pose a 
health threat.  Research on handsets is however ongoing, as it is 
deemed that placing the handset against your head pose a greater threat 
to health.  Mobile phones are low powered radiofrequency transmitters.  
Handsets only transmit power when turned on.  Using the phone in areas 
of good reception decreases exposure as it allows the phone to transmit 
at reduced power. 

 In a statement made by the World Health Organization it is stated that 
effects from base stations and wireless networks are so low that the 
temperature increases are insignificant and do not affect human or 
animal health. 

 Radio waves are emitted by numerous instruments including microwave 
ovens and television screens inside households.  Walking along any 
street exposes us to emissions.  Radio frequency emissions are part of 
modern day society and scientists continuously monitor the impacts of 
these. 

 The International Commission on Non-Ionizing Radiation Protection 
published guidelines providing a means of limiting and guiding human 
exposure to electromagnetic fields that has become the world standard 
for human exposure to electromagnetic fields.  Cellular equipment needs 
to comply with all the regulations of the International Commission on 
Non-Ionizing Radiation Protection and the World Health Organization, as 
well as national legislation governing the use of this equipment and the 
emission of radio waves.  Cellular companies monitor the health impacts 
of their base stations carefully and spend large sums of money 
researching this topic annually. 

 South Africa’s Department of Health also published EMF exposure limit 
guidelines.  These are endorsed by the International Commission on 
Non-Ionizing Radiation Protection.  Emissions from all existing and 
proposed base stations are in compliance with these guidelines and are 
far below international standards. 

 A statement by the Department of Health dated 23 June 2015 states that: 
“Considering the very low exposure levels and research results collected 
to date, there is no convincing scientific evidence that the weak RF 

176



AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 28 FEBRUARY 2019 
 
 

signals from base stations and wireless networks cause adverse health 
effects.” 

 It is therefore the opinion that all health aspects regarding the proposed 
base station will not be in violation of any individual’s constitutional right 
to an environment that is not harmful to their health or general wellbeing. 

 A condition may be included in the approval stating that should it be 
proven that there are negative health effects from base stations (in 
accordance with specific guidelines), and this base station falls within 
those guidelines, it will be rectified or if not possible, be decommissioned. 

 The visual impact of the proposed base station is argued to be 
acceptable and every possible measure has been implemented to 
mitigate the visual impact of the proposed base station.  The height was 
proposed at 25m, however this mast may be lowered to 21m, the lowest 
possible height at this point that the antennae can still provide sufficient 
coverage to the complaint area. 

 A tree type mast was chosen as it is deemed more acceptable within an 
urban environment. 

 The complainant area is characterised by low rising buildings and there 
are no tall structures that can support the proposed infrastructure in order 
to serve the complainant area effectively. 

 Placing the mast in any other location would mean that more masts 
would be required to cover the complainant area. 

 The equipment and other infrastructure can be painted in a suitable 
colour to further mitigate the base station and ultimately blend in with its 
surroundings. 

 There is no evidence suggesting that base stations reduce the property 
values in any given area.  If anything, value will be added by improved 
communication and subsequent virtual accessibility and safety in an 
area.  Properties throughout the Western Cape have been enjoying 
above expected value increases. 

 In areas of visual sensitivity such as the property in question, the 
adoption of a visually appealing solution is crucial.  Therefore, the 
proposed mast is suggested as a 21m tree type in order to better blend 
in with the surrounding environment. 

 Efficient internet connectivity and mobile coverage will therefore benefit 
surrounding properties rather than negatively impacting. 

 The permanent departures are only relevant to the specific application in 
order to allow for the installation of a base station.  The shop and other 
buildings/land uses were built on previous building plan approvals.  The 
application therefore holds no connection to any other land use 
approvals on the property. 

 Communication companies deliver an important service to the wider 
public, and in terms of their licenses with ICASA they have to meet 
certain standards in order to retain their licenses.  One of these 
standards are to supply adequate network coverage to demanding 
customers.  The proposal also allows for all other service providers to 
share this installation and refrain from constructing another base station 
in this area. 
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9. MUNICIPAL ASSESSMENT OF COMMENTS 

 
Overstrand Heritage & Aesthetics Committee 

 
Tower too high for surrounding residential area.  Lower to a suitable height, 
approximately 15m. 

 
Municipal Comment 

 
The comments are noted.  The points of concerns will be addressed together 
with the desirability of the proposal. 

 
Building Department 

 
The tower although on a business site stands right next to residential 
properties at 25m high it will tower above the existing buildings. 

 
Municipal Comment 

 
The comments are noted.  The points of concerns will be addressed together 
with the desirability of the proposal. 

 
10. MUNICIPAL PLANNING EVALUATION (REFER TO RELEVANT 

CONSIDERATIONS GUIDELINE) 
 

10.1 Background 
 

N/A 
 

10.2 (In)consistency with the Spatial Planning and Land Use 
Management Act, 2013 (Act 16 of 2013) 

 
The application is in line with the planning objectives applicable to this 
application.  

 
The objectives relating to: 

 
Spatial Justice 
The application will not perpetuate spatial injustices. 

 
Spatial sustainability 
The subject property is located within the urban edge and within an 
existing business hub, thus no urban sprawl will occur.  No natural 
habitat is impacted upon and it will thus have no negative influence on 
the environment.  However, from a visual point of view it will have a 
negative visual impact on the existing build environment of the area that 
has an eight (8) meter height restriction. 
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Efficiency 
Although the proposed telecommunication infrastructure will be situated 
optimally in the area in terms of the amount of users, it cannot contribute 
towards the value of the area due to its visual impact. 

 
Spatial resilience 
Although the application will ensure that the existing resource (land) is 
used to its maximum in an affordable manner it is situated at a location in 
close proximity of the developed residential neighbourhood. 

 
Good administration 
The application follows the required planning procedures and a good 
public participation process has been followed. 

 
10.3 (In)consistency with the principles referred to in Chapter Vl of the 

Land Use Planning Act, 2014 (Act 3 of 2014) 
 

Same as Point 10.2 above. 
 

10.4 (In)consistency with the IDP/Various levels of SDF’s/Applicable 
Policies 

 
The proposal is in line with the strategic documents. 

 
10.5 (In)consistency with guidelines prepared by the Provincial Minister 

 
N/A 

 
10.6 Impact on Municipal engineering services 

The existing services are available and have been viewed positively by 
the Engineering Department. 

 
10.7 Outcomes of investigations/applications i.t.o other legislation 

 
N/A 

 
10.8 Existing and proposed zoning comparisons and considerations 

 
The Overstrand Zoning Scheme Regulations provide for 
telecommunication installations as a consent use on the subject 
property, subject to compliance with the applicable development 
parameters.  The proposed transmission tower encroach the prescribed 
8,5m height restriction to 25m and will also encroach both the 4,5m 
northern lateral building line and the 3m eastern lateral building up to the 
property boundaries. 
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11. ADDITIONAL PLANNING EVALUATION FOR REMOVAL OF 

RESTRICTIONS 
 

N/A 
 

12. THE DESIRABILITY OF THE PROPOSAL 
 

The applicant’s motivation for the application as well as its comments on the 
objections is not supported. 

 
The subject property is situated within an area that has various land use 
rights such as businesses, churches, flats, town housing and single 
residential uses.  The subject property forms part of the approved business 
hub of Sandbaai that can be regarded as a suitable location for a cellular 
communications base station.  However, the business hub actually forms a 
small section of the predominantly built residential neighbourhood of 
Sandbaai with a fixed character with regard to the height of structures, being 
an average of ±8m.  A 25m high structure amidst this area will surely impact 
on the character thereof creating a negative impact.  The structure would 
rather be acceptable within a CBD with a variation of heights than a 
predominant residential area. 

 
The superimposition clearly shows the out of character tree of 25m in relation 
to the surrounding area. 

 
The proposed application locality is directly adjacent to residential erven.  It is 
also located in the area adjacent to a pre-school facility e.g. Paddakoor.  The 
impact of a base station and a 25m high tower will have a definite visual 
impact on the residential erven that cannot be mitigated.  The application 
locality will be closest to the pre-school parking area and not the business 
building as such and thus have different users of the property which entail 
vehicles and children. 

 
The other aspect is that the applicant indicated several customer complaints 
from residents and businesses.  However, no proof in this regard was 
submitted in terms of numbers and locality. 

 
The applicant mentions that various complaints have been received 
regarding poor reception that leads to dropped calls, etc.  However, no 
evidence of this nature has been submitted to justify its allegations.  The 
applicant should rather investigate alternative locations outside the urban 
area that would have much lesser impacts and would be more appropriate.  
The applicant’s motivation and comments on objections are unfortunately not 
supported and the application should be refused as it is regarded as being 
undesirable from a Town Planning point of view. 
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13. RECOMMENDATION 

 
1. that the application in terms of Section 16(2)(o) of the Overstrand 

Municipal By-Law on Municipal Land Use Planning, 2015 (By-Law) on Erf 
1746, Sandbaai for a consent use in order to accommodate a 25m high 
free standing cellular communications base station and associated 
equipment, be refused in terms of the provisions of Section 61 of the By-
Law. 

  
2. that the application in terms of Section 16(2)(b) of the Overstrand 

Municipal By-Law on Municipal Land Use Planning, 2015 (By-Law) on Erf 
1746, Sandbaai for the following departures: 
 
o to exceed the applicable 8,5m height restriction in order to 

accommodate the 25m high transmission tower; and 
 
 
o to relax the northern lateral building line from 4,5m to 0m and the 

eastern lateral building line from 3m to 0m to accommodate the 
cellular communications base station, 

 
be refused in terms of the provisions of Section 61 of the By-Law. 

  
3. that the applicant and the objectors be notified of their respective appeal 

right in terms of Section 78 of the Overstrand Municipality By-Law on 
Municipal Land Use Planning, 2015 with regard to the above decision. 

 
14. REASONS FOR RECOMMENDATION 

 
 Substantial internal as well as external objections were received, which is 

not sufficiently addressed by the applicant. 
 The transmission tower will impact negatively on the predominant 

residential character of the area due to the height thereof – especially 
visually. 

 Suitable locations outside the urban area of Sandbaai should rather be 
investigated by the applicant. 

 The application is regarded as being undesirable from a Town Planning 
perspective. 

 The application does not contain sufficient merit to be considered 
favourably. 

 The applicant did not proof the insufficient capacity of the existing mobile 
infrastructure for the area. 

 The applicant did not submit proof of complaints in terms of numbers and 
locality of complaints to verify need and desirability. 
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15. ANNEXURES 

 
Annexure A: Locality Plan 
Annexure B: Motivation Report 
Annexure C: Site Development Plan 
Annexure D: Objections 
Annexure E: Comment on objections 
Annexure F: Telkom 
Annexure G: Department of Environmental Affairs and Development 

Planning 
Annexure H: Services Report 
Annexure I: Letter of support 

 
 

SIGNATURE 
 

REGISTERED PLANNER: 

Name :   H VAN DER STOEP 

SACPLAN Reg No:  A/1708850/2013 

Signature :  ___________________ 

Date:   ___________________
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