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4.3 
PORTION 4 (PORTION OF PORTION 1) OF FARM KLEIN RIVIER KLOOF NO. 660, 
CALEDON DIVISION, OVERSTRAND MUNICIPAL AREA: APPLICATION FOR CONSENT 
USE AND AMENDMENT OF THE APPROVED SITE DEVELOPMENT PLAN: MESSRS 
WRAP PROJECT OFFICE ON BEHALF OF WHITE WATER FARM CC 
 
Prt 4 of 660 
P Roux (028) 313 8900 Hermanus Administration 
9 September 2021 

 
1. EXECUTIVE SUMMARY 

 
An application in terms of the provisions of the Overstrand Municipality Amendment 
By-Law on Municipal Land Use Planning, 2020 (By-Law) has been received on 
17 September 2020 from Messrs WRAP Project Office on behalf of White Water 
Farm CC. 

 

• consent use in terms of Section 16(2)(o) to accommodate a place of 
entertainment, additional dwelling unit, tourist accommodation and wellness 
centre (micro spa) on the property, and 

• amendment of the approved Site Development Plan in terms of Section 16(2)(l) 
to accommodate a place of entertainment as well as the proposed consent uses. 

 
The Locality Plan of the property concerned is attached as Annexure A.  The 
Motivation Report is attached as Annexure B and the proposed amended Site 
Development Plan is attached as Annexure C. 

 
2. DECISION AUTHORITY 

 
Municipal Planning Tribunal 

 
3. BACKGROUND  

 
Portion 4 of the Farm No. 660 is situated in the rural area near Stanford and 
measures 50.3843ha in extent.  The property is zoned as Agricultural Zone 1 and has 
obtained several historical approvals to diversify the land use on the property and to 
ensure the viability of the farm.  The historical approvals include the following: 

 
❖ 4 luxury suites with a conservatory; 
❖ utilising of the manor house for guest accommodation (guest house) with two 

guest rooms; 
❖ manager’s cottage and a labourer’s cottage were converted into 2 self-catering 

units, and 
❖ a chapel/conference facility/wedding venue which is also used a restaurant. 

 
The approval in 2016 restricted the approved land uses to a Site Development Plan. 

 
The property owners are seeking to add a place of entertainment, additional dwelling 
unit, tourist accommodation and wellness centre (micro spa) on the property and by 
doing so requires a land use application for a consent use in addition to the 
amendment of the approved of the SDP. 
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4. SUMMARY OF APPLICANT’S MOTIVATION 
 

Only the main points of the motivation for the application is summarised as follows 
(the detailed Motivation Report is attached as Annexure B). 

 
❖ The farm has a scenic and architectural quality and beauty which lends itself to 

the opportunities of hosting a variety of activities. 
❖ The owner envisages the establishing of an additional dwelling unit which will be 

used for the purpose of tourist accommodation, establishing a function venue and 
a micro spa to operate in addition to the existing land use approvals. 

❖ Due to the interest for the overnight accommodation it is established by the 
owner that there is a need for 1 additional dwelling unit/tourist accommodation. 
Which would meet the need for consumer demand. 

❖ The property owner has done market researchers and has determined that there 
is a need for a function/ place of entertainment venue which will cater for a variety 
of functions. Guests will sleep on the property while attending a function or 
venue, thus making the property more economically viable. 

❖ The proposed spa (wellness centre) will cater for the needs of the guests being 
entertained on the property. 

❖ All the uses applied for are tourism related and therefore are compatible with the 
existing uses on the property. 

❖ Application is made for a consent use for an additional dwelling unit and tourist 
accommodation to utilise the dwelling unit on a temporary basis. The additional 
dwelling unit is in compliance with Section 16.10.1 of the Land Use Scheme 
2020.  The tourist accommodation unit will be used to diversify the income on the 
property.  The unit will also be used in conjunction with the proposed place of 
entertainment and other facilities (such as wedding, conference etc.).  The unit 
will be constructed in similar fashion and design as the existing structures and will 
be of the same tourism and quality standards as already relevant on the farm.  
The proposed use can be considered as being compatible with the rural fabric as 
a tourism of tourist accommodation and facilities are regarded as value addition 
to the agricultural land uses. 

❖ Application is also made for a consent use to accommodate a place of 
entertainment (venue).  It is estimated that the place of entertainment (venue) will 
accommodate 64 people.  The venue will generate some music and dancing 
which will be generated by the variety of activities.  Location is ideal in providing 
the guests with a scenic experience which will allow for photography and video 
recording of the entertainment proceedings.  The low-density rural nature will 
allow guests a different experience that high density urban locations and wedding 
venues.  The new venue will retain the same architectural style as the existing 
structures. 

❖ In addition to the above an application is also made for a consent use to 
accommodate a wellness centre (micro spa).  The services of the spa will be 
open to the guests and the general public.  The wellness centre (micro spa) will 
cater for a variety of treatments and such as massages, facials, body treatments, 
manicures, pedicures and deep cleansing of the face and body.  The wellness 
centre (micro spa) will be compatible with the existing land uses. 

❖ The proposal for the new facilities and amendments to the parking layout requires 
the application to amend the approved site development plan.  The place of 
entertainment (venue) will work interchangeably with the existing restaurant and 
reception area. 

❖ Considering the site characteristics and the limited agricultural potential on the 
property, the proposed additional land uses are intended to enable the property 
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owners to enhance the existing income stream which capitalises on the 
opportunities of the farm. 

❖ The application is motivated to be in line and compliant with the HPOZ, as the 
proposal is consistent with the character and contextual significance of the rural 
area.  The proposed land uses rely on the aesthetically appealing environmental 
significance of the area such as the mountains and rivers. 

❖ The application is motivated to be in compliance with the EMOZ, as the proposed 
uses will not be situated on ecologically sensitive areas or in proximity to 
mountain or catchment area and will therefore not interfere with water security of 
the Overstrand Communities.  

❖ Services are available on the farm. 
 

5. ADMINISTRATIVE COMPLIANCE 
 

Methods of advertising Date published 
Closing date for 

comments 

Notices Yes 12 November 2020 18 December 2020 

Ward councillor Yes 11 November 2020 18 December 2020 

Total comments Two comments were received. 

Was public participation undertaken in accordance with Section 46 - 50 of 
the By-Law on Municipal Land Use Planning? 

Yes 

Was the application processed correctly? Yes 

Is the proposal consistent with the principles referred to in Chapter 2 of 
SPLUMA and Chapter VI of LUPA?  

Yes 

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

DEPARTMENTS 
 

Name  Date received Summary of comments 

Fire Services 11/11/2020 Annexure F. 

Building Department 11/11/2020 No objection. 

Department of Transport and 
Public Works 

09/12/2020 Annexure G. 

Heritage Western Cape 18/12/2020 Annexure H. 

Environmental Section 18/12/2020 No objection. 

CapeNature 18/01/2021 No objection. 
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District Health 15/01/2021 

Applicant to apply for Health 
Certificate to operate as an 
accommodation establishment, 
application for a Certificate of 
Acceptability needs to be 
completed for restaurant as well. 

Department of Agriculture 01/03/2021 No objection. 

Engineering Services 11/03/2021 Annexure I. 

Open Serve 11/04/2021 Annexure J. 

District Health 12/01/2021 Annexure 

CapeNature 18/01/2021 Annexure 

Heritage Western Cape (NID) 11/12/2020 Annexure 

 
7. SUMMARY OF COMMENTS RECEIVED DURING PUBLIC PARTICIPATION 

 
Two comments were received from adjacent landowners, which comments will be 
summarised and discussed below: 

 
Comment from objector/person who commented 

 
Access routes and maintenance of the servitude road which services Winter Farm 
and adjacent farms, must be restored. 

 
Comment from applicant 

 
The concerns are related to the maintenance of the roads and not a reflection of the 
desirability of the planning application. 

 
The maintenance of the road is a matter to be addressed in terms of the servitude 
agreement between parties. 

 
Response from Town Planner 

 
Comment is noted and this is considered a matter which will have to be discussed 
between the parties involved and as per the servitude agreement. 

 
Comment from objector/person who commented 

 
Drinking water is supplied from a dam on Bergplaas which services Farm 626, 4/660 
and 3/660.  A calculated study needs to be done in terms of the additional people 
who will be attracted to the site and their impact on water use.  The micro spa is also 
depended on high volume of water. 
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Comment from applicant 
 

The application has been circulated to Breede-Gouritz Catchment Management 
Agency (BGCMA) for comments on potable water-related considerations.  Although 
no negative comments have been received thus far, should concerns be raised, 
mitigations will be proposed which will sufficiently address the objector’s concern. 

 
Response from Town Planner 

 
No comment was received from BGCMA.  It should be noted that the property has a 
National Registration of Water Certificate 22095411 providing proof that the owner is 
allowed to take 94600m³ per year, should more than this be used then the relevant 
authority will have to be contacted. 

 
Comment from objector/person who commented 

 
The property owner states that they have no objection towards the proposal and that 
they only have concern regarding the unspecified nature of the place of 
entertainment.  It is understood that the venue will be mainly used for weddings.  
However, the application is referred to as a function venue and to be used for 
weddings and a variety of functions. 

 
Comment from applicant 

 
The neighbour supports the application. 

 
The application is for mainly hosting weddings.  Should other functions such as 
birthdays which are of similar scale as weddings also be conducted then the place of 
entertainment allows for such uses.  No additional impact is therefore projected to 
occur. 

 
Noise mitigation measures: 

 
➢ The proposed entertainment venue is located 50m from the boundary line and this 

distance acts as a sound buffer from the surrounding farms. 
➢ The entertainment venue is enclosed as illustrated in the elevations submitted 

with the application. 
➢ Weddings and functions would not occur daily but occasionally which invariably 

reduces the impact which will be experienced by the surrounding property. 
 

The consultant maintains the above circumstances acts as a noise mitigation 
measures. 

 
Response from Town Planner 

 
The proposed land uses will be restricted to the inside of the proposed new structure, 
the structure can be developed in order to mitigate noise pollution and therefore 
mitigating the impact of the proposed use.  It should be noted that the proposed new 
structure will be further away from the existing facility which is used as a wedding 
venue. 
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Comment from objector/person who commented 
 

Noise travels far and the commentator has experienced noise form events held on 
adjacent farms as far as 4km away.  The commentator is also concerned regarding 
the unspecified nature of the use and if not restricted the excessive noise and revelry 
will occur which will have a negative impact on the adjacent property owners 
especially the Phillipskop Mountain Reserve which is situated in natural surroundings 
and the business is dependent on the peace and quiet of the area. 

 
Comment from applicant 

 
The objector’s concern is noted.  The irresponsible excessive noise emitted on the 
farm is not a reflection of the noise levels which can be projected to be emitted on 
the subject property due to variation of behaviour, management, and control over the 
behaviour.  

 
The size of the entertainment venue would limit the amount of people who would 
enter the venue and the noise which can possibly be emitted.  The purpose of the 
place of entertainment is not for continuous revelry which persists over several days 
and nights and attended by thousands of people and characterised by DJs who play 
amplified music which would invariably avert the noise impact. 

 
Response from Town Planner 

 
The comment from the adjoining property owner and the response from the applicant 
is noted.  Conditions of approval will limit the use of the property for functions of the 
same size. 

 
Comment from objector/person who commented 

 
Even if the current owner is respectful, should the property change hands in the 
future then any unrestricted usage could cause problems at a later date and we 
would have no recourse. 

 
Comment from applicant 

 
It is the intent of the property owner is to be respectful as stated by the objector.  The 
Overstrand Municipality may impose conditions of approval with pertain to noise to 
avert the likelihood of excessive noise being generated on the property and if it 
changes hands then it could function as a recourse mechanism. 

 
Response from Town Planner 

 
As stated earlier the conditions of approval will be specified. 

 
Comment from objector/person who commented 

 
The commentator trusts that the municipality will consider the matters raised by them 
into consideration in granting any consent use for the venue bearing in mind the rural 
nature, and how easy sound is carries and the damaging effect it may have on the 
surrounding businesses. 
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Comment from applicant 
 

The Overstrand Municipality is known to be impartial when making decisions.  It has 
been illustrated in previous responses that noise which would be generate will not be 
as excessive as projected by the objector and the Overstrand Municipality is 
empowered to lay down noise related conditions of approval which are in the interest 
of the public.  The outcome of the decision will be forwarded to the objector. 

 
Response from Town Planner 

 
Noted, as required by the By-law the property owners who provided comment upon 
the application will receive notice of the decision. 

 
8. SUMMARY OF APPLICANT’S REPLY TO COMMENTS 

 
N/A 

 
9. MUNICIPAL ASSESSMENT OF COMMENTS 

 
Comments from the various departments are noted and will be considered.  

 
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 amendment of the SDP and the proposed uses will not further perpetuate 
historic spatial imbalances. 

 
Spatial sustainability 
The application promotes mixed uses which are related to the tourism industry, 
which again promotes a functional space economy. The proposed application 
will not damage or impact any prime and unique agricultural land. 

 
Efficiency 
The application will optimize the use of the farm and be compatible with the 
existing land uses. 

 
Spatial resilience 
The application is in line with forward planning policies. 
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Good administration 
The application followed the required planning procedures to ensure that land 
use activity is in line with Municipal By-Laws and the public 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) 
 

N/A 
 

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

Consistent with the Spatial Development Framework and the Overstrand 
Municipal Growth Management Strategy, 2020 as the proposed tourism 
facilities are of a scale and built form that is consistent with the character of the 
rural environment as informed by the HPOZ and EMOZ. 

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

 
N/A 

 
10.6 Impact on Municipal engineering services 

 
Water rights have been obtained as prescribed in the National Register of 
Water Certificate 22095411 that was enclosed with a previous application in 
2016. Further BGCMA has confirmed to the applicant inwriting that the existing 
septic tanks are sufficient, and that the property owner receive comment from 
BGCMA before additional tanks are installed. 

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

 
The Overstrand Environmental Section indicated that the proposed application 
does not trigger any of the listed activities. 

 
10.8 Existing and proposed zoning comparisons and considerations 

 
The property is zoned as Agricultural Zone 1 and has obtained several 
historical approvals to diversify the land use on the property and to ensure the 
viability of the farm.  It is now proposed to amend the Site Development Plan 
and to apply for several consent uses in order to further diversify the land uses 
on the property. 

 
11. THE DESIRABILITY OF THE PROPOSAL 

 
The property is currently developed with the following land uses: 

 

• 3 self-catering Tourist accommodation units; 

• main dwelling; 

• restaurant and Reception; 

• agricultural shed, and 

• 4 luxury suites (which forms part of a lodge) with a conservatory. 
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As stated above the owner of the property intends to add an additional dwelling unit 
which will be used for the purpose of tourist accommodation, establishing a function 
venue and a micro spa to operate in addition to the existing land use approvals on 
the property. 

 
It should be noted that the previous landowner obtained the right to develop five 
additional dwelling units and to use them as self-catering units in 2004.  Only three of 
the five was developed, the land use rights lapsed with the sale of the farm to the 
current owner; however, in a sense it can be considered that the proposed additional 
dwelling unit is still in line with the original proposal as there will only be four 
additional dwelling units developed on the property. 

 
In 2016 the current landowner obtained the rights to retain the existing chapel and to 
diversify the use of the chapel by adding a restaurant.  The chapel will therefore be 
used as a chapel, wedding, conference facility and restaurant.  The chapel will only 
be used for one of the corresponding uses at a time and not as a combination of the 
uses simultaneously.  The proposed place of entertainment will be situated 
approximately 50m away from the chapel and restaurant.  It is noted that the 
proposed place of entertainment will function together with the existing uses and 
therefore it stands to reason that only one function can be held at a time.  The 
concerns raised by the adjacent property owners regarding noise can be mitigated by 
the property owner by developing the structure to eliminate noise radiation and by 
keeping the functions and activities inside of the dwelling.  To this effect a condition 
can be stipulated. 

 
The main use of the property is still agricultural related as there are still various 
agricultural activities taking place on the farm.  The additional land uses are clustered 
together and within a short walking distance from each other, it is noted that the new 
land uses do not disturb land which is already used for agricultural purposes. 

 
It should be noted that the farm is located in an area of natural beauty.  The owner is 
seeking to diversify the tourism related structures on the property, these uses are not 
out of character from the current land uses on the farm and will be subservient the 
main agricultural activity.  Although new structures are proposed the structures will 
be clustered together in order not to impose on agricultural land.  The proposal is 
furthermore in line with the Overstrand Spatial Development Framework which 
encourages tourism in the area and viable economic opportunities. 

 
Access 

 
The access road, Minor Road 114, to the property was previously realigned which 
was approved by the Overberg District Municipality.  The total number of parking 
bays is supplied as required. 

 
Services 

 
In 2016 the applicant a National Register of Water Certificate 22095411 providing 
proof that the owner is allowed to take 94600m³ per year, should more than this be 
used then the relevant authority will have to be contacted. 

 
Considering the assessment made above the proposed application is considered 
desirable subject to the conditions as listed in the recommendation. 
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12. RECOMMENDATION 
 

1. that the comments be noted; 
  
2. that the application recieved on Portion 4 of the Farm No. 660, Division 

Caledon for the follwoing; 
 
• consent use in terms of Section 16(2)(o) of the By-law to accommodate a 

place of entertainment, additional dwelling unit, tourist accommodation and 
wellness centre (micro spa) on the property, and 

• amendment of the approved Site Development Plan in terms of Section 
16(2)(l) of the By-law to accommodate a place of entertainment as well as 
the proposed consent uses,  

 
be approved in terms of the provisions of Section 61 of the By-Law, subject to 
the following conditions; 

  
 (a) that the development be restricted as indicated on the revised Site 

Development Plan; Plan no 3.2.1, as submitted with the application; 
   
 (b) that the functions to be held on the farm be limited to the inside of the 

new entertainment venue; 
   
 (c) that the functions held on the farm be limited to 64 people; 
   
 (d) that should complaints be received by the adjacnet property owners, then 

the proterty owner of Portion 4 of the Farm No. 660, Division Caledon will 
have to sound proof the structure.  Should additional compliants be 
recieved a noise level test must be done at the account of the property 
owner to determine the noise levels; 

   
 (e) that building plans be submitted to the Building Department for approval 

and that any conditions by the Building Department and Fire Services at 
the time, be adhered to; 

   
 (f) that the conditions of Fire Services, Department of Transport and Public 

Works, Engineering Services and Open Service (attached as Annexure 
F, G, I and J), be adhered to; 

   
 (g) that the venue may only be used between 7:00am and 24:00pm, 

preparation of the venue may take place before the set times; 
   
 (h) that a Certificate of Acceptability from the Health Section of the Overberg 

District Council and Fire Prevention Certificate be obtained from the 
Municipal Fire Department; 

   
 (i) that no accumulation of refuse occur on the premises and that refuse be 

disposed of at the Muncipal transfer station; 
   
 (j) that this approval does not absolve the applicant from compliance with 

any other relevant legislation, and 
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 (k) that all other development parameters as prescribed in the relevant 
Zoning Scheme, be complied with. 

   
3. that the applicant and persons who commented be notified of their right to 

appeal in terms of Section 78 of the Overstrand Municipality Amendment By-
Law on Land Use Planning, 2020 with regard to the above conditional 
approval. 

 
13. REASONS FOR RECOMMENDATION 

 
❖ The application has followed due procedure. 
❖ None of the internal departments have any objection. 
❖ The proposal is regarded as being compatible with the existing land uses and 

zoning of the property. 
❖ The development is regarded as being desirable from a town planning 

perspective. 
❖ The proposed development will not impact the natural environment. 
❖ The proposed development will not have a negative impact on the of the 

surrounding area. 
❖ The proposal is consistent with the SDF, 2020. 

 
14. Annexures 

 
Annexure A: Locality Plan 
Annexure B: Motivation report  
Annexure C: Site Development Plan 
Annexure D: Comment/objections received 
Annexure E: Comment on objections 
Annexure F: Comment: Fire Services 
Annexure G: Comment: Department of Transport and Public Works 
Annexure H: Comment: Heritage Western Cape 
Annexure I: Services Report 
Annexure J: Comment: Open Serve 

 
 

SIGNATURES 
 

AUTHOR: 
 

Name:   P ROUX 
 

SACPLAN Reg No:   A/2246/2015 
 

Signature:   ___________________ 
 

Date:   ___________________ 
 
 
 
 
 
 
 

134



AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 27 OCTOBER 2021 

 
 
 

REGISTERED PLANNER 
 

Name:   SW VAN DER MERWE 
 

SACPLAN Reg No:   A/1850/2014 
 

Signature:  ___________________ 
 

Date:   ___________________ 

135



 

136



 

137



 

138



 

139



 

140



 

141



 

142



 

143



 

144



 

145



 

146



 

147



 

148



 

149



 

150



 

151



 

152



 

153



 

154



 

155



 

156



 

157



 

158



 

159



 

160



 

161



 

162



 

163



 

164



 

165



 

166



 

167



 

168



 

169



 

170



 

171



 

 

172


