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DEVELOPMENT AREA (RDA)  
 
15/1/3/4 
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25 July 2022 (028) 313 8087 
 

1. Executive Summary 
 

The purpose of this report is to table the Overstrand Municipality: Hemel & Aarde 
Valley Rural Development Area Guidelines (RDA) for approval by Council as a 
guiding document with regard to the development potential of the Hemel & Aarde 
Valley (HAV). 

 
2. Service Delivery and Budget Implementation Plan Reference 

 
Infrastructure & Planning 
Town Planning / Spatial Development 

 
3. Compliance with Strategic Priorities 

 
Provision of democratic, accountable and ethical governance 
Promotion of Tourism, Economic and Social Development 

 
4. Delegated Authority 

 
None 

 
5. Legal Requirements 

 
Local Government: Municipal Systems Act, 2000 (Act 32 of 2000) 
Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013) 
Western Cape Land Use Planning Act, 2014 (Act 3 of 2014) 
Overstrand Municipality By-Law on Municipal Land Use Planning, 2020 

 
6. Background/Discussion/Comments/Conclusion 

 
Background 

 
An application was lodged by Messrs Urban Dynamics, on behalf of Midnight 
Storm Investments, for the development of four portions of the farm Southern 
Right in the HAV (Portions 4, 6, 11 & 17 of Farm 585, Caledon). The application 
was for a departure, subdivision, consolidation, consent use and amendment of 
restrictive title deed conditions. The proposed development included extensive 
tourist accommodation, tourist facilities and residential erven on the farm. 
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The Municipality, in a discussion with the applicant, indicated that the farm 
portions are in the RDA and the rights requested are of such a nature and scale 
that a comprehensive assessment is required to determine the development 
potential of the HAV. 

 
Therefore, the applicant appointed a professional team to conduct a detailed 
assessment of the HAV. The assessment covered the following topics: 

 
• Spatial Development 
• Overlay Zones (Heritage and Environmental) 
• Topology 
• Biodiversity 
• Hydrology 
• Heritage 
• Landscape 
• Agriculture 
• Land Use 
• Engineering Services 

 
From the assessment, Draft Development Guidelines for the HAV was proposed.  

 
Public Participation Process: 

 
The Draft Development Guidelines was advertisement for comments on 21 
November 2021. 

 
The public participation process and the comment period ended on 17 December 
2021.   

 
Organs of state were given a sixty (60) day period for comments as prescribed 
by legislation which ended 21 February 2022. 

 
The comments received from the public and organs of state are attached as 
Annexure B. The applicant’s response to the comments is contained in Annexure 
C. 

 
Participants in the public participation process were as follows: 

 
Public Comments  

 
• Mr. Jan Cilliers 
• Cullinan & Associates Attorneys (for Camphill School & Farm) 
• Hemel & Aarde Wine Growers’ Association  
• Redbuild Trust (Mr. John Makepeace)  
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Organs of State Comments  
 

• Western Cape Department of Agriculture, Elsenburg  
• Western Cape Department of Transport & Public Works  
• Overstrand Engineering Department  
• Cape Nature  
• DEA&DP : Environment  
• DEA&DP : Planning  
• Eskom  
• Telkom  

 
Summary of Comments and Response thereto  

 
The above-mentioned comments have been carefully assessed and summarised, 
to identify the most pertinent aspects and concerns, and to respond to the relevant 
aspects, either through clarification or by amending the draft Guidelines.   

 
RESPONSE TO PUBLIC COMMENTS 

 
6.1 Mr. Jan Cilliers  

 
Table 1.1: Response to Comments  

REF. COMMENT / ISSUE  APPLICANT’S RESPONSE 
1 Administrative   
 Clarification is sought with regard to 

the authors of the guidelines 
document.  

The RDA Guidelines document is an 
Overstrand Municipality initiative, 
originating from the Municipal Spatial 
Development Framework (MSDF, 
2020).  Consultants were appointed by 
the Overstrand Municipality to 
undertake the required assessments 
and to prepare the draft RDA 
Guidelines.  The Municipal Planning, 
Environmental and Engineering 
Departments formed part of a 
committee that provided inputs to the 
drafting of the RDA Guidelines 
document.  

2 Purpose of the RDA Guidelines   
 Mr. Cilliers request confirmation of 

the purpose of the RDA Guidelines, 
suggesting that there may have been 
irregularities as to the use of 
municipal owned land in the Hemel & 
Aarde Valley in the past.  

The previous utilisation of municipal 
land in the valley is not relevant to the 
drafting of the Hemel & Aarde RDA 
Guidelines.  As clearly stated in the 
Guidelines document, the objective of 
the RDA Guidelines is:  To assist and 
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provide clarity to all role players on the 
scale and type of development that is 
considered appropriate beyond the 
current built-up areas within the rural-
urban transitional area, in terms of 
suitable locations, and the desirable 
form and scale of development.  

 
Town Planner’s Response: 

 
1. The response is not correct.  In order for the Midnight Storm Investments to 

proceed with an application submitted in 2021, which falls within the RDA, the 
applicant compile a guideline document for the HAV to enable the evaluation 
of the application.  Rather to process applications on an ad hoc basis the 
property falls within the RDA and thus would a guideline be appropriate.  The 
compilation and process were done in conjunction with the requirements 
stipulated by the Municipality. 

 
2. The irregularities pertaining municipal owned land is not applicable in this 

process and the comment party should follow the correct procedure to address 
such issues on the correct platform. 

 
6.2 Cullinan & Associates Attorneys (for Camphill School & Farm) 

 
Table 1.2: Response to Comments  

REF. COMMENT / ISSUE  APPLICANT’S RESPONSE  
1 Acceptable Development    
 With reference to the different 

development scenarios (from 
an engineering feasibility 
perspective) presented in the 
draft RDA Guidelines, it should 
be clearly stated that the 
lowest density scenario should 
be the preferred/appropriate 
scenario/development form for 
the RDA.  This is informed by 
the sensitivity of the rural 
character of the Valley, not 
only by the feasibility to 
provide engineering services.   

The RDA Guidelines document clearly 
states that the higher density development 
scenarios are not supported, due to the 
sensitivity and nature of the receiving rural 
environment.  It should further be noted that, 
any development proposals in the Valley are 
subject to specialist impact assessments, 
policy alignment and several statutory 
processes, i.e. Act 70 of 1970, 
Environmental Authorisations, Planning By-
Law decision, etc.  

2 Impact on Water Sources    
 The impact of medium-higher 

density development on 
underground water and 

The RDA Guidelines document presents 
guidelines to inform the form and scale of 
development in the Valley.  Any 
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potential increased pollution of 
the Onrus River is raised as a 
risk.   

development applications will have to 
illustrate appropriate solutions and 
mitigations for domestic water supply and 
sewer treatment.  Any proposals will be 
scrutinised and evaluated to ensure 
sustainability. 

3 Application Requirements     
 It is stated that the RDA does 

not make it clear that only 
suitable tourism and rural 
residential development 
proposals may be approved 
and that what may be 
considered suitable depends 
on the area specific guide-
lines.  The impression is 
created that any non-
agricultural land uses may be 
approved.  

The statement relates specifically to the 
application requirements stated on page 57 
of the draft RDA Guidelines document.  It is 
however important to read page 57 with the 
rest of the RDA Guidelines document, which 
specifically identify tourism and rural 
residential uses as the type of uses 
envisaged, rather than ‘any other uses’.  
Notwithstanding this, any proposals for 
development in the Valley will be subject to 
scrutiny in terms of a number of policies and 
statutory processes, thereby providing 
sufficient measures to avoid any undue land 
use proposals. 

4 Specialist Investigations      
 Specialist studies should be 

written in a uniform manner, to 
allow authorities and stake-
holders to compare apples 
with apples.  In this regard, it 
is recommended that the 
Municipality specify the 
methodology and standard 
that each specialist study must 
adhere to. This will assist to 
achieve consistency.   

There are several types of specialist studies, 
many of which relate to the Environmental 
Authorisation process in terms of the 
National Environmental Management Act 
(NEMA).  It is noted that the Department of 
Environmental Affairs & Development 
Planning (DEA&DP) has established certain 
protocols and template formats that are 
applied to impact assess-ment reports.  It is 
not the intention of the Overstrand 
Municipality to dictate the form/ standard of 
specialist studies, as many studies relate to 
legislation and policy with existing 
established standards.   

 It is requested that develop-
ment applications include 
studies on the impact of such 
developments on the Camphill 
facilities.  

When developments are proposed directly 
abutting to the Camphill facilities, socio-
economic studies could be undertaken to 
determine such impacts, which will be a 
requirement in terms of NEMA.  It can 
however not be a general requirement for 
any development in the study area.  
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5 Additional Local Area 
Guidelines   

 

 It is requested that an 
additional local area guideline 
should prescribe that no non-
agricultural uses be 
permissible within 500m of the 
boundaries of the Camphill 
facility.    

The concern of Camphill is noted.  Any 
development proposals will be carefully 
assessed to determine potential impacts 
and mitigations, with the objective of 
preserving the sustainability of the Valley in 
the long term. The Camphill facility is 
acknowledged in all documentation, which 
will therefore be an informant to develop-
ment proposals in the vicinity, and will form 
part of impact assessment processes, 
should development proposals be made. 
However, the proposed additional 500m 
buffer area cannot be incorporated into the 
RDA Guidelines. 

6 Loss of Agricultural Land    
 The permanent loss of 

agricultural land due to 
development will have a long-
term impact on food security.  

The RDA Guidelines clearly states the 
importance of preserving valuable agri-
cultural land.  It is not the intention of the 
RDA Guidelines to promote urban develop-
ment of all existing agricultural land.  In fact, 
the objective is that the RDA Guidelines 
should promote a balanced approach, 
allowing some form of appropriate 
development in a managed way, rather than 
sacrificing all agricultural land with the 
impacts as mentioned by the objector.  

 
Town Planner’s Response: 

 
1. It is imperative to note that the RDA guidelines and actual applications will not 

be evaluated in terms of availability of services, but rather in terms of 
agricultural high potential land and environmental sensitive areas.  

2. The concern is duly noted; however all applications are referred to the 
Engineering- and Environmental Department for scrutiny to ensure compliance 
with relevant legislation. 

3. The document is based on primarily the safeguarding of high potential 
agricultural and environmental land with an overlaying uses such as primarily 
rural residential and tourism.  However, it should be noted that any application 
will be evaluated on merit with due cognisance of the guideline document. 

4. Agree with response. Due to the different focus of specialist studies, a generic 
standardisation is not possible. 

5. This request is not possible, since any owner has a right to lodge an application 
as determined by the Land Use Scheme of the Municipality. 
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6. High potential agricultural land is not available for non-agricultural uses, the 
medium and low potential agricultural land available for development may well 
be the solution for viable agricultural units. 

 
6.3 Hemel & Aarde Winegrowers’ Association  

 
Table 1.3: Response to Comments  

REF. COMMENT / ISSUE  APPLICANT’S RESPONSE  
1 Support     
 The Hemel & Aarde Winegrowers’ 

Association supports the RDA Guide-
lines.  It is acknowledged that 
uncontrolled development in the 
Valley would be detrimental to the 
character of the Valley, while the 
proposed management of 
development as per the RDA 
Guidelines will contribute to the 
offering of the Valley.   

The positive comment is noted.  The 
intention and objectives of the RDA 
Guidelines fully epitomises what is 
stated by the stakeholder, namely, to 
guide development to contribute to 
the Valley offering in an appropriately 
managed manner.    

 
Town Planner’s Response 

 
Noted 

 
6.4 Redbuild Trust (Mr. John Makepeace) 

 
Table 1.4: Response to Comments  

REF. COMMENT / ISSUE  APPLICANT’S RESPONSE  
1 Study Area     
 The study area boundaries are 

questioned.   
The study area was determined on the 
topography of the land, with the upper 
mountain ridges forming the edge of 
the study area. This was an expansion 
of the originally intended RDA study 
are identified in the MSDF (2020).  

2 Farm 2/578      
 The objector is of the view that the 

draft RDA Guidelines excludes 
development potential of portions of 
this farm, due to its locality above the 
140m contour line.  It is the view of 
the objector that portions of the land 
could be developed without 
compromising the objectives of the 
RDA.  

The study area was determined on the 
topography of the land, with the upper 
mountain ridges forming the edge of 
the study area.  The 140m contour 
relates to height of existing 
development in the area, while already 
being more progressive than the 120m 
contour prescribed in the HPOZ.   
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3 Farm 338/581      
 The objector is of the view that this 

property should be within the Hemel 
& Aarde RDA study area.  

The study area boundaries were 
determine based on the Valley 
boundaries, starting at beyond the 
gateway in the topography leading into 
the Valley.  The property is not located 
within the Hemel & Aarde Valley area, 
hence its exclusion from the study 
area.  

4 Consultation with Department of 
Agriculture 

 

 The objector questions whether the 
Department of Agriculture was 
consulted on the RDA Guidelines.  

The Western Cape Department of 
Agriculture was consulted.  A meeting 
was convened with the representative 
official, while written comment was also 
received.   

 
Town Planner‘s Response 

 
1. The response of the Consultant is noted and agreed with. 
2. The response of the Consultant is noted and agreed with. 
3. The response of the Consultant is noted and agreed with. 
4. The Department of Agriculture was consulted, and the comments are 

addressed under Section B, 2.5 of Annexure C. 
 

RESPONSE TO ORGANS OF STATE COMMENTS 
 

6.5 Western Cape Department of Agriculture (Elsenburg)  
 
Table 1.5: Response to Comments  

REF. COMMENT / ISSUE  APPLICANT’S RESPONSE  
1 Impact on Agricultural 

Land     
 

 The department does not 
support the subdivision of 
farms for residential purposes 
or alienation of individual 
units, as it is considered 
intrusive use that creates 
competing rights on 
agricultural land.  

The RDA Guidelines propose to 
accommodate subdivisions of rural residential 
properties, which should be set within the 
landscape and not identified/delineated by 
fences. The narrative being that the RDA is 
not a typical agricultural environment but has 
been proclaimed in the approved Overstrand 
MSDF (2020) as a transition area for rural-
urban development purposes.  
The provision of rural residential properties 
within the rural environment should not be 
considered intrusive, as it will be guided by 

319



AGENDA of the 
Portfolio Committee: Investment & Infrastructure  
7 September 2022 
(Also the agenda for the Mayoral Committee Meeting: 26 September 2022) 
 
 

the series of guidelines and assessments 
proposed in the RDA Guidelines, i.e. visual 
sensitivity, biodiversity conservation, etc. 
Various precedent cases exist in the Western 
Cape and other provinces of how rural 
residential development can be appropriately 
managed within an agricultural environment.  
On this basis, the department’s concern 
should not be considered a fatal flaw, but 
rather a caution to ensure appropriate 
management mechanisms within a rural 
agricultural context.  

 The department is of the view 
that residential subdivisions 
and nodal development in 
rural areas are in conflict with 
the recommendations of the 
Western Cape Land Use 
Planning Guidelines for Rural 
Areas (2019).  

The comment ignores the fact that the Hemel 
& Aarde RDA is a demarcated local transition 
area that has been approved as part of the 
Overstrand MSDF.  On this basis, the local 
guidelines provide more detailed policy 
guidelines compared to the overarching high-
level provincial guidelines.  The overall 
objectives are not in conflict, while the local 
area specific guidelines incorporate detailed 
site assessments and localised micro-
conditions, which did not inform provincial 
guidelines. 

 
Town Planner’s Response: 

 
The concern is noted and of importance. The Department is rightfully cautioning 
the Municipality about the possible creation of non-viable agricultural units. In the 
same breath many of these farms are encumbered with high biodiversity areas, 
thus limiting some of the farms already as non-viable units.  The provincial 
guideline on rural development is generic and cannot cater for every Municipality 
and its characteristics.  Therefore, it is important that a more localised investigation 
into the HAV, an area identified as a transition area, to ensure that high potential 
agricultural land is not developed and not intrusive to any agricultural activities.  
The area remains primarily agriculture  in nature. 

 
6.6 Western Cape Department of Transport & Public Works 

 
Table 1.6: Response to Comments  

REF. COMMENT / ISSUE  APPLICANT’S RESPONSE  
1 Transport & Traffic  
 The department request that the 

RDA incorporates transport and 
traffic considerations as key 

The draft RDA Guidelines document 
has been updated to incorporate this 
aspect (refer Section 6.2).   
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informants to development 
proposals.   

 It is requested that Transport Impact 
Assessments (TIA) be added as 
important specialist studies 
informing development applications.  

The draft RDA Guidelines document 
has been updated to incorporate this 
aspect (refer Section 6.2.viii).  

 More development in the area will 
increase demand for public transport 
services. It is proposed that public 
transport embayments be 
considered along the R320 road.  

Noted.  Detailed proposals will be 
incorporated when TIA’s are 
undertaken for respective development 
applications. It is now listed in the RDA 
as a requirement.  

 
Town Planner’s Response: 

 
Noted.  The comments has been incorporated in the Final Document, Section 
6.2.viii. 

 
6.7 Overstrand Engineering Services 

 
Table 1.7: Response to Comments  

REF. COMMENT / ISSUE  APPLICANT’S RESPONSE  
1 Services & Access     
 The R320 is Main Road 269, being a 

provincial road.  No road signage or 
access may be approved without 
provincial approvals.  

Noted. Amended accordingly.   

 Application requirements (Section 
6.2) should include TIA as a required 
study for applications.  

Noted. Amended accordingly.  

 
Town Planner’s Response: 

 
The comments were incorporated in Section 6.2 (viii), page 58 of the document. 

 
6.8 Cape Nature 

 
Table 1.7: Response to Comments  

REF. COMMENT / ISSUE  APPLICANT’S RESPONSE  
1 Services & Access     
 Conservation of upper slopes is 

recommended, as this can become an 
extension of the Fernkloof Nature Reserve.   

Noted.  The Guidelines 
recommend that upper slopes 
be protected in some way, 
either through formal rezoning 
or by means of stewardship 
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agreements with Cape Nature. 
Refer Section 6.2.2 (i).   

 With regards to the section on control of 
invasive vegetation, we recommend that a 
statement is added that control of alien and 
invasive vegetation must be in accordance 
with the National Environmental 
Management Biodiversity Act (NEM:BA).  
We also recommend that another statement 
should be added that stands of alien and 
invasive species which present a significant 
threat in terms of fire risk, water resources 
and biodiversity should be prioritised for 
clearing.  

The statements have been 
added to the guidelines (refer 
page 61)  

 Development guidelines should be included 
that improve run-off from the catchment to 
the Onrustrivier, both in terms of quantity and 
quality. A development setback from the 
Onrustrivier and flood plain should be 
stipulated, which is recommended to be 
50m.  

Additional guidelines added to 
address Onrustrivier 
catchment (refer Section 6.2.2 
(vii)).  

 Guidelines should be included with regard to 
water resource protection and services 
provision.  Sewer solutions if done 
inadequately can lead to pollution of 
groundwater and the Onrustrivier.  

Additional guidelines added to 
address Onrustrivier 
catchment (refer Section 6.2.2 
(vii)). 

 
Town Planner’s Response: 

 
The concerns of Cape Nature were incorporated per Applicant’s response.  The 
50m setback however has not been addressed.  This should be dealt with in terms 
of the Water Act and delineation of the river and floodplain should be done during 
an application process and depicted on the site development plan. 
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6.9 DEA&DP: Environment 
 
Table 1.7: Response to Comments  

REF. COMMENT / ISSUE  APPLICANT’S RESPONSE  
1 Services & Access     
 NEMA activities are applicable to 

development proposals in the Hemel & 
Aarde Valley area.  

Noted.  

 Development applications within the Hemel 
& Aarde Valley must be forwarded to this 
Department for comment, to check the 
applicability of the NEMA EIA Regulations 
2014 (as amended). 

Noted.  

 
Town Planner’s Response: 

 
Noted 

 
6.10 DEA&DP: Planning 

 
Table 1.7: Response to Comments  

REF. COMMENT / ISSUE  APPLICANT’S RESPONSE  
1 Services & Access     
 The guidelines require 

more detail on guiding 
service infrastructure 
provision.  

Noted.  Infrastructure provision will be 
considered as part of environmental 
assessment processes on a case-by-case 
basis. At a municipal level, viability of potential 
future municipal infrastructure networks into the 
valley cannot be determined at this stage, but 
will be assessed by the municipality over time in 
response to development proposals.  

 The guidelines need to be 
clear as to whether or not 
extensions to the 
municipal infrastructure 
network to service the area 
under consideration will be 
provided and if so under 
what circumstances.   

The guidelines cannot specify this.  The 
Overstrand Municipality will over time assess 
the need to consider infrastructure provision to 
the study area, depending on the extent of 
development occurring.  In the interim, 
development will be self-supply in terms of 
water, sewer and stormwater services.   

 The guidelines should 
reference certain critical 
aspects of the Western 
Cape Land Use Planning 
Guidelines for Rural Areas 
(2019).  The Rural 

The Provincial Guidelines are broad and high-
level, with no area / site specific consideration. 
The Hemel & Aarde RDA was demarcated in the 
Overstrand SDF since the early 2000’s and now 
more defined in the recent 2020 SDF.   
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Guidelines list 
accommodation types 
which should be avoided, 
namely: multiples 
residences of owners of 
farms, nature reserves, 
resorts where the owner is 
an entity with more than 
one shareholder, alienable 
units, urban sprawl and 
new settlements. The 
Rural Guidelines states 
that the only type of 
residential development or 
accommodations units 
allowed in the rural 
landscape are tourist 
accommodation and 
farmworker housing.  
Currently, the proposed 
guidelines reads as if 
residential development in 
the rural area can be 
supported, whereas this is 
not what the Provincial 
Rural Guidelines are 
saying.  

The Overstrand SDF and now the RDA 
Guidelines realised the importance of promoting 
a balanced approach to development in the 
valley.  Tourism development requires major 
investments in the area, which can only be 
justified and attractive to investors if opportunity 
is created for some form of equity/ownership, 
which will result in return on investment.  On this 
basis, the RDA Guidelines have been 
formulated with specific consideration of this 
valley as a demarcated RDA, a rural-urban 
transition area, not similar to any other random 
rural hinterland where broad brushed Provincial 
Guidelines can be applied on a generic 
approach.  The RDA Guidelines therefore 
include and promote some form of rural 
residential subdivision, appropriate to context, 
sensitive to environment and in a mutual 
beneficial manner to agriculture.  This is the only 
way that investment can be attracted and long-
term sustainability of agriculture in the valley can 
be supported.  The alternative being to 
designate the lower valley as a suburban 
extension of Hermanus as it could make spatial 
sense, but which will be grossly inappropriate 
relative to the scenic, agricultural, environmental 
and heritage landscape.  The RDA guidelines, 
by incorporating limited rural residential 
subdivisions, promote an appropriate form and 
scale of development, subject to detailed case-
by-case assessments.  

 It is not clear how the 
proposed guidelines relate 
to the Overstrand Growth 
Management Strategy.  

The GMS forms part of the SDF.  The 
GMS(2010) did not consider / include proposals 
for rural areas, as it was focussed on existing 
urban areas.  The review of the GMS is due, 
which can potentially include the RDA area. 

 
Town Planner’s Response: 

 
The RDA has been earmarked since 2006 and the recent updating of the SDF in 
2020.  It has established the principle that the HAV is primarily agriculture but has 
the potential to form a transitional zone with related activities on a low-density 
scale.  The RDA document is clear in establishing low density residential 
development within the agricultural landscape, with the safeguarding of high 
potential agricultural land. 
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This mixed development proposals in an agricultural area are not fully compliant 
with the Guidelines on Rural Development, especially relating to residential 
development.  However, it should be taken into consideration that it is guidelines 
for the whole of the Western Province and a generic document applicable all land 
in rural areas.  The RDA has taken due cognisance of the document and 
developed a local scale, thus more site-specific stance on possible development 
in the rural area as depicted in the SDF for the HAV. 

 
Instead of dealing with Ad Hoc applications in the area, the RDA Guideline 
document has investigated the carrying capacity in terms of scale, services and 
access which will determine the type of development appropriate for the area.  The 
development of the area is severely restricted by environmental aspects and thus 
imperative to have a guideline document to firstly guide development and to ensure 
that the agricultural potential is safeguarded by ad hoc development applications. 

 
The Growth Management Document, a guideline document, focussed on the 
residential densification of the existing towns within the Overstrand Municipal area 
and with the review of the mentioned document, this aspect will be address 
accordingly. 

 
6.11 Eskom 

 
Table 1.7: Response to Comments  

REF. COMMENT / ISSUE  APPLICANT’S RESPONSE  
1 Services & Access     
 Eskom has no objection to the 

proposed works in the Valley and 
include a drawing indicating Eskom 
11kv/lv underground services.   

Noted.  

 Should it be necessary to move or 
relocated Eskom services to 
accommodate development, it should 
be for the developer’s cost.  

Noted.  

 
Town Planner’s Response: 

 
Noted and accepted. 
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6.12 Telkom 
 
Table 1.7: Response to Comments  

REF. COMMENT / ISSUE  APPLICANT’S RESPONSE  
1 Services & Access     
 Should it be necessary to move or 

relocated existing 
telecommunication services to 
accommodate development, it 
should be for the developer’s cost.  

Noted.  

 
Town Planner’s Response: 

 
Noted and agreed with. 

 
Conclusion  

 
Discussion: 

 
The proposed document is the realisation of the Rural Development Area of the 
Hemel & Aarde Valley as depicted in the Overstrand Spatial Development 
Framework, 2020.  The area has been identified and depicted in the Overstrand 
Spatial Development Framework, 2010 as a transition area between the built 
environments of the town of Hermanus on route to the town of Caledon in Shaws 
Pass. 

 
The study area comprised of 27 cadastral land parcels, ranging from 10 ha to 200 
ha. The majority is privately owned and some by the Overstrand Municipality.  The 
valley is set between undulating hills and mountains south and north of the study 
area.  The Onrus River curves along the valley basin with the R320 road following 
the alignment of the river.  The northern side of the river is characterised by steeper 
south facing slopes, including large areas with slopes steeper than 1:4.  The study 
area is approximately 670 ha in extent. 

 
The area identified is the area closest to Hermanus, which is deemed a natural 
extension of the town, however due to the sensitivity of the environment, this 
progressive intrusion of activities on the agricultural sector needs to be guided and 
directed to have the minimal impact on the land, but still be viable to ensure a 
return on investment for the landowners. 

 
 The Hemel & Aarde Valley has over the years developed in a mixed-use area 
relating to premium wine production area on the available and limited high potential 
developable agricultural land.  This is restricted by topography and environmental 
biodiversity factors.  The activities presently relate to rural residential 
developments, wine production and tourism related activities. 
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The Hemel & Aarde Valley farms, due to the natural restrictions on agricultural land 
and extent of some of the properties, needs to reinvent itself to remain viable 
agricultural land.  Therefore, from the Municipal viewpoint, it is imperative to 
conserve the natural environments and high potential agricultural where possible.  
New thinking in combing land uses and activities that contribute to viable 
agricultural units, essential for production and employment opportunities is 
required. 

 
Evaluation: 

 
The Hemel & Aarde Valley: Rural Development Area Guidelines has been 
developed with the following professional input: Town Planners, Engineering, 
Heritage Practitioners and Landscape and Visual Assessment Practitioner. 

 
Town Planning: 

 
The concept of the RDA was established with the approval of the SDF, 2006 and 
the present SDF, 2020 refers to the need for development guidelines in this specific 
area.  The area, depicting in the SDF is the lower valley as an urban-rural transition 
area, represents an important agri-tourism resource for the Municipality. 

 
The original RDA was based on the 140m contour line, however during the 
process, the study area was redefined to include a broader visual catchment along 
the ridgelines comprising of 20 cadastral properties with an extent of 1800 ha.  
Various legislation policies exist for rural development of which the Western Cape 
Land Use Guidelines: Rural Areas, 2019, read with the Overstrand SDF and Land 
Use Scheme are the most applicable of this case.  The WC Rural Guidelines have 
a few key objectives regarding the development in the rural area of which the 
following are of importance: Sustainable development, safeguarding biodiversity, 
rural landscapes, and clarity to role players on the type of development that is 
appropriate.  The legislative context is dealt with extensively in Section 2 of the 
document. 

 
The RDA falls within the ambit of the objectives of the various policy documents 
applicable to rural areas.  Although the proposal may not strictly adhere to the 
Western Cape Land Use Guidelines for rural areas, it is a generic guideline, whilst 
the RDA is location specific and clearly identifies the objectives for the proposed 
guidelines for future development. 

 
Contextual Analysis  

 
Biodiversity: 

 
The area is located within the Cape Floral Kingdom.  The predominant vegetation 
is Overberg Sandstone Fynbos. The biodiversity spatial plan for the Western Cape 
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clearly indicates the disturbed areas where vegetation has been removed for 
agricultural purposes. 

 
The RDA took due cognisance of the Critical Biodiversity Categories and comment 
form Cape Nature during the public participation process were partially address in 
the guidelines.  The guideline document did not address the 50m set back 
requirement by Cape Nature’s comment. The appropriate measure would be that 
the Onrus River and flood plains be delineated to ensure that development does 
not impede on the function of the river and the flood plain, and in compliance with 
the Water Act and NEMA. 

 
Hydrology: 

 
The area is characterised by elevated southern and northern mountain slopes 
sloping down towards the Onrus River.   The primary hydrological system draining 
westwards, towards Atlantic Ocean.  It is recommended that development 
proposals in the Valley be dealt with sensitively.  The Breede Gouritz Catchment 
Management Association did not comment during the public participation process.  
It is thus recommended that all application within the vicinity of the Onrus River 
and Floodplains be submitted to the Association to establish the possible impact 
of a proposed development on the Onrus River as per the Water Act of 1954 as 
amended. 

 
Heritage: 

 
The Heritage indicators were cultural landscape, historical data and scenic route 
in the Valley.  The development guidelines placed a strong emphasis the place 
making concept based on the indicators.  To establish guidelines, a further 
extension of the assessment was done on the Visual and Landscape Character of 
the valley. 

 
The assessment concluded into very specific guidelines relating to general 
guidelines, but also identified 9 local character areas within the RDA.  This is dealt 
with extensively in Section 6.2 and Section 6.3 of the document. 

 
Agriculture: 

 
The farming practice is informed by the topography, soil conditions and the natural 
vegetation.  The RDA consists of approximately 1800 ha of which approximately 
300 ha is cultivated, less than 25% of the area. 

 
The area has limited agricultural land expansion possibilities and that the existing 
cultivated land needs to be protected.  This aspect has been elevated in the 
guidelines that no high potential agricultural land will be available for non-
agricultural activities. 
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Land Uses: 
 

The existing land uses prevalent in the RDA area is agriculture, agriculture related 
activities, tourism and leisure activities.  The exception is the Camphill 
development that is very specific in nature and contributes to the medical and 
health sector in the Overstrand. 

 
The RDA is still based on the abovementioned activities with the added potential 
of low density rural residential land use. The latter is restricted by agricultural land, 
natural environment and service provision. The potential of low density rural 
residential development will contribute to the viability and protection of existing 
agricultural cultivated land and production. It will also enable farms to enhance and 
modernise agricultural practices to ensure financially viable agricultural units. 

 
Engineering: 

 
In terms of provision of municipal engineering services to developments located 
within the RDA, a certain threshold must be reached before it is cost effective to 
render services.  The investigation considered 5 scenarios, and it concludes that 
a minimum of 1500 residential units need to be developed to make the installation 
of engineering services viable. In terms of the Heritage and Land Scape 
Assessments, this is not recommended for the Hemel & Aarde Valley and thus not 
viable. 

 
Developments will have to be self-sufficient and with each development, services 
will have to be addressed comprehensively to ensure that it complies with 
standards and minimise the possible effect on the environment and agriculture. 

 
Proposed Guidelines: 

 
The guidelines as proposed for the RDA are extensively dealt with under Section 
6 of the document. 

 
In terms of the General Guidelines, the main objective is to ensure a balance 
between agriculture, natural environment and non-agricultural activities of which 
the latter refers to appropriate land uses for the HAV.  This will ensure that the 
sense of place or place making of the HAV remains intact.  Section 6: 6.2.2 (vii) 
and (viii) is clear on the requirements should any landowner intends to develop in 
the RDA.  This addresses specifically the sensitive nature of the Onrus River and 
flood lines and thus the developable area are only then determined.  A fifty-meter 
buffer along the Onrus River as proposed by Cape Nature is too generic and 
should be determined by specialist studies. 

 
In terms of the Local Area Specific Guidelines, nine focus areas has been identified 
which needs special attention regarding the scenic experience along the R340 and 
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developments between the 100m and 140m contour lines. The detail of the 
guideline proposals is discussed in Section 6: Subsection 6.3. 

 
Conclusion 

 
The study and assessment of the HAV concluded that the area is a significant 
cultural and visual amenity in the Overstrand.  The study also emphasises the high 
economic tourism value.  The proximity of the HAV to the urban area makes it a 
natural transitional development area that requires careful planning to ensure its 
character and sense of place remains intact. 

 
It is proposed that the Hemel & Aarde Rural Development Area: Guidelines be 
accepted to form part of the SDF as a guiding document. One condition to be 
added to the document is that all development along the Onrust Rivier be subject 
to a delineation of the floodplain by a registered professional person. 

 
7. Financial Implications 

 
N/A 

 
8. Staff Implications 

 
N/A 

 
9. Comments from other Departments, Divisions and Administrations 

 
It has been dealt with extensively under Section 2 of the Item. 

 
10. Annexures 

 
Annexure A:  Final Document: Hemel & Aarde Valley: Rural Development 

Area (RDA) Development Guidelines 
Annexure B: Comments 
Annexure C: Reply to Comments 

 
RECOMMENDATION TO THE COUNCIL: 
  
that the Hemel & Aarde Valley: Rural Development Area (RDA) Development 
Guidelines be approved as a guiding document to the Overstrand Spatial 
Development Framework, 2020 and the Overstrand Integrated Development Plan 
with the condition that all development along the Onrust Rivier be subject to a 
delineation of the floodplain by a professional registered person. 
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RESPONSIBLE OFFICIAL: H VAN DER STOEP 

TARGET DATE FOR IMPLEMENTATION: 13 OCTOBER 2022 

TARGET DATE TO INFORM APPLICANT: 13 OCTOBER 2022 

TARGET DATE TO INFORM OBJECTOR: 13 OCTOBER 2022 
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13. 
OVERSTRAND MUNICIPALITY: HEMEL & AARDE VALLEY RURAL 
DEVELOPMENT AREA (RDA)  
 
15/1/3/4 
R Kuchar Senior Manager: Town & Spatial Planning 
25 July 2022 (028) 313 8087 

 
THIS MATTER SERVED BEFORE THE INVESTMENT & INFRASTRUCTURE 
PORTFOLIO COMMITTEE ON 7 SEPTEMBER 2022, WHICH COMMITTEE 
RECOMMENDED AS FOLLOWS: 
 
RECOMMENDATION: 
  
that the item be withdrawn. 
 
 
RESPONSIBLE OFFICIAL: H VAN DER STOEP 

TARGET DATE FOR IMPLEMENTATION: 13 OCTOBER 2022 

TARGET DATE TO INFORM APPLICANT: 13 OCTOBER 2022 

TARGET DATE TO INFORM OBJECTOR: 13 OCTOBER 2022 
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