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4. 
ERF 280, 10 JIMMY SMITH STREET, SANDBAAI, OVERSTRAND MUNICIPAL 
AREA : PROPOSED CONSENT USE AND DEPARTURE : MESSRS HIGHWAVE 
CONSULTANTS (PTY) LTD ON BEHALF OF JA SWANEPOEL 
 
280 HSB (3075) 
H Olivier  (028) 313 8900 Hermanus Administration 
30 December 2016 

 
1. Executive Summary 

 
An application has been received on 6 October 2015 from Messrs Highwave 
Consultants (Pty) Ltd on behalf of the property owner, JA Swanepoel, on 
Erf 280, Sandbaai for a consent use in order to erect a 15m high camouflaged 
transmission tower on the property concerned. 

 
Application is also made for a departure to relax the 8,5m height restriction to 
15m to accommodate the transmission tower. 

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

 
2. Service Delivery and Budget Implementation Plan - IGNITE 

 
Infrastructure and Planning 
Town- and Spatial Planning 

 
3. Compliance with Strategic Priority 

 
Provision of democratic and accountable governance 

 
4. Delegated Authority 

 
Executive Mayor  

 
5. Legal Requirements 

 
 Section 2.2 of the Overstrand Zoning Scheme 

 Section 15 of the Land Use Planning Ordinance, 1985 (Ordinance 15 of 
1985) 
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6. Background/Discussion/Motivation/Evaluation 
 

Background 
 

The property is situated in Jimmy Smith street, south of the Sandbaai Hall, 
and to the east of Sandbaai Main Road.  The property is developed with 
commercial and retail concerns. 

 
The applicant proposes to erect a 15m high transmission tower camouflaged 
as a tree.  There will also be an area of 10m x 8m that would be fenced off 
with palisade fencing, and the mast and equipment containers will be placed 
inside the fenced area. 

 
The application was advertised in the local press, Government Gazette and 
registered notices were sent to surrounding potentially affected property 
owners, and three (3) letters of objection were received. 

 
The objections can be summarized as follows: 

 
1. Visual Impact 

 
 The tower will be double the allowable height restriction, which is not 

acceptable. 
 Previous application to relax the height restriction on Erf 283 was not 

allowed due to objections received. 
 

2. Health Concerns 

 
 There are children and old people in the immediate area, and in terms 

of information on the internet radio waves have a negative impact on 

people’s health. 

 No information is provided regarding the long term impact on health. 

 How will it be monitored that the signal will be limited 800mHz and how 

trust worthy are these people. 

 
3. Property Devaluation 

 
 The tower will create a visual eyesore in this residential area and this 

will lead to a drop in property values. 
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4. Support from Community 

 
 Only four (4) to five (5) surrounding neighbours were informed about 

the application. 

 Why was the proposal not shown to the Sandbaai Community Forum 
or discussed with the community. 

 
The objections are attached as Annexure D. 

 
The applicant’s response to the objections can be summarized as 
follows: 

 
1. Visual Impact 

 
The original application would have been for a 25m high tower, but due to 
the possible visual impact, it was lowered to 15m. 

 
Application was made to relax the height restriction, but the tower will be 
placed as such to reduce visual impact. 

 
In the Visual Impact Assessment (VIA) it is indicated that a 15m slim line 
monopole design would have the least impact, and could be considered by 
the Municipality. 

 
2. Health Concerns 

 
There is no evidence that telecommunication base stations affect health, 
and this viewpoint is supported by the South African Department of Health. 

 
The exposure level of cellular operator antennae is 1/1000th of the exposure 
levels as prescribed by the International Commission on Non-Ionizing 
Radiation Protection (ICNIRP). 

 
Environmental Management Framework (EMF) levels are monitored by 
operators themselves, Independent Communications Authority of South 
Africa (ICASA) in collaboration with the South African Department of Health, 
ICNIRP and World Health Organization (WHO). 

 
3. Property Devaluation 

 
There is no proof proximity to base stations impact on property values, and 
there is infrastructure in affluent neighbourhoods where no clear drop in 
property values has been identified. 
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Good internet services in areas have actually lead to increases in property 
values. 

 
4. Support from Surrounding Community 

 
An increase in infrastructure is required to cater for new technology and 
provide optimal coverage, coming at a very high financial cost, and will 
ultimately benefit the community and economy. 

 
Existing telecommunication infrastructure in this area is serving over 2 000 
businesses, institutions and residential erven, showing why this additional 
infrastructure is required to alleviate congestion. 

 
The applicant’s response on the objections is attached as Annexure E. 

 
Town Planner’s response on the objections and applicant’s response 
thereon: 

 
1. Visual Impact 

 
The comments of the objections and applicant are noted. 

 
The application on Erf 283, Sandbaai was to construct a 3rd storey on a 
building, which was of a much bigger magnitude than a transmission 
tower.  It is therefore not reasonable to compare the two applications. 

 
A VIA was prepared by the applicant, and the findings in the VIA and 
comments of the Building Control Department, Environmental Services 
and Local Heritage will also be considered to evaluate the visual impact 
of the application. 

 
2. Health concerns 

 
In most applications for transmission towers the public raise health 
concerns.  At this stage there is no real proof to such effect, as was also 
clearly addressed in the comments by the applicant on the objections. 

 
3. Property devaluation 

 
The concern regarding property devaluation is mostly raised from the 
perceived health impact and visual impact of the transmission tower.  This 
is however speculative and difficult to proof. 
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4. Support from surrounding community 
 

A public participation process was followed in terms of the legislative 
requirements.  The application was advertised in the local press and 
government Gazette, and notices were also sent to thirty nine (39) 
surrounding property owners and the Sandbaai Ratepayers Association. 

 
It is to be noted that objections were also received from the Sandbaai 
Ward Committee via the circulation process.  This was not submitted as a 
formal objection in terms of the legislative requirements, but will be 
considered as comments. 

 
Most of the concerns are directed as the visual impact and impact on 
scenic views, health concerns and impact on the residential area.  These 
points are the same as the other objections received.  The additional 
point that such mast should be located more along the mountain is duly 
noted. 

 
The Ward Committee’s comments as submitted by the Senior Manager : 
Hermanus Administration is attached as Annexure F. 

 
Location and Accessibility 

 
Erf 280 is situated in Jimmy Smith Street, almost in the centre of 
Sandbaai.  Access can be obtained from the R43 District Road via 
Sandbaai Main Road into Jimmy Smith Street and the site. 

 
The type of activity however does not generate traffic volumes and should 
have no traffic impact. 

 
Existing Planning in the area 

 
Erf 280 is situated on the eastern edge of a small commercial node.  It is 
bordered by residential erven to its east and south, business zoned erven 
to its west and community zoned erven including sport facilities, 
community halls, etc. to its north. 

 
Existing development on site 

 
The site is developed with commercial buildings on the western portion of 
the site.  The eastern portion of the site next to a residential erf is vacant 
at this stage.  The proposal is to construct a 15m high transmission tower 
on the north eastern portion of Erf 280, next to the existing commercial 
building and Jimmy Smith Street. 
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Character of the area 
 

Erf 280 is situated in one of the four (4) small commercial nodes situated 
around the centralized area utilized for community purposes (sport, 
community hall, church, etc.) and an old age home.  The business nodes 
serve the surrounding community of Sandbaai with shops, offices and 
also some higher density residential development. 

 
Erf 280 is situated on the eastern edge of the node in Jimmy Smith 
Street.  As previously indicated, it is bordered by residential erven to its 
south and east, business sites to its west and community zoned erven to 
its north. 

 
Most of the concerns have been direct at the visual impact and possible 
scenic impact the tower will have. 

 
It is also the objectors’ opinions that the visual impact with health 
concerns could have a negative impact on property values on the 
residential area. 

 
As previously indicated, the health impact of transmission towers have 
been debated in various platforms.  The fact is that the Department of 
Health is in support of the erection of such towers and therefore health 
concerns are not considered valid objections. 

 
The concern with regard with to the visual impact of a 15m high 
transmission tower in an area where only double and single buildings are 
allowed is a valid concern. 

 
It is a fact that due to the increase in use of the internet and cellphones 
more infrastructure is required.  It is however required that the placement 
of these towers should not create major visual impact within such areas. 

 
In considering the visual impact of the proposed transmission tower, the 
Municipal Environmental Department required that a VIA must be 
prepared. 

 
The findings of the VIA are that a three-type mast should not be 
supported, but rather a monopole flagpole type mast with clustered 
antenna on top.  The impact of such structure is rated as low negative 
significance.  The impact on scenic value from surrounding roads was 
also considered.  It was found that the sites to position a fair way from 
scenic routes. 

 
Considering the above and the proposed mitigating measures proposed 
by the VIA, the visual impact would be of a low negative impact. 
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The application is then also supported by the Municipal Environmental 
Department, the Local Heritage Committee and the Building Control 
Department, who also consider aesthetical impact of structures/buildings. 

 
It is therefore the opinion that considering the fact that this area already 
has a mixed use character the construction of a transmission tower is not 
out of line with the character of this area, and with the recommended 
mitigation measures a mono-pole transmission tower would have a low 
impact on the character of the surrounding area. 

 
Property rights of surrounding property owners 

 
One (1) concern was that a transmission tower on Erf 280 could impact 
on property values. 

 
It is to be noted that owners of surrounding residential erven are aware of 
the fact that they bought properties next to or close to business sites, and 
activities on such sites could impact on them.  The only valid concern is 
the visual impact, and it is clear that a specialist with regard to visual 
impact consider the impact to be low negative impact.  The concerns with 
regard to property values are therefore speculative. 

 
It is the opinion that this application will not negatively affect property 
rights of surrounding property owners. 

 
Discussion/Evaluation 

 
The application can only be considered in terms of the criteria to determine 
desirability in terms of Section 36 of the Land Use Planning Ordinance 1985, 
(Ordinance 15 of 1985).   

 
The matters of health concerns and the public participation process has 
already been dealt with and not be addressed further in this Evaluation. 

 
Conclusion 

 
Three (3) letters of objection were received.  The objections were sufficiency 
addressed by the applicant. 

 
The Sandbaai Ward Committee does not support the application. 

 
All municipal departments support the application. 

 
The location of the site and the scale of the application are such that it would 
not negatively affect scenic routes as identified in the Overstrand Municipality 
Spatial Development Framework, 2006. 
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The application for consent use to construct a mono-pole transmission tower 
and infrastructure and also a departure to allow the relaxation of the 8,5m 
height restriction to 15m to accommodate the transmission tower, is 
supported. 

 
7. Financial Implications 

 
None 

 
8. Staff Implications 

 
None 

 
9. Comments from other Departments, Divisions and Administrations 

 
Engineering Services Department 

 
See Annexure H. 

 
Fire Department  

 
No objection provided that the structure is in compliance with National Fire 
Protection Regulations SANS 10400 T : 2011. 

 
Manager:  Building Department 

 
Supported to comply with SANS 10400. 

 
Local Heritage 

 
Supported. 

 
Environmental Department 

 
The proposal in the VIA that a flagpole type mast be erected, is supported. 

 
District Health 

 
See Annexure G. 

  

124



AGENDA of the 
Portfolio Committee : Infrastructure and Planning 
22 March 2017 
(Also the agenda for the Mayoral Committee Meeting : 29 March 2017) 

 
 

10. Annexures 
 

Annexure A: Locality Plan 
Annexure B: Proposed Site Development Plan 
Annexure C: Motivation Report 
Annexure D: Objections received 
Annexure E: Applicant’s response to objections including VIA 
Annexure F: Ward Committee comments via Area Manager 
Annexure G: Comments : District Health 
Annexure H: Services Report 

 
RECOMMENDATION: 
  
1. that, in terms of Section 2.2 of the Section 9 Zoning Scheme Regulations of the 

Land Use Planning Ordinance, 1985 (Ordinance 15 of 1985), the application 
for a consent use on Erf 280, Sandbaai to erect a transmission tower on the 
property, be approved; 

  
2. that, in terms of Section 15 of the Land Use Planning Ordinance, 1985 

(Ordinance 15 of 1985), the application for a departure on Erf 280, Sandbaai to 
relax the 8,5m height restriction to 15m to accommodate a transmission tower, 
be approved; 

  
3. that the approvals in Points 1. and 2. be subject to the following conditions: 
  
 (a) that a mono-pole flagpole-type transmission tower be constructed in line 

with the mitigating measures in the Visual Impact Assessment dated 23 
June 2016 prepared by Enviroworks Environmental Consulting, and that 
the Environmental Management Program in the assessment be 
complied with; 

   
 (b) that the placement of the transmission tower and infrastructure be in line 

with Site Development Plan 1928-0-004 submitted with the application; 
   
 (c) that commercial rates and service tariffs, as determined by the annual 

budget, be made applicable, which tariffs are automatically adjusted in 
terms of the annual budget; 

   
 (d) that Council reserves the right to rescind this approval without payment 

of compensation should any justified objection be received to the 
manner in which the transmission tower is operated or should the 
operation be found to be detrimental to the peacefulness and amenity of 
the surrounding area; 

   
 (e) that this approval does not absolve the owner/applicant from compliance 

with any other relevant legislation; 
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 (f) that building plans should be submitted to the Building Control 

Department for approval; 
   
 (g) that all the conditions in the Services Report (attached as Annexure H), 

be complied with;  and 
   
 (h) that all the conditions of the Fire Department and District Health be 

complied with at building plan approval phase and the operational 
phase. 

   
4. that the applicant be notified of his/her right of appeal in terms of Section 62 of 

the Local Government : Municipal Systems Act No 32 of 2000 with regard to 
the above conditions of approval. 

 
 
RESPONSIBLE OFFICIAL : H OLIVIER 
 
TARGET DATE FOR IMPLEMENTATION : 12 APRIL 2017 
 
TARGET DATE TO INFORM APPLICANT : 12 APRIL 2017 
 
TARGET DATE TO INFORM OBJECTORS : 12 APRIL 2017 
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4. 
ERF 280, 10 JIMMY SMITH STREET, SANDBAAI, OVERSTRAND MUNICIPAL 
AREA : PROPOSED CONSENT USE AND DEPARTURE : MESSRS HIGHWAVE 
CONSULTANTS (PTY) LTD ON BEHALF OF JA SWANEPOEL 
 
280 HSB (3075) 
H Olivier  (028) 313 8900 Hermanus Administration 
30 December 2016 

 
THIS MATTER SERVED BEFORE THE JOINT PORTFOLIO COMMITTEE ON 
22 MARCH 2017, WHICH COMMITTEE RECOMMENDED AS FOLLOWS: 
 
RECOMMENDATION:  
  
1. that the application for Consent Use not be approved;  and 
  
2. that a policy to guide applications for mobile phone facilities be developed for 

consideration by Council. 
 
 
RESPONSIBLE OFFICIAL : H OLIVIER 
 
TARGET DATE FOR IMPLEMENTATION : 12 APRIL 2017 
 
TARGET DATE TO INFORM APPLICANT : 12 APRIL 2017 
 
TARGET DATE TO INFORM OBJECTORS : 12 APRIL 2017 
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