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<DATE> November 2022 

 

The Municipal Manager 

PO Box 21 

Jeffreys Bay 

 

Email : planning@kouga.gov.za 

 

Dear Sir / Madam 

 

RE: APPLICATION NR: JL 2223-00053 

REGISTERED OWNER: GAELIC PROJECTS (PTY) LTD 

APPLICATION FOR REZONING, REMOVAL OF RESTRICTIVE TITLE DEED 

CONDITIONS & DEPARTURE FROM TOWN PLANNING SCHEME 

PARAMETERS FOR RELAXING BUILDING LINES: 

ERF 3845, SEA VISTA 

 

Date of Notice: 20 October 2022 

Closing Date: 19 November 2022 

 

Applicant:  MR HENNIE BEZUIDENHOUT 

  ARCHITECTURAL & PROJECT MANAGEMENT SERVICES 

  Unit 1 Vasco Building 

  111 Da Gama Road 

  Jeffreys Bay 

  Email: henniearch3@hotmail.com 
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Objection from:  <INSERT NAME OF REGISTERED OWNER HERE> 

REGISTERED OWNER: ERF <INSERT> SEA VISTA 

PHYSICAL ADDRESS: <INSERT ADDRESS>, ST FRANCIS BAY 

 

I have been furnished with a copy of the Application Memorandum requesting the 

following: 

 

1. to rezone Erf 3845 Sea Vista from “Residential Zone 1” to “Residential Zone 

3” so as to apply for a density of 50 dwelling units per hectare, so as to allow 

for +/- 42 units to be erected.   

 

1.1 I assume that this must be an error as Res 3 states that more than 50 

units per HA and this density would equate to 168 unit per Ha. 

 

2. To permanently depart from the building line relaxation of the street building 

line from 5 m to 3 m and the lateral and rear from 4 m to 2 m; 

 

2.1 This is an incorrect request to depart from a relaxation which is unclear 

and nonsensical; 

 

3. For a removal of condition B.6(a) to (e ) of the Deed of Transfer ( T 

21794/2021). 

 

I wish to object to the application on the following grounds: 

 

A. With specific reference to the Spatial Planning and Land Use Management 

Act 13 of 2016 (SPLUMA): 

 

Ad paragraph 1.1 (a)  

The Applicant contends that the application will adhere to spatial justice by 

redressing land use to be more inclusive and community based.  St Francis Bay is a 

small coastal town which is characterized by low density, upmarket residential 

development with strict architectural and aesthetic control. I do not agree that the 

use of this land to create a series of triple story apartment blocks will result in 

inclusivity or a boost to the community. Aesthetically St Francis Bay is a residential 

neighbourhood with no high rise or high density developments as proposed. 

The Kouga Municipality have a Kouga Aesthetics Committee who fortnightly review 

building plan submissions. One of the main duties is to ensure that the “architectural 

character” of St Francis Bay as defined in the Guidelines is preserved. This is 
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defined as “low predominantly horizontal building forms with white walls and high 

double pitched black roofs.” Furthermore the buildings must be developed in a 

manner or style inconsistent with the prevailing St Francis Bay style.  

The proposed development is in direct conflict with these Guidelines and should be 

rejected. The Applicant erroneously states on his drawing that the Aesthetics are as 

per the “general Architectural Guidelines” of St Francis Bay. 

Currently it is zoned Res 1 where the purpose is for Use of land for single residential 

purposes. • Protection of the quality and character of residential neighbourhoods and 

the well-being of its citizens. • Limit multiple use of buildings to minimize adverse 

impact on the residential environment. • Densities that are compatible with existing 

surrounding land uses and are generally situated inside the urban edge. • Site sizes 

to be guided by relevant subdivision / densification policy. 

 

The Applicant is requiring a significant deviation to Res 3 - • High density residential 

developments with a gross density of more than 50 units per hectare. • Residential 

developments of medium to large scale that can consist of multiple stories or levels. 

• Areas identified for densification and high intensity mixed use, including areas 

along major corridors and business nodes. • Residential development in this 

category can include flats, boarding house, hotels and backpackers. • High density 

residential development can be combined with commercial activity in areas identified 

by the SDF as mixed use. • Increased height and coverage parameters should be 

based on the SDF proposals and possible overlay zones. 

This cannot be allowed. 

There are still large tracts of undeveloped land within the St Francis Bay precinct 

which in time could be rezoned and developed for additional housing neighborhoods 

in a manner consistent with the character of St Francis Bay. 

Residential 2 with a density of a maximum of 50 units per Ha i.e 12.5 for these Erven 

would be more appropriate. 

Ad paragraph 1.1 (b) 

The Applicant contends that the proposed application will provide employment  

(skilled, semi-skilled and unskilled) opportunities during construction. I disagree as 

this will be limited for the duration of the project and temporary as there are already 

several existing construction companies which are active in St Francis Bay. The 

project will provide temporary employment during the construction phase. 
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Ad Paragraph 2.1 (b) 

 

The Applicant makes the vague statement that the application complies with the 

fiscal, institutional and administrative means of the Republic and the Council without 

any substantiation. 

 

Ad Paragraph 2.3 (a) 

 

The Applicant makes the vague statement that the application adapts to the 

economic, social and technological trends without any substantiation. 

It is important to point out that the Applicant has failed to show any site specific 

circumstances other than the developer being able to erect as many units as 

possible to make as much money as possible, which in turn reaps rewards for the 

Kouga Municipality in the form of rates and services. I do not agree that there would 

be any benefit for the existing residents of St Francis Bay or the village as a whole. 

The Municipal Land Use Scheme already makes provision for high density 

residential development, residential zones 2 and 3, and has identified the 

“densification zones” where higher density development, such as that proposed by 

the Applicant is desired.  

Whilst I am in agreement that higher density more affordable residential 

opportunities close to transport nodes and work opportunities are needed in St 

Francis Bay, I am firmly of the view that these types of higher density development 

opportunities should take place in the area already identified for this purpose in the 

Spatial Development Framework. 

The current Erf 3845 Sea Vista was zoned Single Residential, because it fits with the 

and is harmonious for the vision of St Francis Bay and the St Francis Bay principles. 

The proposed rezoning from Res 1 to Res 3 will have devastating consequences for 

the surrounding residential properties. The 3 storey apartments will impact the views 

and skylines of properties to the west. 

If the rezoning is allowed to proceed unchecked it will set a dangerous precedent for 

unscrupulous developers intending on capitalizing on the growing attraction of St 

Francis Bay, as a result of the prevalent harmonious and consistent architectural 

styling. The proposed development would destroy this harmony. 
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Ad Paragraph 2.5 (a) 

 

The development will have a number of negative impacts as it will result in the 

disruption of the prevailing neighbor relations and cause tension. 

 

Ad Paragraph 3.1  

  

The Application fails to take into account that engineering services are constrained 

and does not deal with this aspect in the application at all save to state that if 

upgrades are required it will be attended to as part of the application. 

 

Ad Paragraph 3.2 

 

I disagree that the development will have no negative impacts. 

Densification building impacts negatively on the following: 

• road maintenance and wear and tear (not enough money for municipality to fix 

and maintain properly); 

• supply of water (drought, water shedding, over-consumption, shortages); 

• architectural aesthetics and preservation of existing style of St Francis Bay; 

• sewer systems old fashioned; 

• sewer system will not cope with more pressure; 

• Kouga Municipality does not have money for complete overhaul; 

• Government is cutting down on infrastructure spending; 

• The development will increase strain on the already strained municipal 

services; 

 

St Francis Bay is only partially reticulated and a large part of St Francis Bay still 

makes use of conservancy tanks. The portion of St Francis Bay where waterborne 

sewer reticulation is available is served by numerous sewer pump stations. These 

pump stations discharges into a 200mm main sewer gravity line close to the south 

western part of St Francis Bay, from where effluent is conveyed by the gravity main 

to the existing Waste Water Treatment Works. Under normal conditions this gravity 

line is already operating at full capacity and due to the corrosive nature of the 

effluent, the line is in a poor condition and requires replacement. This is already 

concerning by the sewerage requirements for the proposed 42 unit development. 
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Adding 42 units will increase the load on an already old and struggling infrastructure 

network. St Francis Bay is already experiencing frequent power outages in the area. 

We also have constant notices of water outages as the existing infrastructure is 

failing and requires constant maintenance. We are supposed to be using 

approximately 50 litres of water per person per day. Assuming 3 people per 

residence this adds 189 000 litres extra needed per month. This same amount of 

water then needs to be treated by the local waste water treatment facility increasing 

the load on very often undersized facilities. 

There is also no storm water management plan. 

As regards electrical installations in St Francis Bay, the notified demand is 5MVA 

while the actual demand is 6.195MVA. There is no surplus available. We are already 

aware of the need for the Kouga Municipality to apply for increased supply. These 42 

proposed units will be an additional strain on the already constrained municipal 

electricity installation. 

 

Ad Paragraph 4.1 (a) and (b) 

 

I do not agree that the proposed land use will assist in the growth of governance by 

adhering to spatial plans and land use management documents and systems or that 

it will improve local economy by providing new opportunities and wealth creation 

through home ownership. 

 

Conclusion 

In conclusion, the application is opposed as in terms of the Kouga Special 

Development Framework (SDF) for St Francis Bay, Erf 3845 is specifically 

earmarked for high density business / commercial use and not for residential 

densification. Please refer to pages 82-85 of the SDF. There are a number of other 

areas in St Francis Bay which have been earmarked for residential densification. 

Erf 3090 is a Residential Zone 3 Erf which is currently vacant. It is 160 metres from 

Erf 3845. The current application proposes having two residential zone 3 

developments within 160 metres which will change the character of St Francis Bay 

village from a low density upmarket residential housing / businesses to high density 

down-scaled residential housing which will fundamentally change the character of 

the Village. 

The current harmonious architectural design of existing houses and businesses in 

the vicinity cannot be achieved with this proposed development. The existing 

properties are mostly 1 or 2 storey buildings. I believe that the height proposed ( 3 

storeys) will lead to an invasion of privacy of the neighbors as well as cause 

animosity in the neighborhood. The neighboring homes will have to endure afternoon 

shade, obstruction of light and potentially colder homes, notwithstanding the eyesore 

created by the proposed 3 storey development of 42 units. 
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The proposed high density development will cause a significant increase to the noise 

pollution from increased traffic on the roads, as well as the high density of people 

within a 2500 square meter property residing in 42 units. The increased traffic noise 

and increased traffic on Philippa Place and Nevil Road and St Francis Drive will be 

problematic for existing residents. 

There is already significant road degradation and lack of maintenance to the local 

roads in St Francis Bay which are not being maintained or upgraded by Kouga 

Municipality. The development proposes significant more traffic in the proposed 

area. 

Please note that the intended use of Nevil Road and Philippa Place were never 

intended as a high traffic volume, heavy vehicle through road. Consideration of the 

traffic impact of such a proposed development must be considered and logically 

cannot be approved. No provision has been made for the minimum of 42 extra cars  

on the surrounding roads during peak hours. The development will result in the traffic 

volumes being increased. All surrounding residences and businesses will be directly 

impacted by the increase in noise and air pollution. 

The Kouga SDF is clear that that densification within existing residential areas 

should be based on densification guidelines. 

Erf 3845 should be rezoned for business / commercial purposes as intended in the 

SDF and not residential Zone 3. 

The proposed development is going to result in an unsightly structure which does not 

conform with current aesthetic standards and which would prejudice the surrounding 

neighborhood property values. The development will be a nuisance to the occupiers 

of the neighboring properties. 

The residents of St Francis Bay are entitled to retain their residential rights to a 

stable and quiet neighborhood which should be respected and protected by the 

Kouga Municipality. 

I would like to draw the Kouga Municipality’s attention to the promulgated Kouga Use 

Zone Development parameters that describe permissible heights and building lines 

for the different Zones. In principle you will note that the higher the buildings are 

allowed to be, the bigger the building lines are. Lower buildings are thus allowed 

smaller building lines. This allows for more recreation and garden space on the 

ground for the higher, more densely populated buildings. 

 

I believe that this important Town Planning Principle should be adhered to as the 

Applicant is trying to change both by increasing height and reducing building lines. 

The Applicant is trying to get the best of both worlds – it should either or. 
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a. The Applicant’s drawing shows that the development will have a maximum 

height of 11m. I do not think that their drawing is accurate as based on my 

calculations I believe that the buildings, as drawn will be closer to 11,5m. 

 

b. The dimension of the actual height of the roof, is also omitted from the 

elevation drawings. The slight incline of the site is not shown, this too impacts 

on heights. 

 

c. The Applicant needs to provide professionally produced contours before these 

dimensions can be verified. The drawings have very few dimensions – so it is 

near impossible to check the parameters. Although it is not part of the 

application, and cannot be verified because of lack of information, the room 

sizes appear to be extremely small. This is the case for the living rooms and 

the bedrooms. In fact the units appear to be so small that washing machines 

and tumble dryers will not fit in the unit. They have allowed what seems to be 

rather small communal laundries for this need. 

 

d. This then raises the next question – where are the washing lines for these 42 

units? We know in reality that the balconies will be used, which is unsightly for 

the neighbours – but not every unit has a balcony. 

 

e. The services per unit, being sewerage removal, geyser and heat pump 

provision, electrical DB’s become extremely difficult to fit when the units are 

so small. If not done properly it will be unsightly. 

 

f. The stand is filled with parking bays, so where does one go with the service 

yard for washing lines, refuse area for 42 trolley bins, playground, loading 

area.  How do the services clash/interact with the columns – will this be 

unsightly?   

 

g. Accurate sections will also be required. 

 

h. Regarding the density or coverage on ground. The Applicant claims to have 

50% coverage, we believe that it could be closer to 55% - but this can only be 

verified by more accurate drawings. 

 

i. We have also noticed that the plans and elevations provided do not correlate 

which is another inaccuracy. 

 

j. The elevations show columns, which are not reflected on the plan. The impact 

on parking and services is thus an issue to be addressed. 

 

There is insufficient information and too many inaccuracies to properly assess the 

application. 
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This rezoning application will be detrimental to the whole area of St Francis Village 
but especially the near neighbours surrounding the development. This drastic 
change will have both short- and long-term consequences. 

The impact of a fire on neighbours where the buildings are so close to the boundary 
is also a significant issue which is not addressed by the developer’s Application. 

1. Short Term 

Whilst the developer and his team are on-site, the near neighbours will have an 
increased security risk to their families, pets, properties and possessions. It is a well-
accepted fact that theft and burglaries increase when construction work is in 
progress. These acts of crime are very often accompanied by severe acts of violence 
against the residents of the property burgled. 

Where the property owners would normally be secured by a neighbour’s security 
measures and presence, this security is lost as contractors generally do not make 
allowance for increased security expenses, such as patrolling guards and / or 
intrusion detection systems on the building site. This then creates an avenue of 
access to the neighbouring properties. 

2. Long Term 

2.1. Property Values 

 
High density housing will negatively impact on the values of neighbouring properties 
and as a whole de-value the properties of the surrounding area. 

No building plans have been shared with the community but as this is a 2 500 m2 
property having 42 proposed dwelling units on the property will mean a severe 
increase in noise pollution to the direct neighbours and add to the devaluation of the 
neighbours properties. Social issues will no doubt arise due to no space being 
allowed for recreation as there is just hard surfaced parking area planned. 
 

If the proposed rezoning were to be allowed, it would be in contradiction to the 

existing regulations, and would create a density in the quieter part of residential St 

Francis Bay. This would detrimentally impact the residential amenity of the 

surrounding area 
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Yours faithfully 

 

<NAME OF PROPERTY OWNER INSERTED HERE> 

PHYSICAL ADDRESS : <INSERT> 

CONTACT TEL NUMBER: <INSERT> 

EMAIL ADDRESS: <INSERT> 

 

 

 

 

 

 

 

 


