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4.1 

ERF 3626, 9 VAN BLOMMENSTEIN STREET, ONRUSTRIVIER, OVERSTRAND MUNICIPAL 

AREA: APPLICATION FOR REZONING AND DEPARTURE: WRAP PROJECT OFFICE ON 

BEHALF OF REEFF PROPS (PTY) LTD 

 
3626 HON (5011/2025) 
H Olivier (028) 313 8900 Hermanus Administration 
14 November 2025 

 
1. EXECUTIVE SUMMARY 

 
An application was received on 8 August 2025 from WRAP Project Office on behalf of 
REEFF Props (Pty) Ltd on Erf 3626, Onrustrivier in terms of the Overstrand 
Municipality Amendment By-Law on Land Use Planning, 2020 for the following: 

 

❖ Rezoning of the property in terms of Section 16(2)(a) of the Overstrand 
Municipality Amendment By-Law on Land Use Planning, 2020 from Residential 
Zone 1: Single Residential (SR1) to Business Zone 3: Local Business (B3) to 
accommodate a mixed-use development consisting of a business component on 
the ground floor and two (2) residential flats on the first floor. 

 
❖ Departure in terms of Section 16(2)(b) of the Overstrand Municipality Amendment 

By-Law on Land Use Planning, 2020 to relax the following building lines to 
accommodate the proposed structure: 

 

• northern lateral building line from 3m to 1,23m to accommodate the proposed 
encroachments on ground floor level, and to relax the same building line from 
3m to 1m to accommodate the proposed encroachments on first floor level, and 
to allow a door and windows closer than 1,5m from the boundary, and 

• southern lateral building line from 3m to 2,6m to accommodate the proposed 
encroachments on first floor level. 

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

 
2. DECISION AUTHORITY 

 
Municipal Planning Tribunal 

 
3. BACKGROUND / SITE HISTORY 

 
Erf 3626, Onrustrivier is zoned Residential Zone 1 and measure 548m2 in extend. It is 
vacant at this stage. It is situated in an area identified for local economic development, 
with existing business sites further to the north and west, a single residential area to 
the east and a group housing development to the west. 

 
The owner applied to rezone the property to obtain business right to utilize the ground 
floor for offices and parking, and the first floor for two flats.  
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4. SUMMARY OF APPLICANT’S MOTIVATION 

 
THE MOTIVATION CAN BE SUMMARIZED AS FOLLOWS: 

 
❖ The property is earmarked for local economic development in terms of the 

Overstrand Municipality Growth Management Strategy. 
❖ The property will be used for business and residential purposes. 
❖ Currently the business area will be used for office space. 
❖ The business activities will be in the front of the property, with the residential 

activities at the rear of the property. 
❖ The flats will be 3-bedroom flats each with a double garage. 
❖ The proposed office will only be 71m2, and three parking bays will be provided in 

line with the requirement of the Land Use Scheme. 
❖ Mixed development enhances people working and living in the same area, is a 

catalyst for economic growth and minimize traffic. 
❖ Application is made for permanent departures to relax the lateral building lines 

bordering the existing Residential Zone 1 erven to the north and south. These 
erven also fall in the Onrustrivier Business node and will also be rezoned to 
business in future. 

❖ The relaxation of the building lines is proposed to enable the planning of viable 
residential units and a business area. 

❖ There are no restrictive conditions in the Title Deed prohibiting this application. 
❖ The site can be connected to existing sewer, water and electricity services. 
❖ Access/egress will be from Van Blommenstein Road. 
❖ The proposal is consistent with the surrounding area. 
❖ It is not predicted to have an impact on safety and health. 
❖ Will not impact views, sunlight and the character of the area as the building will be 

single storey in line with the land use scheme. 
❖ No environmental impact as no EIA listed activities are triggered. 
❖ The property is not located in an EMOS or HPOZ area. 
❖ The property is situated in a Business Node in terms of the Overstrand Municipality 

SDF, 2020, and therefore the application is in line with this policy plan. 
❖ In terms of the Overstrand Municipality Growth Management Strategy, 2010 this 

area is earmarked for Retail area. The application is in line with this policy. 
 

❖ Consideration in terms of the Planning Principles: 
 

Spatial Justice 
The mixed-use development will encourage economic growth and in turn could 
employ the less fortunate and not perpetuate apartheid spatial development 
imbalances. 

 
Spatial Sustainability and Efficiency 
Will increase the economic power of the Onrust area. 

 
Spatial Resilience 
The proposal is well aligned with spatial plans and policies.  

 
Good Administration 
Good public participation process will be followed by the Municipality. 
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5. ADMINISTRATIVE COMPLIANCE 

 

Methods of advertising Date published 
Closing date for 

comments 

Local newspaper Yes 21 August 2025 26 September 2025 

E-mail notices and On-site 
notice 

Yes 21 August 2025 26 September 2025 

Ward councillor Yes 21 August 2025 26 September 2025 

Total comments TWO (2) 

Letters of support ONE (1) 

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 (if no, elaborate below): Yes 

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

Yes 

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

DEPARTMENTS 
 

Name  Date received Summary of comments 

Building Control 26/082025 No objection. 

Fire Department 26/08/2025 No objection. 

District Health 12/09/2025 No objection. 

Engineering Services 25/09/2025 See Annexure F. 

Telkom 03/09/2025 See Annexure G. 

Western Cape Government: 
Infrastructure (Road Planning) 

07/10/2025 See Annexure H. 

 
7. SUMMARY OF COMMENTS RECEIVED DURING PUBLIC PARTICIPATION.  

 
The application was duly advertised in the local newspaper. Notices were e-mailed to 
surrounding residents in the area and the Onrustrivier Ratepayers Association. A 
notice board was also placed on-site by the applicant’s consultant. 
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In the public participation process two (2) letters of objection and one (1) letter of 
support were received. 

 

OBJECTIONS 
 

 BD Bloch 
 Kranszicht Homeowners Association (Bev) 

 

SUPPORT LETTER 
 

 M Van Dalen 
 

The applicant was provided with an opportunity to respond to the objections received.  
The objections and support letters are attached as Annexure D and the applicant’s 
response are attached as Annexure E respectively. 

 
The objections, the applicant’s reply and the Municipal Town Planner’s response 
thereon can be summarized as follows:  

 

OBJECTION 1 
 

If retail is allowed a bottle store can be opened on the erf. 
 

APPLICANT’S RESPONSE 
 

The commercial space may be used for shops, offices and a restaurant as primary 
rights. Should a bottle store be proposed a separate application will have to be 
submitted and a new public participation process will have to be followed. 

 
The concerns raised regarding the bottle store are unfounded, as no such use is 
proposed or applied for. 

 

TOWN PLANNER’S RESPONSE 
 

The applicant sufficiently addressed the objection. The objection is not relevant as no 
bottle store is being applied for. 

 
8. SUMMARY OF APPLICANT’S REPLY TO COMMENTS 

 
See Paragraph 7 above. 

 
9. MUNICIPAL ASSESSMENT OF COMMENTS (Town Planner’s comment on 

objections/and response thereon) 
 

See Paragraph 7 above. 
 

Internal and external departments 
 

The application is supported by all internal municipal departments and external 
provincial and semi-state institutions. 
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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 
N/A 

 
Spatial Sustainability 
The application is within the urban edge, and the application create mixed use 
development which will promote work a residential opportunity in close proximity 
and also have a positive economic impact. 

 
Efficiency 
The proposal will help develop the property to its full potential, creating economic 
opportunity and much needed housing opportunity. 

 
Spatial Resilience 
The proposal is well aligned with spatial plans and policies which identify this 
area as a Local Economic Node and a densification zone for residential 
opportunities. 

 
Good Administration 
Good procedure was followed with a good public participation process.  

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

Planning Act, 2014 (Act 3 of 2014) 
 

Same as Point 10.2 above. 
 

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

The property is situated in a Business Node in terms of the Overstrand Municipal 
Wide SDF, 2020. It is also in a Local Economic earmarked area and densification 
zone more than 50 units per ha in terms of the Overstrand Municipality Growth 
Management Strategy, 2010. 

 
This means that that the development applied for is in line with such Spatial 
policies/guidelines. 

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

 
N/A 
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10.6 Impact on Municipal engineering services 

 
The area is already serviced and sufficient bulk capacity to serve the 
development.  

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

 
There is a condition in the Title Deed that only two dwellings may be constructed 
on the property. The condition is in favour of the Western Cape Government: 
Infrastructure (Road Planning) in terms of Act 21 of 1940. The application was 
circulated to Western Cape Government: Infrastructure (Road Planning) who 
indicated they have no objections against the application.  See Annexure H. 

 
10.8 Existing and proposed zoning comparisons and considerations 

 
The properties to the north and west are zoned Resort. The property to the east 
is zoned Public Open Space and the property to the south is zoned Residential 
Zone 1. The proposed rezoning is not out of line with the zoning of surrounding 
erven. 

 
11. ADDITIONAL PLANNING EVALUATION FOR REMOVAL OF RESTRICTIONS 

 
N/A 

 
12. THE DESIRABILITY OF THE PROPOSAL 

 
Erf 3626, Onrustrivier is zoned Residential Zone 1 and measure 548m2 in extent. It is 
vacant at this stage. The property is situated in Van Blommenstein Road, in an area 
earmarked as a Business Road in Onrustrivier. 

 
The owner applied to rezone the property to Business Zone 3 purposes to utilize the 
ground floor for an office and parking, and the first floor for two (2) flats. Application 
is also made to relax the lateral building lines to construct the building closer to the 
boundaries. 

 
The proposal is to create a business area of 71m2 (office and store area) in the front 
of the site next to Van Blommenstein Road and provide three (3) parking bays for 
commercial use. It is further proposed that two (2) double garages be provided at the 
rear of the property for parking for the two (2) flats proposed to be constructed on the 
first floor of the building. The parking for the flats will have a private entrance with a 
gate, with the private courtyard to manoeuvre the vehicles. A 3m wide access way to 
the garages is proposed, and since the garages will only serve two (2) flats, the 3m 
access is supported by the Municipal Engineering Branch. Each flat will have a 
separate staircase from ground floor. 

 
This part of Van Blommenstein Road is in the Onrustrivier Business node and 
identified for commercial purposes. The proposal is therefore in line with this policy 
plan. 

 
In terms of the Overstrand Municipality Growth Management Strategy, 2010, a 
guideline document, this area is identified for Local Economic Opportunity and 
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densification zone for more than 30 residential units per ha. The commercial 
development with flats is therefore in line with this guideline document. 

 
Application is also made to relax the 3m southern building line for the first-floor flats 
to 2,6m, the northern 3m lateral building line on ground floor level to 1,23m and 1m 
on first floor level (flats).  

 
The reason the 3m lateral building lines are applied is because the erven to the north 
and south is zoned Residential zone 1. This however limit the development potential 
of the site with a width of only approximately 15,5m.  The probability that the sites to 
the north and south will however be rezoned to business purposes in future is great, 
considering they are situated in an earmarked Commercial node. Then 0m side 
building lines will be applicable. 

 
The relaxation of the southern lateral building line will only be on first floor level, and 
only for 0,4m to form part of the flats on first floor. This is more for architectural effect, 
with no real impact on the surrounding erven or character of the area. The relaxation 
of the northern lateral building line on ground floor to 1,23m to accommodate the office 
and garages will still be set back to ensure that there are ventilation and sunlight into 
this area, should the property to the north be developed. The relaxation of the 3m 
northern lateral building line on first floor to 1m will only be to accommodate the flats, 
and the 0,26m overhang over the ground floor is for architectural affect.  

 
It is to be noted that a 3m rear building line is also applicable to the residential area 
to the east. This building line will be complied with. 

 
The building will be set back from the existing residential properties to the east and 
west, and this application should not impact surrounding property owners. 

 
Two (2) objections were received in the public participation process. The concern is 
that the business portion will be used as a bottle store. In terms of the Business 
Zone 3 zoning a bottle store can only be allowed by way of a consent use application. 
Application is not made for a bottle store; therefore, the objection is not relevant. 

 
The application was circulated to all relevant Municipal Divisions, Institutions and 
state departments, and no objections were received against the application.  

 
It is to be noted that there is a condition in the Title Deed that only two dwellings may 
be constructed on the property. The condition is in favour of the Western Cape 
Government: Infrastructure (Road Planning) in terms of Act 21 of 1940. The 
application was circulated to Western Cape Government: Infrastructure (Road 
Planning) who indicated that they have no objection against the application.  

 
Considering the above, the application for rezoning and departure to relax the building 
lines will not have a negative effect on surrounding property owners or the character 
of the area and is supported. 

 
13. RECOMMENDATION 

 
1. that the objections be noted. 
  
2. that the application in terms of Section 16(2)(a) of terms the Overstrand Municipal 

Amendment By-Law on Municipal Land Use Planning, 2020 for the rezoning of 
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Erf 3626, Onrustrivier from Residential Zone 1: Single Residential (SR1) to 
Business Zone 3: Local Business (B3) to accommodate a mixed-use development 
consisting of a business component on the ground floor and two (2) residential 
flats on the first floor, be approved, in terms of the provisions of Section 61 of the 
By-Law, 

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

Amendment By-Law on Land Use Planning, 2020 on Erf 3626, Onrustrivier for a 
departure to relax the following building lines to accommodate the proposed 
structure: 
 

• northern lateral building line from 3m to 1,23m to accommodate the proposed 
encroachments on ground floor level, and to relax the same building line from 
3m to 1m to accommodate the proposed encroachments on first floor level, 
and to allow a door and windows closer than 1,5m from the boundary, and 

• southern lateral building line from 3m to 2,6m to accommodate the proposed 
encroachments on first floor level; 

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

  
4. that the approvals in 2 and 3 above be subject to the following conditions: 
  
 (a) that the approval only relates to the proposal as indicated on undated Plans 

number 5.1 and 5.2, and undated drawing no. 10, submitted with this 
application; 

   
 (b) that commercial rates and taxes, as determined by the annual budget, be 

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

   
 (c) that building plans be submitted to the Building Control Department for 

approval, and that all conditions of the Building Control, Fire and Waste 
Management Departments be complied with at that stage; 

   
 (d) that all conditions in the Services Report (attached as Annexure F), be 

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

with any other relevant legislation, and 
   
 (f) that all other development parameters as prescribed in the relevant Land 

Use Scheme be complied with. 
  
5. That the following comments be noted: 

 
❖ Telkom (Annexure G), and 
❖ Western Cape Government: Infrastructure (Road Planning) (Annexure H). 

  
6. that the applicant and objectors be notified of their right of appeal in terms of 

Section 78 of the Overstrand Municipality By-Law on Land Use Planning, 2020 
regarding the above decisions. 
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14. REASONS FOR RECOMMENDATION 

 
POINT 2 

 
❖ All relevant municipal departments and external departments/institutions support 

the application. 
❖ Concerns/objections raised about the possibility of a bottle store being operated 

on the erf is not relevant, as a bottle store can only be considered if a consent use 
application was submitted for such rights. The application does not include an 
application for a bottle store. 

❖ The application is in line with the general principles of SPLUMA and LUPA as this 
development will be spatially sustainable as it will provide for a mixed-use 
development with economic opportunity and addressing a housing need, which will 
also help limit urban sprawl,  

❖ The Overstrand Municipality Spatial Development Framework, 2020 identifies this 
area for commercial purposes and it is in the Onrustrivier Business Node. The 
proposal is therefore in line with this policy plan. 

❖ In terms of the Overstrand Municipality Growth Management Strategy, 2010, a 
guideline document, this area is identified for Local Economic Opportunity and 
densification zone for more than 30 residential units per ha. The commercial 
development with flats is therefore in line with this guideline document. 

❖ The Rezoning application will not have a negative impact on surrounding property 
owners or the character of the area 

 
POINT 3 

 
❖ The proposed Departures to relax building lines is because 3m lateral building lines 

will be applicable to the erf due to the residential zoning of the adjacent erven. This 
limits the development potential significantly. 

❖ This area is in the business corridor, and the properties to the north and south will 
in all probability be rezoned in future and be utilized for business purposes. 

❖ The owners of the residential erven to the north and south did not object against 
this application. 

❖ The encroachments are support by al municipal division’s institutions. 
❖ The Departure application will not have a negative impact on surrounding property 

owners or the character of the area 
 

15. ANNEXURES 
 

Annexure A: Locality Plan 
Annexure B: Motivation Report  
Annexure C: Site Plan  
Annexure D: Objections & support letter received 
Annexure E: Applicant’s reply to objections 
Annexure F: Services Report 
Annexure G: Comments: Telkom 
Annexure H: Comments: Western Cape Government: Infrastructure (Road 

Planning) 
Annexure I: Title Deed T103/2025 
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