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4.3 
PORTION 231 OF THE FARM AFDAKS RIVIER NO. 575, BENGUELA COVE, A DIVISION 
OF CALEDON, OVERSTRAND MUNICIPAL AREA: PROPOSED CONSENT USE AND 
DEPARTURE: HIGHWAVE CONSULTANTS (PTY) LTD ON BEHALF OF BENGUELA 
COVE INV (PTY) LTD. 
 
231/575 HBENG (4327/2023) 
H Olivier (028) 313 8900 Hermanus Administration 
29 April 2024 
 

1. EXECUTIVE SUMMARY 
 

An application was received on 23 January 2023 from Messrs Highwave Consultants 
(Pty) Ltd on behalf of Benguela Cove Inv (Pty) Ltd, applicable to Portion 231 of the 
Farm Afdaksrivier No. 575, Division Caledon for the following: 

 
❖ consent use in terms of Section 16(2)(o) of the Overstrand Municipality 

Amendment By-Law on Municipal Land Use Planning, 2020 to erect a 
transmission apparatus on the above property. 

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

Amendment By-Law on Municipal Land Use Planning, 2020 to exceed the 
applicable 12m height restriction to accommodate the proposed 15m high 
transmission apparatus. 

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

 
2. DECISION AUTHORITY 

 
Municipal Planning Tribunal 

 
3. BACKGROUND / SITE HISTORY 

 
Portion 231 of the Farm Afdaksrivier No. 575 is zoned Agricultural Zone 1 and 
measures approximately 45,96ha in extent. 

 
The property is developed with agricultural buildings and dam on the southern side, 
with vineyards on the northern side.  The proposal is to place a transmission tower 
and apparatus southeast of the existing agricultural buildings within an area with 
existing large trees. 

 
4. SUMMARY OF APPLICANT’S MOTIVATION 

 
Only the key points of the Motivation Report are summarised as follows (the detailed 
report is attached as Annexure B): 

 
❖ Application is made for consent use in terms of Section 16(2)(o) for the purpose 

of erecting a transmission apparatus on the above property. 
❖ Application is also made for a departure in terms of Section 16(2)(b) for the 

purpose of the relaxation of the height restriction from 12m to 15m accommodate 
transmission apparatus (mast). 
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❖ The application comprises of the following parameters: 
• a 15m tree mast; 
• installation of 12 triband antennae to the mast; 
• installation of 3 transmission dishes to the mast;  
• 4 x equipment containers; and 
• Lightning spike and navigation lights etc. 

 
❖ The site is in Benguela Cove adjacent to the R43 provincial road. 
❖ There is an art gallery and restaurant southeast of the proposed site, and 

vineyards to the north. 
❖ Access to the site will be off the existing entrance off the R43 road. 
❖ A proposed tower with a height of 15m is proposed to ensure it can be shared by 

multiple network operators. 
❖ There are no restrictive conditions in the Title Deed prohibiting the application. 
❖ For security purposes the apparatuses will be placed behind a 2,1m high 

palisade fence and equipment locked away inside alarm monitored containers. 
❖ Electricity will be obtained from the existing on-site supply. 
❖ Even though the site falls outside of an urban area, it is inside the community of 

Benguela Cove and not in an area designated for conservation use as prescribed 
is the Spatial Development Framework adopted by the competent authority or 
zoned for conservation purposes.  DEADP confirmed the application trigger no 
listed activity.  

❖ A Visual Impact Assessment was prepared by a specialist.  The findings were 
that the visual impact of the mast would be low.  Security lighting should be 
directed downward and away from the tourism precinct.  No other mitigation 
measures are proposed. 

❖ Data usage on mobile networks is now more affordable doubling the need for 
data usage every year.  The current cellular infrastructure cannot handle this high 
demand.  New technology like LTE provides faster internet, but its range is very 
limited.  Distance between base stations must therefore be shorter distances. 

 
❖ Physical characteristics 

The site has the optimal position due to its proximity to the R43 and Benguela 
Cove estate, it will have minimal physical, natural, and visual impact and there is 
sufficient space to erect a freestanding base telecommunication station. 

 
❖ Health 

• Scientists are satisfied that base stations do not pose a health risk.  
• The World Health Organisation (WHO) stated that effects from base stations 

and wireless networks are so low that that the temperature increases are 
insignificant and do not affect human or animal health.  

• South Africa’s Department of Health has also published EMF exposure limit 
guidelines.  

• These are based on guidelines endorsed by the ICNIRP.  
• Emissions from all existing and proposed base stations are following these 

guidelines and area far below international standards. 
 

❖ The closest masts will be in Fisherhaven and Arabella which are both between 
2000m and 3000m away from Benguela Cove.   

❖ In line with Western Cape Integrated Development Plan and Western Cape 
Economic Development Strategy (2009). 

❖ Electricity will be obtained via underground cables from either Eskom or the 
Municipality. 
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❖ Visual impact 
• Placement of the apparatus has carefully considered placing it between 

existing trees and the footprint of the apparatus was also made smaller 
(approximately 65m2.  

• A tree type mast will be used to ensure less of an impact on the character of 
the area, and antennae can be hidden among the branches. 

 
❖ Alternative site 

Portion 229 of Farm 575 – Will have a higher visual impact than the chosen site. 
 

❖ The proposed application is motivated in terms of the planning principles of 
SPLUMA and LUPA. 

 
PLANNING PRINCIPLES 

 
❖ Spatial Justice 

Excellent communication services will be provided to the inhabitants of the area. 
 

❖ Spatial Sustainability 
Economically businesses will benefit from improved connectivity, socially more 
people will be able to enjoy better access to emergency services, and from an 
environmental point of view the proposal make provision for co-location, therefore 
less land-based transmission apparatus would be required in the area. 

 
❖ Spatial Efficiency 

Will make use of existing local resources and contribute to specialised skill 
development within the local municipality. 

 
❖ Spatial Resilience 

Communication plays an integral role in times of crises. 
 

❖ Good administration 
A fair public participation process is followed by the Municipality. 

 
5. ADMINISTRATIVE COMPLIANCE 

 

Methods of advertising Date published Closing date for 
comments 

Local newspaper Yes 27 October 2023 1 December 2023 

Registered Notices Yes 27 October 2023 1 December 2023 

Internal departments Yes 27 October 2023 1 December 2023 

Ward councillor Yes 27 October 2023 1 December 2023 

Total objections SEVEN (7) 

Total support letters TWENTY-FIVE (25) 

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

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

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

DEPARTMENTS 
 

Name  Date received Summary of comments 

Fire Department 08/03/2022 No objection. 

Building Control 7/03/2022 No objection. 

Environmental Management 
Services 19/12/2023 No objection. 

Engineering Services 07/11/2023 See Annexure F. 

Telkom 13/11/2023 See Annexure G. 

BOCMA 14/03/2024 See Annexure H. 

Western Cape Government: 
Department of Agriculture 05/02/2024 See Annexure I. 

Western Cape Government: 
Infrastructure (Transport) 19/12/2023 See Annexure J. 

Cape Nature 14/12/2023 See Annexure K. 

Western Cape Government: 
EADP (Environmental) 14/12/2023 See Annexure L. 

 
7. SUMMARY OF COMMENTS RECEIVED DURING PUBLIC PARTICIPATION 

 
The application was duly advertised, and 7 letters of objection and 25 support letters 
were received.  See Annexure D.  

 
The applicant was provided with an opportunity to respond to the objections.  See 
Annexure E. 

 
See below a summary of the objections and applicant’s response thereon, and also 
the Municipal Town Planners comments thereon. 

 
OBJECTION 1 (ENVIRONMENTAL – VISUAL, NOISE, PROTECTED AREAS) 

 
OBJECTION 1(A) 

 
“We are concerned about the appearance to our estate…”. 
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APPLICANT’S RESPONSE 
 

The objector’s opinion is noted.  
 

However, there will not be a visual impact. Elements of the visual impact assessment 
can be incorporated: “The assessment of the receptors indicates the overall visual 
impact of the proposed cellular mast is low. The most significant impact is from the 
terrace of the tasting venue but even this impact is within acceptable levels of 
change. Security lighting may cause some disturbance and therefore such lighting 
should be directed downward and away from the tourism precinct. Because of the 
low impact rating no other mitigation measures are required. This mast can be 
regarded as within acceptable levels of change and should not be detrimental to the 
visual value of the area.” 

 
The visual impact is also reduced by trees around it. The mast location is determined 
not only by the impact it will have visually, but also its functionality 

 
TOWN PLANNER’S RESPONSE 

 
An independent specialist was appointed to do a Visual Impact Assessment (VIA).  
As mentioned above by the applicant it was found that the impact would be low, and 
that it would not have a negative impact on the surrounding area. 

 
Mitigation measures recommended is that all security lights shine downwards and 
not towards residences and the restaurant, and that a type of tree must be used that 
would fit in with surrounding vegetation.  This would ensure that impact on the 
surrounding area is minimal. 

 
The comments about the construction of a mast close to the entrance of the Estate 
on the hill will negatively impact the character is noted.  It must however be noted 
that there is existing vegetation of approximately 4m to 8m high and large agricultural 
buildings near the position of the mast, that would help to reduce the visual impact.  
The agricultural buildings are shed-like structures, and it did not necessarily impact 
the character of the estate.  The estate is a wine estate, and other type of buildings 
and structures other than dwellings do fit in with the wine estate character. 

 
The applicant’s response is supported. 

 
OBJECTION 1(B) 

 
It will be built adjacent to the Benguela Nature Reserve and Botriver Estuary, which 
is a protected area of “international importance”. This is an area of “high ecological 
sensitivity.” The Blue Crane has been breeding here for the past eight years.  

 
APPLICANT’S RESPONSE 

 
The visual impact is reduced by trees around it.  Infrastructure is required to provide 
users in the area with sufficient network coverage.  Albeit for work or personal use. 

 
The property in question was selected based on the following selection criteria: 

 
▪ Height above sea level. 
▪ Proximity to larger transmission towers outside of town. 
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▪ Location with relation to network users. 
 

TOWN PLANNER’S RESPONSE 
 

The application was circulated to the Municipal Environmental Branch, BOCMA, 
Cape Nature and DEADP: Environmental Section.  No negative comments were 
received. 

 
It is also to be noted that the proposed telecommunication infrastructure will be 
situated on a portion of land zoned and developed for agricultural purposes.  There 
are also existing agricultural buildings and trees in the area where the mast will be 
constructed, minimizing the impact on the surrounding area.  

 
If there were any concerns regarding the possible impact on the lagoon areas status 
as RAMSAR site, this would have been identified by Cape Nature and DEADP: 
Environmental Section, but no negative comments were received by such 
departments. 

 
The concerns that in the original approval of Benguela Cove an EIA ROD was 
approved and that such ROD is impacted by this application, is noted.  Also, the 
opinion that such approval placed a moral and legal responsibility on the landowner 
to protect the natural environment is also noted.  The application was sent to 
DEADP: Environmental Section, the relevant Provincial Department that deals with 
EIA ROD’s and identify if applications trigger environmental processes.  That 
Department requested no further environmental processes, and therefore it is 
interpreted that the proposals does not require an amendment of the previously 
approved EIA ROD or is considered to have an impact on the natural environment. 

 
Considering the above, the objectors’ comments that the construction, operation, and 
maintenance will impact negatively on the natural environment, can therefore also 
not be supported. 

 
The site is approximately 600m from the lagoon and at a much higher elevation than 
the lagoon and it is therefore highly unlikely that this application will negatively impact 
the Botriver Estuary. 

 
OBJECTION 1(C) 

 
The fact that the antenna is going to be disguised as a tree makes it visually even 
worse. 

 
APPLICANT’S RESPONSE 

 
The objector’s opinion is noted. 

 
TOWN PLANNER’S RESPONSE 

 
It is the specialist who prepared the Visual Impact Assessment who recommended 
that a tree must be constructed.  This is a specialist in the field and the opinion is 
therefore supported. 

 
The Local Heritage Committee also recommended that a tree mast be constructed.   
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OBJECTION 1(D) 
 

The need for such facility for the residents of Benguela Cove is marginal. Our cell 
phone coverage is more than adequate. 

 
APPLICANT’S RESPONSE 

 
The applicant provides infrastructure that service providers such as MTN, Vodacom, 
Cell C and Telkom can utilise collectively, reducing the amount of infrastructure 
required. In the case of Portion 231 of Farm 575, Benguela Cove the applicant aims 
to provide a collective service. 

 
Additional infrastructure will reduce the strain and upkeep on the existing 
infrastructure and make provision for more users in Benguela Cove. If more users 
are accommodated the overall service provision cost can be reduced.  

 
Please note the importance and need for this proposed mast (telecommunication 
infrastructure) to improve network coverage in this area where the mast is proposed, 
and it is also where our client received complaints of poor network coverage. In order 
to achieve the optimal data and voice coverage objectives base stations in this 
specific area needs to be approximately 500m apart on average in an urban setting, 
this is due to the density of the surrounding areas as well as geographical and 
physical features. The fresnaye effect also influences the quality of the voice and 
data coverage caused by the amount of steel and concrete of the buildings in the 
surrounding area, this results in a reduced coverage area.  

 
When choosing a site for a freestanding telecommunication base station, service 
providers are guided by nominal points indicating the areas where poor signal is 
being experienced. 

 
f.1 Choice of site 
These nominal points are selected because of an increase of customer complaints, 
within an area. When there is an increase in the number of users in an area. The 
coverage provided by the existing network decreases, leading to dropped calls and 
lack of data services. Figures 1 – 3 strive to explain how the need for an increase in 
cellular infrastructure evolves in a typical urban area. 

 
f.2 Cellular infrastructure explained: 
Figure 1 is an illustration of optimum network and data coverage. This is explained 
by envisioning the octagonal shape of a honeycomb (cells). As network users 
increase, the cells shrink which leads to gaps within this network of cells. This leads 
to dropped calls, weak/limited signal and the failure to access the latest technologies 
in communication innovations (Figure 2). Gaps between cells require new/additional 
telecommunication base stations to be placed in these gaps to retain good network 
coverage. Locations for telecommunication infrastructure are primarily chosen within 
areas where a need exists for coverage (refer to Figure 3). If a need for coverage 
does not exist in a specific area, no company would invest capital to build a 
freestanding base telecommunication station in the said area. The fact that there are 
only a few a freestanding base telecommunication stations in the surrounding area 
supports the statement that there is a clear need for coverage in the area. 
Cognizance needs to be taken that the images below is just for illustration purposes 
and does not reflect the area surrounding the application property even though the 
same principles apply.  
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Figure 1 - Initial coverage (cell) provided by a freestanding base telecommunication station 

 

 
Figure 2 - Coverage decreases due to increase in network users – cell size decrease 
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Figure 3 - Additional freestanding base telecommunication stations are required to fill these gaps 

 
The placement of the mast is strategic in the sense that it serves as a connection 
waypoint and to advance the current network in the area surrounding the application 
property. The position of the mast was tactically placed to supply effective network 
coverage for the existing developed area and for future developments in the area. 
The proposed mast can definitely improve network coverage in the area 

 
The following insert illustrate the proposed mast in relation to the existing 
infrastructure in the vicinity: 
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As seen above, there is not an existing mast within 1km which creates an opportunity 
for an additional mast to assist in covering Klaasvoogd and future developments in 
the surrounding areas. The above snippet proves that the proposed mast enhances 
connectivity for the town and future developments in the surrounding areas. 

 
TOWN PLANNER’S RESPONSE 

 
The applicant did indicate that as more users use cell phones for voice and data 
coverage the radius of transmission mast decrease, creating dropped calls, etc. 

 

TELCO TOWERS
To w e r  S o lu t io n  S p e c ia lis t s

Reg.No. 2020 / 258911 / 07

Legend

    -80 to  -90 dBm

    -90 to  -100 d Bm

The  above  plots  show em pirical predictions  of the  various  radio 
freque ncie s  that are  currently expe rie nce d in the  area given e xis ting 
infras tructure , ve rs us  what the  anticpate d additional coverage  will 
be com e  with the  ne w s ite . Plots  s hows  dis tance s  to ne are s t othe r 
s ite s .

    -70 to  -80 dBm

FREQUENCY PLOT - Be fore  pro po s ed  s ite  co ns truc tion  (February  2024)

FREQUENCY PLOT - After propo s ed  s ite  co ns truc tion

    -60 to  -70 dBm

Be ngue la Cove
RADIO FREQUENCY COVERAGE PLOT:

MERLIN P ROJECT S ERVICES  (P TY) LTD
Reg No. 93/00040/07 DIRECTORS:  KC JENS EN, AJ  MöLLER, IR MöLLER Page 1 of 1

262



AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 27 JUNE 2024 
 
 

The applicant also indicates that their clients have received complaints of bad 
coverage, and the applicant also state that no company would invest capital to build 
a freestanding base telecommunication station in the said area if there is no need for 
such infrastructure. 

 
Based on the applicant’s comments, the need for an additional base 
telecommunication station is duly motivated. 

 
OBJECTION 1(E) 

 
The importance of preserving the unique biodiversity of natural fauna and flora was 
emphasized during the initial development process. Elim Ferricrete Fynbos covers 
50% of the estate. 

 
APPLICANT’S RESPONSE 

 
The proposed mast is ideally placed in terms of height above sea level, proximity to 
larger transmission towers outside of town, location with relation to network users. 

 
Providing a mast will alleviate pressure on the existing telecommunications 
infrastructure.  

 
Kindly refer to the attached letter from the Western Cape Government Department of 
Environmental Affairs and Development Planning as a reply to our application for 
NEMA Delisting which states that it is not necessary to apply for Environmental 
Authorisation which implies that there will not be an impact on the environment. 

 
Furthermore, it should be noted that the Overstrand SDF 2020 includes 
Environmental Overlay Zones regulations that specifically exclude areas of 
development that are considered to of high biodiversity significance. Portion 231 of 
Farm 575 is not affected by these overlay zones and therefore does not directly 
impact on protected areas as set out in the Environmental Overlay Zones. 

 
The uses proposed does not deviate from the permissible rights as set out in zoning 
scheme. The zoning scheme was approved to include these provisions and should 
have been disputed during the commenting period for the Overstrand Municipality 
Zoning Scheme. 

 
The provisions of the Overstrand Municipality Zoning Scheme allow for transmission 
towers to be erected on Portion 231 of Farm 575, with consent from the municipality. 

 
TOWN PLANNER’S RESPONSE 

 
As indicated under Objection 1(B), all relevant state departments and Municipal 
Branches that deal with environmental legislation support the application, and this 
includes Cape Nature who indicated the application will have no impact on 
biodiversity. 

 
The comments from Western Cape Government: EADP (Environmental) are 
attached to this report. See Annexure L. 
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OBJECTION 2 (SERVICES PROVISION) 
 

High speed internet connectivity service can be achieved by connecting to the 
existing fibre optic. 

 
APPLICANT’S RESPONSE 

 
The purpose of a cell phone tower is to provide improved voice and data coverage 
for Mobile Network Operators. In this regard the applicant submits that all network 
providers will be able to make use of the proposed infrastructure. 

 
TOWN PLANNER’S RESPONSE 

 
Residents also indicate that local Wi-Fi providers and fibre can provide the service.  
Various clients have different requirements, and the service providers try to fill the 
gap to cater for those needs. 

 
OBJECTION 3 (HEALTH) 

 
These towers will emit electro smog. 

 
APPLICANT’S RESPONSE 

 
We wish to confirm that our client’s intention is to provide sharable infrastructure for 
at least three of the four Mobile Network Operators (MNO) e.g. Vodacom, Cell C, 
MTN and Telkom Mobile. These MNOs are well established in South Africa and 
intend providing fast and reliable voice and data connectivity. 

 
This development complies with the required Health and Safety regulations as 
stipulated by ICNIRP. 

 
Current research on freestanding base telecommunication stations has reached a 
point whereby scientists are satisfied that freestanding base telecommunication 
stations do not pose a health threat. Research on handsets is however ongoing, as it 
is deemed that placing the handset against your head could pose a greater threat to 
health. Mobile phones are low powered radiofrequency transmitters. They operate at 
frequencies between 450 and 2700 MHz. The handset only transmits power when 
turned on. Using the phone in areas of good reception decreases exposure as it 
allows the phone to transmit at reduced power. 

 
Radio waves are emitted by numerous instruments including microwave ovens and 
television screens inside our households. Walking along any street exposes us to RF 
emissions. RF emissions are part of modern-day society and scientists continuously 
monitor the impacts of these. 
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ICNIRP (International Commission on Non-Ionizing Radiation Protection), an 
independent scientific organization established in 1992 published guidelines 
providing a means of limiting and guiding human exposure to electromagnetic fields. 
These guidelines have become the world standard for human exposure to 
electromagnetic fields. ICNIRP considers both the thermal and non-thermal effects of 
RF exposures as well as all other identified hazards of RF exposure. Cellular 
equipment needs to comply with all the regulations of ICNIRP as well as the WHO 
and also National Legislation governing the use of this equipment and the emissions 
of radio waves. ICNIRP allows for an exposure measurement level of 41.000 (v/m) 
within a distance of 15m from the antennae. Cellular operator antennae operate at a 
level of not more than 0.04 (v/m) within a distance of 15m, in laymen’s terms the 
levels are approximately 1/1000th of the prescribed exposure levels. It is therefore 
clear that the installation of these antennae does not pose a health risk. Cellular 
companies monitor the health impact of their freestanding base telecommunication 
stations carefully and spend large sums of money researching this topic annually. 

 
South Africa’s Department of Health has also published EMF exposure limit 
guidelines. These are based on guidelines endorsed by the ICNIRP. Emissions from 
all existing and proposed base stations are following these guidelines and are far 
below international standards. 

 
A statement made by the Department of Health dated 19 January 2018 on the Health 
Effects of cellular communications base stations states the following (see letter 
attached in application). 

 
“Considering the very low exposure levels and research results collected to date, 
there is no convincing scientific evidence that the weak RF signals from base 
stations and wireless networks cause adverse health effects”. 

 
Also mentioned in the statement of the Department of Health another WHO fact 
sheet was published in June 2011 and reviewed in October 2014 (i.e. 
Electromagnetic fields and public health: mobile phones viewable online at 
http://www.who.int/mediacentre/factsheets/fs193/en/ ) and subsequently concluded 
the following:  

 
“A large number of studies have been performed over the last two decades to assess 
whether mobile phones pose a potential health risk. To date, no adverse health 
effects have been established as being caused by mobile phone use.” 

 
Further on in the document (attached in application), the Department of Health goes 
on to say that: 

 
“The Department is therefore satisfied that the health of the general public is not 
being compromised by their exposure to the microwave emissions of cellular base 
stations. This also means that local and other authorities, in considering the 
environmental impact of any particular base station, do not need to and should not 
attempt, from a public health point of view, to set any restrictions with respect to 
parameters such as distance to the mast, duration of exposure, height of the mast, 
etc.” 

  

265

http://www.who.int/mediacentre/factsheets/fs193/en/


AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 27 JUNE 2024 
 
 
 

The following is an extract from www.arpansa.gov.au  and clearly differentiate 
between two types of radiation, one can cause harm to the human body and the 
other one pose no threat to the human health. The name of the two are: 

 
• Ionising Radiation 
This type of radiation refers to the type that carries enough energy to cause 
ionisations in atoms. This is a much stronger type of radiation compared to non-
ionising radiation. This is the dangerous type that you typically will find in gamma 
rays, x-rays, etc. 

 
• Non-Ionising Radiation 
This type of radiation refers to types of radiation that do not have enough energy to 
cause ionisation of the atoms. These types of radiation are the “every day” radiation 
that everyone experience such as infrared, microwaves and do not have enough 
energy to cause harm. 

 
It is proven that the proposed cell mast development and every other freestanding 
base telecommunication station utilise non-ionising radiation. 

 
5G and the concerns related to it: 

 
Some of the objections received raised their concern with regards to health and the 
impact of 5G on the community.  

 
A telecommunication tower antenna radiates most of its energy in a specific direction 
which is called the main beam. This main beam typically points in the direction of the 
horizon. The result is that only a very small percentage of the radiated energy will be 
present in the regions outside the main beam in areas accessible to the general 
public. (BSID, 2009) 

 

 
 

Research regarding prolonged exposure has to date came to the conclusion that 
what matters the most is the intensity of exposure and not the duration of exposure.  
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These reports have been established on lifelong exposure of military personnel who 
have worked close to communication antennas and radars for years.  The 
guidelines have thus been set accordingly. 

 
The American Cancer Association asks the question “Do cellular phone towers 
cause cancer?” and answers the question with the following points: 

 
• The energy level of the radiofrequency waves is relatively low especially 

compared to radiation that are known to increase cancer risk like gamma rays, 
x-rays etc. 

 
• The second part of the answer is wavelengths. Radiofrequency waves are 

known to have long wavelengths, which can only be concentrated to about 
2.5cm or 5cm in size. This makes it impossible to be concentrated enough to 
affect body tissue. 

• Thirdly, even if the radiofrequency waves were able to affect human cells in the 
body at higher doses, the levels of radiofrequency waves present on ground 
level is very low and well below the recommended levels. 

 
In short, the answer is NO and inconclusive to whether cellphone towers cause 
cancer. 

 
Energy absorption in a human exposed to RF radiation from base stations is 
typically hundreds to thousands of times below the international safety guidelines 
(ICNIRP). The figure below illustrates the energy absorption rates. 
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This also includes being on the ground close to the base station or in a close 
proximity of the base station. Energy levels in front of the antennas will usually 
approach the energy absorption guidelines levels. The exposure in the immediate 
vicinity of these equipment boxes are thousands of times below the international 
safety guidelines as seen in the figure above. Access to the areas in front of the 
antennas are closed off because these are the areas that approach the safety 
guidelines. 

 
The following was a study that was conducted in South Africa and published on the 
6th of September 2021 on My Broadband. (The source is below) 

 
“The electromagnetic radiation you are exposed to when standing close to an active 
microwave oven is much higher than a 5G cellular tower, a My Broadband 
investigation has shown. 

 
Even though the radiation from the microwave was much higher, it remained within 
the safety thresholds of the International Commission on Non-Ionizing Radiation 
Protection (ICNIRP). My Broadband sent a researcher to several cellular masts 
around the Gauteng area to see if the electromagnetic radiation they emit present 
any danger to the people living around them. For points of comparison, he also 
measured the radiation emitted from a microwave oven and Wi-Fi router. 

 
All testing was performed using an RS Pro IM–195 RF Field Strength Meter. 

 

 
 

A diagram of the electromagnetic spectrum, showing various properties across the 
range of frequencies and wavelengths (Wikipedia). 

 
The current scientific understanding is that electromagnetic waves up to the visible 
light spectrum are unlikely to be harmful to human health below certain power 
thresholds. 
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Electromagnetic fields that run at frequencies higher than that of ultraviolet light are 
known as ionising. Ionising electromagnetic radiation, such as that caused by x-rays 
and gamma rays, can damage DNA and are known to cause cancers. Non-ionising 
radiation does not cause DNA damage as ionising radiation does, but it may be 
harmful to human health at high enough power levels. 

 
For example, microwave ovens use electromagnetic waves with frequencies around 
2.45 gigahertz (GHz). This is in the same vicinity as technologies like Wi-Fi and 
Bluetooth. 

 
The difference is that microwave ovens emit these waves at a much higher power 
level, measured in Watt (W), compared to Wi-Fi and Bluetooth devices. Hertz is a 
measurement of how many times a wave oscillates every second, whereas Watt is a 
measure of the wave’s power. 

 
The ICNIRP defines safe reference levels for the general public at the following 
power densities. As the frequency of the electromagnetic wave increases, the safe 
power density increases: 

 
• 900MHz – 4.5W/m² 
• 1.8MHz – 9W/m² 
• 1.9MHz – 9.5W/m² 
• 2.0MHz+ – 10W/m² 

 
To get a sense of the ambient electromagnetic radiation we are exposed to, we took 
a baseline reading outside, in a suburban neighbourhood. The measurement varied 
from about 0.002W/m2 to 0.004W/m2. We then took measurements at varying 
distances from a cellphone tower, and the highest reading we got was 0.004W/m2 — 
entirely within what is considered normal. 

 
Our researcher said it wasn’t possible to get a proper reading from the tower due to 
the inverse-square law.” 

 
As seen above and recently proven, there are no reasons to be concerned with 
regards to 5G cellular infrastructure. 

 
Source: 
https://mybroadband.co.za/news/science/412846-we-measured-the-radiation-from-a-
microwave-and-compared-it-to-a-5g-tower.html?utm_source=newsletter 

 
Kindly find attached in support a letter from the South African Health Products 
Regulatory Authority. 

 
TOWN PLANNER’S RESPONSE 

 
The applicant responded to the health concerns in detail. 

 
The opinion of the objectors that various research show that telecommunications 
infrastructure has a negative impact on health is noted. 
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In terms of legislation the Department of Health is responsible to deal with any 
possible health risk of Transmission Towers, and they do not consider it to be a 
health risk.  Any operator must also comply with strict guidelines to ensure good 
health and safety.  

 
The concerns regarding possible health impact can therefore not be supported. 

 
OBJECTION 4 (GENERAL) 

 
OBJECTION 4(A) 

 
“I was not given a satisfactory reason on how this will benefit me…” 

 
APPLICANT’S RESPONSE 

 
It should be noted that telecommunications service provision, like electricity provision 
is a general public service. The infrastructure proposed is not to “impose” a mast on 
the residents of Benguela Cove but is a required service that is necessary to upgrade 
and maintain existing telecommunications networks. 

 
For the telecommunications infrastructure to function efficiently for the surrounding 
commercial and business community upgrades as proposed in this application is 
required. 

 
As previously stated, the applicant is a third-party infrastructure provider that 
provides infrastructure for all service providers wanting to improve coverage in the 
area. Eliminating the need for service providers to each erect their own infrastructure, 
but rather provide a mast that collectively hosts interested providers. 

 
TOWN PLANNER’S RESPONSE 

 
The applicant sufficiently addressed this point. 

 
OBJECTION 4(B) 

 
The residents of Benguela Cove Estate were not informed in any way in advance 
about the project and the associated risks and possible benefits. 

 
APPLICANT’S RESPONSE 

 
Please be advised that due course was followed in notifying the public as per the 
requirements of the Overstrand Amended By-Law on Land Use Planning 2020. 

 
TOWN PLANNER’S RESPONSE 

 
Residents of Benguela Cove should direct their concerns regarding not being 
informed of the application in advance to their Homeowners Association, as this is 
considered an in-house matter. 
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The property is however a private property within Benguela Cove Estate.  The 
application in terms of the planning by-law was send out to all residents in the 
development, the Homeowners Association and surrounding property owners.  The 
application was also advertised in the Local Newspaper.  The correct public 
participation process was therefore followed with this application.  

 
8. SUMMARY OF APPLICANT’S REPLY TO COMMENTS 

 
See Point 7 above. 

 
9. MUNICIPAL ASSESSMENT OF COMMENTS 

 
It is noted that all relevant Municipal and Government Departments were positive 
regarding the proposed application. 

 
10. MUNICIPAL PLANNING EVALUATION (REFER TO RELEVANT 

CONSIDERATIONS GUIDELINE) 
 

10.1 Background 
 

N/A 
 

10.2 (In)consistency with the Spatial Planning and Land Use Management Act, 
2013 (Act 16 of 2013) 

 
The application is in line with the planning objectives applicable to this 
application. 

 
The objectives relating to: 

 
Spatial Justice 
The application will not further perpetuate spatial injustices.  It will be aimed to 
provide an equal opportunity to communication services for tourists visiting the 
area and road users of the R43 Provincial Road. 

 
Spatial sustainability 
The subject property is located within the urban edge thus no urban sprawl will 
occur.  No natural habitat will be impacted upon, and it will thus have no 
negative impact on the environment. 

 
Efficiency 
The telecommunication infrastructure will be situated optimally in the area in 
terms of the need of the surrounding community and users. 

 
Spatial resilience 
The application will ensure that the existing resource (land) is used to its 
maximum in an affordable manner, and it is in line with the Overstrand 
Municipality’s forward planning documents. 

 
Good administration 
The application followed the required planning procedures, and a good public 
participation process has been followed. 
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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 proposal aligns itself with the IDP due to Telecommunication Infrastructure 
being a benefit to tourism in the area and in turn to provide easy access to 
services to the surrounding area.  A network of Telecommunication 
Infrastructure can aid disaster management co-ordination. 

 
A VIA was submitted, and with mitigation measures proposed, can adequately 
address the impact of the proposed mast on the scenic links as contained in the 
SDF and Growth Management Strategy.  

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

 
N/A 

 
10.6 Impact on Municipal engineering services 

 
The existing services are available and the application has been viewed 
positively by the Engineering Services Department. 

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

 
N/A 

 
10.8 Existing and proposed zoning comparisons and considerations 

 
The Overstrand Land Use Scheme Regulations provide for telecommunication 
installations as a consent use on the subject property, subject to compliance 
with the applicable development parameters.  The proposed transmission tower 
will exceed the prescribed 12m height restriction in terms of the zoning of the 
property, to construct a telecommunication mast of 15m in height.  It is 
considered as a minor encroachment above the existing hight restriction. 

 
11. ADDITIONAL PLANNING EVALUATION FOR REMOVAL OF RESTRICTIONS 

 
N/A 

 
12. THE DESIRABILITY OF THE PROPOSAL 

 
Portion 231 of the Farm Afdaksrivier No. 575 is situated in the Benguela Cove 
Estate, situated outside Hermanus on the R43 provincial road towards Botriver.  The 
property is zoned Agriculture Zone I and is developed with agricultural buildings, a 
dam, and vineyards. 

 
The property is situated west of the R43 Provincial Road and can obtain access from 
this road via the estate entrance and internal roads. 
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The application is to construct a transmission apparatus with a 15m high mast on the 
property, hence the application for a consent use, and a further departure application 
to construct a 15m high mast instead of the 12m height restriction applicable to the 
site. 

 
The transmission apparatus will be situated near the agricultural buildings and some 
existing vegetation. 

 
The applicant’s main motivation is that due to the additional demand for voice and 
data coverage the radius of service provision of transmission apparatus has become 
smaller, and for that reason transmission apparatus must be placed closer to each 
other to provide good coverage. 

 
It was indicated that alternative sites close to Arabella and Fisherhaven were 
considered, but because it was between 2 to 3km away, it could not be considered.  
An additional site Portion 229 of the Farm Afdaks River No. 575, which is the 
commercial site in Benguela Cove Estate, was also considered.  It was however, felt 
that the transmission apparatus could more easily be hidden on Portion 231 of farm 
575, the site being applied for. 

 
Alternative design masts were also considered in the form of a slimline monopole 
design and a water tank design.  It was however found that the tree type mast will be 
the least imposing mast, as it could be placed between existing vegetation.  

 
Seven (7) objections and twenty-five (25) letters of support were received during the 
public participation process.  The main objections relate to health concerns, 
environmental concerns, and the visual impact with ultimate impact on the character 
of the area.  These concerns were discussed in detail under point 7 above.  
However, to consider the desirability of the application, the main points of objection 
will again be discussed.  

 
THE VISUAL IMPACT (IMPACT ON CHARACTER OF THE AREA) 

 
A Visual Impact Assessment was prepared for the proposed transmission apparatus, 
and the finding is the visual impact will be low.  It was found that it would even have 
less of an impact than the existing terraced commercial site. 

 
Mitigation measures were proposed that all lighting should be directed downwards 
and that the type of tree mast to be erected must fit in with the existing vegetation. 

 
Considering the above the visual impact will be low, the objectors’ concern that the 
placement of a mast relatively close to the entrance to the estate will have a negative 
impact on the character of the area is noted.  However, there is vegetation on the 
chosen site and also large agricultural buildings and the impact should therefore not 
be so extreme to impact the character of the Estate.  The chosen site and the 
existing commercial site with major scaled buildings are both situated a fair distance 
from residences, which all mostly face towards the lagoon.  It is therefore the opinion 
that the transmission apparatus and mast will not impact the character of the Estate 
negatively. 
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The application for departure to relax the hight restriction from 12m to 15m for the 
mast will also have no major additional impact considering the mast position away 
from surrounding residences and homesteads, and can be supported. 

 
HEALTH CONCERNS 

 
In terms of legislation the Department of Health is responsible to deal with any 
possible health risk of Transmission Towers, and they do not consider it to be a 
health risk.  Any operator must also comply with strict guidelines to ensure good 
health and safety.  

 
The concerns regarding possible health impact can therefore not be supported. 

 
ENVIRONMENTAL CONCERNS 

 
To help evaluate if an application will not have a negative environmental impact the 
comments of the Municipal Environmental Branch, BOCMA, Cape Nature and 
DEADP: Environmental Section was requested.  No negative comments were 
received from these departments/branches. 

 
If there were any concerns regarding the possible impact on the lagoon areas status 
as RAMSAR site, this would have been identified by Cape Nature and Western Cape 
Government: EADP (Environmental). 

 
The concerns that in the original approval of Benguela Cove an EIA ROD was 
approved and that such ROD is impacted by this application, is noted.  Also, the 
opinion that such approval placed a moral and legal responsibility on the landowner 
to protect the natural environment is also noted.  The application was sent to 
Western Cape Government: EADP (Environmental), the relevant Provincial 
Department that deals with EIA ROD’s and identify if applications trigger 
environmental processes.  The latter Department requested no further environmental 
processes, and therefore it is interpreted that the proposal does not require an 
amendment of the previously approved EIA ROD or is considered to have an impact 
on the natural environment. 

 
Considering the above, the objectors’ concerns regarding the environmental impact 
of the application cannot be supported.  

 
The application is supported by all relevant municipal departments/branches and 
state or other institutions. 

 
The application will not have a negative impact on the character of this area or 
surrounding property owners, and is desirable. 

 
13. RECOMMENDATION 

 
1. that the objections be noted; 
  
2. that the application in terms of Section 16(2)(o) of the Overstrand Municipality 

Amendment By-Law on Land Use Planning, 2020 on Portion 231 of the Farm 
Afdaks Rivier No. 575, Division of Caledon for a consent use to erect a 
transmission apparatus, be approved in terms of the provisions of Section 61 of 
the By-Law,  
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3. that the application in terms of Section 16(2)(b) of the Overstrand Municipality 

Amendment By-Law on Land Use Planning, 2020 on Portion 231 of the Farm 
Afdaks Rivier No 575, Division of Caledon for a departure to exceed the 
applicable 12m height restriction to accommodate the proposed 15m high 
transmission apparatus, be approved, in terms of the provisions of Section 61 
of the By-Law. 

  
4. that the approvals in Points 2 and 3 above be subject to the following conditions: 
  
 (a) that a tree mast be erected as recommended in the Visual Impact 

Assessment, and that the Municipal Environmental Branch will have to 
support the specific tree type for the tree mast; 

   
 (b) that the transmission apparatus be restricted to the development indicated 

on Plan 05185-P1 and that an amended elevation plan showing the 15m 
height tree mast be submitted; 

   
 (c) that any lighting at the transmission apparatus must shine directly 

downward to the ground;  
   
 (d) that all the conditions in the Service Report (attached as Annexure F), be 

complied with; 
   
 (e) that the conditions in the letter from Telkom (attached as Annexure G), be 

complied with; 
   
 (f) that this approval does not absolve the applicant from compliance with any 

other relevant legislation; 
   
 (g) that all other development parameters as prescribed in the relevant Land 

Use Scheme be complied with; 
   
 (h) that the conditions in the letter from Cape Nature (attached as Annexure 

K), be complied with, and 
   
 (i) that the conditions in the letter from Western Cape Government: EADP 

(Environmental) (attached as Annexure L), be complied with. 
   
5. that the applicant and objectors be notified of their right of appeal in terms of 

Section 78 of the Overstrand Municipality Amendment By-Law on Municipal 
Land Use Planning, 2020 with regard to the above decision. 

 
14. REASONS FOR RECOMMENDATION 

 
❖ A Visual Impact Assessment was done for the proposed transmission 

apparatus with proposed 15m mast, and it was found that the visual impact 
would be low.  

❖ The mitigation measures to put up a tree mast and that all lights must shine 
towards the ground would ensure limited impact on the surrounding area. 
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❖ The chosen site is zoned for agricultural purposes and is developed with 
agricultural buildings.  There is some existing vegetation on the site where the 
proposed mast will be placed.  The site is a fair distance from existing 
residences in Benguela Cove and it should thus not impact the character of the 
area. 

❖ With an increased demand for coverage more communication infrastructure will 
have to be placed closer to each other as their radius for coverage gets smaller.  
This site can serve Benguela Cove and users of the R43 Provincial Road.  

❖ The Department of Health is the responsible institution to consider the health 
impact of transmission apparatus, and they support the construction of 
transmission apparatus.   

❖ The application is supported in terms of an environmental perspective by the 
Municipal Environmental Branch, BOCMA, Cape Nature and Western Cape 
Government: EADP (Environmental).  

❖ The objections relating to health concerns, environmental impact, visual impact 
and impact on the character of Benguela Cove Estate have duly been 
addressed and does not proof the application not to be desirable. 

 
15. ANNEXURES 

 
Annexure A: Locality Plan 
Annexure B: Motivation Report and Visual Impact Assessment 
Annexure C: Site Development Plan 
Annexure D: Objections 
Annexure E: Applicants comment on objections. 
Annexure F: Comment: Engineering Services 
Annexure G: Comment: Telkom 
Annexure H: Comments: BGCMA  
Annexure I: Comments: Department of Agriculture: Western Cape 
Annexure J: Comments: Department of Transport 
Annexure K: Comments: Cape Nature 
Annexure L: Comment: Department of Environmental Affairs and Development 

Planning: Environmental Branch 
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