
AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 27 NOVEMBER 2025 
 
 
4.3 
PORTION 59 (A PORTION OF PORTION 45) OF THE FARM HANGKLIP NO. 559, A 
DIVISION OF CALEDON, OVERSTRAND MUNICIPAL AREA: APPLICATION FOR 
REMOVAL OF RESTRICTIVE TITLE DEED CONDITION, CONSENT USES, AMENDMENT 
OF CONDITIONS IN RESPECT OF EXISTING APPROVAL AND AMENDMENT OF THE 
EXISTING APPROVED SITE DEVELOPMENT PLAN: INTERACTIVE TOWN AND 
REGIONAL PLANNING ON BEHALF OF GLEN CRAIG TRAINING CENTRE PTY LTD 
 
KHANG 59/559 (4464/2023) 
H van der Stoep (028) 313 8900 Hermanus Administration 
10 November 2025 
 

1. EXECUTIVE SUMMARY 
 

An application has been received on 21 August 2023 from Inter Active Town and 
Regional Planners on behalf of Glen Craig Training Centre (Pty) Ltd on Portion 59 (a 
Portion of Portion 45) of the Farm Hangklip No. 559 in terms of the Overstrand 
Municipality Amendment By-Law on Municipal Land Use Planning, 2020 for the 
following: 

 
❖ Removal of Restrictive Title Deed Condition in terms of Section 16(2)(f) of the 

Overstrand Municipality Amendment By-Law on Municipal Land Use Planning, 
2020 for the removal of restrictive title deed condition E.(o) as contained in Title 
Deed T2048/2006 of the property to accommodate the proposed land uses. 

 
The restrictive title deed condition read as follows: 

 
“E. SUBJECT AND/OR ENTITLED to the benefit of the following special conditions contained in 

the aforesaid Deed of Transfer T 18344/1959 and imposed by Hangklip Beach Estates Limited 
for the benefit of itself and its successors in Title as the Owner of the remaining extent of the 
said portion 45 of the Farm Hangklip measuring as such remainder 250,8309 hectares, and 
held under Certificate of Registered Title T5789/1957:- 

 
(o) The said land may be used for the purpose of agriculture and breeding and keeping of 

domestic animals, poultry and/or bees provided that no goats or pigs may be kept, and/or 
for the purpose of carrying on the business or businesses of a boarding house, garage, 
filling station, restaurant, recreational club and/ or general dealer or any of them.” 

 
❖ Consent uses in terms of Section 16(2)(o) of the Overstrand Municipality 

Amendment By-Law on Municipal Land Use Planning, 2020, to accommodate the 
following: 
• A place of instruction to allow for a training and educational centre,  
• A place of entertainment to allow for weddings,  
• A place of assembly to accommodate special events such as lectures, 

sermons, and weddings, and  
• A utility service to accommodate a solar power plant. 

 
❖ Amendment of conditions in respect of existing approval in terms of Section 

16(2)(h) of the Overstrand Municipality Amendment By-Law on Municipal Land 
Use Planning, 2020, to exceed the permissible floor space from 2400m² to 
3280m² to accommodate the proposed expansion of the existing development. 
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❖ Amendment of the existing approved site development plan in terms of 
Section 16(2)(l) of the Overstrand Municipality Amendment By-Law on Municipal 
Land Use Planning, 2020, to accommodate the proposed expansion of the 
existing development. 

 
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.  The Title Deed is 
attached as Annexure D. 

 
2. DECISION AUTHORITY 

 
Municipal Planning Tribunal 

 
3. BACKGROUND / SITE HISTORY 

 
The development objective is to use the application area as an international missionary 
educational and training centre. The institution involved is the Foundation for Cross-
Cultural Education (FCE). FCE (Register in South Africa as an NGO) is an international 
mission organization that operate from South Africa into Namibia, Zambia, Malawi, 
Zimbabwe, Europe and the East. They are a non-profit organization and all funds 
received are used to maintain and support the ministry and the premises where they 
operate from. The facility is to provide a service for the wider church community 
internationally. The property is planned to be used for courses, seminars, retreats for 
churches, groups and functions and with exceptions for weddings. 

 
The application area of 10.6 ha is situated approximately 400m northeast of Pringle 
Bay village and is zoned Rural Zone 2: Conservation Usage with a consent use for 
Tourist Accommodation and Tourist Facilities. The application area includes a former 
hotel and conference building with ancillary recreational and other facilities, which are 
no longer operational and of which the site development plan was approved in 2012, 
as illustrated in the layout and Photographs below. 

 
  

Figure 2: Approved Site Development Plan 
Figure 3: Existing lay-out of buildings to be used and 
converted for the development proposal 
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4. SUMMARY OF APPLICANT’S MOTIVATION 
 

The proposal is to use the application area as a place of instruction and assembly as 
part of an international mission, educational and training centre and also a place of 
entertainment to accommodate weddings limited to 3 times per year. The proposal 
also includes approval for two new staff cottages with a carport and solar panels.  

 
The mission & training centre will have approximately 20 students at a time as well as 
training centre staff. The existing hall can accommodate up to approximately 50 seats. 
Events with up 100 people are proposed approximately two or three times a year for 
periods between one to four days.  

 
The proposed premises is anticipated to accommodate the following structures: 

 
➢ Existing main building (1485m²)  

o 19 single bedrooms 
o 5 offices  
o Reception 
o Dining room 
o Kitchen  
o Bar  
o 2 Lounges 
o Dining room  
o Board room 
o Lecture room 
o Bathrooms 
o Storage 

 
➢ Existing lapa / multifunction hall & braai area (136m²)  
➢ 6 Existing and 2 new staff & management cottages (592m²)  
➢ Existing storeroom (168m²) 

 
➢ Amended parking  

o 2 Carports  
▪ 4-bay carport  
▪ 2-bay carport  

o 40 bays in main parking lot  
o 16 additional parking bays  
o 30 bays overflow parking on the activity field 

 
➢ New solar panels (792m²) 
➢ Tool shed and ablutions building 

 
The additional structure footprints/ floor space total 1071m² and consists of the 
following: 
• Staff cottages: 117m² x 2 = 234m²  
• 2 bay carport: 55m² 
• Solar panels: 792m²  
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The existing main parking carports are proposed to be removed. The total floor space 
of all structures amount to 3280m². 2400m² floor space was previously approved and 
as a result this application includes an amendment of the existing condition of approval.  

 
Since the application is for a training and educational centre, application is made for a 
consent use for place of instruction and a place of entertainment for weddings only. In 
addition to the above, occasionally and during special events, the multifunction hall is 
proposed to be used for lectures, sermons and events such as weddings to larger 
groups, and therefore the application includes a consent use for a place of assembly. 
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SERVICES 
 

Engineering services infrastructure (i.e. electricity, water, sewer and stormwater 
drainage) are readily available. 

 
Access 

 
Access is obtained from the R44, at the existing entrance point. 

 
Electricity 

 
The application area is proposed to be fully reliant on solar power and therefore the 
installation of solar panels is proposed. 

 
Sewer 

 
In 2007 Dr. Kevin Winter from Environmental and Geographical Science from the 
University of Cape Town has provided a letter of inspection of the existing septic tank 
and stated the conditions are generally ideal for the efficient operation of a septic tank, 
subject to maintenance. 

 
Water 

 
The application area has an existing water supply. 

 
CONSENT USE - PLACE OF INSTRUCTION 

 
The primary land use proposed for the application area is for an international mission, 
educational, weddings on exceptional occasions (limited to 3 times per year) and 
training centre. Approximately 20 students will attend the training centre at a time. The 
students and staff will reside on the application area with the students in the main 
building and the staff in the cottages. The calm environment surrounded by nature is 
an ideal location for a training centre, since it facilitates contemplation and reflection. 
The scale of the proposed place of instruction is significantly smaller than that of an 
average school, only having approximately 20 students at a time.  

 
CONSENT USE - PLACE OF ENTERTAINMENT 

 
Occasional weddings are proposed on the application area up to 5 times per year. The 
existing hall can accommodate approximately 50 seats. Sound will be limited to comply 
with the Western Cape Noise Control Regulations. 30 bays overflow parking bays on 
lawn in addition to the 62 permanent bays are proposed to be used during larger events 
as needed. The consent use for place of entertainment only for weddings will not result 
in other uses as per the zoning scheme definition of place of entertainment. (i.e. not 
for a cinema, a theatre, an amusement park, a dance hall or a night club and gambling 
etc. 

  

104



AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 27 NOVEMBER 2025 
 
 
 

CONSENT USE - PLACE OF ASSEMBLY  
 

Occasional larger events such as church camps amongst others are foreseen in future. 
These events include one day and on rare occasion four-day events. The number of 
people attending these events will vary but can potentially be up to 100 people. It is 
not foreseen that such events will exceed two or three times per year. The existing hall 
can accommodate approximately 50 seats, and the lecture room approximately 20. 
For bigger functions provision will be made accordingly. Sound will be limited to comply 
with the Western Cape Noise Control Regulations. Sufficient parking and overflow 
parking is available to be provided.  

 
CONSENT USE - UTILITY SERVICE 

 
A 792m² solar power plant is proposed within the application area in order to provide 
electricity to all buildings on the application area. The solar power plant is proposed on 
ground level and will be screened by structures from the west, south and east. As a 
result of the solar panels, the application area will no longer be reliant on the national 
electrical grid and will therefore reduce pressure on the overburdened electrical grid. 
A stable power supply will improve productivity on the application area and will make 
the use of the facility more desirable, especially for international students and guests, 
which will also improve the viability of the missionary educational and training centre. 
Solar is a renewable energy source, being environmentally friendly and contributing to 
national carbon reduction goals as well. 

 
REMOVAL OF A RESTRICTIVE TITLE DEED CONDITION  

 
The application area title deed, T2048/2006, contains a restrictive title deed condition 
which is proposed to be removed and reads as follows:  

 
“E. SUBJECT AND/OR ENTITLED to the benefit of the following special conditions contained in the 

aforesaid Deed of Transfer T.18344/1959 and imposed by Hangklip Beach Estates Limited for the 
benefit of itself and its successors in Title as the Owner of the remaining extent of the said portion 
45 of the Farm Hangklip measuring as such remainder 250,8309 hectares, and held under 
Certificate of Registered Title T.5789/1957:  

 
(o) The said land may be used for the purposes of agriculture and the breeding and keeping of 

domestic animals, poultry and/or bees provided that no goats or pigs may be kept, and/or for 
the purpose of carrying on the business or businesses of a boarding house, garage, filling 
station, restaurant, recreational club and/or general dealer or any of them.” 
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The above title deed restriction does not clearly restrict the application proposal as it 
is written in such a way that it can be interpreted as to give other rights, in other words 
the existing rights are not exclusive because clause reads “the said land may be used 
for” and does not include words such as “exclusively” or “only”. It is interpreted by the 
local authority that the proposed activities are restricted by this specific clause. In order 
to have certainty that the proposed land uses are permissible, restrictive title deed 
condition E.(o) is proposed to be removed from title deed, T2048/2006. Land-use is 
prescribed and managed by the Overstrand Municipality Land-Use Scheme 
Regulations, 2020. The Overstrand Municipality Land-Use Scheme Regulations, 2020 
has evolved over time, in contrast to the title deed restrictions which have remained 
static. The application is also considered desirable, allowing for an appropriate use of 
the application area. The application therefore includes the removal of title deed 
condition E.(o) from title deed T2048/2006. 

 
AMENDMENT OF A CONDITION OF APPROVAL FROM A MAXIMUM PERMISSIBLE FLOOR 

SPACE OF 2400M² TO 3280M²  
 

The carports over the main parking are proposed to be removed and two new staff 
cottages with a carport for two vehicles and solar panels are proposed. The solar 
panels are proposed in close proximity of the main building to reduce potential impact 
on the natural environment and for practical installation purposes. To operate the 
proposed missionary educational and training centre, 13 bedrooms in addition to the 
manager’s cottage are required for proposed staff. The existing cottages only 
accommodates 7 bedrooms in addition to the manager’s cottage, and the main building 
is proposed to be reserved for students and temporary guests. The main building is 
not suitable for staff due to the lack of private living areas. As a result two additional 
staff cottages with 3 bedrooms each are proposed. These cottages will have three 
bedrooms each with a private open-plan kitchen, dining area and living room.  

 
The following staff composition relating to the cottages is envisaged:  

 
o FCE director (Staff Cottage 3)(New)  
o Administration and correspondent (Managers House)  
o Administration (Staff Quater 3)  
o Finances (Staff Cottage 1)  
o Kitchen & finances support (Staff Quarter 2)  
o Kitchen (Staff Quater 4)  
o Maintenance and IT (Staff Cottage 1)  
o Media and building projects (Staff Quarter 1)  
o Hospitality and general facility management. (Staff Cottage 2)(New)  
o 2x Training & course facilitators (Main Building)  

 
ACCESS & PARKING  

 
For normal operations, 51 bays are required and up to additional 25 bays will be 
required for events which will occur two or three times a year. Sixty-two (62) dedicated 
parking bays are proposed, and thirty overflow parking bays are proposed. 

 
DESIRABILITY 

 
The development proposal, as explained above, is considered desirable for the 
following reasons:  
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▪ The proposal represents the optimizing of the application area for uses being in 
higher demand, is permanent and stable and is more economically feasible than 
the previous uses.  

▪ The application area being outside of the urban edge and distant from the main 
Pringle Bay residential area, the impact on the area and residential area will be 
small if any apart from contributing to the economy of the village.  

▪ Sufficient parking is proposed.  
▪ The application proposal is to run the entire property from solar power, reducing 

load on the electrical grid while being environmentally friendly. 
 

FORWARD PLANNING 
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PLANNING PRINCIPLES 
 

In terms of Chapter VI of the Spatial Planning and Land Use Management Act, 2013 
the following Planning Principles have been applied to the application site: 
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1) Spatial Justice which refers to the need for redressing the past apartheid spatial 
development imbalances and aims for equity in the provision of access 
opportunities, facilities, services and land. Possible results of the development The 
proposal for a training centre in mostly existing buildings will not impact on spatial 
justice. The application proposal is consistent with spatial justice. 

 
2) Spatial Sustainability which refers to the fact that a spatially sustainable 

settlement will be one which has an equitable land market, while ensuring the 
protection of valuable agricultural land, environmentally sensitive and biodiversity 
rich areas, as well as scenic and cultural landscapes and ultimately limits urban 
sprawl. Possible results of the development Although the application area is 
situated outside the urban edge, the farm is not currently used for agricultural 
purposes but was previously used for tourist accommodation and a tourist facility 
with existing buildings and facilities which are to be used for the proposal. 
Therefore, the proposal will not impact on any existing agricultural or 
environmentally sensitive land and would in fact represent a lower intensity use of 
the land. The application proposal can thus be deemed to be spatially sustainable. 

 
3) Efficiency which refers to the manner in which settlements themselves are 

designed to function in such a way that there will be a minimum need to travel long 
distances to access services, facilities and opportunities. Possible results of the 
development The proposal is for the optimal use of existing buildings, which is a 
suitable and efficient proposal for the application area. The application proposal is 
consistent with the efficiency principle.  

 
4) Spatial Resilience which, in the context of land use planning, refers to spatial 

plans, policies and land use management systems which should enable 
communities to be able to resist, absorb and accommodate any economic and 
environmental shocks which might occur in a timely and efficient manner. Possible 
results of the development The existing property is currently not optimally used and 
also not economically viable. The proposed training centre is a more optimal land 
use, therefore improving spatial resilience. The application proposal is consistent 
with the principle of spatial resilience. 

 
5) Good Administration which, in the context of land use planning refers to the 

promotion of integrated, consultative planning practices in which all spheres of 
government and other role players ensure that a joint planning approach is 
pursued. 

 
ADDITIONAL PLANNING EVALUATION FOR REMOVAL OF RESTRICTIONS 

 
The financial or other value of the rights in terms of the restrictive condition 
enjoyed by a person or entity, irrespective of whether these rights are personal 
or vests in the personas of the owner of a dominant tenement 

 
No comment. 

 
The personal benefits which accrue to the holder of rights in terms of the 
restrictive condition/ The personal benefits which will accrue to the person 
seeking the removal of the restrictive conditions, if removed 

 
No comment. 
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The social benefit of the restrictive condition remaining in place /The social 
benefit of the removal of the restrictive condition 

 
No comment. 

 
Whether the removal, suspension or amendment of the restrictive condition will 
completely remove all rights enjoyed by the beneficiary or only some of those 
rights 

 
No comment. 

 
“E. SUBJECT AND/OR ENTITLED to the benefit of the following special conditions 

contained in the aforesaid Deed of Transfer T.18344/1959 and imposed by 
Hangklip Beach Estates Limited for the benefit of itself and its successors in Title 
as the Owner of the remaining extent of the said portion 45 of the Farm Hangklip 
measuring as such remainder 250,8309 hectares, and held under Certificate of 
Registered Title T.5789/1957:  

 
(o) The said land may be used for the purposes of agriculture and the breeding 

and keeping of domestic animals, poultry and/or bees provided that no goats 
or pigs may be kept, and/or for the purpose of carrying on the business or 
businesses of a boarding house, garage, filling station, restaurant, recreational 
club and/or general dealer or any of them.” 

 
The above title deed restriction does not clearly restrict the application proposal as it 
is written in such a way that it can be interpreted as to give rights and that the rights 
are not exclusive rights. The clause reads “the said land may be used for” and does 
not include words such as “exclusively” or “only”. It is interpreted by the local authority 
that the proposed activities are restricted by this specific clause. 

 
In order to have certainty that the proposed land uses are permissible, restrictive title 
deed condition E.(o) is proposed to be removed from title deed, T2048/2006. Land-
use is prescribed and managed by the Overstrand Municipality Land-Use Scheme 
Regulations, 2020.  

 
The Overstrand Municipality Land-Use Scheme Regulations, 2020 has evolved over 
time, in contrast to the title deed restrictions which have remained static. The 
application is also considered desirable, allowing for an appropriate use of the 
application area. The application therefore includes the removal of title deed condition 
E.(o) from title deed T2048/2006. 

 
5. ADMINISTRATIVE COMPLIANCE 

 

Methods of advertising Date published Closing date for 
comments 

Local newspaper Yes 3 October 2024 8 November 2024 

Government Gazette Yes 3 October 2024 8 November 2024 

Email notices & site notice Yes 3 October 2024 8 November 2024 

Internal departments Yes 3 October 2024 8 November 2024 
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Ward Councillor Yes 3 October 2024 8 November 2024 

Total comments THREE (3) 

Total letters of support TWO (2) 

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 03/10/2024 

No objection. Building plan application 
must comply with all applicable law. 
This property is in the HPOZ. There is 
heritage graded buildings on the property. 
If they want to do any work on any of those 
buildings, they will have to get HWC 
approval. 

Fire Department 10/10/2024 

No objection subject to compliance with the 
provisions of SANS 10400 A:2016, 10400 
T:2024 and the By-Law relating to fire 
safety. 

Engineering Services 16/05/2025 Annexure G. 

DEA&DP (Planning) 18/10/2024 Annexure H. 

DEA&DP 
(Environmental) 

02/12/2024 
20/05/2025 Annexure I. 

Cape Nature 02/12/2024 Annexure J. 

Environmental 
Management Services 07/11/2024 Annexure K. 

 
7. SUMMARY OF COMMENTS RECEIVED DURING PUBLIC PARTICIPATION, THE 

APPLICANT’S RESPONSE AND THE MUNICIPAL TOWN PLANNER’S 
RESPONSE THEREON 

 
The application was duly advertised in the local newspaper and Government Gazette. 
E-mail notifications and registered letters were also sent out to those owners who did 
not have an e mail address as well as hand delivered. A notice board was also placed 
on-site by the applicant’s consultant. 
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Three (3) letters of objection were received forthcoming the public participation 
process. Two (2) no-objection / support letters were also received of which one was 
received late. See list below. 

 
Objections were received from the following parties: 

 
 

The letters of support were received from neighbours that are knowledgeable and 
familiar with the activities of the missionary centre. These comments are considered 
of value given that these neighbours are also sensitive and caring about environment 
and the future of the area. They are familiar and experience the daily activities of the 
application area. The confirmation and support of the application by the parastatal 
department of CapeNature is of substantial value. 

 
It is apparent from the letters of objection of the local residents that in principle they 
support of the missionary as land use but are concerned about the implications of the 
removal of the restrictive title condition and the resulting potential impact it can have 
on the natural and built environment. Contrary with the local residents’ support of the 
existing land-use on the application site, the DEA&DP does not support the land-use 
based primarily on the compatibility of the use. As mentioned in the introduction, each 
of the three objections are dealt with separately in accordance with the nature and 
emphasis of the objections 

 
Response from the Hangklip Environmental Action Group (HEAG)  

 
The HEAG indicated that they are not opposed to the training centre in principle but 
more about the impact of additional activities and special events on traffic and the 
environment and biosphere that can set a precedent for similar developments. They 
indicated that they also object to the removal of the restrictive title conditions as they 
have a deep concern regarding setting a precedent should the restrictive title 
conditions pertaining to the title deed be removed.  

 
The specific concerns are dealt with in the following table: 

 
OBJECTION SUMMARY APPLICANT’S RESPONSE  

The removal of the restrictive title conditions 
creates a potential precedent for similar 
applications of future developments within the 
area. 

The objector needs to understand the reason why the specific title 
condition needs to be removed. 

As background and reminder, the relevant title condition applied 
for to remove reads as follows: 

“E. SUBJECT AND/OR ENTITLED to the benefit of the following 
special conditions contained in the aforesaid Deed of Transfer 
T.18344/1959 and imposed by Hangklip Beach Estates Limited for 
the benefit of itself and its successors in Title as the Owner of the 
remaining extent of the said portion 45 of the Farm Hangklip 
measuring as such remainder 250,8309 hectares, and held under 
Certificate of Registered Title T.5789/1957: 
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(o) The said land may be used for the purposes of agriculture 
and the breeding and keeping of domestic animals, poultry 
and/or bees provided that no goats or pigs may be kept, and/or 
for the purpose of carrying on the business or businesses of a 
boarding house, garage, filling station, restaurant, recreational 
club and/or general dealer or any of them.” 

From the above, this title condition refers to businesses not being 
allowed. However, the local authority interprets the application 
activity of a training centre as a business. Therefore, for the 
purposes of the application the said condition needs to be removed. 

It is also known that the local authority considers all applications 
on the merit of the application. Therefore, the local authority will 
not allow for a precedent to take place. 

It should also be noted that the purpose of a title deed is not to 
manage land-use; a zoning scheme manages land-use. 

Therefore, the point of objection is not considered valid and should 
be omitted by the deciding authority. 

Specific concerns involve the use of the 
property for: 

As background, cognizance must be taken that the application site 
was previously used for inter alia a hotel subject to standard civil 
services requirements of water, electricity and sewer. 

• a petrol station 

• Special events like weddings, church 
camps and other large functions 

• The sewerage system ability to 
accommodate large events or 
functions 

• Water source 

• Traffic concerns during large events 
 

This application is clearly only for a Place of Instruction and 
Assembly (Missionary activities), a Place of Entertainment for the 
purposes of occasional wedding events limited to approximately 
three events a year and Utility Services to accommodate the solar 
panels as source of electricity for the missionary and supporting 
uses. These uses will accordingly be managed by the Overstrand 
Municipality on approval. Therefore, the fear of allowing a petrol 
station is unfounded. 

 These land-uses will have a limited impact on services; and the 
demand is substantially less than the previous land-use that is 
currently approved. 
 
Water is provided from an approved municipal system and no 
reason for concerns about the water source should subsequently 
exist. 
 
As mentioned here-above, the events are restricted to rare 
occasional events and subsequently the concern about the traffic 
impact is considered invalid. Guests also do not have to travel 
through the Hangklip urban area to reach the application area 
from the R44 and the additional infrequent traffic is within the 
carrying capacity of the existing road network. It should also be 
taken into consideration that most of the trainees are shuttled in 
from the airport when training takes place. 
 
Therefore, the point of objection is not considered valid and 
should be ignored. 
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TOWN PLANNER’S RESPONSE 
 

With regard to the removal of the restrictive condition, the applicant is correct that the 
Municipality does deem the requested uses such as the missionary, conference and 
weddings as business as per the title deed condition. Thus, one option is rather to 
amend the condition to ensure that uses not fit for the area still be excluded. The 
exclusionary uses will be agriculture, a garage, filling station, recreational club and or 
general dealer. 

 
The concerns relating to specific uses on the property with regard to services. The 
Division: Environmental Management Conservation did indicate that the present septic 
tank system be converted into a Conservancy Tank. The Operational Department 
indicated that the property has existing water supply from the bulk network feeding 
Hangklip Reservoirs. Should the facility require additional water supply, this aspect will 
have to be dealt with by the Operational Department. 

 
Traffic generation as per the application will be minimum due to the fact that most 
attendees will be shuttled. The access point will remain from the R44, and no new 
access points are proposed. The concern with regard to special functions is noted. 
Events relating to the activities of the Missionary School is restricted to the structures 
on the premises, however wedding venues is not directly related to the Missionary 
Training Centre, which may lead to noise and traffic pollution. This aspect will be dealt 
with in the Section dealing with Desirability of the application. 

 
OBJECTION - FRANCOIS AND SUZELLE KRUGER  

 
In principle the objectors also indicated that they are not against the property being 
used as a training centre, however they object to the planned expansion. Their 
objections are in essence about the increase in floor space, large functions like 
weddings and also the proposed occasional and special events for larger groups. In 
the following paragraph responses are provided to each of summarized the points of 
objections: 

 
OBJECTION SUMMARY APPLICANT’S RESPONSE  

The number of people attending of 100 is 
questioned given that according to their 
calculations 86 parking bays can be provided 
and based on 4 people per car implying that 
344 people can subsequently attend. 

The objectors are making their own assumptions which are invalid 
and not applicable. 

Therefore, this point of objection should be rejected. 

The annexures of the application were not 
available on the website which seems to be 
the only source available to the public and 
then requesting where the title deed can be 
obtained to understand the implications 
better. 

The statement made by the objector that the website was the only 
source available to the public is incorrect. The application made it 
clear that more information can be obtained through the relevant 
town planner for the subject application and also from the 
municipal offices on request. 

The information provided by the objector is invalid, as there were 
clear ways to obtain the required information. Therefore, this 
point of objection should be ignored. 

With reference to the Removal of the 
Restrictive title conditions the objectors 
express / interpret that: 

 

The general statements made by the objectors are incorrect. 
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• The removal of title deed or rezoning 
of areas in UNESCO declared 
Biosphere Reserves can lead to major 
destruction of critical biodiversity 

• Title deed conditions cannot be 
removed if it is not in the public 
interest or desirable 

• The removal of conditions will be 
setting a negative precedent 

 
 

• The application to remove the title 
deed restrictions is over-reaching as 
the property as it is already 
functioning as a training centre and 
there is enough space to 
accommodate 20 students 

 

• The zoning of the property is intended 
to protect the environment 

 
 
 

• Question whether the EMOZ and 
HPOZ complies with the Overstrand 
Municipality Heritage protection 
overlay zone regulations, 2020? 

 

• If the application is approved, it 
should not be transferable upon 
change of ownership. 

This is a generalized statement with unproven assumptions. 
 
 
 
 

This is incorrect. Furthermore, the application proposal is 
considered desirable as motivated in the application. 

 
 

This is also a vague generalized and non-verified statement. Also 
read the response provided regarding a precedent in the previous 
response. 

 
The objector’s statement is not motivated with any facts and 
therefore has no merit at all. The objector does not appear to 
understand the removal of the title deed condition as the training 
centre is considered by the local authority as a business and 
therefore the removal of the restrictive title deed is a requirement. 

 
 

This statement is unsubstantiated and incorrect. No development 
is proposed within critical biodiversity, wetland or other 
environmentally sensitive areas. The support of CapeNature 
should be acknowledged as per attachment. 

The existing development was originally approved within the 
footprint of the development and therefore compliant with the 
relevant regulations. 

 

 
This is considered as a statement and not an objection. 

It is evident from these points of objections the objector is 
concerned about the environment, which is acknowledged and 
respected. However, the nature of the proposed use, especially 
that of the accommodation of weddings is proposed to be on such 
a limited scale that the impact of it would be materially less than 
that of the previous use of a hotel. The application proposal will 
not have any significant impact on the environment. 
It is therefore requested that this objection be respected but 
rejected. 
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In terms of the Amendment of the conditions 
in respect of the existing approval the 
objectors state that there are various 
inconsistent figures which includes the: 

• Increase in floor space 

• Non-necessity for expansion- floor 
space, cottages and solar panels 

It is evident that the objector scrutinized the application to look for 
errors to discredit the application. It also appears deliberate 
misinterpretation of the application facts are made. 

The increase in the floor space involves inter alia the demolishing 
of a structure and the construction of new structures including that 
of the solar plant / panels. 

The design and extent of the solar plant make provision to be on 
ground level and is incorporated in the increase of floor space. 

As mentioned in the introduction the following further 
investigations and technology improvements, the new solar plant 
will only be an additional 300m² instead of 800m2. Without the 
solar plant, the increase in floor area will only be 380m². resulting 
to a net floor area of approximately 2 780m². 

It should also be acknowledged that the solar plant will in essence 
contribute to a more environmentally development than 
previously. 

Objection relevant to the sewer: 

• Question the validity of the inspection 
of the existing septic tank 

• The usage of the septic tank for more 
than 300 people over 300 people over 
more than 3 days 

• Distance of the staff cottages to the 
dam 

The current longstanding system was originally designed to 
accommodate a hotel with its associated functions for more 
people and more frequent use compared to the use for the training 
centre. 

The existing proposal including the use for camps and occasional 
weddings are meant for substantially lower usage and therefore 
consider to be compliant with the facilities provided. 

The distance of the staff cottages is proposed to be approximately 
45m from the dam and is compliant with the NEMA regulations. 

Objections relating to water: 

• Questions the existing water supply 

• The training centre will not get 
enough water from the dam- demand 
and supply 

The water is obtained officially from the municipality and 
completely legal. 

Objections with regards to traffic: 

• Increased traffic 

• Already an increase in road accidents 
on the crossing to the application 
area. 

• Additional regular traffic will affect 
the fragile natural environment and 
neighbours causing more 
maintenance. 

The daily general use of the missionary is less than the use of a 
hotel as explained in the summary and background to the 
application. 

The increase in traffic will only be on rare occasions approximately 
three times a year and also normally during off-peak periods, 
resulting that the impact will be not material. 

Furthermore, most of the training to groups involve groups being 
shuttled in, resulting to substantially less traffic than in the past 
when the property was used as a hotel. 

Objector’s conclusion: 

The removal of the restrictive title conditions 
will create a negative precedent, and the 
application provides unclear statements 
allowing discrepancies and should not 
proceed to the next level. 

The application for the removal of the restrictive title conditions 
was specifically aimed at the business component where potential 
trading according to the local authority’s interpretation is taking 
place. 

Furthermore, every land-use application is considered by the 
Overstrand Municipality on the merit of the application. Therefore 
the chance of creating a precedent is completely unlikely. 

 
  

116



AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 27 NOVEMBER 2025 
 
 
 

TOWN PLANNER’S RESPONSE 
 

The operational functioning of the training facility will be limited to existing structures 
on the property, i.e. the main building of 1484,7m². The latter consists of bedrooms, 
kitchen, ablution and conference facilities, thus limiting the number of attendees.  

 
The non-availability of documentation is disputed since the Municipal Office is open 
from Monday to Friday from 7:45 am too 16:30pm. The notice also indicates contact 
details of the official responsible for the application. It would have been a telephone 
call or an e-mail -non were received by the Division. 

 
The comment from the objector that the property is located in a UNESCO declared 
biosphere is noted and accepted. This aspect does not exclude development within 
the Biosphere; this aspect has been reiterated in the UNESCO ‘s Mandn and the 
Biosphere(MAB) programme and its World Network of Biosphere Reserves (2016-
2025). The aforementioned must be read in conjunction the Kogelberg Nature Reserve 
Complex Management Plan. 

 
The EMOZ and HPOZ can only be applicable to the new structures and not the existing 
approved structures before 2020, with the inception of the afore-mentioned overlay 
zones. In terms of the EMOZ, the Divisions: Environmental Management Services did 
highlight the aspect of alien clearing. In terms of the HPOZ, the Division: Building 
Control did indicate that the property is subject to Heritage approval for new 
constructions. 

 
Concerns relating to availability of services and traffic generation have been dealt with 
under the heading: Response from the Hangklip Environmental Action Group 
(HEAG). 

 
Objection relating to the removal of a restrictive condition has been dealt with under 
the heading: Response from the Hangklip Environmental Action Group (HEAG). 

 
OBJECTION – PRINGLE BAY RATEPAYERS ASSOCIATION 

 
It should inter alia be noted that the PBRA as part of their letter of objection 
states that “The PBRA represent the ratepayers within the declared Urban Edge.”  

 
Nevertheless, the following response to the summary of objections are provided in the 
following table: 

 
OBJECTION SUMMARY APPLICANT’S RESPONSE  

Objection to the complete removal of the title 
condition but to retain parts of it. Refer to the 
arguments of the PBRA as part of Part A of the 
objection. 

The interpretation of the PBRA is incorrect in the sense that 
application is made to remove E.(o) from title deed T2048/2006 
with the specific purpose to accommodate the weddings and 
courses and training where fees (i.e. considered as business by the 
local authority) are involved. 

It should be acknowledged that the subject clause as a whole is 
written in an ambiguous manner not being clear to which uses 
rights are permitted or restricted. The municipality via the zoning 
scheme and approvals provides clear permissions and restrictions. 
Therefore this clause needs to be removed as a whole to clarify to 
which is allowed or restricted. 

117



AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 27 NOVEMBER 2025 
 
 

The restriction of the accommodation of the uses being applied 
for, forms part of the consent use applications and the site 
development plan. 

As the title deed is not absolutely clear, it was required to apply for 
the removal of the said title deed restriction. 

It should also be noted, even though that the PBRA do not agree, 
and with the knowledge that zoning schemes do not override a 
title deed condition, the objective of a title deed is not to function 
as a land-use management tool. 

In conclusion, the entire Condition E.(o) needs to be removed. 

Furthermore, the content of the remainder of the specific 
condition is dealt with by the relevant Overstrand Zoning Scheme. 

Part B: Floor Space - The Existing allowable 
800m² zoning parameter requires a 
departure as the current Overstrand Land 
Use Scheme was promulgated in November 
2013 implying that the approval of the 
previous Site Development Plan and 
rezoning in 2015 allowing 2400m² floor 
area, was illegal. 

The objector contradict himself in this point of argument where he 
firstly states that the decision of 2400m² floor area is illegal and a 
new consent use application based on the current zoning scheme 
needs to be made and then under the same section (Part B) states 
that the floor areas be revisited to stay within the original area 
approved. The objector makes serious unfounded false 
accusations. A floor area departure was legally approved in 2015. 

In addition to the above that the solar panels 
rather be installed on the roofs of the existing 
covered parking areas in collaboration with 
an architect ensuring that it aesthetically 
pleasing. 

The matter of the fact is that previous approvals cannot be 
withdrawn and would be irrational resulting that the 
implementation of such an amendment would have an impractical, 
unsustainable management implication. 

The extent of the solar plant is also not practical to be installed in 
the current situation on the roofs of the existing parking bays. 

That the proposed and existing building be 
revisited to stay within the 2400m² floor 
space as approved. 

The point of objection is ambiguous, confusing, impractical, 
unrealistic and subsequently should be omitted. 

In Part C of the objection, objection is made 
to the removal of a restrictive title condition 
to allow a Scheme regulation to take effect 
in the place thereof with specific reference 
to environmental management of the area. 

The objector from a practical point of view loses the context of the 
existing situation as part of his motivation as the application area 
forms part of an area that has already been disturbed. This is also 
confirmed by CapeNature’s response to the application attached 
as an Annexure. An investigation by the reputable Environmental 
Practitioner, Lornay Environmental Consultant proved that the 
development area is restricted to the existing approved disturbed 
area. 

Secondly, paragraph 2 of the response to the PBRA associations 
objections should also be considered in the sense that the purpose 
of a title deed is not to manage land-use; a zoning scheme 
manages land-use and inter alia also environmental matters. 

Thirdly, cognizance should be taken that the removal of the 
condition is primarily to accommodate business activities with the 
specific use of the wedding activities and potential of trading of the 
courses and training. 

The removal of the restrictive title deed condition does not exempt 
the property owners from compliance with the relevant 
environmental legislation and restrictions. 
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It is once again evident that the point of objection is not valid and 
should be rejected by the deciding authority. 

As part of Part D, the PBRA had the following 
points of objection: 

 

Questions whether the notice of the 
application documentation has been sent to 
all the holders of the praedial rights against 
the property. 

Apart from notices in the local newspapers, a site notice which was 
strictly maintained, the application was also sent via email to all 
parties identified by the Overstrand Municipality and those parties 
that do not have email per registered post; hence a comprehensive 
process was followed in compliance with the relevant municipal 
planning by-law to ensure that affected parties were notified. 

The legitimacy of the existing water 
connection is questioned. 

The application site was used previously for inter alia a hotel 
subject to all requirements including the provision of water and 
provided, monitored, managed and billed by the local authority 
and is completely legitimate. 

Question whether applicant is allowed to 
transgress the pipeline with the possibilities 
that it may potentially cause damage to this 
main water line. 

The referred pipeline is an underground pipeline and will not be 
affected by the parking area or any roads within or outside the 
application area. The owner of the property is aware of the said 
servitude and pipeline and respect it accordingly. All buildings are 
also subject to municipal management and treated accordingly. 

 
The sewer is not motivated in the report with 
reference to capacity compared to demand 
and request demand vs capacity as well as a 
functional status and related impact of the 
facilities on the area report. 

The existing system is a longstanding system as reflected in the 
application report and is functioning well. It was originally 
designed to accommodate a hotel with its associated functions. 
The existing proposal including the proposed camps and 
occasional weddings usage is on a substantially lower usage level 
and therefore consider to be compliant with the need. The system 
is constantly monitored and accordingly managed. 

Reference is made to a conference centre in 
the report and object to a conference facility. 

The application area is not intended for a conference facility as per 
definition in the town planning scheme, but for courses, seminars, 
retreats for churches, groups and functions as part of the 
Foundation for Cross-Cultural Education international missionary 
educational and training centre and as per the application on 
exceptional instances for weddings. Therefore, this point of 
objection is not applicable. 

In terms of parking, it is requested that a 
condition be included that all parking needs 
to be on site. 

When parking calculations are made, it is clearly mentioned to be 
on-site. Therefore, this request as part of the objection of the PBRA 
is considered not appropriate and applicable and should be 
ignored. 

No provision is made for parking for physical 
disabled people. 

No specific bays have been identified as such on the site 
development plan. Ample space is available to provide for such for 
physically disabled people parking and if required can be done 
accordingly. 
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The local authority should ensure as part of 
their approval for weddings strict conditions 
be set to ensure conformance to weddings 
and no other uses under the definition of a 
“Place of Entertainment”. 

From an applicant’s perspective this request as part of the PBRA is 
noted and will be adhered to. 

With reference to paragraphs 7.8 to 7.12 the 
zoning of the application site is questioned 
and request that the Overstrand 
Municipality Planning Department confirm 
and verify the zoning and correctly reflect it 
on the official zoning maps 

From a consultant’s point of view, a zoning certificate was 
obtained, but apart from that, the on-line information was found 
to be aligned with the zoning certificate and previous decisions and 
correspondence. 

 
TOWN PLANNER’S RESPONSE 

 
Part A:  
The objector proposes an amendment of the condition rather than a complete removal. 
This aspect will be dealt with under the Evaluation of the property. 

 
Part B:  
The objectors deemed the 2015 approval as invalid. The application went through a 
Land Use Scheme application 2015 and was approved. The objector (Pringle Bay 
Ratepayers Association) was part of applications pertaining to the property since 2009. 
Clearly the present PBRA does not have the correspondence since 2009 and does not 
acknowledge any comments from previous PBRA’s. The comment is disregarded. 

 
The comment that the solar panels should rather be installed on the roofs of the 
existing covered parking area is noted. It is the prerogative of the applicant to decide 
where the soar plant be located. The present location limit visibility since it is located 
at the back of the main building and screened from gravelled (Porter / Main) Road. 
Aesthetically the solar plant at the back of the main building is much more pleasing 
than on the existing covered parking area, highly visible for the gravelled road. The 
other aspect is that the existing covered parking is not necessarily structurally sound 
to be able to carry the weight of solar panels. 

 
With regards to the comment that the extension of the floor area must remain within 
the approved footprint of 2400m², it should be noted that approximately 800m² relates 
to the utility service (solar plant). The two (2) new staff quarters will be located on 
previously approved water tanks area. The extension, excluding the soar plant is 
limited to approximately 300m².  

 
Part C:  
The objector consistently relies on the Title Deed conditions pertaining to conserving 
the character and integrity of the area. The reality is that the Title Deed conditions did 
not address any environmental issues and or conservation, especially that allows 
agricultural activities as a primary right in a highly environmentally sensitive area. The 
Title Deed conditions allow the seller (Hangklip Beach Estates) the sole right to decide 
on activities on the property. 
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The Land Use Scheme Category of Rural Residential: Conservation Usage and 
overlay zones primary focus is to acknowledge the highly sensitive nature of the area 
and specifically the application property. The Land Use Scheme forces the owners into 
a land use application process, which entails public participation and involving various 
organisations and departments to give comments and place restrictions to align with 
environmental legislation and policies. 

 
Part D:  
Distribution was done as per Municipal request to all owners deriving from Portion 45 
of 559 Hangklip. The Pringle Bay Ratepayers is a representative of the Pringle Bay 
Town as an interested party, not the representative of the Agricultural Small Holdings. 

 
The property has municipal water as per response from the Operational Department 
Kleinmond. The Division: Environmental Management Conservation did indicate that 
the present septic tank system be converted into a conservancy tank and will be dealt 
with during the building plan process. 

 
Comments with regard to the water connection and pipeline are noted, however none 
of the responsible Divisions highlighted it as a concern. The pipeline is dealt with in the 
Title Deed and compliance thereof is a legislative requirement. 

 
The comments with regard to the conference centre from both the objector and 
applicant are noted. The conference facility use will be limited to the activities of the 
missionary. 

 
Parking will be dealt with as per the Overstrand Land Use Scheme and compliance 
thereof will be required during the building plan process. 

 
The comment with regard to the place of entertainment (wedding venue) is noted. 

 
COMMENTS RECEIVED FROM DEPARTMENTS: 

 
 Western Cape Government: Department of Environmental Affairs and 

Development Planning (DEA&DP) - Planning 
 

The said provincial department’s objection is based on planning guidelines and 
opinions that the application use of a missionary is not compatible with the tourist and 
conservation land uses. The response to the four points of objections is dealt with in 
the table here-below: 
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TOWN PLANNER’S RESPONSE 
 

The comment from the Department is noted.  
 

The following needs to be taken into consideration regarding the Western Cape Land 
Use Planning Guidelines: Rural areas. The guideline is primarily focussed on 
agricultural land and activities and not agricultural small holdings in CBA areas. 
Reference throughout the document makes reference to farms steads, farm activity 
etc. There is no category dealing with agricultural small holdings, in highly 
environmental sensitive areas that is not related to small scale farming or land reform. 

 
Chapter 6: 6.1 Principles:  
This chapter discusses the principles underpinning the rural areas guidelines. The 
application is in line with the principles in terms of Gender-transformative aspects in 
as far that the missionary does not discriminate in terms of gender and locality of 
trainees. The activity will not compromise the environment or detract from the rural 
character of the area. The proposed land use is located on transformed area and 
existing structures, dating back as far as the 1940’s. Priority should be given to the re-
use of previously developed sites which the application adheres to. 

 
Chapter 12: Rural Business: 
The objectives are to facilitate the development of rural businesses serving the needs 
of the local communities and provide guidance on suitable locations for appropriate 
development along main tourist routes. The guidelines refer back to agriculture and 
tourism activities. Due cognisance is taken of the promotion of tourist accommodation 
and facilities, however during the COVID pandemic it became clear the sole reliance 
on tourism is not viable. Thus, activities of low impact and relates back to community 
facilities should be evaluated as an option to ensure the maintenance of the property. 

 
An important consideration is that the property has had various uses over the past 50 
plus years ranging from a jail, tourist accommodation, restaurant, conference facilities 
and hotel of which none were very successful. 
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Chapter 14: Community facilities and Institutions 
A missionary facility, although private operates on donations and are registered as a 
Non-Profit Organisation (NPO) and thus will not be able to be financially viable on 
business zoned erven and the Municipality will not be able to generate the income from 
the erven. The facility due to its nature and international significance in the religious 
sphere, requires a safe and tranquil place in executing its mandate. The adjacent 
towns do not have sufficient land available for such a facility and business erven is not 
readily available in terms of occupancy, conference facility or area in extent. The small 
settlements of Rooi Els and Pringle Bay have limited business erven available with a 
tightly drawn CBD edge. These erven will not be able to accommodate the facility and 
the parking requirements.  

 
The town of Betty’s Bay has large erven available, but the ownership in most cases 
rest with the Department of Public Works. Any proposed development will be by means 
of a tender process and subsequent land use and environmental processes. The 
financial implications render the facility not viable. The towns of Kleinmond, Hermanus 
and Gansbaai do not have the extent of land available for Community Facility as per 
definition of the Land Use Scheme.  

 
One aspect of the guidelines which is unclear is the fact that facilities provided by 
private organisations is deemed businesses, but not government facilities. The 
Department must investigate this interpretation, since government does not provide 
essential community facilities anymore such as old age homes, Dementia and 
Alzheimer facilities or schooling in rural areas. The implication is that a farmer or 
private owner who provides the land, build and pay the teachers is not in line with the 
guideline document.  
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 Western Cape Government: Department of Environmental Affairs and 
Development Planning (DEA&DP) - Planning 

 

 
 

TOWN PLANNER’S RESPONSE 
 

The response of the applicant is agreed with.  
 

The comments of the Department would render all wedding venues, chapels, 
conference facilities etc. non-compliant with the guidelines, which is not in line with 
what is presently happening on farms. The implication is to merge all the activities 
under tourist facilities and be in compliance with the guidelines. The impact of the array 
of tourism facilities can be much more detrimental on the environment and high to 
medium potential agricultural land, whilst the proposed facility is located in approved 
structures with no impact on the land or environment. 
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Additional activities (non-intrusive) are necessary to ensure that the buffer zone of the 
Kogelberg Biosphere is protected. In order to achieve this, the Municipality and the 
landowner must compromise to have an end result that favours the environment. In 
this case the holding was developed in the 1940’s and in terms of the Title Deed 
conditions, the intention was not conservation driven. The Land Use Scheme, with the 
compilation of the Kogelberg Biosphere Framework in the 2000’s, has created a 
category to ensure the protection of the core of the Biosphere in limiting activities that 
may be detrimental to the Biosphere. 

 
It is acknowledged that the comments relate to the guideline and not on individual 
applications. The comments are noted and responded to explain why the Municipality 
will deviate from the guideline. 

 
CAPE NATURE: 

 
The confirmation and support of the application by the parastatal department of 
CapeNature is of substantial value. 

 
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 was supported by all internal municipal departments and external 
departments with the exception of Department of Environmental Affairs and 
Development: Directorate Planning  

 
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 
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Spatial Sustainability 
 

The proposed land use has little impact on the environment, since only 0,2780ha 
will be available for development located on disturbed land. The land has never 
been used for agriculture, based on historical records, but developed as a jail in 
the 1940’s to host convicts that was used as labourers for the construction of the 
road. 

 
Efficiency 

 
The building will be optimally used thus contribute to the efficient use of a 
structure. No municipal services are required and is self-sufficient. 

 
Spatial Resilience 

 
Spatial resilience refers to the built environment in relation to socio economic 
developments that can withstand environmental shocks. The built structure has 
an approved building plan in compliance with the National Building Regulations 
to ensure compliance and thus resilient in nature. 

 
Good Administration 

 
Administrative procedure was followed as prescribed by the Municipality. 

 
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 application is consistent with the principles of the SDF of low key non-
intrusive land uses in the rural domain.  

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

 
The Western Cape Land Use guidelines for Rural areas relates predominantly to 
agricultural activities and tourism accommodation and facilities. The guidelines 
are generic and does not fit all areas, such as the Hangklip Agricultural Holdings. 
Some of the consent uses are allowed in terms of the guideline, whilst the 
missionary itself is not considered an appropriate land use. This aspect will be 
discussed under Point 12 of the report. 

 
10.6 Impact on Municipal Engineering Services 

 
The Municipality will not provide any services to the property. 

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

 
In terms of the Environmental Legislation, the applicant did submit an 
Environmental Assessment for the Department and was found that the activity 
does not trigger any listed activities. See Annexure I. 
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10.8 Existing and proposed zoning comparisons and considerations 
 

N/A 
 

11. ADDITIONAL PLANNING EVALUATION FOR REMOVAL OF RESTRICTIONS 
 

The financial or other value of the rights in terms of the restrictive condition 
enjoyed by a person or entity, irrespective of whether these rights are personal 
or vests in the personas of the owner of a dominant tenement 

 
There are no financial or other value loss of rights of the restrictive condition that will 
impede on the adjacent owners or dominant tenement. 

 
The personal benefits which accrue to the holder of rights in terms of the 
restrictive condition. 

 
There is very little benefit for the holders of the restrictive condition. The impact is 
limited to the surrounding owners, which did not object to the proposal. 

 
The personal benefits which will accrue to the person seeking the removal of 
the restrictive conditions, if removed 

 
The personal benefit is the operation of a missionary school, and the applied consent 
uses. 

 
The social benefit of the restrictive condition remaining in place 

 
The status quo remains in place. 

 
The social benefit of the removal of the restrictive condition 

 
The social benefit is the upkeep and maintenance of the property and utilization of 
business in Pringle Bay town. Thus, assisting keeping businesses viable.  

 
Whether the removal, suspension or amendment of the restrictive condition will 
completely remove all rights enjoyed by the beneficiary or only some of those 
rights 

 
The removal or amendment of the conditions will not completely remove all rights 
enjoyed by the beneficiary, since the property has been used for a various of land 
uses since the 1940’s. The application primarily will make use of the existing buildings 
on the property which attributed to the character of the area. 

 
12. THE DESIRABILITY OF THE PROPOSAL 

 
The desirability will be discussed under the following headings: 

 
REMOVAL OF RESTRICTIVE CONDITION E.(O):  
“The said land may be used for the purpose of agriculture and breeding and keeping 
of domestic animals, poultry and/or bees provided that no goats or pigs may be kept, 
and/or for the purpose of carrying on the business or businesses of a boarding house, 
garage, filling station, restaurant, recreational club and/ or general dealer or any of 
them.” 
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The proposal is in conflict with the restrictive condition. The first part of the condition 
allows for agriculture in terms of the condition; however, the Land Use Scheme will 
only allow agriculture as a consent use and not a primary right as per the title deed. 
The reason being that due to the sensitivity of the property and similar experiences of 
agricultural activities on the holdings, it is a practice that is not conducive to the 
environment.  

 
Thus, to eliminate this precedence in terms of the primary right of agricultural on the 
holdings in terms of the title deed, it is best to remove this part of the condition in order 
to enforce various legislation on these holdings. 

 
The second part of the condition relating to business, the following mentioned uses 
conflict with the proposal such as boarding house and restaurant.  These activities 
need to be removed from the condition. In order to address the concerns of the 
objectors the amendment of the condition is proposed to ensure that activities not 
conducive to the area and as per intention of the title deed conditions reads as follows: 

 
E.(o) The said land may not be used for a garage, filling station, recreational club and or 

general dealer. 
 

PLACE OF INSTRUCTION 
 

The intention of the missionary school is to train missionaries, staff and people 
involved in this religious activity. The school will cater for the immediate area, national 
and international organisations involved in missionary work. This entails spiritual 
guidance, humanitarian aid, education, healthcare and empowering initiatives. 

 
PLACE OF ASSEMBLY 

 
In terms of the Land Use Scheme it is defined as public hall, for social functions, 
exhibition hall, club house, town hall or a civic centre, which is not directly related to 
a commercial undertaking. The application indicates that the hall will be used for the 
missionary’s own events and functions. This will enable the missionary to have 
conferences and events relating directly to their activities.  

 
The applicant did indicate church camps, however, does not indicate whether it will 
be camps located in the main building or tented camps. The latter will be problematic 
since it will have to be located on natural veld, which is not indicated on the site 
development plan and thus not supported if it is outside tented camps. 

 
PLACE OF ENTERTAINMENT 

 
The proposal entails the property be available for weddings. It is a well-known fact 
that many farms in the country have a chapel and cater for weddings, thus a wedding 
venue. The reason is the setting in a rural area that has much more charm than a 
town. Usually, limited accommodation and catering are available on the premises as 
well as sufficient parking. 

 
The motivation also refers to a maximum of 5 weddings a year, which is very difficult 
to monitor. However, this proposal of a wedding venue does not coincide with the 
motivation for a missionary school and the related activities.  The Place of 
Entertainment is not recommended for approval. 
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UTILITY SERVICE 
 

The proposed solar plant is located towards the northwestern side of the property in 
close proximity of the main building. The movement to renewable energy to combat 
climate change and be self-sufficient, the latter is due to Eskom’s inability to provide 
sufficient energy supply consistently. The drive worldwide is to advocate cleaner 
energy supply in order to limit the reliance on coal and contribute to lower levels of 
CO2 emissions’ application is in line with the aforementioned to retrofit energy supply 
to the proposed development. 

 
AMENDMENT OF APPROVAL CONDITION 

 
An application was approved in 2015 to extend the allowable footprint of structures to 
2400m² to accommodate the existing situation on Portion 59. The application is to 
amend the condition to accommodate the 2 staff quarters and 2 carports as well as 
the solar plant.  The proposals are located within the development footprint of 
property.  

 
The 2 additional staff quarters is directly related to the operation of the missionary 
and will contribute to the efficient operation of the facility. It should be noted that the 
2 staff quarters will be primarily located on existing water storage facilities and staff 
garages as per site plan 2012. The added metres consist mainly of the solar power 
plant which is conducive for energy efficiency and availability of electricity when 
needed and making the development more viable and environmentally friendly. 

 
CONCLUSION: 

 
In terms of the building plans available at the Municipality the following should be 
taken into consideration. The first plan on record was submitted in 1983 for ablution 
facilities. In 1986, building plans were submitted for Netzer Maginim Jewish camping 
site.  The building plan indicates 5 areas of 15 sites per area and alterations to the 
main building. During 2004, the site was renovated as indicated in photographs 
attached, indicating the derelict state of the property. The building plan depicted the 
renovations was approved during 2007. In 2008 an application served for tourism 
accommodation and approved. During 2009 the land use activities was expanded to 
conference and training facilities. During 2014 the property was rezoned to Rural 
Residential:  Conservation Use, and approval was obtained for a floor space area of 
2400m² to accommodate the existing structures. The building plan was approved in 
2014. 

 
The property has been utilised for various land activities over the past years, varying 
from community to tourism accommodation. The proposal is located in the existing 
structures with 2 additional staff quarters of 234m² and the solar plant of 796,66m² 
Due cognisance should be taken that existing structures will be renovated, some 
portions of structure will be demolished and effect is it only the new staff quarters, 
carports and solar plant that is added of which the large portion of the added square 
metres consist of the solar plant of 796,66m².  
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The structure on the property is ideally suited for a missionary school and its activities, 
due to the lay-out consisting of rooms, communal kitchen, lapa and staff 
accommodation. The present layout is more boarding house type and tourists are not 
in favour of rooms and communal facilities with very little privacy. This is evident in 
the failure of the facility as tourism accommodation and restaurant as per applications 
since 2008. 

 
The proposal for a Place of Entertainment is however not recommended for approval 
since it will be very difficult to monitor the proposed 5 weddings a year. It is also not 
in line with the main activity of the proposed activity e.g. missionary school. The 
proposed activity will elevate the comments on traffic generation and noise pollution. 
These aspects will need additional investigation and studies to evaluate the impact 
on the gravel road and the surrounding area. 

 
It is proposed that an Environmental Management Plan be submitted to the Municipal 
Division: Environmental Management Services to ensure that the development 
remains in the transformed area and remainder of the biodiversity areas remain 
undisturbed. 

 
Services are available to the property. Water is obtained from the Municipality; 
however, the septic tank and French drain must be converted to a conservancy tank. 
The applicant will have to enter into a contract with a private supplier of the service 
and submit proof of the contract to the Operational Department at Kleinmond. 

 
The Western Cape Government: DEADP (Environmental) support the application and 
indicated that no listed activities are triggered in their letter dated 20 May 2025. Cape 
Nature supports the application in their letter dated 2 December 2024. See Annexures 
I & J respectively. Comments received from the aforementioned Departments will be 
incorporated in the EMP. 

 
13. RECOMMENDATION 

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

Amendment By-Law on Municipal Land Use Planning, 2020 on Portion 59 (a 
Portion of Portion 45) of the Farm Hangklip No. 559 for the removal of Restrictive 
Title Deed Condition E.(o) as contained in Title Deed T2048/2006 of the property 
to accommodate the proposed land uses, not be approved, in terms of the 
provisions of Section 61 of the By-Law; 

   
 (a) that Restrictive Title Deed Condition E.(o) as contained in Title Deed 

T2048/2006 of the property to accommodate the proposed land uses, 
be amended to read as follows in terms of the provisions of Section 61 of 
the By-Law: 
 
(o) The said land may not be used for a garage, filling station, recreational club 

and/or general dealer. 
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3. that the application in terms of Section 16(2)(o) of the Overstrand Municipality 

Amendment By-Law on Municipal Land Use Planning, 2020 on Portion 59 (a 
Portion of Portion 45) of the Farm Hangklip No. 559 for a consent use to 
accommodate a place of entertainment to allow for weddings, not be approved, 
in terms of the provisions of Section 61 of the By-Law; 

  
4. that the application in terms of Section 16(2)(o) of the Overstrand Municipality 

Amendment By-Law on Municipal Land Use Planning, 2020 on Portion 59 (a 
Portion of Portion 45) of the Farm Hangklip No. 559 for a consent use to 
accommodate the following: 
• A place of instruction to allow for a training and educational centre,  
• A place of assembly to accommodate special events such as lectures, 

sermons, and  
• A utility service to accommodate a solar power plant. 
 
be approved, in terms of the provisions of Section 61 of the By-Law; 

  
5. that the application in terms of Section 16(2)(h) of the Overstrand Municipality 

Amendment By-Law on Municipal Land Use Planning, 2020 for the amendment 
of conditions in respect of existing approval on Portion 59 (a Portion of 
Portion 45) of the Farm Hangklip No. 559 to exceed the permissible floor space 
from 2400m² to 3280m² to accommodate the proposed expansion of the existing 
development, be approved, in terms of the provisions of Section 61 of the By-
Law; 

  
6. that the application in terms of Section 16(2)(l) of the Overstrand Municipality 

Amendment By-Law on Municipal Land Use Planning, 2020 for the amendment 
of the existing approved site development plan on Portion 59 (a Portion of 
Portion 45) of the Farm Hangklip No. 559 to accommodate the proposed 
expansion of the existing development, be approved, in terms of the provisions 
of Section 61 of the By-Law; 

  
7. that the approvals in Point 2 - 6 above be subject to the following conditions: 
  
 (a) that the approval for a Place of Assembly be restricted to the activities and 

residential component uses related to the Missionary activities; 
   
 (b) that all structures and uses be restricted to Site Development plan, dated 

July 2023, as submitted with the application; 
   
 (c) that this approval is not an approval in terms of any other legislation; 
   
 (d) that building plans be submitted to the Building Department for approval, 

and that any conditions by the Fire- and Building Departments be complied 
with at that stage; 

   
 (e) that the Overstrand Municipality retains the right to enforce any relevant 

legislation and or By-Laws; 
   
 (f) that the EMP be submitted to the Division: Environmental Management 

Services for approval. Due cognisance be taken to incorporate comments 
received from Cape Nature and Western Cape Government: DEADP 
(Environmental); 
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 (g) that this approval does not absolve the owner/applicant from compliance 

with any other relevant legislation; 
   
 (h) that all other development parameters as prescribed in the relevant Land 

Use Scheme be complied with; 
   
 (i) that the owner is responsible for all sewerage generated on the property, 

and disposal therefore at a licensed municipal sewerage treatment facility; 
   
 (j) that the owner is responsible for all waste generated on the property, and 

disposal therefore at a licensed municipal waste facility; 
   
 (k) that the amended title deed be submitted for record purposes to the 

Municipality; 
   
 (l) that all the conditions in the Services Report (attached as Annexure G), be 

complied with, and 
   
 (m) that all conditions imposed by Western Cape Government: EADP 

(Environmental) and Cape Nature (attached as Annexures I & J), be 
complied with. 

  
8. that the applicant and objectors be notified of his/her right of appeal in terms of 

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

 
14. REASONS FOR RECOMMENDATION 

 
POINT 2 - 3 

 
❖ The reason being that the facility can be accommodated with the amendment of 

the condition. 
❖ This will ensure that activities not in line with the Land Use Scheme remain in place 

and therefore not necessary to be removed. 
❖ Parts of the condition does not impede on the proposed land use and can remain 

in place. 
❖ The Place of Entertainment (wedding venue)is not in the spirit of a Missionary 

Facility focussing on training missionaries. 
❖ The Place of Entertainment can contribute to traffic and noise pollution aspects, 

which have not been investigated. 
 

POINT 4 - 7 
 

❖ The application is compliant with the Municipal planning documents. 
❖ The proposed extension of the footprint is located on disturbed land. 
❖ The application is supported by Cape Nature. 
❖ The application does not trigger any NEMA listed activities. 
❖ The consent uses as recommended falls within the ambit of the activities of the 

Missionary Facility. 
 

15. ANNEXURES 
 

Annexure A: Locality Plan 
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Annexure B: Motivation Report 
Annexure C: Site Development Plans 
Annexure D: Title Deed T2048/2006 & Conveyancer’s certificate 
Annexure E: Objections & support letters received 
Annexure F: Applicant’s response to the objections received 
Annexure G: Services Report 
Annexure H: Comment: Western Cape Government: EADP (Planning) 
Annexure I: Comment: Western Cape Government: EADP (Environmental) 
Annexure J: Comment: Cape Nature 
Annexure K: Comment: Environmental Management Services (municipal) 
Annexure L: Approved building plans & photos 

 
SIGNATURE 

 
REGISTERED PLANNER 

 
Name:   H VAN DER STOEP 

 
SACPLAN registration number:   A/1708/2013 

 
Signature:  ___________________ 

 
Date:   ___________________ 
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