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19. 
OVERSTRAND MUNICIPALITY: INVESTIGATION INTO AVAILABLE AND 
DEVELOPABLE LAND IN KLEINMOND AND OVERHILLS UPGRADES  
 
15/3/R 
R Kuchar Senior Manager : Town & Spatial Planning 
1 September 2021 (028) 313 - 8087 
 

1. Executive Summary 
 

The purpose of this report is to submit the Overstrand Municipality: Land 
Investigation Report for Kleinmond and Overhills for approval by Council as a 
guiding document with regard to housing development in the area. 

 
2. Service Delivery and Budget Implementation Plan Reference 

 
Infrastructure & Planning 
Town Planning / Spatial Development 

 
3. Compliance with Strategic Priorities 

 
Provision of democratic, accountable and ethical governance 
Promotion of Tourism, Economic and Social Development 

 
4. Delegated Authority 

 
None 

 
5. Legal Requirements 

 
Local Government: Municipal Systems Act, 2000 (Act 32 of 2000) 
Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013) 
Western Cape Land Use Planning Act, 2014 (Act 3 of 2014) 
Overstrand Municipality By-Law on Municipal Land Use Planning, 2020 

 
6. Background/Discussion/Comments/Conclusion 

 
Background 

 
The influx of people in Kleinmond, especially during 2018 has compelled the 
Municipality to assess availability of developable land in the area.  A detailed 
investigation process commenced with the objective to identify land for 
development for the broader spectrum of needs in Kleinmond, and to identify 
land for development in a broad context. 
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A consulting firm, Messrs Neil Lyners and Associates (Pty) Ltd, was appointed 
as project managers into land availability and developable land in Kleinmond 
with the objective to identify land for development for the broader spectrum of 
needs in Kleinmond and to provide proposals for the upgrading of the 
Overhills informal settlement in Kleinmond.  The project team consisted of Civil 
Engineers, Urban Designers and Environmental Specialists. 

 
For the process, a Steering Committee (attached as Annexure B) was 
established consisting of various provincial and local authority departments 
and members of the community.   

 
A status quo report was compiled in 2018 through a desk top study to identify 
possible land for development on private and public owned land and 
workshopped with the Steering Committee.  The Report was used to start the 
public participation process. 

 
Subsequent to the report in 2018, the Western Cape Government: Department 
of Human Settlements assisted the Municipality with the appointment of 
Violence Prevention through Urban Upgrade (VPUU) to complete the 
enumeration and the socio profiling of the residents in Overhills and the 
backyard dwellers in Poppedorp, Proteadorp and Mountain View.  The 
integration of the VPUU and Municipal housing waiting list were integrated and 
discussed under point 9.3 of the report.  The aforementioned was necessary 
to establish the needs in the community since the information was outdated 
and not readily available. 

 
Methodology and scope of work: 

 
The scope of work was established with the inception meeting between the 
Consultants, Messrs Neil Lyners & Associates, and the Municipality. It was 
determined that the scope of work was to identify suitable located land to 
accommodate both the overflow residents from the informal area, backyard 
dwellers and persons registered on the waiting list. 

 
Secondly, re-assessing the existing Overhills informal area to determine the 
development potential thereof. 

 
Thirdly, assessing development of Kleinmond which include different uses of 
housing typology for the whole of Kleinmond.  

 
The approach was to assess the real backlogs, but also provide solutions to 
address the sustainable housing needs in the broader area. In terms of 
identifying suitable located land, all land possible for development have been 
evaluated under the following categories such as conservation value, 
environmental sensitivity, goal of densification and cost of bulk services.  
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Public Participation was a critical component of the process and inputs of all 
participants were addressed and incorporated into the document. 

 
An eight (8) stage process was followed to ensure compliance with the Scope 
of Work and to ensure a comprehensive public participation process.  The 
stages are being discussed under point 2 of the document. 

 
Public Participation Process: 

 
To summarise the meetings and dates of the public participation process. 

 
Two public meetings were held in March and April 2018.  The objective was to 
brief Kleinmond residents on the investigation, present status quo reports and 
obtain input of needs and concerns at an early stage of the project. 

 
The report findings were discussed with the Project Steering Committee in 
November and December 2018. 

 
The report was also workshopped with the Mayoral Committee on 3 May 
2019. 

 
The investigation by Messrs VPUU and the findings were relayed to the 
Project Steering Committee on 6 February 2020 and to the community on 
25 February 2020. 

 
The final draft document was completed in September 2020 and advertised for 
public comment. 

 
Two public open days were held on 24 and 25 February 2021. 

 
The public participation comment period ended 19 March 2021 for final input. 

 
Key issues raised by the participants during the public process: 

 
There were generic comments with regard to socio-economic issues such as 
social problems, support from SAPS and uncontrolled influx of people into 
Kleinmond.  These aspects are noted but should be addressed in a different 
forum and does not form part of the brief. 

 
Valuable information was received from the public and Ward 9 pertaining to 
the identified sites:  The key issues are summarised as follows: 

 
Comment: 
The need was expressed for serviced sites to be made available for self-built 
houses in Proteadorp. 
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Response: 
The need can be addressed on Site 2,3 and 4 identified in the Report.  

 
Comment: 
The proposed re-development of the sports field (Site 9) in Proteadorp was 
opposed and the sports field should rather be upgraded. 

 
Response: 
It is indicated in the report that the sports field will only be dealt with if another 
portion of land can be obtained to re-locate the field which will be subject to 
the community participating in such a decision. 

 
Comment: 
It was also evident during the public participation that the perception is that all 
land identified will only be for low-cost housing. 

 
Response: 
This is however contradictory to the proposals of housing typology proposed 
by the report.  Some of the identified sites development proposals consists of 
retirement facilities, assisted living, community facility, etc. 

 
Comment: 
The need for a High School in future. 

 
Response: 
A site, Site 13, is identified for a High School, however, the property is in 
private ownership and discussion will have to take place between the owner 
and the Municipality. 

 
Comment: 
All the open space is being used for housing and nothing will be left for 
children to play in. 

 
Response: 
Most of the open space sites are undeveloped, however, to ensure that the 
amenity is available, the proposed lay outs still make provision for play parks. 

 
Comment: 
Development of Site 19 (Palmiet) Kleinmond Nature Reserve is not supported 
by the community and the Municipality: Environmental Section. 

 
Response: 
The Nature Reserve is not fully developed, and it is proposed that the 
Municipality: Environmental Section engage with Cape Nature and DEA&DP 
to unlock the potential of the Nature Reserve, especially the caravan- and day 
park. 
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Comment: 
People who have been on the waiting list the longest must be accommodated 
first. 

 
Response: 
This aspect must be dealt with by the Municipality and Department of Human 
Settlements.  

 
The comments and response document are attached as Annexure L in the 
report (attached as Annexure A). 

 
Discussion: 

 
The investigation into suitable land for development identified nineteen (19) 
sites which consists of both private and public owned land. 

 
The environmental specialists highlighted the sensitivities of all the 
developable land and also the opportunities that exists for development.  Due 
cognisance should be taken that statutory processes still have to be followed 
where applicable.  Quick win sites from an environmental perspective were 
also identified. 

 
The Urban Designers proposed a strategy of densification and integration, 
rather than expansion.  This will require further studies in terms of the zoning 
of the sites and the Urban Edge of Kleinmond.  They have also transacted the 
urban form of Kleinmond to evaluate the most appropriate housing typology 
that will contribute to the character of the town. 

 
The Civil Engineers did a desk top study and use the engineering planning 
documents to evaluate each site in terms of availability of bulk infrastructure 
such as electricity, water and sewerage as well as the capacity thereof.  They 
have also established quick win areas where little upgrading of infrastructure 
is necessary. 

 
In order to make the correct and appropriate proposal, a socio-economic study 
was conducted to establish the demography of the Kleinmond community.  
The socio-economic findings for Overhills, Proteadorp, Poppedorp and 
Mountain View in terms of the informal settlement and backyard dwellers can 
be summarised as follows: 

 
In the informal settlement of Overhills and backyard dwellers, most of the 
residents (75% to 80%) fall in the lowest combined household income 
bracket, that is R0 - R3500 per month.  This implies 720 to 765 potential 
beneficiaries.  Experience has shown that only 40% will qualify for 
subsidised housing and the remainder will have to be accommodated on 
serviced sites.  
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In the income category R3500 - R7500 per month, 17% - 20% of the 
residents could potentially qualify for rental accommodation/FLISP, which 
relates to 120 to 150 applicants.  The ideal sites will be Sites 6 and 9. 

 
The potential beneficiaries in the income category R7500 - R22500 per 
month are only 60 residents.  It should be considered to provide serviced 
erven for sale for them to build their own houses.  Sites 2, 3 and 4: This is 
quick win sites that are ideally suited for this purpose. 

 
It is clear from the socio-economic study that the abovementioned 
communities rely on government assistance in terms of housing. 

 
Identified sites: 

 
Nineteen (19) sites were identified which relate to approximately 1 040 
affordable housing opportunities.  The quick win sites relate to minor 
upgrading of infrastructure and little environmental constraints. 

 
The quick win sites are as follows: 

 
Site 2 (Erf 5462): The ownership vests with the Municipality.  The property is 
located along the boundary above Proteadorp.  Engineering upgrades need to 
be done as well as an Environmental Impact Assessment (EIA).  The 
proposed housing model is BNG and GAP housing. 

 
Site 3 (Erf 6862): The ownership vests with the Municipality.  The property is 
located within Proteadorp.  No EIA is required, and engineering services are 
available.  The proposed housing model is BNG and GAP housing and 
provides for 22 opportunities. 

 
Site 4 (Erf 6936): The ownership vests with the Municipality.  The property is 
located south of Proteadorp along the Main Road.  An EIA may be triggered 
and needs to be informed by DEA&DP, but engineering services are available.  
The proposed housing model is BNG and GAP.  The site provides for 
30 opportunities. 

 
Site 1A (Erf 5462): The ownership vests with the Municipality.  The property is 
located next to the Waste Transfer facility and in close proximity of Overhills.  
An EIA will be required, however, engineering services are available.  The 
proposed housing model is BNG with 120 opportunities.  Should the waste 
facility be moved the opportunities will be 190. 

 
Site 5 (Erven 5462 and 6090): The ownership vests with the Municipality.  The 
properties are located east of the cemetery.  An EIA may be triggered, 
however, engineering services are available.  The proposed housing model is 
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Social Housing through the development of walk ups and can accommodate 
87 opportunities. 

 
Site 14 (Erven 5462, 5453 and 5942): The ownership vests with the 
Municipality.  An EIA will be required, and engineering services are available, 
however, the capacity needs to be investigated.  The housing model is market 
related, frail care, assisted living and GAP housing. 

 
It should be noted that the remainder of the sites is subject to consultative 
process between the Municipality and private owners.  The sites are also 
subject to lengthy statuary processes and upgrading of bulk infrastructure.  
Thus, although the sites are identified as developable land, is not a quick win 
option.  However, it remains part of the developable land and the procedures 
should start immediately to open up the land for development:  

 
Site 1B (Erven 5462 and 5453): The ownership vest with the Municipality.  
The properties are zoned Special Zone and Open Space Zone 1, respectively. 
The property has been occupied by informal structures.  An EIA is required 
and partial engineering services are available and upgrade of bulk services 
will be necessary.  A heritage impact assessment will be required.  The 
proposed housing model is for BNG housing and create 111 opportunities. 

 
Site 1C (Erf 5462): The ownership vest with the Municipality.  The property is 
zoned Special Zone and is occupied by informal structures.  An EIA is 
required and partial engineering services are available and the upgrade of 
bulk services will be necessary.  A Heritage Impact Assessment will be 
required.  The proposed housing model is BNG housing with 170 
opportunities. 

 
Site 6 (Erf 6742): The property is zoned Authority Zone (Municipal Stores) and 
the ownership vest with the Municipality.  Engineering services are available.  
The housing model is FLISP and Gap housing of a medium to a high density. 

 
Site 7 (Erf 8640): The ownership is private, and the property is zoned Special 
Zone for housing purposes.  The property is vacant.  Engineering services are 
available, but the site is subject to a Heritage Impact Assessment.  The 
housing model is 2 to 3 storey walk up market related units of a medium to 
high density. 

 
Site 8 (Erven 6186, 8636, 8637, 8638 and 8639): Ownership is private and is 
zoned Special Zone and Open Space Zone 2, respectively.  The erven are 
vacant.  An EIA will be required as well as a Heritage Impact Assessment. 
Engineering services are available, but possible upgrade of bulk services may 
be required.  Housing model proposed for the erven are 2 to 3 storey walk up 
market related units of medium to high density. 
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Site 9 (Erven 5462 and 6582): The ownership vest with the Municipality.  The 
property is the existing sport field.  No EIA is required, and the engineering 
services are available.  The housing model is a mix of BNG, GAP and FLISP 
as well as 2-3 storey Social Housing.  The site provides 200 opportunities.  It 
should be noted that development of the site was strongly opposed by the 
community. 

 
Site 10 (Rem Erf 8186): The ownership is private.  The erf is zoned Business 
Zone 2 and Special Zone respectively.  No EIA will be required.  Engineering 
services are available, with a restriction of electricity supply.  A Heritage 
Impact Assessment may be required.  The housing model is FLISP containing 
2 - 3 storey walk up units. 

 
Site 11 (Erven 5772 to 5780): Ownership is private.  The erven are zoned 
Residential Zone 1 and are partially developed.  Engineering services are 
available, but electricity supply may need to be upgraded.  A Heritage Impact 
Assessment may be required.  The housing model is GAP or FLISP housing 
should the erven be consolidated and be dealt with as a housing project. 

 
Site 12 (Erven 4822, 8014 to 8040): The properties are privately owned and 
zoned Residential Zone 1 and General Residential respectively.  Partially 
vacant.  Engineering services are available, with a restriction of electricity 
supply.  A Heritage Impact Assessment may be required.  The housing model 
is a market related secure estate with a possibility of a clinic. 

 
Site 13 (Erf 4745): Ownership is private and zoned Residential Zone 1. The 
site is partially occupied.  An EIA and a Heritage Impact Assessment may be 
necessary. Engineering services are available, with a restriction of electricity 
supply.  The site is identified for a high school, relocation of the sports field 
with a limited housing possibility on the western side of the site or alternatively 
the latter can be substituted with a soccer field. 

 
Site 14 (Rem Erf 5462, Erven 5453 and 5942): The ownership vests in the 
Municipality.  The properties are zoned Special Zone, Open Space Zone 1 
and Open Space Zone 2, respectively.  An EIA and Heritage Impact 
Assessment will be triggered.  Engineering services will have to be upgraded.  
The housing model is a market related frail care, assisted living units and on 
the western side of the property GAP housing. 

 
Site 15 (Rem Erf 5462): The ownership vests in the Municipality.  The 
properties are zoned Special Zone.  An EIA will be necessary and a Heritage 
Impact Assessment may be required.  Engineering services are available but 
needs to be upgraded, with electricity supply restriction.  The housing model is 
market related frail care and assisted living. 
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Site 16 (Portion 8 of 563): Private ownership and developed, not vacant as 
indicated in the Report.  The portion is zoned Agriculture Zone 1.  An EIA 
process will be required, and a Heritage Impact Assessment may be required.  
Services are available but needs to be upgraded, with electricity supply 
restriction.  The housing model is a private initiative. 

 
Site 17 (Portion 10 of 563): Private ownership.  The property is zoned 
Agriculture Zone 1 and to be developed.  A building plan has been submitted 
and the property is not vacant anymore.  An EIA will be required.  A Heritage 
Impact Assessment may be required.  Engineering services are available but 
needs to be upgraded, with electricity supply restriction.  The housing model is 
a private development with a 20% potential for affordable housing. 

 
Site 18 (Erf 5745 and Portion 12 of 563): the ownership is private.  The 
properties are zoned Open Space 2 and Agricultural Zone 1, respectively.  An 
EIA will be required.  A Heritage Impact Assessment may be required.  
Engineering services are available but needs to be upgraded, with electricity 
supply restriction.  The housing model is a private development with a 20% 
potential for affordable housing. 

 
Site 19 (Rem Erf 5462): The ownership vest with the Municipality.  The 
properties us zone Open Space 1.  The property has the Palmiet Camping 
ground located on a portion of the property.  An EIA and other applicable 
Environmental Legislative requirements need to be met, since it is a 
proclaimed Nature Reserve.  The site is not recommended for an 
environmental perspective.  Engineering services are not available and needs 
to be established.  A Heritage Impact Assessment may be required.  The 
housing model is market related housing along the edges of the site. 

 
Conclusion 

 
The report under Sections 12 and 13 clearly stipulates the way forward and 
the quick win sites that can assist with the interim relief of the housing 
congestion.  The statutory processes should start immediately to ensure quick 
results to make land available for housing.  Simultaneously it is recommended 
to proceed with sites that can accommodate self-built schemes by residents of 
Proteadorp.  

 
It became clear during the process that a similar study should be undertaken 
in Betty’s Bay to identified developable land opportunities, since the study 
indicated that there are residents of Proteadorp that would prefer to relocate to 
the Betty’s Bay/Hangklip area. 

 
Suitable sites for affordable housing relate to approximately 1 040 
development opportunities of which Sites 2, 3, 4, 5 and the south-western end 
of Site 14 are quick win sites with the minimal processes required.  However, 
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all the identified sites have various statutory requirements that need to be met 
and the development opportunities may be impacted upon. 

 
Land development possibilities are available in Kleinmond, but need to be co-
ordinated with the communities to ensure the successful implementation of the 
report.  The development possibilities in Kleinmond are finite and studies in 
this regard should be extended in future to other towns in the Overstrand 
Area. 

 
It is recommended that the report be adopted as a guideline for development.  
This project be subject to further investigation and what financing resources 
could be assessed for implementation of the project. 

 
7. Financial Implications 

 
N/A 

 
8. Staff Implications 

 
N/A 

 
9. Comments from other Departments, Divisions and Administrations 

 
N/A 

 
10. Annexures 

 
Annexure A:  Overstrand Municipality : Investigation into Available and 

Developable Land in Kleinmond and Overhills Upgrades 
Report dd 3 August 2021. 

Annexure B: List of Steering Committee members. 
 

RECOMMENDATION TO THE COUNCIL : 
  
that the investigation into available and developable land in Kleinmond and 
Overhills Upgrades be approved as a guiding document to the Overstrand Spatial 
Development Framework, 2020 and the Overstrand Housing Plan. 

 
 
RESPONSIBLE OFFICIAL : R KUCHAR 

TARGET DATE FOR IMPLEMENTATION : 11 NOVEMBER 2021 

TARGET DATE TO INFORM APPLICANT : N/A 

TARGET DATE TO INFORM OBJECTOR : N/A
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19. 
OVERSTRAND MUNICIPALITY: INVESTIGATION INTO AVAILABLE AND 
DEVELOPABLE LAND IN KLEINMOND AND OVERHILLS UPGRADES  
 
15/3/R 
R Kuchar Senior Manager : Town & Spatial Planning 
1 September 2021 (028) 313 - 8087 
 
THIS MATTER SERVED BEFORE THE JOINT PORTFOLIO COMMITTEE ON 
19 OCTOBER 2021, WHICH COMMITTEE RECOMMENDED AS FOLLOWS: 
 
RECOMMENDATION TO THE COUNCIL : 
  
that the investigation into available and developable land in Kleinmond and Overhills 
Upgrades be approved as a guiding document to the Overstrand Spatial Development 
Framework, 2020 and the Overstrand Housing Plan. 
 
 
RESPONSIBLE OFFICIAL : R KUCHAR 

TARGET DATE FOR IMPLEMENTATION : 11 NOVEMBER 2021 

TARGET DATE TO INFORM APPLICANT : N/A 

TARGET DATE TO INFORM OBJECTOR : N/A 
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