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OVERSTRAND MUNISIPALITEIT 
ERF 188, KEPKEYSTRAAT 188, ZWELIHLE, 

OVERSTRAND MUNISIPALE GEBIED: AANSOEK VIR 
VERGUNNINGSGEBRUIK & AFWYKING: HIGHWAVE 

CONSULTANTS (PTY) LTD NAMENS UNITING 
PRESBYTERIAN CHURCH IN SOUTHERN AFRICA 

 
Kragtens Artikel 47 en 48 van die Overstrand 
Munisipaliteit Wysigingsverordening vir Munisipale 
Grondgebruikbeplanning, 2020 (Verordening) word 
hiermee kennis gegee van die onderstaande aansoeke 
van toepassing op Erf 188, Zwelihle naamlik: 
 
Vergunnings gebruik 
Aansoek ingevolge Artikel 16(2)(o) van die Verordening 
vir die oprigting van ‘n telekommunikasie basisstasie 
met ‘n 25m monopool mas. 
 
Afwyking 
Aansoek  ingevolge Artikel 16(2)(b) van die Verordening 
vir die volgende: 

• verslapping van die westelike straat boulyn vanaf 
5m na 1.83m, 

• verslapping van die suidelike gemeenskaplike 
boulyn vanaf 5m na 3.12m, en 

• verslapping van die hoogtebeperking vanaf 10m na 
25m om die voorgestelde 25m monopool mas op 
die eiendom te akkommodeer. 

 
Besonderhede aangaande die voorstel lê ter insae 
gedurende weeksdae tussen 08:00 and 16:30 by die 
Departement:  Stadsbeplanning te Patersonstraat 16, 
Hermanus. 
 
Enige kommentaar op die voorstel moet skriftelik wees 
in ooreenstemming met Artikels 51 en 52 van die 
Verordening en moet die Munisipaliteit (Patersonstraat 
16, Hermanus / (e) loretta@overstrand.gov.za) bereik 
voor of op 24 Januarie 2025, met u naam, adres en 
kontakbesonderhede, belang in die aansoek, asook die 
redes vir kommentaar. Telefoniese navrae kan gerig 
word aan die Stadsbeplanner, Mr. B Minnaar by 
0283138900. 
 
Munisipale Bestuurder, Overstrand Munisipaliteit, 
Posbus 20, HERMANUS, 7200 
 
Munisipale Kennisgewing Nr. 208/2024 

 

OVERSTRAND MUNICIPALITY 
ERF 188, 188 KEPKEY STREET, ZWELIHLE, 

OVERSTRAND MUNICIPAL AREA: APPLICATION FOR 
CONSENT USE AND DEPARTURE: HIGHWAVE 

CONSULTANTS ON BEHALF OF UNITING 
PRESBYTERIAN CHURCH IN SOUTHERN AFRICA 

 
Notice is hereby given in terms of Sections 47 and 48 of 
the Overstrand Municipality Amendment By-Law on 
Municipal Land Use Planning, 2020 (By-Law), of the 
following applications applicable to Erf 188, Zwelihle 
namely: 
 
Consent Use 
Application in terms of Section 16(2)(o) of the By-Law to 
allow the erection of a Telecommunication base station 
with a 25m Monopole Mast 
 
Departure 
Application in terms of Section 16(2)(b) of the Bylaw for 
the following: 

• relaxation of the western street building line from 
5m to 1.83m, 

• relaxation of the southern common building line 
from 5m to 3.12m, and 

• relaxation of the height restriction from 10m to 
25m to accommodate the proposed 25m 
monopole mast on the property. 

 
Details regarding the proposal are available for 
inspection during weekdays between 08:00 and 16:30 at 
the Department: Town Planning at 16 Paterson Street, 
Hermanus.   
 
Any comments on the proposal must be in writing in 
accordance with Sections 51 and 52 of the By-Law to 
reach the Municipality (16 Paterson Street, Hermanus / 
(e) loretta@overstrand.gov.za) on or before,                       
24 January 2025, quoting your name, address and 
contact details, interest in the application, as well as the 
reasons for comment.  Telephonic enquiries can be 
made to the Town Planner, Mr. B Minnaar at 
0283138900. 
 
Municipal Manager, Overstrand Municipality, P.O. Box 
20, HERMANUS, 7200 
 
Municipal Notice No. 208/2024 

 
 

UMASIPALA WASE-OVERSTRAND  
ISIZA 188,188 KEPKEY STREET, ZWELIHLE, 
UMASIPALA WASE OVERSTRAND: ISICELO 
SOKUSETYENZISWA KWEMVUME KUNYE 

NOPHAMBUKO: HIGHWAVE CONSULTANTS 
EGAMENI LE UNITING PRESBYTERIAN CHURCH IN 

SOUTHERN AFRICA 
 
Isaziso sinikezelwa  ngokwemiqathango ye Candelo 
47 nelama 48 lomthetho ka Masipala wolungiso 
lolungiso ka Masipala wase Overstrand 
kucwangciso lokusetyenziswa  komhlaba ka 
Masipala 2020(uMthetho ka Masipala)ye sisicelo 
silandelayo esikwi Siza 188 eZwelihle ezizezi  
 
Imvume Yokusetyenziswa 
Isicelo ngokwemiqathango yeCandelo 16(2)(o) 
walo mthetho ukuvumela ukumiselwa kweqilima 
lesitishi sezonxibelelwano ngokwe 25m ubude 
bepali emiliselweyo 
 
Uphambuko 
Isicelo ngokwemiqathango yeCandelo 16(2)(b) 
walo Mthetho oku kulandelayo: 
 

• Ukunyenyiswa komda kwisitalato esi 
sekhohlo ukusuka ku 5m ukuya  kwi 
1.83m 

• Ukunyenyiswa komda wesakhiwo 
esisemantla ukusuka ku 5m to 3.12m 
kunye 

• Ukunyenyiswa komphakamo 
ngokungenagqithiso ku 10m ukuya 
ku25m ukulungiselela isiphakamiso se 
25m kwipali emiliselwe kwi propati 

 
Iinkcukacha ezipheleleyo malunga nesi sindululo 
ziyafumaneka ukuze zihlolwe kwiintsuku 
zaphakathi evekini ukusukela phakathi kwentsimbi 
ye08:00 neye16:30 kwiSebe: Ucwangciso 
leDolophu kwa16 Paterson Street, Hermanus.   
 
Naziphina izimvo ezimayela nesi siphakamiso 
mazibhalwe ngokuhambelana nezibonelelo le 
Candelo lama51 nelama52 loMthethwana zifike 
kwaMasipala (16 Paterson Street, Hermanus / (e) 
loretta@overstrand.gov.za) ngomhla okanye 
ngaphambi, 24 Eyomqungu 2025, uchaze igama 
lakho, idilesi neenkcukacha ofumaneka kuzo, umdla 
wakho kwesi sicelo, kwakunye nezizathu zakho 
zokuhlomla.  Imibuzo ngefowuni ingabuzwa 
kuMcwangcisi weDolophu, Mnu. B. Minnaar kwa-
0283138900 
   
UMphathi kaMasipala, Overstrand Municipality, 
P.O. Box 20, HERMANUS, 7200 
 
Inombolo yeSaziso kaMasipala. 208/2024 

 

mailto:loretta@overstrand.gov.za
mailto:loretta@overstrand.gov.za
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1. DEFINITIONS: 
 

FOR THE PURPOSE OF THIS APPLICATION THE TERMS USED HEREIN ARE 

AS FOLLOWS: 

 
PROPERTY: 

ERF 188, ZWELIHLE, OVERSTRAND MUNICIPALITY, WESTERN PROVINCE. 
 

 

CLIENT: 

EAGLE TOWERS SA 

 
APPLICANT: 

HIGHWAVE CONSULTANTS (PTY) LTD. 
 

 

OWNER: 

UNITING PRESBYTERIAN CHURCH IN SOUTHERN AFRICA 
 

 

2. ABBREVIATIONS: 
 

FOR THE PURPOSE OF THIS APPLICATION THE TERMS USED HERE IN ARE AS FOLLOWS: 

 
EXISTING GROUND LEVEL: 

Referred to as (EGL) 
 

 

LUS: 

Overstrand Municipality Land Use Scheme, 2020 

 
SPLUMA: 

Spatial Planning and Land Use Management Act (Act 16 of 2013) 

 
TA 

 
 

 

TOA: Top of Antenna
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3. THE APPLICATION 
 
Application is hereby made on behalf of our client Eagle Towers SA to allow the following on 

 

Erf 188, Zwelihle. 
 
 

1.  Consent use application in terms of Section 16(2)(o) of the Overstrand Municipal Land 

Use Planning By-law to allow the erection of a Telecommunication base station with a 25m 

Monopole Mast. 

2.  Departure application in terms of Section 16(2)(b) of the Overstrand Municipal Land Use 
 

Planning By-law to allow the: 
 

• Departure of the western street building line (shared with Hlobo Street) from 5.0m to 
1.83m,  

• Departure of the southern lateral building line from 5.0m to 3.12m, and 

• Height departure from 10.5m to 25.0m to allow the proposed 25m Monopole mast on the 
said property. 

 
 

4. PROPERTY DESCRIPTION, SIZE AND OWNERSHIP 
 
 

The subject property relating to the application is identified as Erf 188, Zwelihle with an extent 

of 590m² (Five Hundred and Ninety Square Meters). The property is situated in Zwelihle on the 

corner of Hlobo Street and Nama Street (also referred to as Kepkey Street on some plans and 

maps) and is currently owned by the Uniting Presbyterian Church in Southern Africa and there 

are no restrictive title deed conditions as pertained in the Title Deed T65495/2013 (Appendix 

A: Title Deed). 
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6. DEVELOPMENT PROPOSAL 
 

 
a.   Development 

 
It is the intention of our client to apply for a consent use, departure of the western street 

building line and the height restriction for Community Zone 1 (Appendix J) property to 

construct a freestanding telecommunication base station. The application entails the 

following proposed development parameters: 

 
 

•  Construction of a 25m Monopole Mast situated in the southwestern corner of the 

property (Appendix E: Plans 11/11). 
 

•  Installation of 12 triband antennae on the proposed 25m mast. 

 

•  Installation of 2 transmission dishes on the proposed 25m mast. 

 

•  The mast and equipment containers will be placed inside a 6.215m (L) x 2.620m (W) 

compound enclosed off by a 2.1m palisade fence. 

 

 
b.   Access 

 
 

Access to the proposed freestanding base station will be obtained from a new entrance 

to the southwestern side of the property (Refer to Plan 3/10 Appendix E: Plans), situated 

on the corner of Hlobo Street and Nama Street. 

 

 
c.   Security 

 
 

The proposed freestanding base telecommunications station will be constructed on Erf 

188, Zwelihle, surrounded by palisade fences. Extra security to the actual 

telecommunications base station will be added by a 2,1m high palisade fence. The 

telecommunications radio and transmission equipment will be installed inside alarm 

monitored containers; these containers are secure as they are always locked. The 

antennae will be located 13m above ground level and are inaccessible to the public. 

Access to the equipment and antennae will be limited to registered and qualified 

personnel only. Health and safety legislation also require restrictive security signage (0,4 

x 0,5m) to be attached to access gate, containers, and mast door. 
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The above safety and security measures have been put in place by telecommunication 

operators and legal entities to prevent access to the public and greatly reduce vandalism 

of the equipment. 

 

 
d.   Electricity Requirements 

 
Electricity supply will be obtained from the available on-site supply, technological 

advances have also seen current telecommunications equipment reduce their electricity 

usage. 

 

 
e.   Environmental 

 
The National Environmental Management Act (Act 107 of 1998) regulates environmental 

and social sustainability. According to the National Environmental Management Act 

Regulations Listing Notice 3 of 2014, which came into effect on 08 December 2014, an 

Environmental Impact Assessment (EIA) or Record of Decision (ROD) is ONLY a 

requirement for: 

 
 

“The development of masts or towers of any material or type used for telecommunication 

broadcasting or radio transmission purposes where the mast or tower outside the urban 

edge- 

 
 

a)           is to be placed on a site not previously used for this purpose; and 

b)           will exceed 15 meters in height 

 

 
 

But excluding attachments to existing buildings and masts on rooftops”. 
 

 
 

Listing Notice 3 of 2014 clearly defines the requirements in the Western Cape: 
 
 

“(f) In Western Cape: 
 

 
 

I.           All areas outside urban areas; or
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II.          Areas designated for conservation use in Spatial Development Frameworks 

adopted by the competent authority, or zoned for a conservation purpose, within 

urban areas. 

 
 

As this site falls in an urban area within the Overstrand Municipaly and  not  in an area 

designated for conservation use as prescribed in the Spatial Development Framework 

adopted by the competent authority, or zoned for conservation purposes, it does not 

trigger a listed activity in terms of the 2014 NEMA regulations and therefore no 

environmental impact assessment or ROD (Record of Decision) is required. Also refer to 

the Visual Impact Assessment (VIA) (Appendix G p11). 

 

However, Highwave Consultants Pty Ltd will apply from the Western Cape Provincial 

Government Department of Environmental Affairs and Development Planning for written 

confirmation that this application does not trigger a listed activity in terms of the 2014 NEMA 

regulations if required by council.  

 

 

7. MOTIVATION 
 

 
a.    Background 

 
 

Recent research conducted has indicated that there is a current lack of cellular 

infrastructure to provide optimal and efficient data/ voice coverage to the surrounding 

community situated in the Zwelihle area. 

 
 

The need for optimal coverage was mainly caused by the increase in subdivisions of the 

surrounding large properties into industrial, commercial, and business parks over the past 

few years as well as the introduction of LTE (latest cellular technology). As identified by 

the Transparent Mobile Internet Protocol (TMIP) the coverage radius/ footprint for cellular 

telecommunications technology has been reduced due to the latest technology and 

additional need for increased data speed and voice quality. In addition to the research 

there has been a clear increase in customer complaints in the surrounding area regarding 

poor or no voice and data coverage which is paramount to ensuring economic development 

of the surrounding area. 
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b.   Proposed Development Parameters 
 
 
 

The current and proposed allowable development parameters as per the Community Zone 
 

1 (Appendix J) are indicated in the 
Table 1 below: 
 

 

 Table 1: Development Parameters for Community Zone 1 

Development 
 

Parameters 

Zoning Scheme Regulations 
(Community Zone 1) 

Proposed Development 
 

on Erf 188, Zwelihle 

 
 

Floor Factor 

 
 

1.2 

 
 

COMPLY: N/A 

 
 

Coverage 

 
 

60% 

 
 

COMPLY: N/A 

 
 

Building Lines 

 
 

Street Building Lines: 5m 

 
 

DEPARTURE: 1.83m 

 Lateral Building 
 

Lines: 5m 

 
DEPARTURE: 3.12 
 

 
Parking 

 
Off-Street Parking 

 
COMPLY: Parking as per 
the approved building plan 

 
 

Height 

 
 

Height restriction: 10.5m 

 
 

DEPARTURE: 25m 

 
 

 
c. Physical Characteristics 

 
 

RF Engineers are subject matter experts and identify sites by utilizing a specific set of 

engineering rules and principles, Erf 188, Zwelihle was identified as a prime position on 

the following premise: 

 
 

• Property offers the optimal position situated between existing and planned base 

stations to provide efficient data and voice coverage. 

•    Surrounding geographical aspects are in line with the requirements. 

 
•    Minimized physical, natural and visual impact 
(Appendix G). 

 
• Ability to reduce the number of base stations in the surrounding areas by allowing co- 

location on this mast. 
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TITLE DEED DESCRIPTION:                       Erf 188, Zwelihle in the Overstrand Municipality, Western 
 

Cape Province. 

 
TITLE DEED NUMBER:                                T65495/2013 (Appendix A: Title Deed) 

 
 

TITLE DEED RESTRICTIONS:                     None other than the conditions imposed by Overstrand  
               Municipality 

 
 

PROPERTY SIZE:                                         590m² (Five Hundred and Ninety Square Meters). 
 
 

ZONING:                                                        Community Zone 1 (Appendix J) 
 
 

PROPERTY OWNER:                                   U n i t i n g  P r e s b y t e r i a n  C h u r c h  i n  S o u t h e r n  A f r i c a  
 

 
SERVITUDES:                                               None 

 

 

5. CONTEXTUAL INFORMANTS 
 

 
a.   Locality 

 
The concerned property is identified as Erf 188, Zwelihle. As previously mentioned, the 

property is situated on the corner of Hlobo Street (Appendix B Plan1/11) and Nama 

Street. 

 

 
b.   Land Use 

 

The property is zoned Community Zone 1 (Appendix J) and is currently utilised as a place of 

worship (church). However, three illegal structures were identified along the eastern common 

boundary abutting Erf 189 (Appendix B Plan 2/11 and 11/11 and Appendix C – Approved 

Building Plan). These structures are used as storage facilities and will be demolished.  

 

The surrounding land uses in the area are predominantly utilized for residential and education 

purposes. The land use bordering the property directly to the west (across Hlobo Street), to the 

south and to the east are utilised for residential purposes. Across Nama Street is the education 

facilities of Lukhanyo Primary School. 
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•    Ability to provide sufficient security to the equipment. 

 
•    Capacity to share infrastructure with majority of the operators 

 

 

•    Property position will address the complaints received in the area. 

 
•    Sufficient space to erect a freestanding base telecommunications station. 

 
 

To achieve the optimal data and voice coverage objectives base stations needs to be 

approximately 300m apart on average, this depends on the density of the surrounding 

areas as well as geographical and physical features. The fresnaye effect also influences 

the quality of the voice and data coverage caused by the amount of steel and concrete of 

the buildings in the surrounding area, this results in a reduced coverage area 

 

 
d.      Title Deed 

 

 

In respect of Erf 188, Zwelihle it was found that there are no restrictive title deed conditions, 

other than the conditions imposed by Overstrand Municipality, contained in title deed no. 

T65495/2013 that needs to be removed. (Appendix A: Title Deed). 

 

Overstrand official Ms Anja Le Roux applied to council for the removal of restrictive 

condition C.1. which reads: 

 

 

 
e.      Health 

 

Current research on freestanding base telecommunication stations has reached a point whereby 

scientists are satisfied that base stations do not pose a health threat. Research on handsets is however 

ongoing, as it is deemed that placing the handset against your head could pose a greater threat to 

health. Mobile phones are low powered radiofrequency transmitters. They operate at frequencies 

between 450 and 2700 MHz. The handset only transmits power when turned on. Using the phone in 

areas of good reception decreases exposure as it allows the phone to transmit at reduced power. 
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Radio waves are emitted by numerous instruments including microwave ovens and television screens 

inside our households. Walking along any street exposes us to Radio Frequency (RF) emissions. RF 

emissions are part of modern-day society and scientists continuously monitor the impacts of these.  

 

ICNIRP (International Commission on Non-Ionizing Radiation Protection), an independent scientific 

organization established in 1992 published guidelines providing a means of limiting and guiding human 

exposure to electromagnetic fields. These guidelines have become the world standard for human 

exposure to electromagnetic fields. ICNIRP considers both the thermal and non-thermal effects of RF 

exposures as well as all other identified hazards of RF exposure. Cellular equipment needs to comply 

with all the regulations of ICNIRP as well as the WHO and National Legislation governing the use of 

this equipment and the emissions of radio waves. ICNIRP allows for an exposure measurement level 

of 41.000 (v/m) within a distance of 15m from the antennae. Cellular operator antennae operate at a 

level of not more than 0.04 (v/m) within 15m, in laymen’s terms the levels are approximately 1/1000th 

of the prescribed exposure levels. It is therefore clear that the installation of these antennae does not 

pose a health risk. Cellular companies monitor the health impact of their base stations carefully and 

spend large sums of money researching this topic annually.  

 

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

based on guidelines endorsed by the ICNIRP. Emissions from all existing and proposed base stations 

are following these guidelines and are far below international standards. 

 

A statement made by the Department of Health dated 19 January 2018 on the Health Effects of cellular 

communications base stations states the following (see letter attached in application): 

 

” Considering the very low exposure levels and research results collected to date, there is no 

convincing scientific evidence that the weak RF signals from base stations and wireless networks 

cause adverse health effects”. 

 

Also mentioned in the statement of the Department of Health another WHO fact sheet was published 

in June 2011 and reviewed in October 2014 (i.e. Electromagnetic fields and public health: mobile 

phones viewable online (WHO Factsheet: online) and subsequently concluded the following: 

 

“A large number of studies have been performed over the last two decades to assess whether mobile 

phones pose a potential health risk. To date, no adverse health effects have been established as being 

caused by mobile phone use.”  

 

Further on in the document (Appendix H), the Department of Health goes on to say that: 
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“The Department is therefore satisfied that the health of the general public is not being compromised 

by their exposure to the microwave emissions of cellular base stations. This also means that local and 

other authorities, in considering the environmental impact of any particular base station, do not need 

to and should not attempt, from a public health point of view, to set any restrictions with respect to 

parameters such as distance to the mast, duration of exposure, height of the mast, etc.” 

 

The following is an extract from the Authority on Radiation Protection and Nuclear Safety of the 

Australian Government and clearly differentiate between two types of radiation, one can cause harm 

to the human body and the other one pose no threat to the human health. The two are: 

 

• Ionising Radiation 

This type of radiation refers to the type that carries enough energy to cause ionisations in atoms. This 

is a much stronger type of radiation compared to non-ionising radiation. This is the dangerous type 

that you typically will find in gamma rays, x-rays, etc. 

 

• Non-Ionising Radiation 

This type of radiation refers to types of radiation that do not have enough energy to cause ionisation 

of the atoms. These types of radiation are the “every day” radiation that everyone experience such as 

infrared, microwaves and do not have enough energy to cause harm. 

 

It is proven that the proposed cell mast development and every other freestanding base 

telecommunication station utilise non-ionising radiation. 

 

5G and the concerns related to it: 

 

The following was a study that was conducted in South Africa and published on the 6 th of September 

2021 on My Broadband. (The source is below) 

“The electromagnetic radiation you are exposed to when standing close to an active microwave oven 

is much higher than a 5G cellular tower, a MyBroadband investigation has shown. 

 

Even though the radiation from the microwave was much higher, it remained within the safety 

thresholds of the International Commission on Non-Ionizing Radiation Protection (ICNIRP). 

MyBroadband sent a researcher to several cellular masts around the Gauteng area to see if the 

electromagnetic radiation they emit present any danger to the people living around them. For points 

of comparison, he also measured the radiation emitted from a microwave oven and Wi-Fi router. 

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

https://za.rs-online.com/web/p/microwave-emission-detectors/1065307/?utm_source=MyBroadband&utm_medium=MyBroadband
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Figure 1: Diagram of the electromagnetic spectrum 

A diagram of the electromagnetic spectrum (Figure 1) , showing various properties across the range 

of frequencies and wavelength. The current scientific understanding is that electromagnetic waves up 

to the visible light spectrum are unlikely to be harmful to human health below certain power thresholds. 

 

Electromagnetic fields that run at frequencies higher than that of ultraviolet light are known as ionising. 

Ionising electromagnetic radiation, such as that caused by x-rays and gamma rays, can damage DNA 

and are known to cause cancers. Non-ionising radiation does not cause DNA damage as ionising 

radiation does, but it may be harmful to human health at high enough power levels. 

 

For example, microwave ovens use electromagnetic waves with frequencies around 2.45 gigahertz 

(GHz). This is in the same vicinity as technologies like Wi-Fi and Bluetooth. 

 

The difference is that microwave ovens emit these waves at a much higher power level, measured in 

Watt (W), compared to Wi-Fi and Bluetooth devices. Hertz is a measurement of how many times a 

wave oscillates every second, whereas Watt is a measure of the wave’s power. 

 

The ICNIRP defines safe reference levels for the public at the following power densities. As the 

frequency of the electromagnetic wave increases, the safe power density increases: 

• 900MHz — 4.5 W/m2 

• 1.8GHz — 9 W/m2 

• 1.9GHz — 9.5 W/m2 

https://mybroadband.co.za/news/wp-content/uploads/2020/06/EM-Spectrum-Properties-Wikipedia.jpg
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• 2.0GHz+ — 10 W/m2 

To get a sense of the ambient electromagnetic radiation we are exposed to, we took a baseline reading 

outside, in a suburban neighbourhood. The measurement varied from about 0.002W/m2 to 0.004W/m2. 

We then took measurements at varying distances from a cell phone tower, and the highest reading we 

got was 0.004W/m2 — entirely within what is considered normal. 

 

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

law.” 

 

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

infrastructure (My Broadband: online). 

 

The Directorate: Radio Control, within the South African Health Products Regulatory Authority 

(SAHPRA) is the responsible authority regulating cellular base-station effects on health and they 

confirmed that there are no health dangers related to freestanding base telecommunication station / 

cell masts. Please see attached letter “SAHPRA Letter on Health Effect_2022” (Appendix H: SAHPRA 

Letter on Health Effect_2022). 

 
f.    Need & Desirability 

 
 

In modern times it is become a rear instance where a member of the public only utilises one 

cellular phone, majority utilize a cellular phone for personal and an additional phone, IPad or 

dongle for business purposes, it’s on this premise that we believe it to be in both the Overstrand 

Municipality and the operators interests to address the problem of weak voice and data coverage 

and to provide the surrounding high traffic commercial & business community with the basic need 

of effective voice and data coverage, as it has become an integral part of our daily lives. 

 
 

The need for the freestanding base telecommunication station is not only centred on cell phone 

reception for the community of Zwelihle, but the focus is also on improving internet speeds in 

the area as the industry is moving towards a data centric industry. It is also aimed at users of new 

wireless technology. According to Tumotech, due to the emergence of more apps than anyone 

can keep track of and advanced software the pressure on networks has intensified. This is likely 

to continue with more and more data centric services coming out such as video streaming 

(Netflix, DSTV box-office, DSTV Now and DSTV Catch Up). The fibre rollout development is 

already a step in the right direction. However, there is still a lack of upstream bandwidth industry 

investment. Upstream bandwidth refers to data sent from the user devices such as desktop 

computers, smart phones, laptops, and tablets toward the Service Provider destination. The 
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challenge is that wireless internet infrastructure is focused on downloading data and not the 

uploading of it. 

 

When selecting a site, special consideration is given to the geographical aspects so that the 

cellular infrastructure is positioned to ensure optimal functionality and availability to the 

customer. This reduces the number of base telecommunication stations necessary to provide 

the best possible experience for the end user. 

 

Our client Eagle Towers SA pride themselves in ensuring that a positive impact is created in 

terms of the social, environmental, and economic wellbeing of the area. Since the introduction 

of LTE in South Africa in 2012 there has been greater need for access to faster data, due to the 

higher penetration of LTE data in commercial and business areas, this has led to lower 

subscription fees which provide economic sustainability and development. LTE will ultimately 

address high data traffic requirements, and the surrounding community will be the main 

beneficiary. 

 

The erection of a telecommunication base station does not impact on the current or surrounding 

land uses of the property. The construction and maintenance phase of the proposal will provide 

a positive economic and social impact by ensuring job creation. 

 

The increase in tourist activities in the Zwelihle area over the holiday seasons created a high 

demand for effective voice and data requirements. The commissioning of the proposed 

telecommunication base station will alleviate the congestion experienced by cellular operator 

customers and ensure that their needs are accommodated. 

 

In modern times it has become a rear instance where a member of the public only utilizes one cellular 

phone, majority utilize a cellular phone for personal and an additional phone, iPad or dongle for 

business purposes, it’s on this premise that we believe it to be in both the Overstrand Municipality and 

the operators interests to address the problem of weak voice and data coverage and to provide the 

surrounding high traffic commuters with the basic need of effective voice and data coverage, as it has 

become an integral part of our daily lives.  

 

When selecting a site, special consideration is given to the geographical aspects so that the cellular 

infrastructure is positioned to ensure optimal functionality and availability to the customer. This reduces 

the number of base telecommunication stations necessary to provide the best possible experience for 

the end user.  

 

Our client Eagle Towers pride themselves in ensuring that a positive impact is created in terms of the 

social, environmental, and economic wellbeing of the area. Since the introduction of LTE in South 



ERF 188, ZWELIHLE: CONSENT USE AND PERMANENT DEPARTURE APPLICATION 

18 

 

 

Africa in 2012 there has been greater need for access to faster data, due to the higher penetration of 

LTE data in “rural areas”, this has led to lower subscription fees which in itself provide economic 

sustainability and development. LTE will ultimately address high data traffic requirements and the 

surrounding community will be the main beneficiary.  

 

The erection of a telecommunication base station does not impact on the current or surrounding land 

uses of the property, nor does it increase the need for parking or bulk of the said property. The 

construction and maintenance phase of the proposal will provide a positive economic & social impact 

by ensuring job creation. 

 

The increase of individuals in the Zwelihle area created a high demand for effective voice and data 

requirements. The commissioning of the proposed telecommunication base station will alleviate the 

congestion experienced by cellular operator customers and ensure that their needs are 

accommodated. 

 

The following illustrations describe the “Fresnaye Effect” and when base stations are more than 500m 

from each other in which the desirability for this site is supported as more people move into this area 

and the snowball effect it will have on the coverage network. 

 

f.1 Choice of site 

 

When there is an increase in the number of users in an area. The coverage provided by the existing 

network decreases, leading to dropped calls and lack of data services. Figures 2 - 4 strive to explain 

how the need for an increase in cellular infrastructure evolves in a typical area. 

 

f.2 Cellular infrastructure explained: 

 

Figure 2 is an illustration of optimum network and data coverage. This is explained by envisioning the 

octagonal shape of a honeycomb (cells). As network users increase, the cells shrink which leads to 

discontinuities within this network of cells. This leads to dropped calls, weak/ limited signal and the 

failure to access the latest technologies in communication innovations (Figure 3). Discontinuities 

between cells require new/additional telecommunication base stations to be placed in these 

discontinuities to retain good network coverage. Locations for telecommunication infrastructure are 

primarily chosen within areas where a need exists for coverage (refer to Figure 4). If a need for 

coverage does not exist in a specific area, no company would invest capital to build a freestanding 

base telecommunication station in the said area. The fact that there are only a few and not enough 

freestanding base telecommunication stations in the surrounding area to address the need for 
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sufficient and high-quality network coverage supports the statement that there is a clear need for 

network coverage in the area. 

 

 

 

 

 

  

 

 

Figure 2: Initial coverage (cell) provided by base stations. 

Figure 3: Coverage decreases due to increase in network users – cell 
size decreases. 
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There is a lack of voice and data coverage in the Zwelihle area. This places its inhabitants in danger 

as they might experience times that they cannot reach emergency services, e.g.. the Police, Fire 

Department and/or ambulance. It restricts economic activity in the area as may people are dependent 

on having high quality signal for their livelihood.  

 

 
g.   Current Cellular Coverage 

 
It is of outmost importance to understand that the current positions for cell masts given to 

our client does not necessarily mean that the signal is weak in the said area. The operators 

aim to strengthen the coverage and to future proof it for new technologies. 

 
 

It is for instance MTN’s goal to strengthen the Fixed LTE coverage in this area which will 

see substantial increases in internet speed and consistency. The image below was taken 

from MTN’s website illustrating the current Fixed LTE coverage for the Zwelihle area. The 

proposed mast location in indicated with a blue marker on the map. 

.

Figure 4: Additional base stations required to fill the gaps. 
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Figure 5: MTN 4G LTE Coverage 

 

The coverage map below (Figure 6) depicts the coverage for MTN 5G in the project area. It 

is evident that there are areas without access to 5G coverage. The proposed mast will 

ensure that 5G coverage is provided to the surrounding community. The proposed mast 

location in indicated with a blue marker on the map below: 

 
Figure 6: MTN 5G Coverage 

 
 
 
 
 
 
 
 
 
 



ERF 188, ZWELIHLE: CONSENT USE AND PERMANENT DEPARTURE APPLICATION 

22 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 7: Vodacom Coverage 

 

In the case with Vodacom, this proposed cell mast development will aid Vodacom in closing 

discontinuities in their current network and provide 5G coverage in the Zwelihle area. The 

insert above was taken from Vodacom’s network map. 

 
 

As seen above, the proposed location of the new cell mast (indicated with the blue marker) 

will not only increase the LTE signal in the area but will also aid Vodacom in closing the 

discontinuities in the network. The 5G map above indicates the proposed location with a blue 

marker on the 5G coverage map. It is evident that there is no 5G coverage in the project 

area and the proposed mast will provide much needed 5G coverage. 

 
 

The above two inserts were taken directly from their respective coverage websites and there 

is a need for the proposed development of the freestanding base telecommunication station 

on the Property. 

 

 
 h.   South African Civil Aviation Authority (CAA) Approval of Obstacles 

 

Highwave Consultants Pty Ltd applied for written confirmation from the South African Civil Aviation 

Authority (CAA) for the approval of obstacles. Approval from the CAA was received (Appendix I).  

 
 

8. EXISTING POLICY FRAMEWORKS 
 

Overstrand Municipality Land Use Scheme, 2020 (Schedule 2) 
 

 
 

Chapter 16.10.23 of the Overstrand Municipality Land Use Scheme, 2020 (page 152) 

provides a standard list of criteria for the assessment of applications related to the erection 
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of transmission apparatus. For ease of reference, this criterion is presented in a tabular 

fashion coupled with the way our proposal addresses each point. 

 

 

Table 2: Criteria for the Assessment of Applications 
 

CRITERIA PROPOSAL ON ERF 188 ZWELIHLE 

(a) Site Development 

Plan which clearly 

illustrates the 

Please r e f e r  to Appendix B plan 11/ 11 and 

supporting documents that addresses this criterion. 

 

proposal in the context 

of the existing 

landscape and 

receiving. 

environment, with 

reference to 

application guidelines 

as may be 

incorporated in the 

application form; 

 

(b) Transmission 
 

Apparatus 

Infrastructure Plan 

(indicating but not 

limited to the 

following, namely 

dimensioned plans 

showing detail of TA, 

graphic illustration 

of the proposed  

facility, elevation 

details, proposed 

materials and colours, 

screening or fencing); 

Please refer to Appendix B and 
 

supporting documents that addresses this criterion. 
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(c) Site Development 
 

Plan and 

Transmission 

Apparatus 

Infrastructure Plan to 

be accompanied by a 

report detailing the 

motivation for the 

selected site, how the 

siting and design of 

With reference to accompanying development 
 

plans, this report aims to confirm that the TA is 

presented in an unused portion of the Property. 

Visual sensitivity is usually determined by the 

context and type of viewers in the immediate area. 

Our client took this into account when choosing the 

position on the property. Also refer to the VIA 

(Appendix G). 

 
 

The TA at this position holds the ability to 

accommodate at least three of the four MNOs 

operating in SA. The design is carefully selected as  

the facility responds to 

the SDP; 

it will accommodate the most operators while 

limiting the number of future base stations. 

(d) Motivation report to 
 

be   accompanied   by 

relevant proof 

pertaining to need and 

desirability (demand & 

technical 

requirements); 

Section 7 (g) reflects the current coverage in the 
 

area. During the National State of Disaster issued 

by the National Government during the COVID-19 

pandemic, telecommunication services were 

realised as essential. These services allowed people 

to work-from-home, educate children and staying 

connected with loved ones. As more people depend 

on these services during these uncertain times, the 

pressure on existing infrastructure and the general 

coverage increases. Additionally, this development 

will be able to provide optic fibre connectivity to the 

community of Zwelihle. This development will 

provide sharable infrastructure for multiple MNOs. 

(e) Application to 

satisfactorily 

demonstrate to the AO 

/ MPT that all 

alternatives to the site 

itself have been 

explored within a 1km 

radius of the subject 

property; 

My client went out to the site to find the best suited 

location and also considered alternative options. 
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(f) Minimum of two 
 

alternative sites and 

design options to be 

considered; 

As discussed under criterion (e), limited alternative 
 

sites in the surrounding area exist in the vicinity that 

may act as alternative sites as discussed. No 

buildings exist that may present a rooftop-based TA 

as alternative. Alternatives are presented in this 

motivation in (refer to Section 5.l.). 

 
 

The location for the proposed mast has been chosen 

for the following reasons:  
 

 a.  The owner has agreed to the location as it 

fits in with existing and future activities on the 

application property. 

b.  The position of the mast was chosen as it is 

centrally located, and it is the most optimal 

position for the providing voice and data 

coverage for Zwelihle. 

c.   The placement of the mast is strategic in the 

sense that it serves as a connection 

waypoint and to advance the current network 

in Zwelihle. The mast has a line of sight with 

existing masts in Zwelihle and surrounding 

areas. The reason for this is to communicate 

effectively with existing masts in Zwelihle and 

surrounding areas. 

(g)  Zoning and land 
 

use map to 

accompany 

application, that shall 

also indicate all areas 

of heritage or 

environmental 

significance, if 

applicable; 

Accompanying drawings aligns with this criterion. 
 

No heritage or environmentally significant sites are 

near the site. 
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(h) Visual Impact 

Assessment prepared 

by a suitably qualified 

professional, if 

required by the 

municipality, that shall 

incorporate mitigation 

measures limiting 

visual impact; 

A VIA was conducted- (Appendix G). It was 

concluded that the v isua l  impact on these 

receptors range from moderate to low or 

insignificant with the highest impact on the 

immediate streetscape. No mitigation 

measures are therefore required 

 

(i)  Landscaping plan 

to accompany 

application, if required 

by the municipality, 

and 

A landscaping plan will be provided should the 

municipality request it. 

(j) Statement 
 

demonstrating that the 

installation complies 

with the applicable 

health and safety 

standards. 

Eagle Towers only uses competent contractors for 
 

the installation of TA. Merlin Projects manages its 

Tower build operations in line with the Occupational 

Health and Safety (OHS) Act, 1993 (Act No. 85 of 

1993) and the applicable sub-regulations, 

particularly the Construction Regulation (CR) 2014. 

 

 

Western Cape Integrated Development Plan  
 

 
 

As depicted in the Western Cape Integrated Development Plan (IDP), a change in intensified 

land use and form is anticipated. The Hermanus area has been identified as an easily 

accessible activity corridor where increased public movement and transportation is both 

being expected and supported by the district municipality. The area is also identified as a 

Tourism node which will in fact lead to strain on the current network during peak seasons. 

The positioning of the base station will be in proximity of the district restructuring routes. The 

proposed infrastructure will serve expected increase in tourists, commercial and business 

activities and would require the need to erect a base station which in turn will address the 

increased communication needs of the surrounding community. 

 
 

Western Cape Economic Development Strategy (2009) 

 
The Directorate for Economic and Human Development published a draft Economic 

Development Strategy in 2009 which supports the need to provide fundamental 
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telecommunications infrastructure and to provide the best possible available coverage. This 

will lead to the attraction and growth of the commercial sector and at the same time retain 

and advance skilled persons. 

 
Please find below an extract from the above-mentioned policy supporting 

telecommunications infrastructure: 

 

“High data access and low telecommunications costs are a key input factor for local 
community, business and industry to achieve sustainable growth” & 

 

 
 

“Taking into account the high accessibility of mobile telephones and the growth in the mobile 

telecommunications market, the provincial government will actively seek to create 

technology parks in nodal areas in order to increase the digital literacy of citizens”. 

 
 

As confirmed by the policy, basic access to voice and data coverage is defined as a basic 

need for the public and falls under the umbrella of electricity, water, sanitation, and access. 

 

 
i.    Electricity 

 
 

The electricity supply to TI (Telecommunications Infrastructure) must, where practically 

possible, make use of underground cables. All electrical installations must be as per ESKOM 

or Overstrand Municipality’s Electrical Department requirements and standards. Our client 

will ensure that the proposal will be in line with the above-mentioned electrical supply 

requirements. 

 

 
j.    Visual Impact 

 

 
 

Special consideration has been given to the placement of the proposed freestanding base 

station to minimize the visual impact as far as possible however this is challenging at times. 

The proposed erection of a 25m freestanding base station will offer the opportunity for 

operators to collocate resulting in the reduction of future telecommunication towers. Our 

client Eagle Towers SA has selected to erect a Monopole design mast to reduce the visual 

impact and be in fitting with the surrounding environment. A visual impact assessment was 

conducted (Annexure G) to illustrate the visual impact that the tower will have on its 

surroundings. In short, the findings of the assessment are as follows: 
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“Based on the Department of Environmental Affairs and Development Planning guidelines 

for Visual Impact Assessments (2005) a Level 2 VIA is sufficient to evaluate the 

potential impact. 

 

The area is characterized by high-density r e s i d e n t i a l  neighbourhood with 

community f a c i l i t i e s  and   small, homebased businesses. A high a c t i v i t y 

level exists in the area with both traffic and pedestrians using the   street spa ce . 

Hlobo street also g i v es access  to t h e adjoining informal settlement to the south. 

The application property is located on the boundary between the formal and 

informal s e t t l e m e n t . High mast l i g h t i n g provides street lighting for the 

neighbourhood and there are flood lights at the nearby sport field, all of which are 

visible from the application site. 

 
 

The digitally modelled viewshed indicates that t h e m a s t can potentially be visible 

from quite a distance.  The mast is however of small horizontal extent and d o  n o t  

protrude above the other masts in the area and therefor the view from a distance is 

negligible. 

 
 

The identified receptors namely the immediate residential area; the R43 as a 

route of regional scenic significance; Coastal area and ocean; and Mountains to the 

north were assessed  in terms of exposure, sensitivity, intrusion, a n d  d u r a t i o n . It 

was concluded that the visual impact on these receptors range from moderate to 

low or insignificant with the highest impact on the immediate streetscape. No 

mitigation measures are therefore required. 

 
 

Several high mast light poles and flood lights are present in the area, but only two 

monopole cell towers were observed in the adjoining areas. The mast will not 

contribute significantly to the scene a n d  the cumulative impact is rated as low.” 

 

 
k.   Access & Traffic considerations 

 
Erf 188, Zwelihle is easily accessible, and access will be obtained from the existing access 

gate on Hlobo Street. These roads (Hlobo and Nama) have low traffic volume thus this 

development will not affect traffic negatively and will not cause any additional traffic volume 

to the area. 
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l.   Alternative Candidates/ Solutions 
 
 

Cognizance needs to be taken of the fact that our client received coordinates of possible 

mast locations from the registered service providers such as MTN, Vodacom and Cell C. 

The nominal point usually represents areas where a mast will benefit the coverage grid of 

the said operator and will also benefit the residents in turn as well. Our client takes these 

coordinates and circulates it to their consultants (Highwave Consultants) and in turn the 

consultants’ approach various property owners in each radius from these coordinates to 

secure a position on which the mast will be developed on. In this case Highwave Consultants 

received an already signed lease agreement with the project property owner. 

 
 

Highwave Consultants can confirm that there are 2 possible candidates in the surrounding 

area that could have work, however one of the two properties did reject the proposal on a 

previous occasion. Erf 188, Zwelihle was the only candidate interested in the development. 

 
 

The other alternative candidates are as follows: 
 

 
 

1.  Greenfield site named Abagold Head office: 
 

This site was identified, and the owner was approached with an offer to rent the space on 

the southern corner of the property. This site failed due to the property owner not being 

interested. 

 
 

2.  Zwelihle Sports Ground: 
 

This site could have worked; however, the property is owned by the Overberg Local 

Municipality. Due to the lengthy nature of concluding a lease agreement with organs of 

government, the property was not considered. 

 
 

We can confirm that although there are alternative locations for the proposed project, the 

best location with a willing landlord was obtained. The owners of Erf 188, Zwelihle indicated 

that they are willing to house such a structure on their property. 

 

 
6.  CONSISTENCY WITH SPLUMA PRINCIPLES 

 
 

The spatial planning and land use management act (SPLUMA) came into effect on 

the first of September 2014. One of the main objectives of this act is to prove a framework 

for spatial planning and land use management to address past spatial and regulatory 

imbalances. 
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SPLUMA sets out the following 5 main principles applicable to spatial planning, land use 

management and land development. 

 
 

The table below indicates how to propose development will be consistent with the SPLUMA 

principles. 

 

 Table 3: Consistency with SPLUMA Principles 

 
Principle Motivation 

Spatial justice: • The   development   aims   to   promote 

community development within the urban 

fabric of Zwelihle. 

• The proposed application will contribute 

to the functional and integrated land use 

pattern in the surrounding area. 

Spatial sustainability: •    Development complies with Western 
 

Cape Provincial Spatial Development 

Framework of 2020 as a spatial tool to 

guide future development on a provincial 

level. 

• The p r o p o s e d  development d o e s  not 

trigger any environmental listed activities 

according to the national environmental 

management act (1998) 

• Intensification i n s i d e  the urban edge 

results in more effective provision of 

services that will result in more feasible 

provision of infrastructure and social 

services. 

• The proposed development will have no 

impact on the character of the 

surrounding area. 

Spatial efficiency: •    Development will make use of existing 
 

local resources and contribute to 

specialized skills development within the 

local municipality. 
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 •    Intensification i n s i d e  the urban edge 
 

results in optimal use of existing 

resources and infrastructure. 

Spatial resilience: • The development complies with the 

following spatial development 

frameworks: 

▪ Western Cape Provincial 

Development Framework 2020. 

Good administration: •    The principle has no direct bearing on the 
 

application. The Overstrand Municipality 

is obligated to consider the application 

fairly and within the timeframes provided 

in terms of the municipal planning by-law. 

 
 
 

9. CONCLUSION 
 
The application for the consent use and departure application to allow the freestanding base 

telecommunications station on Erf 188, Zwelihle will have a reduced impact on the surrounding 

build environment due to its positioning. As supported by various policies and legislation, the 

proposal will have a positive economic and social impact ensuring that the surrounding 

community benefits from optimal and effective voice and data coverage. The development will 

not have an impact on parking. 

 
 

Notwithstanding the above, the erection of a freestanding base telecommunication station will 

provide an additional much needed passive income to the landowner which can in turn utilize 

the additional income to uplift the surrounding area. The application has been proven to be 

desirable and it is hereby kindly requested that the Overstrand Municipality provide their full 

support for the following: 

 
 

i.  Consent use in terms of Section 16(2)(o) of the Overstrand Municipal land use 

planning By-law to allow development of a telecommunication base station with a 25m 

Monopole Mast on Erf 188, Zwelihle, following  

 

ii. Departure application in terms of Section 16(2)(b) of the Overstrand Municipal land 

use planning By-law to allow the: 



ERF 188, ZWELIHLE: CONSENT USE AND PERMANENT DEPARTURE APPLICATION 

32 

 

 

▪ Departureof the western street building line (shared with Hlobo Street) from 5.0m 

to 1.83m,  

▪ Departure of the southern lateral building line from 5.0m to 3.12m, and 

 

▪   The height departure from 10.5m to 25.0m to allow the proposed development of a 
 

25m Monopole Mast on the Property. 
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