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1. Introduction	
This	document	supports	the	application	for	Consent	Use	and	should	enable	the	

Authority	to	make	an	informed	decision	whether	all	requirements	are	met	for	

approval.	This	application	is	made	in	terms	of	Drakenstein	Municipal	Zoning	

Scheme	By-Law	2018	and	addresses	the	following	with	regards	to	the	proposed	

development:	

o Whether	the	proposal	will	be	keeping	with	the	existing	planning	and	

surrounding	use	in	the	area	

o The	potential	environmental	impact		

o The	potential	impact	on	the	situation	regarding	traffic		

o The	potential	impact	of	parking		

o The	potential	impact	of	the	proposal	on	the	existing	character	of	the	area	and	

people’s	rights	in	regard	to	property	values,	privacy,	views,	sunlight,	etc.	

o Provision	of	services	

2. Purpose		
In	terms	of	the	Drakenstein	Municipal	Zoning	Scheme	By-Law	2018,	the	owner	of	
Farm	550/1	wishes	to	obtain	Consent	use	rights,	to	maximize	the	use	of	the	
Agricultural	property,	for	
	

 A	Conference	/	Function	Facility	

 Visitor’s	Accommodation	larger	than	the	threshold	

	



 

CONSENT USE APPLICATION                                              JOHN.C.PHEIFFER ARCHITECTURE 3 

 

3. Property	details	
	

Description	 	 	 Farm	550	/	1	

Locality	 off	Kleinbosch	Road,	Daljosaphat,	Paarl		

Current Zoning	 Agriculture	Zone	

Extent	 6,9264	Ha	

Utilization	 The	property	is	actively	farmed	with	guavas	and	

olives.	

	

4. Location	and	current	utilization	
 

o Location and entry to site 

Gps coordinates: -33.693366, 19.023917 

Off Kleinbosch Road (±200m dirt road over Farm 571 to the entrance 

of the property) 

o Current use  

The farm is currently being used as an agricultural property.  

There is an illegal wendy-house-type temporary structure on the 

property which was used as residence by the previous owner. 

This structure is proposed to be demolished. 

 

 
Figure 1: Locality Map 
 



 

CONSENT USE APPLICATION                                              JOHN.C.PHEIFFER ARCHITECTURE 4 

 

	
Figure 2: Temporary structures used as residence by previous owner 

	

5. Surrounding	land	use	and	character	of	the	immediate	area	
The	property	is	located	inside	the	Daljosaphat	farming	area	around	the	

Kleinbosch	road	rout.	Almost	all	the	farms	are	actively	being	farmed	with	guavas,	

grapes	and	soft	fruit,	amongst	others.	The	area	is	characterized	by	several	mixed-

use	developments	which	include	Guest	Houses,	Function	Venues	and.	A	large	

clay	brick/paving	manufacturing	business	(De	Hoop	Bricks)	borders	on	the	

southern	side.			

6. Desired	rights		
The	owner	wishes	to	obtain	Consent	use	for	a	Conference	/	Function	Facility	and	

Visitor’s	 Accommodation	 larger	 than	 the	 threshold	 over	 a	 portion	 of	 the	

Agriculture	 Zone	 in	 terms	 of	 Section	 15	 of	 the	 Drakenstein	 Municipal	 Zoning	

Scheme	By-Law	2018.		

	
This	Consent	Use	application	is	to	obtain	the	rights	to:	

o utilize	the	proposed	Manor	house	as	a	Guest	house	with	12	
Bedrooms/Suites	for	Visitor’s	accommodation 

o utilised	the	proposed	Manor	house	for	a	potential	number	of	24	
people	for	Visitor’s	accommodation 

o allow	the	proposed	Manor	house	building	to	exceed	the	
permissible	floor	area	with	490m²	from	500m²	to	990m² 

o allow	the	proposed	total	floor	area	for	all	buildings	used	for	
visitors’	facilities	and	visitors’	accommodation	to	be	exceeded	with	
460m²	from	1500m²	to	1950m².	 



 

CONSENT USE APPLICATION                                              JOHN.C.PHEIFFER ARCHITECTURE 5 

 

7. Statutory	requirements	
The	following	statutory	requirement	are	to	be	met	prior	to	the	final	decision	for	

approval	of	this	application.	

	

o Drakenstein	Municipal	Zoning	Scheme	By-law	of	2018.	

This	 application	 addresses	 the	 requirements	 in	 full	 for	 the	

application	 for	Consent	use	 in	 terms	of	 section	15	and	16(2)	and	

157(8)	 of	 the	 Drakenstein	 Municipal	 Zoning	 Scheme	 By-law	 of	

2018.		

The	conditions	of	approval	of	this	application	in	terms	of	section	17	

of	 the	 2018	 By-law,	 are	 to	 be	 adhered	 to	 until	 final	 approval	 is	

granted.	

Section	157(8)	requires:	“Where an owner wishes to conduct an 
additional use which exceeds the area limitation, or number of 
people specified in this section, the activity shall be a consent use”.	
This	application	is	to	obtain	approval	for	the	Conference/Function	
Venue	and	the	Manor	House	to	be	utilized	for	Visitor’s	
Accommodation	larger	than	the	threshold.	
 

A	site	development	plan,	in	terms	of	section	18	of	the	2018	By-law	
is	included	in	this	application.	
	

o National	Environmental	Management	Act,	Act	107	of	1998.																																																																						

An	Environmental	Authorization,	in	terms	of	the	regulations	passed,	

in	terms	of	the	National	Environmental	Management	Act,	Act	107	of	

1998	is	required	and	a	due	diligence	for	the	proposed	development	

is	being	undertaken	and	shall	be	submitted	when	ready.		

o National	Heritage	resources	Act,	Act	25	of	1999.	

The	development	is	to	be	undertaken	on	a	site	larger	than	5000m²	

and	requires	heritage	authority	authorization	in	terms	of	Section	

38	of	the	act	for	any	development	or	activity	that	will	change	the	

character	of	the	site.		

 A	Notice	of	Intend	to	Develop	(NID)	was	submitted	to	HWC.	

	

 A	further	requirement	was	to	submit	a	Heritage	Impact	

Assessment	report	(HIA)	because	the	property	is	located	inside	
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the	approved	Drakenstein	Heritage	Overlay	Zone	for	

Daljosaphat.		

	

 Following	local	interested	party	consultation,	the	HIA	was	

submitted	to	meet	the	requirements	to	enable	HWC	to	approve	

the	submitted	NID.		

	

 The	final	decision	is	pending	as	recommendations	from	HWC	

for	amendments	to	the	HIA	is	being	attended	to.	

	

 The	final	approval	shall	be	submitted	when	received.	

	

8. Description	of	the	development	for	this	application	
The	proposal	for	this	Consent	Use	application	is	to	build	the	following	buildings	
to	enable	our	client	to	maximize	the	use	of	the	Agricultural	property.		
	

• Main	dwelling	(Manor	/	Guest	house)	for	primary	residential	purposes	
with	13	Bedrooms	of	which	12	Bedrooms	(Suites)	are	to	be	utilized	for	
Visitor’s	accommodation.  

o 	Conference	Facility	/	Function	Venue.	
	

The	farming	activities	which	will	be	done	on	97.5%	of	the	property	and	the	built	
structures	planned,	will	have	a	minimal	impact	on	farming	activities.	The	built	
structures	will,	with	the	re-establishment	of	the	neglected	olive	grove,	not	be	
visible	from	Kleinbosch	road.	The	built	structures	of	the	development	will	cover	
2,63%	of	the	total	area	of	the	farm.		

	
The	development	will	mainly	focus	on	the	establishment	of	farm	infrastructure	
which	was	absent	since	the	subdivision	took	place	in	1910.	The	development	will	
be	in	material	not	foreign	to	the	Boland	area	(white	plastered	walls,	clay	bricks	
with	steep	sloped	corrugated	roofing	structures)	to	blend	in	with	the	landscape.		
	
The	Conference	/	Function	building	is	envisaged	to	be	a	steel	structure	with	
corrugated	steel	cladding	to	create	a	contrast	to	the	white	masonry	structures,	
although	the	pitch	of	the	structure	will	complement	the	prevailing	30º	pitch	of	
the	main	house	and	built	structures	on	farms	in	the	area.	
	
The	development	will	be	reasonable	in	scale	as	the	built-up	areas	will	be	less	
than	5%	of	the	total	area	of	the	site.	Existing	agricultural	activities	are	to	be	
continued	with	an	emphasis	of	re-establishing	the	existing,	neglected	olive	
groves	to	the	south	of	the	existing	dam.	
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9. Area	of	proposed	buildings	and	its	application	
	

Item	 Description	of	building	 Floor	Area	(m²)		

	 	 	

1	 Manor	house	/	Guest	house	 990,00	

2	 Conference	/	Function	Venue	 960,00	

	 Total	 1950,00	

	
Section	152(5)	of	the	2018	By-law	states:	“A dwelling and second dwelling 
may not exceed a floor area, including outbuildings and garages, of 500m² 
each whilst any additional dwelling is limited to a floor area of 120m² 
each.” 

	
Section	157(5)	of	the	2018	By-law	states:	“Visitors’ accommodation in the 
Agriculture Zone may not exceed 7 bedrooms or 14 people per land unit.” 
	
Section	157(6)	of	the	2018	By-law	states:	“Notwithstanding the definition 
of visitors’ facilities, in this zone a function venue, conference facility or 
wellness centre shall require the Municipality’s consent.” 
 
Section	157(7)	of	the	2018	By-law	states: “The total floor area for all 
buildings used for visitors’ facilities, visitors’ accommodation and a plant 
nursery may not exceed 5% per hectare of the land unit up to a maximum of 
1500m².” 
 
Section	157(8)	of	the	2018	By-law	states:	“Where an owner wishes to 
conduct an additional use which exceeds the area limitation, or number of 
people specified in this section, the activity shall be a consent use.””	
	
	
This	Consent	Use	application	is	to	obtain	the	rights	to:	

o utilize	the	Manor	house	as	a	Guest	house	with	12	Bedrooms/Suites	
for	Visitor’s	accommodation 

o utilised	the	Manor	house	for	a	potential	number	of	24	people	for	
Visitor’s	accommodation 

o allow	the	Manor	house	building	to	exceed	the	permissible	floor	
area	with	490m²	from	500m²	to	990m² 

o allow	the	total	floor	area	for	all	buildings	used	for	visitors’	facilities	
and	visitors’	accommodation	to	be	exceeded	with	460m²	from	
1500m²	to	1950m².	 
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10. Site	Development	plan	calculations	
 

Item	 Description	of	building	 Coverage	(m²)	 Floor	Area	(m²)		

	 	 	 	

1	 Farm	area	
	

	 6.9264	Ha	

2	 Manor	house	/	Guest	house	 588,00	 990,00	

3	 Conference	/	Function	Venue	 960,00	 960,00	

4	
	

Manager’s	(second)	Dwelling	 105,00	 105,00	

5	
	

Parking	
	

	 930,00	

6	 Area	Total	 	 2	985,00	
	

7		 Building	Coverage	area	 	 1	653,00	
	

8	 Percentage	of	Farm	area	for	
proposed	development	

2,38	%	 4,30	%	

	
	
Section	151	of	the	2018	By-law	requires	a	site	development	plan	for	agricultural	
enterprises	as	it	is	stipulated	in	the	following	sub-sections.	
	
“(1) After the commencement of this Scheme, and prior to the erection of any new 
buildings or alterations to existing buildings or the conversion of any existing 
buildings to a new land use, or together with a planning application, a site 
development plan for the agricultural enterprise shall be submitted to the 
Municipality to indicate the existing legal land uses on the property and, if 
proposed, the intended new buildings or land use.” 
 
“(2) A site development plan for an agricultural enterprise must identify primary, 
additional, consent uses and departures already approved, and also show new 
buildings or planning approvals for which an application is being made, as the case 
may be.” 
 
“(3) A farm site development plan may indicate new envisaged permitted buildings 
which may be intended for future construction and a clear distinction shall be 
made between existing and future proposed buildings.” 
 
“(4) When assessing a site development plan for an agricultural enterprise in terms 
of subsection (1) above, the Municipality may require amendments to the 
positioning and nature of proposed new buildings, structures and landscaping to 
address health, safety, environmental and visual impacts, but may not refuse 
primary permitted rights.” 
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“(5) Once a site development plan for an agricultural unit is approved, the 
Municipality shall record the approval in the zoning register and retain a copy of 
the plan in their records.” 
 
(6) A site development plan for an agricultural enterprise may only be refused if 
the land uses shown are not permitted or compliant with the Scheme or are not 
lawful.” 
 
“(7) If the site development plan contains any aspect for which technical approval, 
permission or consent use is required, the necessary application shall be made in 
accordance with this Scheme and/or the Planning By-law prior to approval of the 
said plan.” 
 
	 PERMITTED	 CONSENT	 COMMENTS	
	
	
	
	
	
Primary	

Dwelling	House	
	

Visitor’s	accommodation	
>	than	threshold	

Consent use 
application for a 
Guest house of 12 
guest suites.  
See section 9 of 
this application as 
it exceeds the area 
limitation and 
number of people 
specified in 
Section 157(8) of 
the 2018 By-law 

	 Second	Dwelling	
(Manager’s	
dwelling)	
	

	 New building 
under building 
control scrutiny. 
Primary use and 
not included in 
this Consent use 
application 

	 	 	
	
	
	
	
Additional	

	 Conference	Facility	 Consent use 
application.  
See section 9 of 
this application 	

	 Function	Venue	 Consent use 
application.  
See section 9 of 
this application	
	

	
Section	162	requires	a	site	development	plan	for	the	following	reasons:	
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o “(1)	requires	a	site	development	plan	for	an	agricultural	enterprise	shall	
be	required	before	any	new	buildings	may	be	approved	on	a	building	
plan.”	

o “(2)	All	technical	approval	applications	shall	require	a	site	development	
plan.”	

o “(3)	A	site	development	plan	shall	be	required	for	a	consent	use	
application	and	once	approved,	shall	become	the	development	
parameters	for	such	use	once	approved.”	

	

It	is	proposed	that	this	site	information	and	the	attached	development	plans	be	
regarded	as	the	development	parameters.	
	 	

11. Parking	requirements	
Chapter	3	of	the	2018	By-law	gives	requirements	for	parking	in	relation	to	

applicable	buildings	and	its	uses.	

o Methodology	of	measuring	and	rounding	off		
( Section	11(6)	of	the	2018	By-law	states:	“If	a	calculation	of	a	requirement	

results	in	a	fraction,	and	where	such	a	fraction	applies	to	a	number	of	
whole	units	which	cannot	be	provided	in	fractions	(e.g.	dwelling	units,	
parking	bays,	bedrooms	and	so	forth)	then	the	result	of	the	calculation	
will	be	rounded	up	or	down	as	follows:	when	the	calculation	results	in	a	
fraction	which	is	less	than	0,5	the	number	shall	be	rounded	down,	and	
where	the	fraction	is	0,5	or	more,	the	number	shall	be	rounded	up.”	

	
The	following	table	and	the	calculations	with	results	complies	to	above	
methodology.	
	
BUILDING	TYPE	 PARKING	REQUIREMENTS	 DEVELOPMENT	

PROVISION	
12	BEDROOM/SUITE	
GUEST	HOUSE		

1	bay/2	persons	
accommodated	(or	
alternatively,	1	bay/2	single	
beds	and	1	
bay/double	bed)	plus	1	
bay/employee	
13	BAYS	REQUIRED	

13	Bays	for	visitors	
4	Bays	for	owner	
	
17	BAYS	PROVIDED	

200	SEAT/DINING	
CONFERENCE	FACILITY	
FUNCTION	VENUE	

0,25	bay	/	seat	
(2,4x5,5m)	x	0.25		
=	13.2m²	x	0,25	
=	3.3	m²		x	200	
=	660	m²	Parking	area	
=	50	BAYS	REQUIRED	
	

	
54	BAYS	
PROVIDED	
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12. Visual	impact	and	sightlines	
The	development	is	not	visible	from	the	Kleinbosch	Road	as	can	be	seen	from	the	

illustration	below. 

 

 

 

Figure 3: Entrance to the property from Kleinbosch Road. Distance of ±200m to the 

entrance gate of the property 
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13. Desirability	
Desirability	is	defined,	amongst	other,	and	in	particular,	related	to	this	

application	and	proposed	development,	as	the	degree	of	acceptability	of	the	

specific	land	use	on	the	said	property	within	an	existing	natural	and	man-made	

environment.	Desirability	should	further	also	be	advisable	or	recommendable.	

	
Section	153(4)	of	the	2018	By-law	states:	“When considering an application for 
consent use, the Municipality shall only approve consent uses which are related to 
or serve the surrounding agricultural or rural community. Any consent use which 
does not serve the surrounding agricultural or rural community (such as for 
example certain types of service depots) shall not be approved. The Municipality 
shall also consider imposing conditions linking the activity to specific operations to 
ensure ongoing adherence to these objectives.”)(0)	
 

Therefore,	this	application	shall	be	refused	solely	on	the	basis	of	a	lack	of	
desirability	or	on	the	basis	of	its	effects	on	existing	rights	concerned	on	the	area.	
Where	an	application	is	not	refused,	regard	shall	only	be	made	in	considering	the	

relevant	particulars,	to	only	the	safety	and	welfare	of	the	members	of	the	

community	concerned,	the	preservation	of	the	natural	and	developed	

environment	or	the	effect	of	the	application	on	existing	rights	concerned.	

	

The	desirability	of	this	application	is	illustrated	by	the	current	use	of	the	

surrounding	properties	which	include	Guest	houses,	Restaurants	and	Conference	

facilities	and	many	other	activities	on	agricultural	properties	which	can	be	

regarded	as	set	precedents	for	further	development	within	the	rural	setting	of	

the	area.		

14. Compatibility	with	surrounding	land	uses	
• The	application	focusses	on	the	establishment	of	farm	building	

infrastructure.		

• None	of	these	uses	are	unwelcome	and	are	in	fact	enjoyed	and	needed	by	

the	local	community.		

• The	proposed	development	will	not	detract	from	the	current	use	of	the	

surrounding	properties.		

• The	development	will	complement	existing	properties	as	the	activities	

will	render	a	much-needed	service	to	the	greater	Drakenstein	area	and	

surrounding	communities.		

15. Economic	benefits	
• The	development	will	generate	several	work	opportunities,	most	of	which	

are	filled	by	members	of	the	local	community.		
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• In	addition,	numerous	service	providers	such	as	laundry,	catering,	

cleaning,	gardening	and	general	maintenance	services	will	benefit	from	

the	proposed	development.	

16. Access	requirements	to	the	property	
Section	24(1)	of	the	2018	By-law	states:	“Vehicular and pedestrian access to a 
property shall be to the satisfaction of the Municipality and, where applicable, to 
the satisfaction of the Provincial Roads Engineer.” 
	

• The	site	is	accessed	from	Kleinbosch	road	and	will	use	the	existing	

entrance.		

• Any	conditions	for	approval	imposed	on	this	application	shall	be	adhered	

to.		

17. Water	services	
The	property	has	potable	water	and	the	test	results	for	the	water	is	available	on	

request.	

18. Sewerage	services	
• The	property	is	not	connected	to	the	Municipal	sewer	system.		

• All	the	buildings	will	be	fitted	with	a	conservancy	sewerage	tank	for	each	

building	and	shall	comply	to	Sans	10400-2011	and	SABS	regulations.	

19. Electricity	services	
Electricity	infrastructure	is	already	in	existence	and	no	upgrades	are	required	

20. Refuse	services	
Refuse	removal	is	done	on	a	weekly	basis	by	the	owner	and	the	development	do	

not	envisage	any	external	service	provider	to	render	this	service.		

21. Conclusion	
 The	proposed	development	is	in	line	with	the	development	policy	of	the	

area.	

 The	development	is	located	on	an	existing	actively	farmed	land	and	will	

not	negatively	affect	the	environment.		

 All	services	required	for	the	development	already	exist.	

 The	development	will	not	have	a	negative	effect	on	the	abutting	owners.	

 The	development	will	generate	numerous	job	opportunities	for	local	

members	of	the	community		



 

CONSENT USE APPLICATION                                              JOHN.C.PHEIFFER ARCHITECTURE 14 

 

 The	development	contributes	towards	reduction	of	the	high	level	of	

unemployment	in	the	Drakenstein	municipal	area.	

 Similar	applications	are	approved	on	a	regular	basis	by	the	Municipality	

which	indicates	that	this	application	should	be	supported.	

	

From	the	above	motivation	report	and	summary	of	applicable	regulations	for	

Agricultural	zones	and	other	related	parameters	of	the	Drakenstein	

Municipal	Zoning	Scheme	By-Law	2018,	it	is	clear	that	the	development	will	

make	a	positive	contribution	towards	job	creation	and	service	provision	in	

the	area	and	also	have	a	positive	influence	on	the	economy	of	the	region	

without	compromising	the	atmosphere	and	character	of	this	Daljosaphat		

agricultural	area.	

22. Property	information	
Applicant	 John.	C.	Pheiffer	Architecture	(Pty)	Ltd	

Farm	Nr	 550	/	1	

District	 Paarl	Rd	

Registered	Owner	 Mr.	&	Mrs.	Marc	Pillaye	

Title	Deed	 T	59697	-	2018	

Extent	 6,9264	ha	

Municipal	Jurisdiction	 Drakenstein	Municipality		

Zoning	 Agriculture	zone		

Zoning	Scheme	 Drakenstein	Municipality	Zoning	Scheme	By-law	(2018)	

Existing	use		 Actively	farmed	with	guavas	and	olives		

	

	

Applicant:	 John.	C.	Pheiffer	Architecture	(Pty)	Ltd	
John	Pheiffer	
(Pr.	S.	Arch.T)	
	
	
	
	
	
	
	



 

CONSENT USE APPLICATION                                              JOHN.C.PHEIFFER ARCHITECTURE 15 

 

Annexures	

23. Surveyor	diagram	
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24. Power	of	attorney	
 

	

	

	



 

CONSENT USE APPLICATION                                              JOHN.C.PHEIFFER ARCHITECTURE 17 

 

25. Title	deed	
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26. Site	development	plan	
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27. Manor	(Guest)	house	plan	layout	
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28. Manor	house	sections	
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29. Manor	house	elevations	
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30. Conference	Facility	/	Function	Venue	Layout	
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31. Conference	Facility	/	Function	Venue	sections	
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32. Conference	Facility	/	Function	Venue	Elevations	
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33. Photos	

 

Photo 1:  View on Guava orchard from dam wall 

  Buildings in background is on neighboring farm, close to common 

  boundary 
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Photo 2:  View on neglected olive grove from dam wall 
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Photo 3:  View on entrance from dam wall and entrance gate 
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Photo 4:  View across from dam wall where Conference building is to be built 

  Brickfields in background 
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34. Perspective	Views	
 

North / Entrance Perspective – Conference venue 

South / Back Perspective – Conference venue 
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East Perspective – Conference venue 

 
North-east Perspective – Main Dwelling 
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South-east Perspective – Main Dwelling 

 

 
South-west Perspectives – Main Dwelling 
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South-west Perspectives – Main Dwelling 

 

 

 

 

 

 

 


