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1. INTRODUCTION  

 

 Application is hereby made on behalf of Tracy Devonport Financial CC (refer Annexure A: Power of Attorney) for the 

amendment of condition [b] [viii] of the Conditions of approval dated 14 August 2001 (attached as Annexure B). 

 

2. TITLE DEED INFORMATION 

 

Title Deed Description: Erf 12407 Knysna 

Title Deed Restrictions: None 

Property Size: 3 253m² (Three-Thousand Two-Hundred and fifty)  

 

3. LOCALITY  

 

Erf 12407 is situated in a private development called Pezula Cove which is situated south of the Pezula Golf Estate.  

Erf 12407 is also known as Cove 3, (See Annexure C: Cadastral Regulation Plan).  

 

4. CURRENT ZONING AND LAND USE 

 

4.1. Zoning  

 

Erf 12407 Knysna is zoned “Single Residential” in terms of to the Knysna Zoning Scheme and is subject to a The Cove 

Architectural Design Guideline as well as a Cadastral Regulation Plan Rev 3, that limits the disturbance footprint on the 

site to 750m².  

 

The conditions of approval also limits the height of the structures on the property to 6.5m above Natural Ground Level 

 

4.2. Land use  

 

The property contains a dwelling house. 

 

5. BACKGROUND  

 

Knysna Council, at a meeting on 26 July 2001, resolved to grant conditional planning permission for the rezoning and 

subdivision of Portion of the remainder of Erf 1399 for residential purposes to create 6 Residential Erven. As part of the 

approval the Council endorsed a Site Development Plan (Diagram 2 dated 6th April 2001) as well as the Subdivisional 

Plan dated 28 August 2001, which set out the positioning of the individual erven and their respective 
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building/development footprints (destruction zones). In order to safeguard the integrity of local indigenous vegetation 

restrictive disturbance and vegetation sensitivity lines were allocated within the erven to contain development within such 

borders. 

 

At the same time, the height of the planned houses was limited to 6.5m, this was done to minimize the visual impact of 

the planned development and the ensure that the views from the existing homes in Sparrebosch will not be negatively 

impacted upon. 

 

In 2005, the disturbance area of Erf 12407 was amended to accommodate the house design. The amendment was 

approved by the Knysna Municipality and the Cadastral Regulation Plan was revised accordingly. 

 

Building plans were submitted in 2005 but was never implemented. A new set of plans were submitted in 2008 and were 

approved. The approved building plans complied with both the height restriction and the approved footprint. The house 

was subsequently constructed and is now complete. 

 

The owner has recently employed VPM Surveys to prepare a height certificate and to confirm that the completed house 

is contained within the disturbance area, as part of the process of obtaining an occupational certificate. As indicated on 

the attached Site Plan and Height Certificate (Annexure D), it was confirmed that the house is contained within the 

footprint, part from certain overhangs and cantilevered structures that is allowed outside the footprint. It was however 

discovered that the height of the house exceeds the 6.5m restriction in certain areas. 

 

The purpose of this application is to apply for a departure from the condition of approval relating to the height of the 

building. 

 

6. THE PROPOSAL  

 

The current application seeks to obtain permission for a departure from the 6.5m height relaxation to 8m, to 

accommodate certain portions of the existing roof structure. 

 

The Height certificate, attached as Annexure D, indicates the height of the roof measured from all four corners in 

relation to t he house  position  situated on a relatively steep gradient sloping to the south-east . 

The northern roof corner (A) is situated on the highest and most observed point of the disturbance area and complies 

with the 6.5m building line restriction. The Southern roof corner (C) is the most non-compliant portion of the house but is 
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situated on the lowest, least visible portion of the disturbance area and measures 8m from the natural ground level, as 

illustrated in Figure 1 below. It faces the sea and is observed mainly by passing ships. 

The Eastern corner (B) and the Western corner (D) deviates respectively with 1.1m and 1m from the 6.5m height 

restriction.  

 

Figure 1: View of the house from the east 

 

Figure 2: View from the north east 
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7. MOTIVATION  

 

7.1     SLOPE 

 

The property has a relatively steep gradient, sloping to the south-east. The land occupied by the house falls with 

approximately 5.7m from the heights point to the lowest point, ±29m apart. The contour plan indicates that the gradient 

is more even toward the north of the site and becomes steeper toward the south. 

 

The higher lying northern side of the house (A) is visible from the Sparrebosch Golf Course and private properties 

situated further north. The northern corner of the house (A) is the highest point, measuring 93.65m above MSL. This is 

the point with the highest visual impact but this point complies with the height restriction of 6.5m 

 

 

Fig 3 : Southern corner of the house 

 

The combination of the sudden drop in the slope towards the south and the wide roof overhang caused the southern 

section of the house not to comply with the 6.5 height restriction. The house itself (measures from floor level to roof) is 

well within the 6.5m height restriction. The site has been slightly filled around the pool area, so the height encroachment 

is not really noticeable.  

 

According to the Knysna Scheme regulations, the height of a building is determined from the any given point to the 

natural ground level directly below.  For the purpose of issuing a height certificate the four corners of the slanted roof 

structure were used. 

6.5 8m 

C 
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If measured from the natural ground level (that was determined prior to construction) the southern roof corner measures 

8m from the natural ground level. If the same method is used, but the measurement is taken from the southern corner of 

the building, rather that the end of the roof overhangs, it is likely that the building would comply.  

 

The height encroachment is more a result from the measuring technique and the roof position relative to the original 

natural ground level than the actual structure of the building. 

 

7.2 ARCHITECTURE 

 

The newly built home is an architectural master piece designed by the highly acclaimed Stefan Antoni Architects.  The 

house is not only aesthetically pleasing, but is also designed to be energy efficient, water wise and environmentally 

sensitive. 

 

The owner and Architect were well aware of the 6.5m height restriction and the dwelling was specifically designed with a 

slanted roof that will follow the slope of the land. The building plan that was submitted represents a design that is 

conforming to the height restriction. 

 

As is often the case, certain on-site amendments took place during construction phase. The most noteworthy was the 

decision to use the aesthetically pleasing and environmentally friendly RHEINZINK roofing option, rather that the 

originally planned concrete roofing.  

 

This roofing is made of titanium zinc and stands out due to its innovative technology, simple assembly and installation, 

aesthetic individuality and for its longevity. The main reason however for choosing this option was for the effective 

rainwater management that this roof structure offers. Construction of the house commenced during a time of great 

drought and the decision to be as water efficient as possible, was a direct result of this water crises. A 160 000l water 

tank has been constructed underground to store all rainwater that is collected from the roof. The house will be 

independent of municipal water.  

 

The roofing require a different rafting structure and which resulted in an over all increased height of ±450mm. It also 

appears that there occurred a slight angle change of the roof (less than1%) during construction. This is the main reason 

for the height encroachment. 

 

Further more a unique heating and cooling system was added to the building that includes a piping under the floor which 

increased the slab floor depth with ±100mm. This saves huge substantial amount of electricity. 

 

As built plans has been submitted by, Stefan Antoni Architects reflecting these changes. 
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7.3  IMPACT ON SURROUNDING PROPERTIES 

 

Figure 4 below indicates the owners that could potentially be affected by the height encroachment. All the owners, 

including the Sparrebosch and Cove Home Owners Association have been informed about the infringement. 

 

Figure 4: Map showing surrounding properties 

 

7.3.1 Impact on the Golf Course 

 

The view from the public facilities will not be impacted on at all. The most severe encroachment occurs 

towards the southern less conspicuous area of the property. Figure 5 below  shows that the Southern 

corner is not visible from the Sparrebosch Estate. The encroachment will have no impact on the views of 

the surrounding golf course. 

 

The picture bellow was taken from the 13th hole. From this angle the house has a sunken appearance and 

is hardy noticeable against the larger 8m high houses in Sparrebosch Estate. 

Golf 

course 

13th Hole 
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         Figure 5: View from the Pezula Golf Course 13th Hole 
 

7.3.2 Impact on Erven 12428 – 12434 Sparrebosch 
 

Erven 12428 -12434 is the only Erven in the Sparrebosch Estate that could potentially see the new building 

and that could therefore be impacted upon. All these properties are more than 90m away and is situated on 

an elevated level (±8m higher that the Cove) .We have assessed the potential impact on each of these 

properties individually and special reference are made to Erven 12434, 12433 and 12431. 

 

Erf 12434 

The house on Erf 12434 is orientated to the southwest to optimise slope views and northern sun. Fig 6 and 

7 below illustrate that only the  section of the house that is complying with the height restriction is visible. 

The height relaxation will have no impact on the view or property value of Erf 13434 . 

 

       
               Fig. 6: Dominant View to the south west  overlooking Erf 12410    Fig.7:  Secondary view to the South overlooking Erf 12407 

 

 

 

 

 

 


