ERF 5559, 243 FIFTH STREET, VOELKLIP, HERMANUS, OVERSTRAND MUNICIPAL AREA:
APPLICATION FOR DEPARTURE: MESSRS INTERACTIVE TOWN & REGIONAL PLANNING ON
BEHALF OF KIEPERSOL BELEGGINGSTRUST

Notice is hereby given in terms of Section 48, read with Section 16(2)(b) of the Overstrand Municipality
Amendment By-Law on Municipal Land Use Planning, 2020 (By-Law) that an application has been received for
a departure in order to relax the height restriction from 8m to 8,7m.

Full details regarding the proposal are available for inspection during weekdays between 08:00 and 16:30 at the
Department: Town Planning, Paterson Street, Hermanus. Any written comments may be submitted in
accordance with the provisions of Sections 51 and 52 of the said By-Law to the Municipality (16 Paterson
Street, Hermanus / (f) 0283132093 / (e) alida@overstrand.gov.za) on or before 2 July 2021, quoting your name,
address and contact details, interest in the application and reasons for comments. Telephonic enquiries can be
made to Mr. P Roux at 028-313 8900. The Municipality may refuse to accept comments received after the
closing date. Any person who cannot read or write may visit the Town Planning Department where a municipal
official will assist them in order to formalize their comment.

ERF 5559, VYFDE STRAAT, VOELKLIP, HERMANUS, OVERSTRAND MUNISIPALE AREA:
AANSOEK VIR AFWYKING: MNRE INTERACTIVE TOWN & REGIONAL PLANNING NAMENS
KIEPERSOL BELEGGINGSTRUST

Kennis word hiermee gegee ingevolge Artikel 48, saamgelees met Artikel 16(2)(b) van die Overstrand
Munisipaliteit Wysigingsverordening vir Munisipale Grondgebruikbeplanning, 2020 (Verordening) dat 'n aansoek
ontvang is vir ‘n afwyking ten einde die hoogtebeperking van 8m tot 8,7m te verslap.

Volle besonderhede rakende die voorstel is beskikbaar vir inspeksie gedurende weeksdae tussen 08:00 en
16:30 by die Departement: Stadsbeplanning, Patersonstraat 16, Hermanus. Enige kommentaar op die voorstel
moet skriftelik ingedien word in terme van Artikels 51 en 52 van die voorgeskrewe Verordening na die
Munisipaliteit (Patersonstraat 16, Hermanus / (f) 0283132093 / (e) alida@overstrand.gov.za) voor of op

2 Julie 2021, met die naam, adres en kontakbesonderhede, belang in die aansoek sowel as redes vir die
kommentaar aangedui. Telefoniese navrae kan gerig word aan Mnr. P Roux by 028-313 8900. Die
Munisipaliteit mag weier om die kommentaar te aanvaar na die sluitingsdatum. Enige persoon wat nie kan lees
of skryf nie kan die Departement Stadsbeplanning besoek waar hul deur ‘n munisipale amptenaar bygestaan sal
word ten einde hul kommentaar te formaliseer.

I-ERF 5559, 243 §™ STREET, VOELKLIP, HERMANUS, KUMASIPALA WASE-OVERSTRAND
MUNICIPAL: ISICELO SOKUNYENYISWA: I-INTERACTIVE TOWN & REGIONAL PLANNING
(ITRP) EGAMENI LE-KIEPERSOL BELEGGINGSTRUST

Kukhutshwa isaziso ngokumayela neCandelo 48, xa lifundwa neCandelo 16(2)(b) loMthetho Otshintshiweyo
woMasipala waseOverstrand ongokuSetyenziswa koMhlaba kaMasipala, 2020 sokokuba kufunyenwe isicelo
sokunyenyiswa isithintelo sobude besakhiwo ukususela kwi-8m ukuya kwi-8.7m

linkcukacha ezipheleleyo malunga nesi sindululo ziyafumaneka ngeentsuku zomsebenzi phakathi kweyure-
08:00 ne-16:30 kwiSebe: Town Planning, Paterson Street, Hermanus. Naziphi na izimvo ezibhaliweyo
mazingeniswe ngokwezibonelelo zamaCandelo 51 nelama-52 alo Mthethwana zithunyelwe kuMasipala (16
Paterson Street, Hermanus / (f) 0283132093 / (e) aconradie@overstrand.gov.za) ngolu suku okanye ngaphambi
kwalo kolLwesihlanu, 2 uJulayi 2021, unike igama lakho, idilesi neenkcukacha zonxibelelwano nawe, umdla
wakho kwesi sicelo nezizathu zokunika izimvo. Xa ufuna ukubuza into malunga nesi saziso ungafonela

Mnu. P Roux ku-028-313 8900. Umasipala angala ukuzamkela izimvo ezifike emva komhla wokuvala. Nabani
na ongakwaziyo ukufunda okanye ukubhala makaye kwiSebe loYilo IweDolophu apho igosa likamasipala liya
kumncedisa azibhale izimvo zakhe.

Tel: 028 3138900 ; PO Box 20/ Posbus 20
Fax: 028 3132093 HERMANUS
E-mail: aconradie@overstrand.qov.za 7200
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1. Introduction

a.

Brief

Refer to Annexure B
for the Power of
Attorney.

Interactive Town and Regional Planning was appointed by the owner of the property Kiepersol
Beleggingstrust to prepare and submit an application for a height departure on Erf 5559,
Voélklip in terms of the relevant legislation.

b.

Development

The development objective is to legalize the unapproved height of the roof ridge to allow for

Objective & the existing dwelling on the application area.
Application
Proposal 49.97m Roof Ridge
A - . . S 4
Il .
8.7m| | [T 4
s, L L e e e | [ e o ] o e s 0 i ,EIQOT'[w—_
A A 4
41.30mMean/Base Level
Figure 1: Building plan extract
Subsequently the application proposal is for:
e adeparture to relax the roof ridge height from 8m to 8.7m to allow for the existing
dwelling on the application area in terms of Chapter IV, Section 16(2)(b) of the
Overstrand Amendment By-law on Municipal Land-use Planning, 2020.
c. Background The application area consists of a double-storey single residential dwelling with an

unapproved roof ridge height of 8.7m and a separate approved loggia at nr 243 Fifth Street,
Voélklip.

Resulting from a site inspection by ITRP, the analysis of the 2014 building plan and current
measurements on the erf by the architect, it is concluded that the building contractor
committed a calculation error regarding the physical mean level/ average natural ground level
on site during the cut and fill phase and that the dwelling was therefore built too high.
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2. The Application

a. Analysis: Title
Deed

Refer to Annexure

D for the

The Conveyancer Monica Korf issued a certificate confirming that no restrictive title deed
conditions exist against the proposal on Erf 5559 Voélklip.

Conveyancer
Certificate.
b. Analysis: Parameters Existing Zoning: Proposal: Comments
Development
Criteria: Zoning Residential Zone 1: Single Residential Zone 1: Consistent
Residential (SR1) Single Residential {SR1)
The development | Primary Use Day care centre, dwelling Dwelling house Consistent
parameters for Erf house, guest rooms, home
5559 Voélklip, occupation, second dwelling
Hermanus as per unit;
the Overstrand Consent Uses Créche, green house, guest None Consistent
Municipality Land house, house shop, institution,
Use Scheme place of instruction, place of
Regulations, 2020, worship, residential building,
are summarised as tourist accommodation.
follows: Coverage 50% 30% Consistent
Height 8m 8.7m Application is
for a departure
Street | 4m 4m north Departure
3m west already
approved
Consistent
_‘;z Side 2m 2m Consistent
£ Rear | 2m 2m Consistent
Parking Dwelling house: 2 bays Dwelling house: 2 bays | Consistent

¢. Application:

The application
form is attached as
Annexure A.

Application is subsequently made in terms of the Overstrand Amendment By-law on Municipal
Land-use Planning, 2020, for:

e adeparture to relax the roof ridge height from 8m to 8.7m to allow for an existing
dwelling on the application area in terms of Chapter IV, Section 16(2)({b).
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3. Contextual Site Information

a. Property Property Extent Title Deed Registered Owner
Beserpiion 5559 Voélklip 1400 m? T75591/2012 Kiepersol Beleggingstrust
Refer to The following Surveyor General Plans reflect the application site:
Annexure E for the Mot ek
SG Diagrams, F RIGTINGS- KCS)ORD'INATE = L.G. No.
KE 1
Annexure B for the METERS HOE o telse i
i 0 H
Title Deed of Erf AB RS el g R S 539117
i sc| 62,97 | s0.0.0
5559 Voélklip. ol ag o4 e e Goedgekeur
pa| 62,97 D! 90.0.,0 k(_" ! :r
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3.72. 7%,
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\. Die figuur efj.D. stel voor Er{_ 3825 Hermanus.
sien Wkaari nr. 208/ 937, geheg aan T[A. (335_22 3963,
2. Die figuur Ah.fs stel voor Erf_3826 Hermanus.
sien kaarf nr 227/ 1937 geheg aan T/A 1939_22.983
3. pie figuur {‘,3,(‘.]‘ stel voor Erf 3827 Hermanus.
sien kaart nr. 209/ 1937 geheg man T/A.1939.143 7067
4.Die figuur h.B.gf stel voor Erf 3828 Hermanus
sien kaart nr 226/ 1937 geheg aan T/A 1935.143.7067
Skaal 1: /1990
Die figuur A 8.C.D
stel vaor 2062 vk, meler grond, synde
ERF 5559 HERMANUS. en beval die bogencernde kom ponente.
geleé in Munigipaliteit vsn Hermanus Administratiews Distrik
Caledon. Provinsie Kagp Goeie Hoop.
Opgemeet—ta Saamges’re\ i~ November 1974
gaudiey; Landmeter C
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e S i @)
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Figure 2: Extracts of the Surveyor General Plans of the application site
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b. Location:

For the Locality
Plans refer to
Annexure F

Regional Context:

Within the regional context, the application area is located within Voélklip residential suburb.
Voélklip is located on the Eastern side of Hermanus.

Application
Area

Not to scale

Figure 3: Locality Plan — Regional Context

Local Context:

Within the local context the application area consists of a residential erf within Voélklip that

forms part of the larger Hermanus West area. The application area is located at number 243
Fifth Street.

Application
Area
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¢. Land Use:

Refer to the Land
Use Plan attached
as Annexure H.

The application area accommodates a dwelling house on the property. The surrounding land-

uses are single residential. No change in land use is proposed. The application proposal is
consistent with the land use of the area.

| Residential

] vacant

Figure 5: Google Image illustrating the residential land-use
surrounding properties

of the application area and

d. Zoning:

Refer to the Extract
of Hermanus
Zoning plan
attached as
Annexure G.

The application area, Erf 5559, Voélklip is zoned Residential Zone 1: Single Residential. The
surrounding erven are zoned Residential Zone 1: Single Residential as well. No change in zoning
is proposed. The application proposal is consistent with the zoning of the area.

o]

E/7559]

Application ’f////

T\
G,

Dy

6715 ////////A////f///lih._
.6849 4 ﬁ
/// 3858
I y '
//// //////
oy,

Residential Zone 1: /

Single Residential

% Transport Zone 2: / /////////

Roads & Parking

3838

3gar
N -
6324 1574
5282 -

///li)c:c\to scal/e ”

b / 3628

/ 2843l
Figure 6: Zoning Map
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Laws and
policies
relevant to the
consideration
of the
application

The following policy is applicable to the application area.
i. Overstrand Municipal Spatial Development Framework, 2020

The application area falls within a core urban residential area.

Heritage

Application

and forward Heritage J;reas/ Overlay

planning and i

land use Open Space / Linkages

documents a‘” Open Space Linkages
—————— - Major Road

L__l‘ Urban Edge

- Protected Area

CBA Terrestrial

I s
Figure 7: Spatial Development Framework Spatial Proposals Plan

The application is consistent with the Overstrand Municipal Spatial Development Framework,
2020.

ii. Overstrand Municipal Spatial Wide Development Framework, 2006

In section 5.5.5 (i) it is mentioned that the SDF is inter alia concerned with the optimum use of
land. The clause further mentions the need to provide satisfactory residential environments and
further that a full range of residential needs must be catered for.

The application is _consistent with the Overstrand Municipal Spatial Wide Development
Framework, 2006.

iiii. Overstrand Municipality Growth Management Strategy, 2010

The application area is within a 10 to 20 Dwelling Units Per Hectare Densification Zone.

SENSITIVE AREAS

Statutery Nalura Reserva

Mountain Monagarnent

Utban Edge

- e

| peNsIFICATION GRADING

No Densification

Donilication Zonae
loss than 10 DU/H

Donsification Zene
10- 20 DU/H

Denillicabion Zone
more than 30 DU/H

Figure 8: Extract from the Overstrand Mumcnpallty Growth Management Strategy, 2010 reflecting the
envisaged land-uses for the area.

The application is consistent with the Overstrand Municipality Growth Management Strategy,
2010.
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4. Motivation

Motivation for the
application:

Refer to Annexure |
for the Building
Plan and Annexure
K for the southern
neighbour’s
consent.

a. Introduction and Background

The application area consists of a double-storey single residential dwelling with an unapproved
roof ridge height of 8.7m and a separate approved loggia at nr 243 Fifth Street, Voélklip.

The architect appointed by the owner to draw up plans for the approval of additions on the
application area, found the existing roof ridge height of the residential building to exceed the
maximum permitted height of 8m by 0.7m, thus resulting in a height of 8.7m.

According to the architect, the original plans for the residential dwelling submitted in 2014 by a
previous architect and subsequently approved, indicated the height of the roof ridge to be lower
than the permitted 8m maximum height namely 7.98m but the residential building was
constructed higher than the height indicated on the plans as well as a further 0.7m over the
maximum permitted 8m height.

According to the Height Restriction Certificate extract in Figure 9 below, the highest natural
ground-level for the house is 42.20m and the lowest natural ground-leve! is 40.40m, thus
resulting in a mean natural ground level of 41.30m.

PO Box 2245
Hemnanus, 7200
Tel: 023-313 1234
Fox: 028-312 1237

9 e O m O ti CS O {:r.‘ C O infeElsennaiizeafring mo 7

LanD SURYEYIHG SDRSILTAMTS

Date: 3t fdareh 2020
Te Whom [t flay Concern:
Height Restriction of Erf 5559 Hermanus

A fopographic survey was compieted 1o Cetermine natural ground level, The building
has been survay ond various levels taken.

The rasults are as follows:

Houss

Highest natural ground iavel 42.20m
Loweast natural ground level 40.40m
tdean Natural Ground Leve! 41.30m
tdaximum allowable height (8.0m restriction) 49 30m
Roof Pitch 49.97m

Figure 9: Height Restriction Certificate

According to the 41.30m mean natural ground-level, the maximum height allowable for the roof
pitch would be 49.30m. The actual roof pitch is 49.97m, thus exceeding the maximum allowable
height by 0.7m.

It is thus concluded that the building contractor committed a calculation error regarding the
physical mean level/ average natural ground level on site during the cut and fill phase and that
the dwelling was therefore built too high.
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b. Proposal

The objective therefore includes to legalize the existing non-approved 8.7m roof ridge height of
the residential dwelling, which is not only higher than on the approved 2014 building plans but
furthermore exceeds the maximum permitted height of 8m by 0.7m, all due, as is concluded, to
a calculation error during the construction phase.

The proposal is thus for a departure to relax the height from 8m to 8.7m to legally accommodate
the existing single residential dwelling on the application area.

49 97m Roof Rldge

“ — == [ HESE —-——-]@o\nd Floorl-t4-

41.30mMean/Base Level

Figure 10: Development Proposal
c. Desirability
The application is considered desirable, for the following reasons:

» The transgression is concluded to be a result of a calculation error by the building
constructor of the physical mean level/ average natural ground level on site during the
cut and fill phase

¢ The owner wishes to bring the dwelling in line with the statutory requirements

e The proposalis considered to be the most cost-effective, practical and least destructive
solution to the calculation error

® To the best of our knowledge no objections have ever been lodged by neighbours
regarding the potential obstruction of ocean views by the proposal

e The white colour of the roof blends in well with the skyline and therefore supports the
aesthetical value of the environment

e ltis concluded that no material impact on the environment is caused by the proposal

d. Planning Principles

In terms of Chapter VI of the Spatial Planning and Land Use Management Act, 2013 the following
Planning Principles have been applied to the application site:

1) Spatial Justice which refers to the need for redressing the past apartheid spatial
development imbalances and aims for equity in the provision of access opportunities,
facilities, services and land.

Possible results of the development

The proposed height relaxation will not in any way contribute to perpetuation of past
apartheid spatial development imbalances as the application proposal will
accommodate the legalization of a statutory requirement of an existing house.
Furthermore, the previous Overstrand Municipal Spatial Wide Development
Framework, 2006 is concerned with the optimal use of land and mentions the need to
provide satisfactory residential environments and that a full range of residential needs
be catered for.

The application proposal is consistent with spatial justice.
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2) Spatial Sustainability which refers to the fact that a spatially sustainable settlement will
be one which has an equitable land market, while ensuring the protection of valuable
agricultural land, environmentally sensitive and biodiversity rich areas, as well as scenic
and cultural landscapes and ultimately limits urban sprawl.

Possible results of the development

The proposal will allow for the legalization of an existing single residential dwelling
within the urban edge and will therefore have no impact on agricultural land,
environmentally sensitive areas and biodiversity rich areas.

The application proposal can thus be deemed to be spatially sustainable.

3) Efficiency which refers to the manner in which settlements themselves are designed to
function in such a way that there will be a minimum need to travel long distances to
access services, facilities and opportunities.

Possible results of the development

The proposal represents the most practical, cost-efficient and least destructive solution
to the roof ridge height which exceeds the maximum permitted height for a single
residential dwelling, without causing any material impact on the environment.

The application proposal is consistent with the efficiency principle.

4) Spatial Resilience which, in the context of land use planning, refers to spatial plans,
policies and land use management systems which should enable communities to be able
to resist, absorb and accommodate any economic and environmental shocks which
might occur in a timely and efficient manner.

Possible results of the development
The proposed development will not lead to any economical and/or environmental
shocks as the application allows for an existing building within a residential suburb.

The application proposal is consistent with the principle of spatial resilience.

5) Good Administration which, in the context of land use planning refers to the promotion
of integrated, consultative planning practices in which all spheres of government and
other role players ensure that a joint planning approach is pursued.

Possible results of the development

Consultative practices are being followed in this application as it is done in consultation
with the Planning Department of the Municipality who will also advertise the application
in such a manner as to enable the relevant government tiers and the general public to
participate in the eventual decision-making process.

The application proposal is consistent with the principle of good administration.

5. Conclusion

The proposal represents the most practical, cost-efficient and least destructive solution to the roof pitch which exceeds

the maximum allowable height, without causing anv material impact on the environment.

The application as motivated in this report is regarded desirable within its local context and well-integrated within the
existing community land-use activities. It is therefore recommended that the application be approved in terms of the
Overstrand Amendment By-law on Municipal Land-use Planning, 2020, as follows:

e adeparture to relax the roof ridge height from 8m to 8.7m to allow for an existing dwelling on the application
area in terms of Chapter IV, Section 16(2)(b).
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