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4.2

PORTION 21 OF FARM AFDAKSRIVIER NO. 575 (BETWEEN HAWSTON AND
FISHERHAVEN, NORTH AND SOUTH OF THE R43 DISTRICT ROAD), A DIVISION OF
CALEDON: PROPOSED SUBDIVISION, REZONING, CONSENT USE, DEPARTURE AND
DEVIATION OF OVERSTRAND MUNICIPAL GROWTH MANAGEMENT STRATEGY
(2010): ARCH TOWN PLANNERS ON BEHALF OF AFDAKSRIVIER TRUST

RCAL 21/575
H Olivier (028) 313 8900 Hermanus Administration
14 September 2022

1. EXECUTIVE SUMMARY

The original planning application was received on 19 October 2016 by Arch Town
Planners on behalf of Afdaksrivier Trust in terms of the Overstrand Municipality By-
Law on Land Use Planning, 2015.

The application was advertised and duly circulated to all relevant State and Municipal
Departments. Due to amendments as required by the Western Cape Government:
Environmental Affairs and Development Planning (Environmental Component)
approval process, the applicant had to amend the layout plan and motivation.

The amended application was submitted on 19 October 2021, to subdivide Portion
21 of Farm Afdaksrivier No. 575 into a Remainder and 16 portions, and to obtain
development rights on such portions for a mixed-use development including
retirement villages, gated complexes, retalil, flats, a school, a hospital, smallholdings,
etc., and provide for approximately 3016 residential units.

The amended application was again advertised and circulated to the relevant
Municipal and State Departments.

The amended planning application was submitted in terms of the Overstrand
Municipality Amendment By-Law on Municipal Land Use Planning, 2020 (By-Law)
included the following:

+ Subdivision in terms of Section 16.(2)(d) of the By-Law to subdivide Portion 21
of Farm Afdaksrivier No. 575 into Portion A (Remainder Farm of £514ha) and
Portion B (x222ha, excluding the R43 Road Reserve);

+ Rezoning in terms of Section 16.(2)(a) of the By-Law to rezone subdivided
Portion B, from Agriculture Zone I: Agriculture to subdivisional Area Zone in terms
of Section 16(2)(d) of the By-Law, to create the following portions with land uses,
and the subdivision thereof:

e Portion 1 (£22,14ha)
General Residential Zone | : Town Housing;
e Portion 2 (+x12,36ha)
Residential Zone | : Single Residential; and Open Space Zone lll: Private
Open Space
e Portion 3 (£20,24ha)
General Residential Zone | : Town Housing;
e Portion 4 (+10,64ha)
General Residential Zone | : Town Housing;
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e Portion 5 (+4,16ha)
Business Zone Il : General Business;

e Portion 6 (+3,82ha)
Business Zone Il : General Business; and Open Space Zone lll: Private Open
Space

e Portion 7 (+x17,59ha)
General Residential Zone | : Town Housing; and Open Space Zone IlI:
Private Open Space

e Portion 8 (+11,85ha)
Residential Zone | : Single Residential; and Open Space Zone III: Private
Open Space

e Portion 9 (+11,63ha)
Residential Zone | : Single Residential; and Open Space Zone lll: Private
Open Space

e Portion 10 (+18,68ha)
General Residential Zone | : Town Housing; and Rural Zone I: Agricultural
Smallholding

e Portion 11 (+8,56ha)
General Residential Zone Il : Town Housing;

e Portion 12 (x11,22ha)
Residential Zone | : Single Residential; and Open Space Zone llI: Private
Open Space

o Portion 13 (7,23ha)
Community Zone |: Community Facilities

e Portion 14 (x45,77ha)
Rural Zone | : Agricultural Smallholding

e Portion (+11,26ha)
Transport Zone |l : Road and Parking TR2 B (Public Road)

e Portion (+4,66ha)
Transport Zone Il : Road and Parking TR2 A (Private Road)

+ Application is further made in terms of the Overstrand Municipality Amendment
By-Law on Municipal Land Use Planning, 2020 for consent use in terms of
Section 16(2)(o) on the following:
¢ Portion 1 - consent use to establish a retirement village;

Portion 4 — consent use to establish a retirement village;

Portion 5 - consent use to establish an institution (hospital);

Portion 10 — consent use to establish a retirement village;

Portion 11 - consent use to establish flats.

+ Temporary departure (2 years) in terms of Section 16.(2)(c) of the By-Law to
allow for the existing mining activities on Portion 10.

+ Departure from Section 96.(2) of the By-Law to exclude street names and
numbers from this application.

+ Deviation of the Overstrand Municipal Growth Management Strategy, 2010 in
terms of Section 10.(1) of the By-Law and in terms of the Municipal Systems Act
(Act 32 of 2000) to allow a mixed used development on the said land, to allow a
deviation from the prescribed densification grading to allow for a gross density (on
Portion 1) of 35 units/ha in lieu of 20 units/ha, and to allow for a deviation from
prescribed densification grading to allow for a gross density (on Portions 2 — 13,
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15 and 16) of approximately 15 units/ha in lieu of 10 units/ha.

The application is to obtain Municipal approval for the larger layout and proposed
zonings in the development. Detailed subdivision plans will also have to be
submitted at a later stage and such plans will again have to be processed in line with
the requirements of the Overstrand Municipality Amendment By-Law on Municipal
Land Use Planning, 2020.

A Locality Plan of the property concerned is attached as Annexure A. The Motivation
Report from the applicant in support of the proposal is attached as Annexure B, while
the proposed Site Development Plan is attached as Annexure C.

2. DECISION AUTHORITY
Municipal Planning Tribunal
3. BACKGROUND / SITE HISTORY

Portion 21 of Farm 575, Caledon District is zoned Agriculture Zone 1. 80% of the
property has been heavily disturbed by various forms of agriculture or mining and is
impacted by alien vegetation.

The property measures 736,06ha in extent. Approximately 271ha of the property is
situated within the Urban Edge with the rest falling outside. The total area for
development will be approximately 222,42ha (excluding 9,68ha forming part of the
R43 road reserve). The Remainder portion will measure 514ha in extent.

Application is also made to operate the existing sand mine up to 2024. There is also
a small wetland west of the existing quarry.

The area between Hawston, the Onrust River mountains, the R43 and Fisherhaven
is proposed for development. The Remainder of the farm, where the homestead and
nursery are mainly used for farming activities, such as grazing and livestock farming.

4. SUMMARY OF APPLICANT’S MOTIVATION

» The property has various servitudes for services traversing it. A 25m pipeline

and access servitude will be re-positioned.

There are no restrictive conditions in the Title Deed prohibiting the development.

Environmental approval was obtained.

Aquatic Ecosystems will be dealt with as no-go areas, and include the Afdaks

River Estuary, the water course into the Afdaks Estuary and some water

channels outside the urban edge.

Any future subdivision will have to consider the Aquatic Ecosystem in storm water

management systems.

» Botanical impact — 75% of the study area is of low botanical sensitivity, 4%
medium botanical sensitivity and 20% High sensitivity. Most of the high
sensitivity area lies above the 130m contour. High sensitivity areas will not be
developed.

» The site has no real heritage value and does not fall within a municipal Heritage
Overlay Zone. A Heritage Impact Assessment was done and approved by
Heritage Western Cape.

YV VY

A\
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> Agricultural potential — soil survey determined that Portion B of the site does not
have a high agricultural potential. The growth of perennial crops can only be
done with irrigation, but there is not enough water available for the whole farm.
The remainder will be able to operate successfully as a farm being 373,22ha in
extent.

» A Socio-Economic Impact Assessment was also done for this application.

» The total area for development will be approximately 222ha (excluding 9,68ha
forming part of the R43 road reserve. The Remainder will be 514ha. The total
development area will be 176,65ha.

» A total number of 3016 residential units are proposed within the development, at
a gross density of 17 units/ha.

» Portion B will be subdivided into 14 portions. The portions will be sold off to
future developers and developed in line with a phasing plan that will still be
submitted to the Municipality.

> A mix of residential typologies will be developed being flats, townhouses, and
group housing with average erf size between 200m2 (35 units/ha) and 350m?
(20units/ha) and single residential erven with an average erf size of 700mz2.

» Housing will cater for a wide range of income groups and age profiles, and 44%
of the units could be developed as retirement villages.

» The development will also provide for a wide range of amenities on the two
general business sites, which could include a hospital, offices, and retail as well
as community and educational sites for church, school, or tertiary purposes.

» The proposal will allow for gated developments with private internal roads, with
ecological corridors between the developments. All portions will form part of a
larger security estate.

> Portions will be developed as follows:

PORTION 1

Zoned General Residential 1 with a consent for a retirement village. Density will
be 35units/ha with maximum 775 units. Housing typologies will include group
housing, town houses and a retirement village including frail care. This will cater
for the approximate shortage of 85 000 retirements units in the western cape
alone. A 10m buffer is proposed to the botanical sensitive area on the north-
western boundary.

PORTIONS 2, 8, 9 AND 12

Will be zoned Residential Zone 1, at a maximum density of 10-20 units/ha,
providing for 664 units. It will be gated communities. It will be close to the
educational, retail and hospital sites. Servitudes over these sites will be re-
aligned. No development will be considered on the botanical sensitive areas and
careful planning will be done in the Mountain Management Zone.

PORTION 3
To be zoned General residential Zone 1, at a density of 20 units/ha to provide for
405 residential units close to the educational, retail and hospital sites.

PORTION 4

To be zoned General Residential 1 with a consent use for retirement village, to
provide for 372 units at a density of 35units/ha. 50% of the site will be used for
retirement purposes. This will allow for smaller erven/houses that will be more
affordable. The site has medium botanical sensitivity. A 20m setback line from
the R43 is proposed and landscaping of such area.
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PORTION 5

To be zoned General Business 2 for potential 72-bed hospital and related uses,
such as pharmacy, coffee shop, eight (8) medical consulting rooms and offices
with maximum GLA of 2500m2. There is a need for medical facilities in this area
and the site will be highly visible from the R43, with easy access from the R43.

The proposed office space will serve the surrounding community and help with
job creation. The site has a medium botanical sensitivity.

PORTION 6

To be for zoned General Business 2 and Open Space Zone 3. A 20m setback
from the R43 is proposed. Will provide for retail facilities of a maximum of
4500m2 GLA and will serve the surrounding community.

PoRTION 10

It is 18ha in extend. There is an existing mining area in this area. The mining
area cannot be rezoned for development until the mine has been closed. This
area will be zoned to Rural Zone 1, with a departure to still operate the mine. A
small portion will be zoned General Residential Zone 1 and the area of the mine
will also be rezoned to the same zoning in future.

PORTION 11

The site is directly across the approved industrial park. It is to be zoned General
Residential Zone 2 to allow 428 units at a density of 50 units/ha. This is to cater
for the demand of higher density housing such as flats and group housing. It is
next to a scenic route and there will be a 20m setback from the R43 which will be
landscaped. The site has no environmental constraints.

PORTION 13

The portion measure 7,2ha and will be available for community purposes,
allowing for a school, tertiary institution, or church. A need for a college has been
identified in this area. This is in line with the GMS, 2010.

PORTION 14

It lies outside the Urban Edge. It is very environmentally sensitive but have no
real agricultural value. The proposal is to rezone it to Rural Zone 1 purposes to
be utilized as a smallholding.

PROPOSED ROAD SYSTEM

0 Access to the development will be via a R43/China Marais Avenue
intersection, a left-in-left-out access opposite the industrial development and
the R43 George Viljoen intersection.

o Public Transport facilities will be provided at the retail component.

o The TIA is in support of the application.

o TIS’s will be conducted for the development of each portion in future.
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SERVICES REPORT

In terms of the GLS Consulting Engineers report the following is
recommended:

Water

The Fisherhaven high- and low-level reservoirs will have to be used to serve this
area. Daily demand will be 2306,0 kl/day. There is sufficient capacity in the
reservoirs to accommodate the whole development.

Sewer

The flow is calculated at 1403,7 kl/day. New bulk sewer infrastructure is
required.

Stormwater plan — A stormwater management plan was prepared.

Electricity
There is no bulk infrastructure, and only 1700kVA supply, for approximately 450-

500 erven. The existing network will have to be strengthened by 12300kVA.

It is foreseen that in phasing will be structured as such that the lower lying
portions will be developed first.

COMPLIANCE WITH NATIONAL LEGISLATION

NEMA
Approval obtained.

Subdivision of Agricultural land (Act 70 of 1970)
Approval obtained.

SPLUMA Principles
The application is measured against the principles in terms of Section 42 of
SPLUMA, as follows:

o Spatial Justice — will provide mixed uses, various types housing for different
income groups and also link Hawston and the Fisherhaven communities.

0 Spatial Sustainability — Will lead to an upgrade of services, to benefit all, be
on land with low agricultural potential, limited impact on the landscape, will not
be on environmentally sensitive areas and in line with Overstrand municipal
policies.

o Efficiency — higher densities will be allowed closer to the R43 for transport
purposes and all facilities will be provided for the new residents within the
development.

0 Good Administration — a Good streamlined public participation process was
followed by the municipality

COMPLIANCE PROVINCIAL LEGISLATION AND POLICIES

Western Cape PSDF, 2014

In line with key policies in that it will help protect agricultural areas and scenic and
biodiversity rich areas, will be within the urban edge and promote a mixed used
high-density development, and also will provide a housing for various income
groups in various types of housing and also community facilities.
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Western Cape Growth Potential Study (2014)
The areas between Hermanus, Onrustrivier and Hawston are identified as a high
growth potential and high economic needs area.

Municipal legislation and policies

The Overstrand Municipal Growth Management Strategy/Plan, 2010

It identifies area within the municipal urban edge for densification. The area east
of the R43 up to the Fisherhaven China Marias Road is earmarked for densities
of up to 10 units per ha, and the area further north of the subject site both sides
of the R43 for densities of 10 -20 units per ha.

Considered compliant with Municipal policies as:

The development is within the Urban Edge.

Itis in the natural growth direction.

Will accommodate growth for over 20 years and reduce pressure on the urban
edge in other areas.

Environmental sensitive areas will not be developed on.

Will provide for a mixed-used development that will provide for various
housing types for various income groups and provide community facilities.

Will provide for linking of green corridors.

In terms of the existing density allocation in the GMS 2969 units can be
developed, and this proposal is only for 3267 units.

Higher densities should be closer to the road to help with transport with lower
densities closer to the mountain.

The large scale of the development will provide for amenities and employment
opportunities.

The development will help with the upgrade of various services in this area.
The municipal policies identified the need for mixed land use activities. There
is also a need for additional housing in the Greater Hermanus area.

The development is desirable as it will have a positive economic impact,
improve services and roads, no heritage impact, no negative impact on quality
of life, views, privacy, sunlight or the character of the area and will help reduce
pressure on the urban edge in other areas.

5. ADMINISTRATIVE COMPLIANCE

Methods of advertising Date published Closing date for
comments

Lo<_:a_| Newspgpe_r Yes 2 November 2017 8 December 2017
(original application)
Local Newspaper Yes 5 November 2021 | 10 December 2021
(amended application)
No_tlges L Yes 2 November 2017 8 December 2017
(original application)
Notices L Yes 5 November 2021 | 10 December 2021
(amended application)

2 November 2017 8 December 2017
Ward councillor Yes & &

5 November 2021 | 10 December 2021
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Total comments

EIGHT (8)

Total letters of support

NONE

Was public participation undertaken in accordance with Section 46 — 50 Yes
of the By-Law on Municipal Land Use Planning?

Was the application processed correctly (if no, elaborate below): Yes
Is the proposal consistent with the principles referred to in Chapter 2 of Yes
SPLUMA and Chapter VI of LUPA? (can be elaborated further below)

6. SUMMARY OF COMMENTS FROM ORGANS OF STATE AND/OR MUNICIPAL

DEPARTMENTS

Name Date received Summary of comments

Building Control 09/11/2022 No objection subject to Heritage
Western Cape approval.

Fire Department 14/02/2022 No objection.
No objection. Recommended that
application be referred to
Overberg District Municipality
Regional Landfill Site

Waste Management 07/12//2021 Karwyderskraal and will probably
overlap the landfill sites buffer
zone. It is recommended that
ODM also be approached for
comments.

Engineering Services 14/02/2022 See Annexure F.

Western Cape Government:

Environmental Affairs & 16/02/2022 See Annexure G.

Development Planning —

Record of Decision

Heritage Western Cape 29/10/2019 See Annexure H.

Telkom 09/11/2022 See Annexure |.

Eskom 15/11/2021 See Annexure J.

Overberg District

Municipality: Health | 15/11/2022 See Annexure K.

Department

Municipal: Enwron_mental 16/02/2022 See Annexure L.

Management Services

Cape Nature 21/06/2022 See Annexure M.
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Department of Agriculture:
National 11/07/2017 See Annexure N.
Western Cape Government:
Transport & Public Works 24/03/2021 See Annexure O.
Wegtern Cape Government: 07/02/2022 See Annexure P.
Agriculture
BGCMA 31/01/2022 See Annexure Q.
Western Cape Government:
Environmental = Affairs = & | 7155651 See Annexure R.
Development Planning -
(Planning Component)

7. SUMMARY OF COMMENTS RECEIVED DURING PUBLIC PARTICIPATION.

In the first public participation process seven (7) objection letters were received.
During the second public participation process, which was required due to changes
that had to be made to the application due to the environmental approval, one (1)
letter of objection were received. (See Annexure D.)

The applicant was also provided with an opportunity to respond to the objections.
(See Annexure E.)

The objections, Applicant’s response and Municipal Town Planner’s response
can be summarized as follows:

OBJECTION 1 — Environmental

(a) There are concerns about the sensitive ecosystem and retaining fauna and
flora and creating some no development areas.

Applicant’s response

The Botanical Scoping Study identified low, medium and high botanical sensitive
areas and no development areas, and these recommendations were adopted in the
development proposals.

Town Planner’s response

The applicant sufficiently addressed this point.

OBJECTION 1 continues

(b) High density development of 35units/ha in lieu of 20units/ha next to the
Botriver Lagoon will create negative environmental impact and impact the
lagoon and Estuary.
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Applicant’s response

An Environmental Impact Assessment (EIA) was done for the development and the
conclusion was that the development on Portion 1 will not have a negative impact,
with only a small portion of Portion 1 identified as a no-go area. Setback lines are
also recommended for development next to this sensitive area in the Botanical and
Site Sensitivity Analysis, which will be complied with. The studies also recommend
how to protect the lagoon and estuary.

Town Planner’s response
The applicant obtained a positive EIA: ROD from Western Cape Government:
Environmental Affairs and Development Planning, and therefore all environmental

impacts would have been addressed.

OBJECTION 1 continues

(c) Concern about the protection status of a bird sanctuary in Afdaksrivier
estuary on a portion of portion 13, and how it will be protected.

Applicant’s response

The estuary is 8" in importance out of 250 estuaries in South Africa. The site
sensitive analysis therefore recommended that development setbacks of 50m from
the estuary and Afdaksrivier be applied. A highly sensitive north-western corner of
Portion 13 is also of very high botanical sensitivity and will not be developed. These
sensitive areas will not be developed and any development on the new proposed
Rural 2 zoned portion will have to comply with the 50m setback.

Town Planner’s response
The applicant’s response is supported, as all required environmental studies was
done for the development and Western Cape Government: Environmental Affairs

and Development Planning support the proposals.

OBJECTION 2 — Density of Development

Should not allow high density (Portion 1) close to Fisherhaven as it is a semi-
urban area. The density will be much higher than Fisherhaven with 200m?
erven versus Fisherhaven erven of 1600m? in extend, and 20units/ha in terms
of the GMS, 2010 versus 35units/ha for the development.

Fisherhaven already cater for all income groups, races and ages. Higher
density development should be closer to Hermanus where job opportunities
and retirement accommodation is needed. The deviation from the GMS, 2010
regarding density is only to obtain additional development rights to sell off to
developers.
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Applicant’s response

Fisherhaven and the development area is situated within the Urban Edge and not a
rural area. The densities will be higher than that of Fisherhaven, but national,
provincial, and municipal policies motivate for densification to ensure development
takes place within the Urban Edge and thereby ensuring that sensitive
environmental land or agricultural land is not lost. The SDF of 2006 identify
Fisherhaven and Hawston as future growth areas.

The proposal is slightly higher than the proposals in the GMS, 2010 but this is due to
the fact that some surrounding areas cannot be developed due to environmental
sensitivity.

Town Planner’s response
The comments of both parties are noted.

Fisherhaven have a very low density at this stage, but this is mostly due to the fact
that a lack in sewerage infrastructure subdivisions could not be supported by the
Municipality for approximately the last 15 years. The Strategy Plans such as the
GMS, 2010 however did identify areas for densification with areas with densities up
to 10 units/ha, 10-20 units/ha and 20 to 30 units/ha. The GMS is also already a 12-
year-old strategy, and it is foreseen this density proposals will increase in future.

The Fisherhaven/Hawston area is the main extension area for the Greater
Hermanus area, and development of all densities should be catered for in this area,
which is of such a large scale that it is the size of a medium size town. Ultimately
the whole area will only have a density of 16 dwellings/ha, which cannot be
considered as extremely high. The comment is noted that Fisherhaven already
cater for a mixture of potential buyers, but this comment is not supported. There are
no retirement villages and group housing developments and not all people can
afford a large residential erf or property.

Most concerns regarding the density of Portion 13 are from Fisherhaven residents.
The portion is on the northern side of Fisherhaven, and not inside Fisherhaven. The
development will also have its own identity and would clearly be identifiable as a
higher density development with specific style houses and retirement units. It is
therefore very unlikely that the development’s density will have any impact on
Fisherhaven, and the environmental studies also found this type of development will
not have a negative impact on the environment or estuary and lagoon.

The statement that densification should only be allowed closer to Hermanus is
noted. However, the development of this area will not only be for the development
of residential dwellings/units that would create jobs for people in the immediate area,
but will also allow for some commercial properties, a hospital and place of education
that will provide permanent jobs. The same with retirement villages that have
facilities. There is also the new Flagship Business area that would create job
opportunities in this area.

The deviation from the GMS, 2010 is to increase density. The density in terms of
the GMS, 2010 however does not give any rights and can be deviated if supported
by detailed supportive studies such as EIA’s, TIA’s, etc.
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OBJECTION 3 — Concerned about housing types

(a) Concerned that affordable or RDP housing will be developed close to
Fisherhaven on Portion 1 and will devalue surrounding property values.

Applicant’s response

If affordable housing refers to government and/or subsidized housing it is confirmed
that the proposed private development does not include any.

Portion 1 is also seen as one of the flagship portions close to the lagoon, ocean and
with views. It would also be one of the first phases and a high standard will be set
for the rest of the development.

Town Planner’s response

The applicant sufficiently addressed the concern.

OBJECTION 3 continues

(b) Concern over the high number of retirement villages far from Hermanus,
and an oversupply of retirement villages.

Applicant’s response

The maximum retirement units are applied for, but ultimately the market will decide
how many will be developed as retirement units or otherwise group housing units.

Market research has shown that there is a shortage of approximately 85 000
retirement units in the Western Cape alone. Local retirement villages have waiting
lists, clearly indicating the need. The areas outside Hermanus also have a great
need for retirement villages.

Town Planner’s response

The applicant is responsible to do market research to identify if there is a need for
retirement villages. Considering the above, the areas earmarked for retirement
villages can also cater for group housing, and ultimately it will be market forces that
will dictate the number of retirement units that will be developed.

The writer has no knowledge of any retirement villages or old age homes in the
Hawston/Fisherhaven area, which show there could be a potential market for this
type of development. There is a successful retirement village in the small town of
Botriver, showing that different buyers seek different areas and products.

OBJECTION 4 — Public Participation

Concerns regarding closing date for public comment (first advertisement
round — original application). Some people were away over such time and
others did not receive registered notices.
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Applicant’s response

The 30-day commenting period is in line with the Municipal By-law, as governed by
National Legislation was complied with. The public participation was concluded
before the holiday season commenced, which is the time when people might be
away.

Town Planner’s response

In the first public participation process, which the objector refers to, registered
notices were send out to interested and affected parties on 2 November 2017 and
the closing date for comment/objection on 8 December 2017. This provided for an
objection period of 36 days, which is in line with the legislation as mentioned by the
applicant above. The closing date also ended before the festive period.

Note, the application was also advertised in a local newspaper to ensure a good
public participation process.

The Municipality therefore complied with legislation in terms of the public
participation process.

Also note further, that with the advertisement of the amended application in
November 2021 registered notices where again sent to all property owners who
were previously identified on a list and the objectors. The amended application was
also again advertised in the local newspaper. Any person, even the objectors from
the first public participation process could have submitted new or additional
comments. Only one (1) new objection was received.

OBJECTION 5 — Impact on Character of the area and the surrounding
community

(a) Concerns regarding negative impact on surrounding community.
Applicant’s response

The development will create job opportunities in an area with a shortage of work
opportunities. There will be no real loss in job opportunities as only the sand quarry
will be impacted.

The development will provide for a wide range of housing typologies, land uses and
amenities which will benefit the surrounding communities.

The development will also lead to upgrade of services such as sewerage and road
system in the area.

Town Planner’s response

The applicant’s opinion that jobs will be created benefitting the surrounding
communities is supported. A wide range of land uses such as housing, an
educational site, and commercial sites for a hospital, offices and retail will also be
created. This will also benefit this area with amenities.
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OBJECTION 5 continues

(b) Concerns regarding inconvenience (dust and noise) of long-term roll-out
development.

Applicant’s response

The development of especially Portion 1 may be an inconvenience for surrounding
property owners in Fisherhaven. There will however have to be compliance with
conditions relating to construction times, dust control and security to reduce impact.
The area was however already identified for development as far back as 2006, the
objector therefore should have been aware of the potential impact that future
development would have.

Town Planner’s response

The applicant’s comments are supported.

The area was earmarked for development, and should applications not be
considered desirable due to its impact during the construction phase, no

development will take place in Overstrand.

OBJECTION 5 continues

(c) Concern about impact on rural character of Fisherhaven.
Applicant’s response

The area is not seen and has not been set aside as a rural area, it has been
earmarked for urban development since 2006.

Town Planner’s response
The applicant’s response is supported.

OBJECTION 5 continues

(d) Refer to wide range of income groups implying to mix lower income and
higher income housing especially Portion 1 (next to Fisherhaven), which
would affect surrounding neighbours.

Applicant’s response

The development is a private development with no government and/or subsidized
housing. The houses in Portion 1 will be of a very high standard.

Town Planner’s response

The applicant’s response is noted.
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OBJECTION 5 continues

(e) Retirement development on Portion 1 will be closer to Fisherhaven than
the 30m agricultural building line and impact the sensitive environment
and wild horses and be out of line with Fisherhaven plot sizes, coverage
and building lines. It is also not in line with development in Fisherhaven or
Benguela Cove.

Applicant’s response
Was already addressed under previous headings.
Town Planner’s response

The objection is noted. Fisherhaven at this stage has a low density due to
limitations in the Title Deeds inserted in the Title Deeds as far back as the late
1960’s. Fisherhaven also have a lack of a water borne sewerage which limited
further subdivisions in the town. Densification of certain areas was however already
identified in the GMS, 2010, and the only reason densification did not take place is
due to the two above mentioned reasons.

Fisherhaven however does fall within the urban edge and considering there is a lack
of land for development in the Greater Hermanus area, higher density development
will be the future to utilize the land to its maximum. The comment with regard to
agricultural buildings lines area noted, but the area was also indicated within the
urban edge, so higher density development with smaller building lines was to be
expected.

Benguela Cove was also developed approximately more than 15 years ago and
was situated outside the urban edge. This development cannot be compared with
this new development within the urban edge.

OBJECTION 6 - Services

(a) Concerns regarding lack of/ availability of water.
Applicant’s response

The Municipality indicated there will be enough water for the development.
Alternative water provision and re-use of water will be negotiated, especially with
regards to the use of grey-water systems which we would like to propose be
incorporated throughout the whole development.

Town Planner’s response

In terms of the GLS report there is only sufficient capacity to provide portion 1
(approximately 775 erven) of water. This is however a major development that will
be developed in phases and over many years, and the identification of alternative
water supply and the upgrade of bulk services is identified and recommended in the
engineering reports, and this will form part of the service level agreement between
the Municipality and developer.
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The development of future phases will be reliant on the availability of sufficient water
at each stage, and such development phases will not be allowed if sufficient
resources are not available at such stage.

OBJECTION 6 continues

(b) Lack of infrastructure (water borne sewerage, tarred roads) and amenities
(shops, churches, garages) in Fisherhaven should first be developed.

Applicant’s response

It is the municipality’s responsibility to upgrade services and private developers to
develop amenities on their properties, not the developer of this development. The
development of Portion 1 will however contribute to the upgrade of some roads and
infrastructure in Fisherhaven.

Town Planner’s response

The applicant will be responsible for the upgrade of some services considering the
applicant will have to pay for bulk service levies.

OBJECTION 6 continues

(c) The strain on resources like water and electricity need to be seriously
evaluated.

Applicant’s response

The land use application included detailed services reports and bulk capacity
reports which addresses all issues relating to the provision of services. The
developer will have to pay development contributions which will go to the upgrade
and provision of municipal services. The Overstrand Engineering Services
department supports the application.

Town Planner’s response

The applicant’s comments are noted and supported.

OBJECTION 6 continues

(d) Concerns for flooding in wet periods of Portion 1.

Applicant’s response

No comments.

Town Planner’s response

A detailed storm water management plan will be submitted with recommendations
of how storm water will be dealt with to address any possible flooding. Portion 1 is

also a fair distance from the lagoon and river and much higher than the 5m contour
and is therefore outside the flood area.
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OBJECTION 7 - Phasing

(a) Why was no Phasing Plan submitted for comments by affected parties?
Applicant’s response

It is indicated in the motivation report that a Phasing Plan will be submitted at a later
stage when more information is available with regards to the upgrade of services.

Town Planner’s response

The comments are noted and the applicant’s reason for not submitting a Phasing
Plan.

Considering the scale of the development a Phasing Plan will have to be submitted
to the Municipality in future to control the outlay of the development and services,
and at that stage the Municipality could possibly do a public participation process.

OBJECTION 8 — Economic impact and concerns about sustainability

(a) Concerns about the economic impact of the business site and is of the
opinion that only half the site should be developed.

Applicant’s response

The development does not provide for a large retail area, as it is agreed that this will
only be to the detriment of the already existing retail facilities. The retail area
proposed is small and will be community type of centre to provide the basic retail
needs.

Town Planner’s response

The proposal is to have a retail component of approximately 4500m?2, which will be
situated central to the development. There are two retail erven west of the R43 of
the same development footprint and two smaller business sites in the housing
development to the south approximately 1km from this site.

The Business Zone 3 sites in the Flagship Business area will serve the area west of
the R43 road and the two business sites in the housing development will serve
mostly the Hawston east area.

The new development will have approximately 2500 erven developed around the
site with a proposed higher density development next to it to its south.

Considering the size of the business development it will fall in the scale of a small
convenience centre, which caters for resident’'s maximum of 3-minutes travel from
the site. The retail development is thus ideal for this development.

OBJECTION 8 continues

(b) Housing will be unaffordable to the average citizen and using labour from
outside the municipal area that will have an extremely negative impact on
sustainability in the region.
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Applicant’s response

The development will provide for a wide range of housing types from walk-ups to
free standing houses and will not only target one income group. A wide range of
housing types will cater for a wide range of income groups.

Local labour will be used during the construction phase and operational phase
which will benefit the surrounding community.

Town Planner’s response
The applicant’'s comments are noted and supported.

OBJECTION 8 continues

(c) The municipality must first ascertain how the current human settlement
needs of the residents of Overstrand are going to be addressed.

Applicant’s response

Policies and plans addressing human settlement is the 2021-2022 IDP, the recently
reviewed SDF as well as the Human Settlement Plan. The relevant policies and
plans are in place, and the Municipality cannot hold back development until an
objector feels their concern has adequately been addressed.

The Overstrand Municipality Growth Management Strategy has since 2010
earmarked this area for housing development.

Town Planner’s response

The comments of the objector and applicant have duly been noted. The applicant’s
opinion is supported.

OBJECTION 9 — Recommendations for facilities and land uses.

(a) Recommend Portion 6 should be a school site.
Applicant’s response

Portion 12 has been set aside for a school site.

Town Planner’s response

The school site will be more central to the existing development in Hawston east of
the R43 road and the new development east of The R43 road than Portion 12.

OBJECTION 9 continues

(b) Recommend small holdings for Portions 7 and 9, and a community garden
for Portion 10.
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Applicant’s response

Small holdings were included in the initial development; however, this was not
supported by National Department of Agriculture or the municipality.

Town Planner’s response

Department of Agriculture do not want properties within an urban edge, which are
not economically viable farms, to retain an agricultural zoning. Areas within the
urban edge must also be developed to higher densities as there is limited land for
development in the Greater Hermanus area.

OBJECTION 9 continues

(c) Recommend Portions 1 and 13 be zoned to protected land or rural land.
Applicant’s response

Portion 13 will be rezoned Rural Zone 1. Portion 1 is the flagship portion of the
proposed development. Some no-go portions were identified on Portion 1 that will
be adhered to.

Town Planner’s response

The applicant responded to the request.

OBJECTION 9 continues

(d) All developments should include social housing.

Applicant’s response

There is no policy or legal requirement in place to force private developers to
provide social housing. This can therefore not be enforced or required for this
development.

Town Planner’s response

Concur with the applicant’s comments.

OBJECTION 9 continues

(e) Why is Portion 13 to still remain for agricultural purposes if there is
insufficient water, or is this for a small holding and to increase the
portion’s value?

Applicant’s response

Portion 13 falls outside the Urban Edge. It was the intention to keep it as farm
remainder, but the National Department of Agriculture indicated the land has limited
agricultural value mostly due to its environmental sensitivity. The portion had to be
rezoned to Rural Zone 1 and may not be subdivided into smaller portions. Rural
Zone 1 has the same rights as Agriculture Zone 1.
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Town Planner’s response

The applicant sufficiently responded to the objection/comment.

8. SUMMARY OF APPLICANT’S REPLY TO COMMENTS

See Paragraph 7 above.

9. MUNICIPAL ASSESSMENT OF COMMENTS (Town Planner’s comment on
objections/and response thereon)

See Paragraph 7 above.

Internal and external departments

The application was supported by all internal municipal departments and external
provincial and semi-state institutions.

10. MUNICIPAL PLANNING EVALUATION (REFER TO RELEVANT
CONSIDERATIONS GUIDELINE)

10.1

10.2

Background
N/A

(In)consistency with the Spatial Planning and Land Use Management Act,
2013 (Act 16 of 2013)

The application is in line with the planning objectives applicable to this
application.

The objectives relating to:

Spatial Justice
The development will provide for a wide range of housing typologies and prices,
to cater for a wide range of income groups.

Spatial Sustainability

The application is within the urban edge and will not impact on sensitive
agricultural land or environmentally sensitive areas. It will also help to alleviate
urban sprawl by way of infill planning.

Efficiency

The property is surrounded by an existing road network and services
infrastructure and will help with the maximum utilization of such infrastructure
and upgrade thereof.

Spatial Resilience

The proposed development will provide a mix of residential types and land uses
such as housing, retail, offices, and place of education and hospital, which will
ensure that with economic downturn the development more affordable housing
typologies can be developed. The other land uses will also provide much
needed job opportunities in the Greater Hermanus area.
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10.3

Good Administration
Good procedure was followed and with a good public participation process.

(In)consistency with the principles referred to in Chapter VI of the Land
Use Planning Act, 2014 (Act 3 of 2014)

Same as Point 10.2 above.

10.4 (In)consistency with the IDP/Various levels of SDF’s/Applicable policies

10.5

10.6

10.7

10.8

The area is indicated for urban development in terms of the Overstrand
Municipal Wide SDF, 2020 and is also indicated as densification area with
densities up to 10 units per ha east of the R43 district road to 20 units per ha
for the area north and northeast of Fisherhaven in terms of the Overstrand
Municipality Spatial Growth Management Strategy, 2010, (GMS) which is a
guideline document.

Application is made to deviate from the OMSGMS to have an average density
of approximately 16 units/ha. Some areas are however very environmentally
sensitive and cannot be developed, and for this reason application is made to
develop other areas to a maximum density of 50 units/ha.

The deviation will be discussed in more detail under the desirability of the
application.

(In)consistency with quidelines prepared by the Provincial Minister

N/A

Impact on Municipal engineering services

The surrounding area is already serviced, and sufficient bulk capacity exists
only for some portions of the development at this stage. Detailed engineering
reports were submitted and considered by the Engineering Services
Department, who supports the application.

This is a very large-scale application that will require the construction of new
infrastructure, including reservoirs, etc. The project will have to be phased as
the development of this scale of project would probably take as much as 20 -
30 years to be fully developed.

Outcomes of investigations/applications i.t.o other legislation

N/A

Existing and proposed zoning comparisons and considerations

The surrounding area is mostly residential with the study area bordering
Fisherhaven and Hawston. There is also a business park for warehousing and
service trades being developed west of the R43 district road.
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11.

12.

This development is to create a residential development with a mixture of
residential densities and housing typologies, and also provide for a mix of land
uses such as retail, offices, hospital, educational site, etc. to cater for the new
and existing residential development.

The surrounding developments have the same type of fabric, as it is towns with
some amenities. This development will however be denser in some areas
which compare with development in Hawston, and other areas will be less
dense, more in line with the densities of Fisherhaven.

ADDITIONAL PLANNING EVALUATION FOR REMOVAL OF RESTRICTIONS
N/A
THE DESIRABILITY OF THE PROPOSAL

The proposal is to subdivide Portion 21 of the Farm Afdaksrivier No. 575 into two (2)
portions, and rezone one portion measuring 222ha to subdivisional area to be
developed as a mixed-use area consisting of 16 portions, mostly for residential
erven (approximately 3016 erven), two (2) business erven catering for retail, offices
and a hospital and also a site for educational purposes. Public open spaces will be
created for green corridors through the development and two portions will be zoned
for Rural Zone 1 purposes, of which the one portion will also include a departure
application to cater for an existing sand mine, which is still operational.

The applicant also applied for various consent uses to allow for land uses such as
an Institution (hospital), flats and retirement villages on some of the General
Residential Zone portions. This is to have flexibility regarding the residential market
and market needs when it comes to the need for specific housing types in future.

This is an exceptionally large development proposal, and it is foreseen that it will
provide sufficient land for development for 20 - 30 years. The proposed application
is therefore only the first of a hierarchy of plans that will be required to ultimately
develop this area. The proposal submitted is therefore more considered as a
master plan for the area to deal with the larger road planning, the practical
placement of various land uses and amenities to cater for the new development and
surrounding developments, and to evaluate and plan the roll-out of services and
bulk infrastructure in this wider area.

If this application is approved applications for the subdivision of the larger portions
and /or site development plan applications will still have to be submitted for each
such portion, and the desirability of such layouts will have to be decided on at that
stage.

The fact is this development is almost the size of a new town, and this type of
development will have to be phased and careful planning will have to be done to
ensure the Municipality can provide services and have bulk capacity over the time of
the development.

The proposed development will then be from directly north of Hawston east, east of
the R43 road up to China Marais in Fisherhaven. There is also a portion of land
northeast of Fisherhaven that forms part of the development area.
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The proposal is to obtain access to this area from the south from the BNG Housing
Development in Hawston, to have a left-in and left-out access/egress point directly
opposite the Flagship Business Park development, and then another intersection
with full access/egress opposite China Marias Avenue in Fisherhaven. A detailed
TIA was prepared for the development and these access/egress points are
considered acceptable by Western Cape Government: Transport and Public Works
and the Municipal Engineering Services Department.

Further consultation took place between the planning consultant, traffic consultant,
Western Cape Government: Transport & Public Works, the municipal Engineering
Services Department and the municipal Town Planner. This was to discuss how the
future upgrades that will have to be made to the R43 District Road and
access/egress to such road will have to be planned and financed.

Western Cape Government: Transport & Public Works indicated that they can only
evaluate the impact on the District Road when the various pockets are developed
and can only at such stage indicate if that Department will make any funds available
for such upgrades.

The traffic consultant indicated that the impact of background traffic and traffic that
would be created by the development was considered. It could ultimately require
that interchanges be supplied with traffic lights and even interchanges and bridges.
The traffic engineer recommended that Traffic Impact Assessments be required with
the planning of each pocket development to ensure the necessary upgrades to the
R43 District Road is done to cater for such additional traffic.

From the consultation process it was clear that it would be very difficult to ensure
that the cost for any upgrades of the R43 District Road could be spread over the full
development. The Municipality will ensure the necessary upgrades are done at the
appropriate times.

It is therefore recommended that the recommendations in the Traffic Impact
Assessment be made part of the conditions of approval.

There were objections that relate directly to the desirability points, which will be
discussed in more detail.

These points relate to the following concerns:

environmental concerns;

density concerns;

impact on the rural character of Fisherhaven;

concerns about the lack of infrastructure (especially water);

phasing of the development, and

concerns regarding sustainability (economic impact and affordability).

FEEEEE

ENVIRONMENTAL CONCERNS:

A detailed EIA had to be prepared for this development, and after a very lengthy
process a positive EIA ROD was obtained for the latest layout plan.

Due to the findings in the EIA green corridors were created throughout the
development, and specific setback lines were identified from the river, lagoon and
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mountains, which will have to be adopted in the future hierarchy of subdivision plans
and/or Site Development Plans for development.

It is therefore considered that the environmental concerns are not valid.

DENSITY CONCERNS:

As previously indicated in the report is that most of the development area was
earmarked for development with a density of up to 10 units/ha, whilst the portion
north of Fisherhaven was identified for up to 20 units/ha in terms of the Overstrand
Municipality Spatial Growth Development Strategy, 2010. The objectors are
especially concerned about the density of the portion north of Fisherhaven identified
for a density of up to 35units/ha.

It should be noted that the GMS, 2010 is only a guideline, and do not give rights or
take rights away. The potential to be developed of various pockets of land should
also be determined by environmental studies, TIA’s, etc. The densities indicated on
the GMS, 2010 was also very conservative and also outdated, as land has become
a much more scares commodity. In terms of SPLUMA principles land is a scares
commodity and should be used to its full potential.

Overstrand Municipality also prepared a Priority Housing Development Area
document in September 2019. In terms of such document the Hermanus area up to
Fisherhaven is a regional node and it is foreseen that 20 000 more residential units
could be provided in this area.

In 2019 it was already foreseen that higher density development will be developed
in this area. The new development will have an average density of approximately of
16 units/ha, which is considered as an acceptable density for this area. The
deviation from the Overstrand Municipal Growth Management Strategy, 2010 is
therefore supported.

IMPACT ON RURAL CHARACTER OF FISHERHAVEN:

Fisherhaven is situated within the Urban Edge and is not a rural area. The
development area was also identified for further urban development since 2006 in
terms of the Overstrand Municipality Spatial Development Framework. The fact that
Fisherhaven have larger erven does not mean it has a rural character. It is noted
that the development proposed north of Fisherhaven will be at a much higher
density than Fisherhaven, but it will be developed as a group housing/retirement
village on the edge of Fisherhaven and not inside the town and will have a minimal
impact on Fisherhaven and Benguela Cove.

CONCERNS ABOUT LACK OF INFRASTRUCTURE (ESPECIALLY WATER) AND THE
PHASING OF THE DEVELOPMENT.

The concerns are noted, and it is reasonable to be concerned about infrastructure
with such a large-scale development. The various engineering services reports
were scrutinized, and it appears that there is only limited capacity for development
at this stage.

With regards to water there is sufficient capacity to cater for possibly 775 proposed
units, although some other infrastructure will also have to be upgraded. Before any
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further development can take place infrastructure such as water pipes,
pumpstations and a new reservoir needs to be constructed. Additional water must
then also be obtained from the Theewaterskloof Dam.

There is sewerage capacity to cater for the first phases of the development, subject
to the upgrading of some piping and a pumps station. For further development, all
infrastructure including the expansion of the wastewater capacity of Hawston
wastewater works will have to be upgraded.

A detailed Storm Water Management Plan was submitted, and it is indicated that
detention ponds will be created on each precinct and the existing wetlands will also
be used to control storm water.

It is also indicated that the electricity supply available is only at this stage for 450-
500 units. The electrical network will have to be upgraded and the developer will
have to consult with Eskom regarding future upgrades.

Considering the above, it appears that there is only services capacity at this stage to
develop one or two phases. It is therefore very important that a detailed Phasing
Plan be submitted for this larger development. Such phasing plan must be linked to
the service agreement to ensure further development in later phases can only take
place after the required infrastructure has been upgraded.

The phased approach will also have to take the upgrade of the R43 and
access/egress points to the R43 into consideration. As mentioned previously in the
report, it is recommended TIA's be required for the future development of each
pocket (portion) to ensure the phased upgrade of the R43, and adjacent
access/egress points are ensured.

SUSTAINABILITY OF THE DEVELOPMENT AND ITS ECONOMIC IMPACT AND
AFFORDABILITY OF HOUSING.

With development there is construction, meaning that there are job opportunities for
the timespan of the development. The amenities such as the proposed hospital,
retail area, offices and place of education will also lead to job creation.

The development will also have various densities of development, with the highest
density of 50 units/ha proposed on Portion 12 for possible flats. This typology of
housing is usually more affordable housing.

Considering the above and the fact that detailed studies have shown the
development will not have a negative impact on the environment or take away high
quality agricultural land, it is the opinion that the development complies with the
General Principle of Sustainability.

The application also includes an application for a temporary departure to still
operate a sand mine for two (2) years on Portion 10. The DEADP did not want to
include the rezoning of the mine area to development area into the EIA ROD, and
for that reason the mine area will now be rezoned to Rural Zone 1 purposes (small
holdings), with the departure to operate the mine. When the mine is later closed
and rehabilitated, application will be made to further develop such area.
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Application is also made to depart from the By-Law to not provide street names and
number at this stage. This will be addressed with the submission of future
development pockets.

The application was submitted whilst the GMS, 2010 was still a Council Policy, and
therefore application was made to deviate from this document. The deviation was
already discussed in this report and the deviation is supported.

The application went through two (2) public participation processes, and only eight
(8) letters with objections were received. The objections do not proof the application
to not be desirable.

All relevant state and municipal departments/branches and relevant private
institutions support the application.

Considering the above, the application is considered desirable and is supported.

It is however important that the phasing of the development with the roll-out of
services be clearly defined in the service agreement, and that conditions to such
affect be written into this recommendation. The same for the upgrade of R43 and
intersections with the R43 District Road as future development takes place.

13. RECOMMENDATION

1. that the application in terms of Section 16(2)(d) of the Overstrand Municipal
Amendment By-Law on Municipal Land Use Planning, 2020 (By-Law) for the
subdivision Portion 21 of farm Afdaksrivier No 575 into Portion A (Remainder
farm of £514ha) and Portion B (x222ha, excluding the R43 Road Reserve),
be approved, In terms of the provisions of Section 61 of the By-Law.

2. that the application in terms of Section 16(2)(a) of the Overstrand Municipal
Amendment By-Law on Municipal Land Use Planning, 2020 (By-Law), to rezone
Portion B (x222ha, excluding the R43 Road Reserve) from Agriculture Zone | to
Subdivisional area, property from Residential Zone I: Single Residential (SR1) to
Subdivisional Area Zone (SA) and the subsequent subdivision in terms of
Section 16(2)(d) of the By-Law, read with Section 22, of the rezoned property to
create the following:

e Portion 1 (x22,14ha)
General Residential Zone | : Town Housing;
e Portion 2 (+x12,36ha)
Residential Zone | : Single Residential; and Open Space Zone lll:
Private Open Space
e Portion 3 (x20,24ha)
General Residential Zone | : Town Housing;
e Portion 4 (+10,64ha)
General Residential Zone | : Town Housing;
e Portion 5 (+4,16ha)
Business Zone Il : General Business;
e Portion 6 (£3,82ha)
Business Zone Il : General Business; and Open Space Zone llI:
Private Open Space
e Portion 7 (+17,59ha)
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General Residential Zone | : Town Housing; and Open Space Zone
IlI: Private Open Space

Portion 8 (+11,85ha)

Residential Zone | : Single Residential; and Open Space Zone Ill:
Private Open Space

Portion 9 (x11,63ha)

Residential Zone | : Single Residential; and Open Space Zone |lI:
Private Open Space

Portion 10 (x18,68ha)

General Residential Zone | : Town Housing; and Rural Zone I:
Agricultural Smallholding

Portion 11 (+8,56ha)

General Residential Zone 1l : Town Housing;

Portion 12 (+11,22ha)

Residential Zone | : Single Residential; and Open Space Zone Il
Private Open Space

Portion 13 (7,23ha)

Community Zone |I: Community Facilities

Portion 14 (+45,77ha)

Rural Zone | : Agricultural Smallholding

Portion (x11,26ha)

Transport Zone |l : Road and Parking TR2 B (Public Road)
Portion (x4,66ha)

Transport Zone |l : Road and Parking TR2 A (Private Road)

be approved, in terms of the provisions of Section 61 of the By-Law.

3. that the application in terms of Section 16(2)(0) of the Overstrand Municipal
Amendment By-Law on Municipal Land Use Planning, 2020 (By-Law) for
consent uses on the following portions:

Portion 1 - consent use to establish a retirement village;
Portion 4 — consent use to establish a retirement village;
Portion 5 - consent use to establish an institution (hospital);
Portion 10 — consent use to establish a retirement village;
Portion 11 - consent use to establish flats.

be approved, in terms of the provisions of Section 61 of the By-Law.

4. that the application in terms of Section 16(2)(c) of the Overstrand Municipality
Amendment By-Law on Municipal Land Use Planning, 2020 for a temporary
departure (2 years) in order to allow for the existing mining activities on
Portion 10, be approved, in terms of the provisions of Section 61 of the By-law.

5. that the approvals in Points 1. to 4. above in terms of the provisions of Section

61 of the By-law, be subject to the following conditions:

(@) that development be in line with Site Development Rez-003-11 dated

01/07/2021,

(b) that a phasing plan be submitted for approval by the Municipality before
any planning applications for precinct plans or site development plans will

be considered;
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(c)

(d)

(e)

(f)

(9)

(h)

(i)

()

(k)

()

(m)

(n)

(0)

(P

(@

that the developer/s may not act on any development of the portions
(precinct) until the necessary bulk services is available or can be made
available by the Municipality;

that all existing servitudes need to be complied with or amended if it is
affected by the proposed development, or future developments, and no
erven from the development will be registered if compliance is not
confirmed;

that all the setback lines from the R43 District Road (scenic drive) and
from the mountain, lagoon, river and sensitive environmental areas must
be complied with in the future detailed precinct plans and/or Site
development plans;

that this approval does not absolve the owner/applicant from compliance
with any other relevant legislation;

that all the conditions imposed by Telkom (attached as Annexure |), be
complied with;

that all the conditions imposed by Eskom (attached as Annexure J), be
complied with;

that all conditions in the Services Report (attached as Annexure F), be
complied with;

that the original conditions imposed by Heritage Western Cape (attached
as Annexure H), be complied with;

that the conditions of the Western Cape Government: Environmental
Affairs and Development Planning (Environmental Component) (attached
as Annexure G), be complied with,

that all the conditions by Overberg District Health (attached as Annexure
K), be complied with,

that all the conditions by the Municipal Environmental Management
Services Department (attached as Annexure L), be complied with,

that all the conditions by the Cape Nature (attached as Annexure M), be
complied with,

that all the conditions by Western Cape Government : Transport & Public
Works (attached as Annexure O), be complied with,

that all the conditions by the BGCMA (attached as Annexure Q), be
complied with,

that a Homeowners’ Association / Body Corporate and if so, Master
Homeowners’ Association be established with compulsory membership for
all property owners within the various future private developments;
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()  that the Constitution of the Homeowners’ Association / Body Corporate for
the various private developments be submitted for approval by the
Municipality (which reserves the right to impose conditions in this regard),
and that the following aspects inter alia be addressed in this document:

- the approval of building plans by an “estate architect” prior to
submission thereof to the Municipality, and

- that the Constitution clarifies at what stage that the responsibility would
be transferred from the developer to the Homeowners’ Association to
deal with approval of plans, etc.

that the application to depart from Section 96.(2) of the Overstrand Municipality
Amendment By-Law on Municipal Land Use Planning, 2020 to exclude street
names and numbers from this application, be granted.

that application be made in terms of Section 96.(2) of the By-Law for street
names and numbers before any registration of erven takes place.

that the application for the deviation of the Overstrand Municipal Growth
Management Strategy, 2010 in terms of Section 10 of the By-Law, in order to
allow a mixed used development on Portion 21 of the Farm Afdaksrivier No. 575,
to allow a deviation from the prescribed densification grading to allow for a gross
density (on Portion 1) of 35 units/ha in lieu of 20 units/ha, and to allow for a
deviation from prescribed densification grading to allow for a gross density (on
Portions 2 — 13, 15 and 16) of approximately 15 units/ha in lieu of 10 units/ha,
be approved.

that the applicant and objectors be notified of their right of appeal in terms of
Section 78 of the Overstrand Municipality By-Law on Land Use Planning, 2015
with regard to the above decision.

14. REASONS FOR RECOMMENDATION

X3

8

The proposal for a development with a mix of Residential Zone | and General
Residential Zone and business and community zoned erven is in line with the
Overstrand Municipal Wide SDF, 2020.

All relevant municipal departments and external departments/institutions support
the application.

The necessary environmental approval was obtained from the Western Cape
Government: Environmental Affairs and Development Planning, and there are no
environmental concerns.

Concerns/objections raised about the perceived environmental impact, density
concerns, impact on the rural character of Fisherhaven, lack of infrastructure,
phasing of the development and concerns about sustainability, does not proof the
application not to be desirable.

The application will have no Heritage impact.

The application is in line with the general principles of SPLUMA and LUPA as this
development will be spatially sustainable as it will not lead to urban sprawl or
developed on high potential agricultural land or environmentally sensitive areas.
The proposed development pockets will all be within the urban edge as approved
in terms of the SDF, 2020.

The proposed scale of the proposed development will be over a period of at least
20 to 30 years, or even longer. The Growth Management Strategy, 2010, a
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guideline for residential densities earmarked some areas in this development
area for densities up to 10 units/ha and other areas up to 20 units/ha. The
proposal is to deviate from such allocations to develop some pockets up to 50
units/ha, with an average development of 16units/ha. Considering that the
Priority Housing Development Area document prepared by the Municipality in
September 2019 at least 20000 more residential units are aimed to be developed
from Hermanus to Fisherhaven, the GMS, 2010 densities is conservative and
outdated. The proposed densities are therefore supported.

The consent uses are to enable portions to be developed for retirement villages,
a hospital, and flats. This will allow for a wide range of residential
accommodation for various income groups and age groups and allow for the
development of amenities.

The departure is to allow the operation of the existing sand mine to operate for an
additional two years, which is an existing use with no additional impact on the
surrounding area.

ANNEXURES

Annexure A: Locality Plan

Annexure B: Motivation Report

Annexure C: Site Development Plan

Annexure D: Objections received

Annexure E: Applicant’'s comments on objections

Annexure F: Services Report

Annexure G:  Western Cape Government: Environmental Affairs and Development
Planning (Environmental Component)

Annexure H: Heritage Western Cape

Annexure I: Telkom

Annexure J: Eskom

Annexure K: Overberg District Health

Annexure L: Municipal Environmental Management Services

Annexure M: Cape Nature

Annexure N: Department of Agriculture: National

Annexure O:  Western Cape Government: Transport & Public Works

Annexure P: Western Cape Government: Agriculture

Annexure Q: BGCMA

Annexure R: Western Cape Government: Environmental Affairs and Development

Planning (Planning Component)



113

MUNICIPAL PLANNING TRIBUNAL 8 DECEMBER 2022

SIGNATURES
AUTHOR:
Name: HENK OLIVIER
SACPLAN Reg No: B/8128/2004

Signature:

Date:

REGISTERED PLANNER

Name: H VAN DER STOEP
SACPLAN Reg No: A/1708/2013
Signature:

Date:




114

f)mﬂexwe A

LOCALITY PLAN

PORTION 21 OF FARM 575,
AFDAKSRIVIER




115

Annexuref 168

1. EXECUTIVE SUMMARY

1.1 Background infarmation

The Afdaksrivier Farm, Remainder Portion 21 of Farm Nr. 575, Caledon (hereafter refarred to as the
application site} ligs within the Overstrand Municipal Area, east of Fisherhaven and the R43 which connects
Hermanus to the N2, There are currently limited farming activities on the farm due 1o a lack of water and
the land is mainly used for grazing {sheep) with a limited area under irrigation. The owners of the farm
decided to subdivide the farm into two portions, Portion A (the remainder of the farm) to be kept as an
agricultural farming unit and Portion B to be made available for development. The majority of Portion B lies
within the Hermanus urban edge (excluding Portion 16 which will be kept as a farming unit, please refer to
the subdivision plan} and has also been identified as the area of the farm which has the least agricultural
potential, The propesed subdivision will make more water available to the remainder farm, Portion A, which
will improve the agricultural potential of the remainder farm. The proposed subdivision will also help to
unlock the development polential of Portion B { the land falling within the urban edge), in line with the
municipal structure plans.

The proposed development will entail the subdivision and rezoning of Portion B into 14 portions for township
development and one portion (referred to as Portion 14) which will be kept as agricultural land, to be
rezoned to Rural Zone 1 {small holding). Tha intention is that the current land owner will sell each individual
partion to future developers. The development of these portions will have to adhere lo a phasing plan to be
agreed on between the current land owner and the Overstrand Municipality, Future developers will then
submit and obtain approval for the detail subdivision of each portion, and will service and develop sach
portion in line with the allocated zoning and land use parameters as well as any conditions of approval
stipulated by the Overstrand Municipality and the Department of Environmental Affairs and Development
Planning. Each portion will have to comply with the open space requirements applicable to that Zoning
category.

The propased Afdaksrivier development will be a mixed use development with a gross residential density
of approximataly 17 units/ha with a total of approximately 3 016 units which are anticipated to be rolled out
over a long term period. It will provide a mix of residential typclogies and will include flals | townhouses and
graup heusing with average erf sizes ranging between 200m? (35units'ha) and 350m? {20 units/ha) as well
as single residential erven with average erf sizes of 700m?*_ It also provides for 3 retirement villages to
accommodate the current and anticipated future need for retirement villages in the Hermanus and
surrounding arza. The proposed development will move from higher densities along the R43, to lower
densities at the foot of the Onrus Mountains, This mix of residential densities and typologies will ensure that
the proposed development provides for & wide range of income groups as well as differing age profiles. It
will also provide for a range of amenities to be established on the General Business sites, which could
include uses such as a hospital, offices and retail facilities, as well as a site set aside for educational

purposes.
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To summarize, the proposed development will be an integrated development, providing different
housing options for a range of income groups within close proximity to employment epportunities
and amenities.

1.2 Current Approvals
1.2.1 Approval for Subdivision of Agricultural Land, Act 70 of 70

Arch Town Planners submitted an application to the National Department of Agriculture, Forestry and Fisheries | to
oblain approval for the subdivision of the Afdaksrivier Farm in terms of the Subdivision of Agricultural Land Act, {Act 70 of
1970). Please refer to Annexure B for their support and approval of the subdivision, subject to the municipal approval
of this application.

1.2.2 Environmental Authorization from DEA&DP

Please rafer to Annexure C for a copy of the Environmental Authorization (EA), dated 21 July 2020 for the proposed
development. Please note that for purposes of the EA the existing sand mining area on Portion 21 of the Farm Afdaksrivier
Mo. 575 were excluded from the development layout subsequent to a discussion and recommendations mads by DEASDP
during a meeting held on 4 December 2017 (please see the e-mail correspondence between the Environmental Specialist
(Mari de Villiers) and Dmitrl Matthews from DEA&DP also included in Annexure C).

At the time of the DEA&DP approval, the mining area was 21.4 ha in axtant, and was comprised of two sections: Porlion A
and Portion B, 15.85 ha (ses attached mining area in Annexure C}. The Deparimant of Mineral Resources (DMR} recently
approved the closure of Porlion A. Cornerstone Environmental Consultants subsequently applied for an Amendment of the
EA fo include Portion A for development. From discussions with DEA&DP we believe the approval of the EA Amendment is
imminent and Forlion A has therefore been included in this Land Use Application, now incorporated into Portions 9, 12 and
13. Sand mining aciivities on Portion B will cease during 2024, after which the Mina Clasure Plan for that portion will be
submitted to the DMR. The amended EA will be submitted within due course.

1.2.3 Confirmation from DEA&FP on LUPA Application

The Western Cape Department of Environmental Affairs and Development Planning (DEA&DF) confirmed
in writing that the proposed development does not require an application in terms of the Western Cape Land
Use Planning Act (Act 3 Of 2014). Please refer to Annexure D for a copy of this lstter as well as the pre-
application forms submitted to DEA&DP for their consideration.

1.2.4 Heritage Weastern Cape Approval

A Heritage Impact Assessment was submitted as part of the EIA process. Please see altached Annexure E for a copy of
the: letter of approval for the proposed development from Heritage Western Cape (dated October 2019). Please also refer
to Annexure K for a copy of the HIA.
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1.3 Amendment to Previous Layout

The proposed layout submitted with the Land Use Application dated October 2017 has been slightly amanded to allow for
the recommendations made as parl of the EIA process. Due to the requirements specified in terms of the E|A process, the

proposed layout has been amended as follows:

Twa conservation corridors (to be zoned Open Space 3) has been included in the layout,
The size and location of the area to be zoned for General Business has been reduced and amended slightly to
accommodate the conservation corridors,

= The proposed number of units has been reduced from 3 267 to 3 016

The overall dansity has been slightly reduced from approximately 19 to 17 units/ha;

It is therefore argued that the impact of the proposed development will be less than that previously applied for.

14  Planning Brief

Inlight of the above, Arch Town Planners [Pty) Lid, has been appointed by the Afdaksrivier Trust, current owners

of the application site, to submit and prepare an amended application to the Overstrand Municipality for thair

approval. Please refer to Annexure A for the Application From and Power of Attorney.

15 Application

Arch Tewn Planners (Ply) Ltd hereby officially submits the following applications in terms of Section 16 of
the Overstrand Municipality By-law on Municipal Land Use Planning to allow for the proposed development
of Remainder Portion 21 of Farm Afdaksrivier Nr 575, Caledon:

Application for the Subdivision of Remainder Portion 21 of Farm Afdaksrivier Nr. 575, into Portion
A (Remainder Farm of +514 ha) and Portion B (+ 222 ha — excluding the R43 Road Reserve) in
terms of Section 16(2H{d) of the By-law;

Application for the Rezoning of subdivided Portion B from Agriculture to Sub-divisional Area to
establish a mixed use development with a gross residential density of approximately 17 unitsfha,
in terms of Seclion 18{2)(a) of the By-law;

Application for the subdivision of Portion B into 16 Portions (including private and public road) as
indicated on Rezoning Plan: Rez -003-11 in terms of Section 16(2)(d) of the By-law;

fv.  Application for a deviation of the Growth Managemant Plan in terms of Section 10 of the ByJaw to
allow for a mixed-use development as indicated on the proposed rezoning plan, Rez -003-11;

v. Application for a deviation of the Growth Management Plan {Hawslon) in terms of Section 10 of the
By-law to allow for a deviation from prescribed densification grading to allow for a gross density {(on
Portions 2 — 13, 15, and 16) of approximately 16 units/ha in lieu of 10 unitstha;
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vil.

Application far a deviation of the Growth Management Plan (Fisherhaven) in terms of Section 10
of the By-law lo allow for a deviation from prescribed densification grading to allow for a gross
density (on Portion 1) of 35 units/ha in lieu of 20 unitsiha:

Application for the following consent uses, in terms of Section 16{2){o) of the By-law:

Consent Use for a Retirement Village on Portion 1:

Consent Use for a Relirement Village on Portion 4;

Consent Use for an Institution (Hospital) on Partion §;

Consent Use for a Retirement Village on Portion 10:

GConsent Use for Flats on Portion 11.

Application to allow for a temporary departure (two years) in terms of Section 18(2)(c) of the By-
law, fo allow for the existing mining activities on Portions 10.

Departure from Seclion 98(2) to exclude strest names and numbers from this application;

Pleasa note thal a phasing plan will be submitted for approval at 2 later stage once we have the comments

and feedhack from all the relevant role players on the applications as submitted above.

This report serves as mofivation for the above-mentioned applications. The official application form is

attached as Annexure A with supporting documents also attached as Annexure.
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2. Property detail

24 Ownership details

The application site is currently owned by the Afdaksrivier Trusl, as confirmed in Deed of Transfer,
T245312004. Please refer to Annexure F for a copy of the Title Deed as well as Annexure E for an extract
of the Trust Deed.

2.2 Locality

The application site is situaled al the foot of the Onrust Mountains, between Hermanus and Kleinmond in
the Western Cape on the R43. It Is situated 16km from Hermanus, 43 km from Grabouw and approximately
92km from Cape Town International Airport. A portion of the site lies between Bengula Cove and
Fisherhaven, west of the R43 bordering on the Botrivier Lagoon. The majority of the site lles east of the
R43, between Hawslon and Fisherhaven, Please refer to Figures 1 and 2 below for the regional and local

e

Figure 1:Regional Remainder Portion 21 of Farm Afdaksrivier Nr. 575, Caledon )
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Figure 3: Local context: Remainder Forlion 21 of Farm Aldaksrivier Nr. 575, Caledon
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2.3 Current zoning

The application sile is zoned Agricullure 1 in terms of the Overstrand Municipality Zoning Scheme, 2013
which allows for the following.

Primary uses: agriculture, dwelling house, day care centre, guest rooms, home occupation;

Consent uses: additional dwelling units, agricultural industry, animal care centre, aguaculture, crache, farm
shopistall, guest house, hotel, institution, intensive animal farming, intensive horticulture, mining, place of
assembly, place of entertainment, place of instruction, plant nursery, riding stables, rooftop base station,
service Irade, tourist accommadation, tourist facilities, transmission tower, utility services, wellness centre, 4 x
4 trail.

Please refer io the zoning certificate and zoning map atlached as Annexure G,

24 Restrictive title conditions

There are no restrictive tille deed restrictions on the application site as confirmed in the conveyancer
cartificate attached as Annexure F.

25 Physical characteristics, existing and surrounding land uses

According to the Tille Deed the lotal size of Remainder Portion 21 of Farm 575, Caledonis 654.09 ha.
The SG diagram, diagram 4506-89 (please refer to Annexure H) indicates the total extend of the application
site as being 655,09 ha, which siill includes the 1ha area which was subdivided from the application site to
form Pertion 23 of Farm 575 for the Fisherhaven LL reservoir. [ The Fisherhaven LL Reservair lies almost
in the middle of the application site along a gravel road. Please refer to Figure 18, the Bulk Water Layeut
for the position of the Fisherhaven LL reservoir. ) Howaver, if one calculates the size according to the most
recent cadastral information, the total extend of the application site is 736.08ha. From discussions with the
land surveyor it is understood that the discrepancies between old title deeds and the latest cadastral
information, obtained by using modern technology is a normal occurrence and that for the purpose of our
application we should use the size as calculated using the cadastral information. For purposes of this
application, we will therefore use the size of Remainder Portion 21 of Farm 575, Caledon as 736.06, and
all calculations are based on this.

About 80% of the application site has been heavily disturbed by various forms of agriculture and mining.
Extensive areas continue to be sericusly impacted by invasive alien vegetation. Large sections of the
previously cultivated land have been fallow for decades,

The application site can be divided into the area falling within the urban edge (approximately 271ha) and
the area falling outside of the urban edge. Please refer to Figure 3 below for locality of the approved
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urban edge. The area within the urban edge is relatively flat with a slight slope towards the R43, Of the area
falling within the urban edge, only 221 68ha are Included in the proposed development. The area between
the trunk road and the urban edge, east of the R43, is sxcluded from the development srea and will form
part of the remainder farm. The Onrus Mountains forma the eastern boundary of the application site.

As discussed under Section 1.2.2 above, there is an existing sand mine an Porfion 10 of the site. At the
time of submission of the original application the mining rights on the application site has or was aboul to
expire. However, the owner of the mine applied for an extension of the mining right and it was agreed with
the land owner, that the mine could continue lo operate until 2024 (subject to all required approvals being
in place} whereafter all mining operations need to be concluded and the area needs to be rehabilitated in
line with the environmental authorization of the mine. The mining area will therefore only initially impact on
Portion 10 {up until 2024 whereafter it will be closes and rehabilitated). The quarry is clearly visible on the
aerial photo in Figure 3 below.

Thera is a small existing waterbody/wetland area west of the quamy which will be discussed in more detail
under Section 2.8.1. Wetland Study. This wetland area attracts a variety of bird species 1o the area and has
the potential to form an attractive feature as part of the proposed development. This portion of the sitais
accessed by a gravel road which runs from the R43 south-eastwards towards the Onrus Mountains, The
R43 cuts through the application site, alienating approximately 70ha of land situated west of the R43,
between Fisherhaven and Benguela Cove. A portion of this area. approximately 22ha, lies within the urban
edge. A large area of the portion falling outside of the urban edge forms part of a wetland area which feeds
inta the Botrivier Lagoon.

The remainder of the farm, the area outside the urban edge which lies east of the R43 is the area of the
farm which has been used for limited farming activilies, mainly for grazing, leased out to a livestock farmer.
The Afdaksrivier forms the northem boundary of the application site and terminates in the Botrivier Lagoon.
The Karwyderskraal Road crosses over a small section of the farm, with the homestesad and relating
outbuildings situated directly east of this road. The Afdaksrivier Mursery is situated next to the homestead.

Surreunding land uses include agriculture related activities north and east of the application site with a
chicken farm on Portion 4 of Farm 575, directly east of the application site. As mentioned the Onrus
Mountains form the south eastern boundary of the application site. The remainder of the site is
predeminantly bordered by residential development including Benguela Cove, Fisherhaven and Hawston
with very little commercial activities. The Overstrand Municipality recently approved an industrial park
development on a portion of Portion 5 of Farm 575 directly west of the R43.

The majority of the open area west of the R43 situated between Fisherhaven and Hawston forms part of a
dune system and the Middelviei Wetland Area which has been identified by the 2006 SDF as a natural open
space and environmentally sensitive areas which should be protected from development, with limited
development to be allowed.
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The Afdaksrivier, forming the northern boundary of the application site, flows into the Botrivier lagaon which

has been ranked 8" in importance out of more than 250 estuaries around the South African coastline
{please refer to Annexure | for the Wetland study for more detail s.)

Appro'aod_._urhun Edge
Wereiiar \ ; o . : i / e | Application Site
Lagoon "

Exisfitin

Horiostoad

Onrus Mountaine

Figure 4: Application site: Remainder Portion 21 of Farm Afdaksrivier Nr. 575, Caledon

2.6 Servitudes

Thera are a number of servitudes crossing over the application site as indicated on the Subdivision Plan,
Plan Subd-002. These servitudes include the following:

a) Servitude 4505_1989 : 3m wide Pipeline Servitude and a 9m wide access servitude

b) Servitude 720_1884 : 11m wide Electrical Power Transmission Servitude

c] Servitude 9093_1005 . 3m wide Pipeline Servitude

d) Servitude 2316_2001  : 4m wide Pipeline Servitude

e) Servitude 1840 1929 : 8m wide Servitude Road (servitude right of way in favor of Remainder
Portion 4 of Farm 575 and Remainder of Farm Belsviei Nr. 830.

f) Servitude 3403_1969 : Dam servitude, an area servitude for a “drukbreedbak”’, a 25feel

access and pipeling servitude and a 30 feet access servitude.
g} Servilude 4145 1047

The proposed development will include the repositioning of the 25 feet access and pipeline servitude,

Servitude 3403 1969 to run along the new proposed 20m road reserve slong the western boundary of
proposed portions 5, 11, 12 and 13.
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Flease refer to Annexure M with the proposed subdivision plan which indicates all the servitudes

2.7 Environmental Considerations

As discussed under Section 1.2.2, the proposed development has already obtained Environmental
Authorization from the Westemn Cape Departmant of Environmental Affairs and Development Planning
[DEA&DP} with an amendment application currently in process (lo include mining Portion A into Ihe
development). Sel out below is a brief summary of the findings and recommendations of the various
specialist reports which were included in the Environmental Impact Assessment and which was considerad
as part of the proposed layout, Please refer to the relevant Annexures for the full specialist reports.

271 Aquatic Ecosystems Study

Liz Day Consulting was appointed to undertake a full Specialist Impact Assessment and Risk
Assessment: Aquatic Ecosystems (referrad to as the wetland study) of the application site. Please refer
1o Annexure | for the full report,

All aquatic ecosystems idenfified in the reporf on the study site should be regarded as "no go” areas for
development. with the exception of artificial dam D5 and the artificially created wetlands in the sand
mined areas of the site. Of these, the former has negligible ecological or functional value that cannot be
replicated in a standard storm water management system, and its infilling or removal would have no

ecological consequences,

Figure 5: ilive aqualic ec
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With regard to the wetlands in the sand mined area, it is recognized that these are artefacts af past
mining activities. While their conservation is not required from a biodiversity perspective, their
eccurmence as a resull of exposure of a perched water table means that they cannot readily be
eliminated, without substantial fill. Their incorporation into development-associated storm water
treatment trains could be beneficial — in such a context, they would require setbacks of at least 15m
from developed areas, to ensure sustainable management.

Of the remaining aqualic ecosystems, key systems that should be regarded as striclly outside of any
development proposals comprise the following areas, mapped in Figure 4 above:

¢ The Afdaks River and estuary (W3) (all in any case outside of the urban edge) — development
setbacks of up to 50m should be assumed to ensure the protection of these systems and thair
valuable role as ecological corridors through a highly disturbed landscape:

= The watercourse into the Afdaks Estuary comprising W1, D4 and W2 — of these, parts of W1 lie
within the urban edge. It is noted moreover that the mapped extent of W1 has been carried out
with low confidence, and the extent of funclional wetland is likely to expand if the associated alien
vegetation is removed.

o Development setbacks of 100m from the mapped extent of W1 should be allowed for in
the planning stage, to provide for such expansion. More accurate delineation activities
should hewever be carried oul once initial alien vegetation clearing has been achievad,
and the area is more accessible, and such delineations should Infarm the extent of
development encroachment in this area;

o Development setbacks of 50m should be allowed for from the W2 watercourse and dam
D4, as well as from the mapped perched wetlands included with W5 = it is acknowledged
that such setbacks are generous. However, they attempt to take
cognizance of the likely increase in wetland areas that would occur with the (legally
required) removal of alien vegetation from the surrounding area;

* The system including D1 and D2, linked by channels W4 and WS, also fies oulside of the urban
edne, and it is assumed that subdivision proposals would net affect this area. Howaver, sathacks
of 30m on either side from the mapped watercourses wouid be recommended for planning
purposes — again, providing for the likely effect of significantly increased water levels in the
systemn as a result of alien plant removal, rather than because these degraded systems have
intrinsically high functional value. Maintenance of channels as open systems rather than pipes is
however also considered an important attribute.

= The artificial canalized offtake system leading to D3 would require minimum eceological setback
areas of 15m on either side;
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*  The channelised system including D6 lies, at least in its lower reaches, within the urban edge. While
the channel appears to have a relatively small catechment and Is moreaver considersd permanantly
degraded, it would need to be adequately catered for in the context of a planned development —
while changes in alignment of the system could be countenanced without undue effects on anuatic
ecosystem function, these (if required} would need to take cognizance of existing or fulure
lopography, in ensuring that the watercourse remainad the lowest lying part of its catchment.
Allowance for the effects of alien removal on water availability, particularly during law flow periods,
would also need to be considered. A setback of 20m from either side of the watercourse should be
considered at prasent.

+ Stormwater management considerations

Any subdivision and subsequent development of the study area would need to include consideration of
stormwater management approaches. In this regard, the aguatic ecosystems described in this report
would need lo be considerad with regard fo the impact of increased stormwater runoff and/ or an
associated deterioration in water qualily as & result of long-term likely receipt of stormwater runoff from
a developed area on the site. While the setback areas outiined in Section 3.1 would go some way to
ensuring protection of these systems from such impacts, specific measures to address the impacts of
stormwater runoff into affected watercourses would need to be developed during the initial design
phases of the project, with a view to mitigating effectively against the potential negalive impacts of
stormwater runcff in terms of both quality and quantity, and taking notice of the fact that large areas of
the site downstream of the developable urban edge may be vulnerable to erosion,

= Allen clearing requirements

Impacts to the condition of most of the watercourses on the site, as described in this report, have been
idenfified as generally revolving around the extensive invasion of the sile by invasive alien plant species.
These reduce nalural biodiversity through shading and water uptake, as wel as promoting
channelization and incision as a result of the concentration of natural flows through vegetated areas,

Remaval of mest of the alien plant species highlighted in this report is recuired by law from the landowner
in terms of the recently revised National Environmental Management: Biodiversity Act (Act 10 of 2004)
(NEMBA) and the sale of land on which listed alien species ocour would also potentially be affected by
the need for the landowner to render land up for sale free of listed aliens, prior to initiation of developrment
activities.
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2.7.2 Botanical Impact Assessment

Nick Helm Botanical Surveys did a Botanical Impact Assessment of the application sile, please
refer to Annexure J for a full copy of the report. The following is a summary of the conclusions
and recommendations of this study:

Vegetation Sensitivity Map

Lagasid
# High Sensithiy

# Medium - High Sensithtiy
& Study Area

o Medum Seraithily

Figure & : Areas of Botanical Sensitivity (source: Botanical Impact Aszsessmaent)

*  About 75% (490ha) of the total study areais of Low botanical sensitivity and presents no constraints
to possible development. These areas have been heavily disturbed and correlate fairly well with
the mapped CBAs for the area. No significant populations of plant Species of Conservation
Concern are likely to be present in these areas.

+  About 32ha (4% of site) is mapped as bsing of Medium bolanical sensitivity. Thase areas have
been previously disturbed bul have passively rehabilitated to a moderate degree. A single plant
Species of Conservation Conhcern was recorded in this area. These areas could be considerad
suitable for development, although the loss of these areas would probably result in an assessment
of Madium negative botanical significance, depending on mitigation.

= The High and Very High sensitivity habitats make up about 20% of the study area, although the
bulk of this {=100ha) lies above the 130m contour on the Onrus Mountain, and is presumably not
considerad part of lhe potential developmant envelope. All but one of the at least 18 plant Species
of Conservation Concern recarded in the study area are restricted to the High and Very High
sensitivity areas,

+ No development should be considered in the High and Very High sensilivity areas, and they should
have a development buffer of at least 10m. It is also strongly recommended that the
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patches of High and Very High sensitivity east of Fisherhaven (spanning the R43) should be
vonnected by an ecological corridor of habitat cleared of all alien invasiva vegelation, and not
subject to development.

« Drainage lines, even if currently infested with alien invasive vegetation (such as the Afdaksrivier)
should be censidered important ecelogical corridors, and rehabilitsted aver time, which will include
key management interventions such as alien plant clearing. It should be noted that landowners are
now legally obliged to clear and manage alien invasive vegetation on their property, in lerms of the
Conservation of Agricultural Resources Act.

= Allalien invasive vegetation within the High and Very High sensitivity areas should be cleared as a
matter of priority, starting in the lowest lying areas and working uphill towards the mountain,
Appropriate DWAF approved methodology should be used, notably the cutting of stems at near
ground level, followed by immediate application of dye treated herbicide to the cut stumps to
prevent resprouting. Mo heavy machinery should be allowed in these areas, as the sail disturbance
caused would facilitate further alien plant invasion. Na herbicide should be sprayed in these areas,
due to the risk of damage to non-target plants. It is acknowledged that this will be a costly process,
but development of low sensitivity areas can and should help pay for

As part of the Botanical Impact Assessment, the specialist required that one major and ane minor ecological
corridor should be included to connect the upper siopes of the site to the lower areas adjacent to the R43.
This has now been included in the amended layout as indicated on the proposed Rezoning Plan.

2.7.3 Heritage

From the review of the Municipal SOF and the GMS (2010}, it is confirmed that there are no significant
heritage issues relating to the application site. The application site does nat fall within any municipal
heritage overlays. A Heritage Impact Assessment was undertaken and submitted to Heritage Western
Cape{HWC) for their comment. As discussed under Saction 1.2.4 above HWG approved the proposed
development. In their letter of approval, DEA&DP also concluded that the proposed development will
not have any negative impact on heritage resources. Please refer to Annexure K for the full HIA report.

Despile the over-arching rural context of the subject site, its location is such that longer distance scenic
panoramas are likely to remain largely unaffected. This is because of the site’s low visual profile in the
broader landscape, a consequence of ifs undulaling topography and swathes of vegetation, significant
amounts of which will need to be retained for botanical reasons. As one approaches the site moving
south towards Hermanus on the R43, one's eye is drawn to the distant Onrust Mountaing on the one
side and the lagoon on the other, rather than the site itself. As one moves in the opposite direction, i.e.
northward towards the site from Hermanus, one's eye is drawn towards the lagoon rather than the site.
As one maves into the more immediate context, the scenic quality of the landscape reduces and the
site is obscured by natural vegetation along the R43.
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Despita the sile’s location within a broad scenic rural context, its significance therefore relates
primarily foits botanical significance and possibly archaeological potential. Visual impacts are likely
to be of lesser concem, although still of some relevance, particularly with regard to the new
ruralfurban interface, overall scale, roofscape, and overall development densily, particularly as
viewed at closer quarters along the R43,

2.7.4  Agricultural Potential

Freddie Ellis was appointed lo undertake a soll survey study to determinea the agricultural potential of Portion
B of the applicant site. The study, dated August 2018, determined the soil classification of Portion B, the
physical soil limitations and the suitability of the sail types for crop production. The study also used the
criterfa as set out in the Schoeman Report (Schoeman 2004) where the National Department of Agriculture
set cut the eriteria for the evaluation of agricultural land patential. Bath these metheds found that Partion B
of the application site does not have a high agricultural polential as summarized helow. Please refer to
Annexure L for full study.

Inthe Western Cape, the growth of perennial crops can only be done under iigation as thera is not enough
annual rainfall. From the Sail Survey Study, dated August 20186, itis clear that there is not enough available
water andfor access to water to have the whale farm (Remainder Portion 21 of Farm 575 Afdaksrivier,
Caledon) under imigation. The available water is eurrently used for irrigation on proposed Portion A of the
farm. The Soil Survey Study indicated that the soil suitability for perennial crops on the majority of Partion
B is only conditionally and marginally recommended, if thers is enough water available, which thers clearly
is nol. It is therefore motivated that in terms of agricultural potential, the remainder of the Farm (Portion
M) would in effect banefit from the proposed subdivision as the available water can then effectively be used
for the Remainder (Portion A) only. It is also considered that the remainder of the farm (Poertion A) with an
approximate size of 373.22ha can effectively function as an economic farm unit.

Itis important to note that the existing water rights for the Farm (Remainder Portion 21 of Farm Afdaksrivier
Nr. 575, Caledon) will stay in place for the proposed Portion A of Remainder Portion 241 of Farm Afdaksrivier
Nr. 575, Caledon. The newly created Remainder Farm Portion B will be located within the urban edge of
the: Overstrand Municipality. Upon approval of the subdivision and the rezoning of this portion (Portion B),
water provision to this site will be the responsibility of the Overstrand Municipality.

2.7.5 Socio Economic Impact Assessmaent

The Environmental Impact Assessment application process, required for the proposed Afdaksrivier development,
commenced in May 2016; with the Draft Scoping Report (DSR] being submitted to the Wastern Cape Department of
Environmental Affairs and Development Planning (DEADP) in December of 2016,

Subsequent to the submission of the DSR, the need for a Socio-Economic Impact Assessment (SEIA) was identified
by DEADP. Applied Science Associates (Pty) Ltd was sppointed to address the need for a SEIA. Please refer to
Annexure R for a copy of the SEIA,
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3. Development Proposal

31 Proposed development

This section should be read with the Proposed Subdivision and Rezoning Plans included as Annexures M
and N. Please review these plans before conlinuing fo read this section,

The propesed development will entail the following:

i Application for the Subdivision of Remainder Portion 21 of Farm Afdaksrivier Nr. 575, into Portion
A {Remainder Farm of + 514 ha) and Porlion B (+ 222 ha — excluding the 9.68ha forming the R43 road
reserve) in terms of Section 16(2)(d) of the By-Jaw.

P T 1

Flgure ¥ The Proposed Subdivision and Rezoning of the Application Site

The remaining farm portion (referred to as Portion A in Figure 7 above and as per the proposad subdivision
plan attached as Annexure M) will be kepl and managed as a functioning farm. A portion of Partion A falls
within the urban edge. However, it has been excluded from the development proposal as the National
Department of Agriculture, Forestry and Fisheries did not support alienating this portion from the remainder
farm.
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Application for the Rezoning of subdivided Portion B from Agriculture to Sub-divisional Area ta
establish a mixed use development with a gross residential density of approximately 17 unitsfha. This
density is determined based on the number of proposed residential units within the urban edge, divided
by the total developable area of Portion B, calculated as follows:

Total Area of Portion B: 222.42 ha
Excluding Portion 13: 45.77 ha
Total Developable Area of Portion B: 176,65 ha
Number of proposed residential units: 3 016units
Gross density of units /ha: 17 units/ha

Portion B will be subdivided into 14 separate portions (excluding the public and private roads) as indicaled
on Figure 7 above and the proposed Subdivision Plan, Plan Sub-002-04. The intention is that the current
landowner will sell each individual portion/portions to future developers. The development of these portions
will have to adhere to a phasing plan to be agreed on batween the current landowner and the Ovarstrand
Municipality. Future developers will then submit and obtain approval for the detailed subdivision of each
portion, and will service and develop each portion in line with the allocated zoning and land use parameters
as well s any conditions of approval stipulated by the Overstrand Municipality and the Department of
Environmental Affairs and Development Planning. Each portion will have to comply with the open space
requirements applicable to that zoning category.,

The proposed Afdaksrivier development will provide a mix of residential typologiss and will include flats
[proposed on Portion 11 with a height of no more than 2 storeys), townhouses and group housing with
average erf sizes ranging between 200m? {35units/ha) and 350m? {20 units/ha) as well as single residential
erven with average erf sizes of 700m?. The proposed development also provides for 3 retirement villages
to accommedate the current and anticipated future need for retirement villages in the Hermanus and
surrounding area. The proposed development will move from higher densities along the R43, to lower
densities at the foot of the Onrus Mountains. This mix of residential densitizs and typoiogies will ensure that
the proposed development provides for a wide range of income groups as well as different age profiles,
The proposed development sllows for a total of approximately 2 016 residential units of which a maximum
of approximately 1 327 (44%) could be developed as retirement villages (including facilities such as frail
cara cenlers), which is anticipated to be rolled aut over a long term period. The proposed development also
provides for a range of amenities to be established on the two General Business sites, which could include
uses such as a hospital, offices and retail facilities as well as a site made available for community andfor
educational purposes such as a church, school or a tertiary establishment.

Itis proposed to have the development north of the propesed 30m parallel road (parallel to the R43), thus
portions 2, 3, 7, -10, 12, 13 as one large gated development, where all internal roads will be private roads.
The proposed gated development will have three possible access points. It will allow for the two ecological

Page 21
P =% Rezoning, Subdivision and Consent Use, Afdaksrivier Farm, Hermanus, Rev 4, Oclobar 2021
ARCH




132

1205

carridors to be shared, used by all future residents of these areas and to be maintained by one large HoA,

These ecological corridors can not be fenced off in each individual partion, therafore, for security reasons
and to allow for better use and shared access to all future residents of these portions these portions will
function as part of one larger security estate. The portions directly bordering onto the R43 will not form part
of this estate and will each function individually. To summarize, the proposed development will be an
integrated development, providing different housing options for a range of income and age groups
within close proximity to employment opportunities and amenities.

Please note that as part of the revised layout, two ecological corridors have been include in the proposed
layout. This will function as private open space linking the open space areas of the proposed gated
community. The following sections will look at each proposed development Partion in mare detail:

3.1.1  Portion 1

Portion 1 is a total of 22,14 ha, with a proposed General Residential 1 zoning and a consent use for a
retirement village. It is proposed to have a maximum density of 35unitsfha which will allow for a maximum
number of 775 residential units, which could include group housing, town houses and a retirement village(
including a frail care center). It is considered that this area is ideally situated between Fisherhaven and
Bengula Cove overlooking the wetland areas on Portion 14 and the Botrivier Lagoon. Acesss to this site
will be from Stormalong Road, which will give it easy access to the R43 and the proposed offices and
hospital site on Portion § (please refsr o Sectior. 3.5 below) as well as the proposed community
retall centar on Portion 8.

Botrivier
Lagoon

Figura 8 Porion 1 and 14: Locality =nd Envirenmental
Constraints

According to the 2011 stafistics there were about 4.2 milllon people cider than G0 years in South Africa.
The number is anticipated to grow to approximately 8.8 million by 2030, thus an average of 140 000 per
year. According o market research, including discussions with estate agencies, developers and retirement
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village management companies, there is a current shortage of approximately 85 000 retirement units in

the Western Cape alone. And from discussions with retirement villages in Hermanus town, regarding the
number of people of their waiting lists, it is clear that there is a high need for retirement villages in the
Overberg area and this development could serve the neads for Fisherhaven, Banguela Cove, Kleinmond,
Caledon Bofrivier and the wider Western Cape.

The Botanical Study referred to in Chapter 2, found a very small porfion of high botanical sensitivity
vegetalion an the eastern boundary of Portion 1 as well a5 & small area with a very high botanical sensitivity
on the north western boundary of the site. No development will be allowed in this area and it should be
ulilized as open space. Il is also recommended to have a 10m development buffer around these areas.
There are no other environmental or development constraints on this portion. Please refer to Figure 8
above for the locality of this portion and the environmental constraints on the site.

3.1.2 Portion 2, 8, 9 and 12

These portions, to be zoned Residential Zone 1:
Single Residential (SR1) is the highest lying portions
of the proposed development, situated at the foat of
the Onrus Mountain, between the mountain and the
G0m contour line. These portions have spectacular
views towards the ocean, the Bolrivier Lagoon and
Arrabella and it is proposed that the lower densily
single residential housing is situated on these
portions, As per the Oversirand Zoning Scheme
there are no prescribed minimum erf sizes and it is
considerad that the erf sizes will be in line with what
the market dictates at the time of development.
Based on a maximum density of 10-20units/ha, a
total of 664 single residential units can be provided.
It is considered that these porfions might well be
developed as gated communities, These portions
will be accessed via a 20m (road reserve) internal
road, which links with the trunk road on tha northern
boundary ({linking with China Marais Road in
Fisherhaven) which leads to the R43. These
portions are also within close proximity and
walking distance (less than 1km), from the proposed
educational, retail and the hospital sites.

Figure §: Portions 2, & 9 and 12:Locality
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Servitude 3403 1969, a water pipeline servitude, runs over all of these portions. This servitude will be re-
alignedire-positioned to fall within the proposed 20m road reserve as part of the development of these
portions, The need for the proposed re-alignment of this servitude will be confirmed as part of the process
of this application and if so required will be dealt with in a separate application,

There is an exisling dam on Portion 2 which can be used as an open space featurs within the development.
The Botanical Study identified areas of high botanical sensitivity on the higher lying areas of Portions 8
and 9. As per the recommendations of the Botanical Study, no development should be considered within
these areas and they should have a development buffer of at least 10m. There are no other envi ronmentally
sensilive areas on any of these portions.

These paortions fall within the Mountain Management Zone and as indicated in the GMS {2010) any
development within this area should be sensitive 1o the mountain views and the typology of the area, and
development within this zone should complement and supporl the scenic character of the area.

31.3 Portion 3

Partion 3 is approximately 20.24 ha and is 1o be zoned General Residential zone 1, with a density of 20
units/ha, which would allow for a maximum of 405 residential units. This portion is easily accessible via the
trunk road linking with the R43. It is also within close proximity and walking distance {less than 1km), from
the proposed educational, retail and the hospital sites.

Fisehaven LL
lesevolr

Figure 10: Portion 2 - & Locality and Enviranmental Constraints

The Botanical Study identified an approximate 4ha area in the north western comer of this portion as having
a medium botanical sensitivity, however the botanical siudy concluded that these areas have been
previously disturbed and have passively rehabilitated to only a moderale degree and that this area could
be considerad suitable for development. There are no other environmental constrains which could Iimpact
on the future development of this site. Please refer to Figure 9 above for the environmental constraints.
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314 Portiond

Portion 4 lies next to the R43 and the proposed entrance to the development area with & high visibility,
Please refer to Figure 10 above. This porlion has an approximate area of 11ha and with a prescribed density
of 35units/ha it can provide for & maximum of 372 residential units. This application also includes for a
consent use for a retirement village on this site and it is proposed that no more than 50% of this site should
be used for retirement purposes. As mentioned in Section 3.1.1 above, there is a high need for retirement
villages in the Owverberg area and this portion could serve the needs for the Fisherhaven, Hawstorn,
Benguela Cove, Kleinmond, Caledon Botrivier and surrounding areas, including Hermanus.

The high density general rasidential zane will allow for smaller and more affordable erventhouses, for which
there is a great need in the area as confirmed with discussions with the Overstrand Municipality and also
the local estate agents.

The majority of the sile has been identified as an area with medium hotanical sensitivity. However the
botanical study concluded that these areas have been previously disturbed and have passively rehabilitated
to anly a moderate degree and that this area could be considered suitable for development, Thera are no
other environmental constrains which could impact on the future development of this site.

As this portion lies next the R43 (which is an identified scenic route), a 20m setback line is proposed whera
no development will be allowed. This area is to be landscaped to support and enhance the visual
appearance of the scenic route, the visual character of the area and protect the views towards the
mouniains,

31.5 Portion5

Portion 5§ has a total area of approximately 4.2 ha and is situated east of the R43 and north of one of the
proposed entrances to the development. As the R43 has been identified as a scenic route, a 20m setback
line from the R43 has been allowed for. This arza will be landscaped to support the visual appearance and
views towards the mountains. It is proposed to rezone this portion General Business 2, which could
potentially accommodate a 72 bed hospital and related uses, such as a pharmacy, coffee shop, medical
consulting rooms (approximately 8 consulting rooms) and offices (with a maximum GLA of 2 500m?). From
market research, it seems that there Is a high need for a hospitaliclink in the Owverberg District Municipality
for a rehabilitation andfor pain treatment center and aftercare facilities for patients being released from
hospital. An example of this is cancer patients who might raceive trealment at the newly established
Oncology unit at the Hermanus Medi-Clinic who could then receive pain treatmentiafler care at the
proposed hospital. There is also a high need for a psychological institution in the greater Overstrand areas,
which could potentially also be accommeodated on this portion. This portion is highly visible and within easy
access from the R43 and easily accessible to the surrounding existing and proposed residential areas,
including the proposed retirement villages.

As mentioned, this portion will also make provision for offices, which could possibly support the hospital
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and could provide office space for the future residents of the proposed development, as well as people from
the surrounding areas such as Hawston, Fisherhaven, Benguela and Arrabella. This portion is not intended
to be used for any retail development. The land uses associated with this portion will also provide for
employment opportunities to surrounding areas, including nearby Hawston.

The majorily of the site has been identified as an area with medium botanical sensitivity (please refer to
Figure 10 above). However, the botanical study concluded that these areas have been previously disturbed
and have passively rehabilitated to only a moderate degree and that this area could be

considered suitable for development. There are no other envirenmental constraints which could impact on
the future development of this site.

3.1.6 Portion 6

Portion 6 is strategically located east of the R43, situated betwesn 2 of the proposed entrances to the
Afdaksrivier development area. As with Portions 4 and 5, a 20m setback line has been proposed for where
no development will be allowed. This area will be landscaped to support the visual appearance and views
towards the mountains.

It is considered that this porfion is ideally situated for retail facilities such as a small neighborhood centrum.
This portion lies between the R43 and the proposed internal parallel road in the center of the proposed
Afdaksrivier Development. It is also situated between the major enlrances to the proposed Afdaksrivier
Development, which will in future also link with the racently approved industrial area west of the R43 and
Hawston, which will increase accessibility to this site for all surrounding areas.. As there are guite a number
of existing and proposed retail facilities along the R43 it is intended that the proposed retail faclliies on this
portion will be of a much smaller scale (with a maximum GLA of approximately 4 500m®) to serve the basic
retail needs of the immediate surrounding area, predominantly the fulure occupants of the proposed
development.  The majority of the site has been identified as an area with medium botanical sensitivity
(please refer to Figure 11 above). However the botanical study concluded thal these areas have been
previously disturbed and have passively rehabilitated to only & moderate degree and that this area could be
considered suitable for development, There are no other environmental constraints which could impact on
the future development of this site,

3.1.7 Portion 10

Portion 10 lies in the heart of the proposed Afdaksrivier Development with an approximate area of 18ha. The
site is easily accessed via the two proposed entrances from the R43.  The majority of the site is being
occupied by an active sand mine (referred to as Mining Area B).

As explained in Section 1 above, Mining Area B has been excluded from the EA however, this area was
assessed as part of the EIA procass for the Afdaksrivier Development and was included in the specialist
studies (for example the Botanical and Freshwater Ecology Impact Assessments), since it is completely
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surrounded by the Afdaksrivier development area. As
confirmed by both the Environmental consultants and the
DEA&DP officials, no additional listed activities, in addition
lo those already approved in the EA for the proposed
Afdaksrivier Development, will in future be triggered by
including Portion B of the mining area into the
development footprint, after Mining Portion B has been
issued with Mine Closure Cerfificates by the DMR.
However, until such time as a closing permit has been
issued, this mining area cannol be included for
development.  For purposes of this application Mining
Area B will therefore not be included for development
purposes, however, as per the conditions of the Act 70 of
70 approval, the land needs to be rezoned from
Agriculture to another zoning category. The most relevant
zoning category is considered o be Rural zene 1 with a

lemporary departure for a sand mine.
Figure 11 Existing Mining Area B an Portion 10

Figures 12 - 13: Existing sand quarry and wetlands on Partion 10

Itis considered that the future development op Partion 10 will only be rolled out as one of the later phases
of the development at which time the mine would have been formally closed. This area will then be available
for inclusion in the development and it is anticipated that it will slso be general residential to tie in with the
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currently proposed development. A small portion of the site is howsver already available for development

and will be rezoned to General Residential 1. Portion 10 is within proximity to the proposed hospital, office,
retail and educational sites which mesans that all basic needs can be accommodated within the immediate
surrounding area.

318 Portion 11

Portion 11 lies directly east of the R43, opposite the recently
approved industrial park directly north of Hawston, This site
has a high visibly and borders onts the proposed entrance
road from the R43 which will also link this site via the proposed
future road fo Hawston and the industrial site. If has a total
area of approximalely 8.58ha, which with 2 maximum density
of 50 unitsfha can allow for up to 428 residential units. It is
proposad to rezone this portion to General Residential 2
(GR2) with a consent use for flats. Market research has shown
that there is a high need for higher densily, smaller scale units
in the Qverstrand Municipal area and it is considered that
this site is ideally situated to provide for higher density {(such
as flals and group housing) typologies for different income
groups. The closely located industrial area as well as the

proposed General Business sites could provide employment
opportunities within close proximity to this site, Figure 14 Partion 11: Locality and Ervironmental Gonstraints

As this porfion lies next lo a scenic route, the R43, and as stipulated in the Overstrand Growth Management
Strategy, it is also proposed that the maximum height of buildings on this site may not exceed two storeys.
As with all the other portions along the R43, a 20m setback line is proposed where no development will be
allowed. This area is to be landscaped to support and enhance the visual appearance of the scenic route,
the visual character of the area and protect the views lowards the mountains.

A small area on the western boundary of this portion has been identified as an area with medium botanical
sensitivity. Howsver the botanical study concluded that these areas have been previously disturbed and
have passively rehabilitated to only a moderate dagree and that this area could be considered suitable for
development. There are no other environmental constraints which could impact on the future development
of this site.

3.1.2 Portion 13

This pertion is a 7.2ha site which is made available for educational purposes. The high number of residential
units proposed for this development proposal, justifies the proposed communily site which could either be
used for a school or alternalively a tertiary institution andfor a church. From discussions with the local
municipality it is understood that Boland College did approach them at some stage to inquire about the
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availability of land within Hermanus to establish a college, which serves as an indication that there is & need

for such a facility in the area. This is also in line with the proposals made in the Growth Management
Strategy (GMS) (May 2010) for the Hawston area. It is anticipated that the need for this use will only realize
when the bulk of the residential units are developed.

3110 Portion 14

Portion 13 lies outside the urban edge and it is not included for development, The intention initially was to
keep this as part of the Remainder Farm. However, in discussions with the National Department of
Agriculture, Forestry and Fisherles (NDAFF), they indicated that it is clear that there can only be very limited
agriculture activities on this site, specifically due to the environmental sensitivity of this site, Based on this,
NDAFF requested that this portion be zoned out of Agriculture, We therefore propose that this area should
be rexzoned from Agriculture 1 to Rural Zone 1 {Agricultural Small Holding) with a minimum subdivision size
of 45.78ha to prevent this site from being subdivided into smaller portions. In doing so, this area can be
taken out of agriculture, as requested by NDAFF but can siill have a rural use. Please note that the primary
and consent uses for Agricultural 1 and Rural Zone 1 are the same and the allowed land use of this portion

will therefore be the same as the current status quo.

Please refer to Figure B above for the location and environmental constraints.

3.2 Proposed Road System

Aceess to the portion of the property within the Urban Edge to the east of the R43 is currently obtained via
the R43 opposite its intersection with China Marais Avenue (access to Fisherhaven) (staggered
intersaction, £ 30 metres). Access to the portion to the west of the R43 can be obtained via China Marais
Avenue and Stormalong Road. Access will also be possible from the extension of Karwyderskraal Road
(parallel route to the R43), via George Villoen Road and via the industrial development-access to the R43,
Please refer to Figure 15 below.
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Fulure access will remain via the R43, but will be
provided at the following positions (in line with Draft
Overstrand Transport Plan):

a) The R43/China Marais Avenue intersection (at-
grade, access opposite China Marals Avenue with
the existing slaggered access to the property to be
closed) which should be signalized when warranted
as determined by the individual TISs;

b}  The left-infleft-oul access north of the indusirial
development;

¢} The R43/Industrial development-access (at-grads)
which should be signalised when warranted as
determined by the individual TISs; and

d) The R43/George Viljoan Street intersection (al-
qrade);

Flease refer to proposed Subdivision plan for the
locafion of the proposed intersections and the TIA

(Annexure O) for detail on future access points and road [l e AN R S UL Ve
classifications. Davelopamsan

As explained above, the propasal allows for a system of public and private roads.

As far as could be established no formal public transpert faciliies exist In the vicinity of the proposed
development. Provision for public transport will be made in the vicinity of the retail component as well as at
the outbound legs of the intersections along the parallel road, It is also suggested that public transport
embayments be considered along the R43 at the outbound legs of the major intersections (as curently
exists along the R43 towards Hermanus).

According to the Draft Overstrand Transport Plan, previous studies with focus on public transpert concluded
that the R43 between Hawston and Hermanus should be viewed as an important public transport route. It
is suggested that NMT-facililies be provided along both sides of the parallel route and along at least ane
side of the remaining internal roads {currently indicated on the Subdivision Plan} on the subject property.
The Department of Transpert Pedesirian and Bicycle Facilily Guidelines requires 1.5 metras minimum for
pedestrian walkways and 1,5 metres minimum lo accommodate bicycles, The City of Capa Town Minimum
Standards for Ciwl Englneering Services in Townships was also consulted, which suggests a minimum
width of 2,5 metres for low volumes and 3,0 metres for Class 3-shared (pedestrian/cyclist) facilities. A typical
cross-section is thus suggested to consist of 2,5 metre NMT- facilities with at least 1,0 metre landscaping
batween the roadway and NMT-facility, as indicated in Diagram 1 below. Sport cyclisis can be
accommodated in the shoulders of the roadway, with commuters utilising the shared NMT-facilities,
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Road Reserve
25m1m im 28m
- L —
NMT Roadway NMT

Figura 16 Proposed cross-section o accommodate NMT

3.2 Traffic Impact Assessment

iCE Group conduced a Traffic Impact Assessment (dated 4 October 2017) to determine lhe impact that the
traffic generated from the proposed development would have on the current and future road networks. An
amended TIA was done in 2019 to exclude the mining area from the proposed development. A Draft
Qverstrand Transport Plan was recently completed which includes access management along the R43 (TR
2801} in the Fisherhaven/Hawston area. These access points were taken into consideration in the TIA.

As explained in Seclion 1 above, a portion of the mining area {mining area A) has recently been closed and
the EA is being amended to include this area into the development proposal. For purposes of this
application, we will revert to the October 2017 study which considerad the traffic impact of a total of 3 267
residential units. Though the 2017 layout is slightly different from the layout as currently proposed and the
number of residential units is now less than that proposed in 2017, it Is argued that the access points to
and from the R43 stayed unchanged and the same road upgrades are required for the slightly less number
of residential units. This is also confirmed in the leller received from the WC Department of Transpart and
Public Works: Roads, dated 24 March 2021, which confirms their support for 3 016 residential units (please
refer to Annexure O for a copy of this letter). Set out below is a summary of the findings of the TIA. Please
refer to Annexure O for the full report which states:

1) The TIA is in support of the application for Subdivision and Rezoing of Farm 575 Portion 21
(Afdaksrivier), situated to the east of the R43 between Fisherhaven and Hawston;

Z) That access will be obtained from the R43 via accesses based on those suggested in the Draft
Overstrand Transport Plan which are from the R43/China Marais Avenue intersection (initially priority-
controlled/signalised and ultimately grade-separated if/when warranted), from a left-infleft-out north of
the industrial development (Hawston) and across the R43 via bridge at the industrial-access position
as well as directly to Hawston via Gearge Viljoen Street {ultimately via underpass);

3} Thatthe proposed development has the potential to generate 3 037 AM trips and 3 008 PM trips without
considering internal or pass-by trips, that the trips of 2 332 residential units can be assumed to be
included in the background traffic and that the proposed development can thus be expected to gensrate
1555 new AM trips (605 in, 950 out) and 1 373 new PM trips (889 in, 484 out);

4] That phasing has not yet been addressed and that a TIS should be conducted for every Portion as to
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5)

)

7)

8)

9)

determine the upgrades required prior to the development thersof:

That the R43 In the vicinity of the proposed development should be dualled by 2035 as a result of
background Iraffic, that the link opposite China Marais Avenue between the R43 and the parallel route
should be dualled to accommodate the full development and that the internal roads should operate
sufficiently as lwo lane roads;

That roundabouts are proposed at internal road-intersections as well as the accesses to the Portions
along the internal roads and that grade separation at the R43/China Marais Avenue intersection is not
yet considered necessary from a capacity point of view;

That the parallel route can be classified as a Class 3-road (32 melre road reserve) from
Karwyderskraal Road up to the proposed bridge, from where it can be classified as a Class 4-road
(20 metre road reserve), and that the remaining internal roads can be classified as Class 5-roads (20
melre road reserves);

That refuse removal, details on internal layouts and parking should be addressed at Site Development
Plan submission stage {Individual TISs should be compiled for each Portion);

That provision for public fransport is suggested at the retail component and at the outbound legs of
the intersections on the parallel route and that public transport embayments also be considered alang
the R43 at the outbound legs of major intersections; and

10) That 2,5 metre wide shared non-motorised lransport facilities be provided along both sides of the

parallel route and along at least one side of the internal roads.

3.3 Services Report

GLS Consulting Engineers, the consulting engineers updating the engineering master plans for the

Overstrand Municipality, calculaled and reviewed the services needs of the proposod development and

conducted a capacity analysis of the bulk water and sewer services. Set out below is an extract from their

report, please refer to Annexure Q for the full report, figures and tables referred to and findings. Please
note that as with the TIA above, the GLS report was based on a total of 3 267 residential units and a slightly
different layout. Though the 2017 layout is slightly different from the currently layout (an additional internal
access road Is proposed which divides previously referred to Portion 7 now into Portion 7 and 10} and the
number of residential units is now less than that proposed in 2017, it is argued that the service upgrades
required is the same as that indicaled in the 2017 GLS report.
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This document should inter alia be read in conjunction with the Water Master Plan (performed for the
Overstrand Municipality) dated June 2016 and the Sewer Master Plan dated June 2016.

Future development areas GH1, GH2 and GHS5.1, which include the proposed development area,
was conceptually taken into consideration for the Jure 2018 master plans for the water and sewer
networks.

331 Water Distribution System

3.3.1.1 Distribution zone

The existing erven in Hawston, east of the R43 Main Road, are currently accommedated in the existing
Fisherhaven High Level (HL) resarvoir zone. The Master Plan indicates that the proposed developments
(portions 2-12) should also be accommodated in the existing Fisherhaven HL reservoir zone. The
cennection to the existing system should be done on the existing 200 mm diameter pipe and the future 315
mm diameter pipe, as shown on Figure 1a attached,

The development west of the R 43 Main Road (portion 1) falls within the existing Fisherhaven Low Level
(LL) reservoir zone. The connection to the existing system should be done on the future 180 mm diameater
pipe as shown on Figure 1a attached.

The proposed developments are situated inside the water priority area.
3.31.2 Water demand

The original water analysis for the master plan was performed with a total annual average daily demand

(AADD] for the proposed development areas of 2 306,0 ki/d.

For this re-analysis, the AADD and fire flows for the proposed development were calculated as follows:

Devel 43 Main Road
. Portion 1 775 Relirament units @ 0,5 kt/day/unit = 3875 kifd
Developments east of the R43 Main Road

Developments east of the R43 Main Road

. Portion 2: 128 Group housing units @ 0.6 kbiday/unit = 76,8 kefd
«  Portion 3: 380 Group housing units @ 0,6 kbiday/unit = 234 0 kérd
«  Porlion 4: 455 Retirement units @ 0.5 kt/day/unit = 227 5 kt'd

. Partion 5: Hospital (@ 15 ki'day/ha) = 66,0 ki/d

= Portion 8: Business & commercial (@ 15 ki/day/ha) = 39,2 kt/d

+  Porlion 7: 716 Refirement unils @ 0,5 kifdaylunit = 357 5kbid

= Portion 8: 106 Residential units @ 1,0 kliday/unit = 106,0 kiid

+  Portion 9: 112 Residential units @ 1,0 ktday/unit = 112,0 kid
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+  Portion 10: 124 Residential units @ 1,0 k&dayfunit = 124,0 kt/d
+  Portion 11; 462 Flats @ 0,4 kbiday/unit = 184,8 ki/d
= Porlion 12; Education (@ 12,5 ki/day/ha) = 90,0 kiid

Total = 1 8178 kiid
*  Fire flow criteria (Moderate risk) = 2585 @ 10m

3313
Prasent situation

a) Matwork conveyance

The existing 200 mm @ supply pipe from the Fisherhaven LL reservoir has sufficient capacity to
accommaedate the proposed development. Master plan items are however required to connect the
development to the exisling system and to improve network conveyance in the Fisherhaven LL network.

The existing 200 mm & supply pipeline from the Fisherhaven HL reservoir to the proposed development
has spare capacity available to accommodate new developments with a total AADD of up to 980 kid,
Warious master plan items ars required to accommodate the total development, as shown on Figure 1a.

b)  Reservoir capacity

The criteria for the total reservoir volume used in the Overstrand Water Master Plan, is 48 hours of the
AADD (of the reservoir supply zone).

The Fisherhaven LL reservoir has sufficient storage capacity to accommodate additional developments
with an AADD of up lo 290 kiid. There is thus sufficient capacity to accommodate portion 1 of the
proposed development in the existing Fisherhaven LL reservoir zone.

According to the Water Master Plan there is reservoir slorage capacity available in the Fisherhaven HL

reservoir o accommedate additional developments with a total AADD of up ta 282 kiUd, after which
additional storage capacity will be required.

Therefore there is insufficient capacity available at the Fisherhaven HL reservoir to accommodate the

total development of portions 2-12,

c)  Bulk supply

In the existing Greater Hermanus water systemn, bulk water is currently supplied from the Preekstoal
Water Treatment Plant (WTP) through a series of bulk supply pipes to the existing reservoirs.
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Table 1 attached is & summary of the capacity of the existing bulk supply system from the Preekstoel WTP
lo the Fisherhaven LL and Fisherhaven HL reservoirs. The routes of the bulk pipelines are shown on
Figures 1a, 1b and 1¢ attached. The results can be summarized as follows:

Pipes with sufficlent capacity:
+  The bulk pipe segments from the Praekstoal WTP to the draw off point of the Vermont reservoir
(segment OHW.B23, segment 1 & segment 2) have sufficient capacity to accommodate the
proposed development.

*  The segment from the Fisherhaven LL reservoir to the Fisherhaven HL reservoir (segment
OHW.E4) has capacity to accommodate development with a total AADD of £ 1 806,5 kt/d, This is
just enough capacity to accommeodate the proposed development, any further development will
result in the pipe having insufficient capacity.

Fi with i icien! capaciy:
«  The 230 mm diameter pipe between the Vermont reservoir draw off point and the Hawston

reservair draw off peint {segment OHW.B13) only has spare capacity for developments with a lotal
AADD of + 8247 kifd.

¢ The 250 mm diameter segment between the Hawston reservoir draw off point and China Marais
Avenue in Fisherhaven (segment 3) has spare capacity for developments with a total AADD of +

15709 kiid.

*  The 200 mm diameter pipe from China Marais Avenue to the Fisherhaven LL reservoir (segmant
OHW.B22) only has spare capacity for developments with a tolal AADD of £ 746.2 ki/d.

Any additional water demand through these pipes will result in insufficient supply during the summer
months.

d)  Pumping stations
The existing Fisherhaven HL pumping station (capacity = 5 bs @ 47 m head) has spare capacity for
developments with a total AADD of up to 157 kifd. The pump station therefore has insufficient capacity to
accommodate the total development.
{Note: The capacity of the Fisherhaven HL pump station should be verified by the Overstrand Municipality)

al Long term bulk supply upgrades

In the Owverstrand Municipality Water Master Plan it is proposed that bulk water supply to the Grealer
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Hermanus area is augmented from the Theewaterskloof dam as an alternative water source in the fulure.

In the planning allowance was made for a water supply to the existing Fisherhaven LL reservair of 10 Mid
from this source.

Itis proposed that bulk water is pumped in the future {(when supply from the Theewaterskloof water source
is commissioned) fram the Fisherhaven LL reservoir to the Fisherhaven HL reservoir, and that bulk water
is then distributed from the Fisherhaven HL reservoir to the existing Greater Hermanus bulk water system
through a 315 mm & bulk pipeline, that connects to the existing system at the Hawston reservair. Allowance
should be made for pipeline servitudes fo accommodate these infrastructure in the future.

fl  Minimum items reguired

The minimum bulk supply items required to accommedate the total development are master plan items
OHW.B3a, QHW.B17, OHW.B189 and OHW.B22 in order to provide sufficient waler to the Fisherhaven LL
and Fisherhaven HL reservoirs and master plan ilem OHW.B30 to provide sufficient reservoir storage
capacity.

The minimum network requirement to accommodate portion 1 of the propesed development is master plan
item OHW1.3 in order to connect the development to the existing water network and to provide adeguate
pressures to the development.

In order to accommodate the developments to the east of the R43 (porfions 2-15), the following master
plan items will be required: Items 1-8, OHW1.3, OHW1{ 3.1, OHW13.2, OHW13.3 and OHW13 .4,
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! Legend @

Enxisting water pipes

Existing bulk pipes

= Master plan pipes (bulk)

Master plan pipes (network)

- Existing pump station
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- Master plan pump station
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Figure 17: Watar Master Plan
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332 Sewer Network

3.3.2.1 Drainage area

The development to the west of the R43 (portion 1) falls within the future pump station (PS) GH2 drainage
area. From the proposed future PS GH2 it is proposed that sewage is pumped to the existing Fisherhaven
P31, from where sewage is pumped to the Hawston Wastewater Treatiment Plant (WWTP). New bulk sewer
infrastructure will be required to connect onto the existing sewar system, as shown on Figure 2 attached,

The developments to the east of the R43 (portions 2-12) fall within the existing Hawston Gravity drainage
area. There is currently no sewer infrastructure in the proposed development area fo connect to the
Hawslon WWTP and several master plan items should be implementad in order to connect to the WWTP.

The developments are inside the sewer priarity area.

3.2.2.2 Sewer flow

In the original sewer master plan, the peak day dry weather flow (PDDWF) for the proposeddevelopment
area was calculated at 1 640,0 kiid.

Far this re-analysis, the PDDWF for the proposed development was calculated as 1 403,7 ki/d.

3.3.2.3 Present situation

There is currently no existing bullk sewer infrastructure near the proposed development ares, New bulk
sewer infrastructure is required to connect the propesed development to the existing Hawston WWTP,
3.3.2.4 Minimum requiraments

The minimum requirements to aceommadate portion 1 of the development are master plan iterns OHS1.4,
OH33.2, OHS3.3 and OHS3.4 in order to connect the development to the existing infrastructure of the
Fisharhaven PS1 drainage area.

The minimum requirements to accommodate porfion 2-12 are master plan items 7-10 and items OHS8.2,
OH38.3 and OHSB.7 in order to connect the developments to the existing Hawston WWTP
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' Legend @
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Figure 19 Sewer Master Plan

iCE Engineering compiled an Engineering Services and Storm Water Management Report (dated
Septamber 2017) for the proposed development. Their calculations for the water and sewer demand are
much more conservative as they used the prescribed ‘red book' calculations to determine demand. As GLS
acts an behalf of the municipality and as they use actual measured flows and up to date information, it is
maotivated that the flows and demand calculated by GLS should be used as discussed above, The
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stormwaler demand was however determined by iCE as set out below, Please refer to Annexure P for

the full report.

333 Stormwater

The proposed development Is located at the foot of a mountain. The topography above the development
Is noted for its steep slopes. Moderate slopes are encountered within the proposed development and
flatter slopes below the development towards Hawston. There are significant catchments abave the
development and the runoff from these calchments must be accommodated in the stormwater
management plan of the development. The most significant catchment is 112 ha in size and flows towards
and through the existing sand mine located within the development site, The runoff from this wetland
presently flows into ponds created by the sand mining activilies. From the ponds there are no formalized
flow routes but the general flow s in the direction of the wetland area below the R43,

3.3.31 Proposed Stormwater Management Plan

The proposed stormwater management plan is shown on drawing no TT111000 SW1. The main
principle of the stormwater management plan Is to reduce the runoff impacts to pre-development
levels. Accordingly, detention ponds are proposed within each precinct, The detention ponds must
be sized to limit the outflows to pre-development levels. This will ensure that the peak runoffs of
the 50 yr events do not excesd the pre-development levels.

The existing wefland within the sand mining area plays a significant role in buffering the runoff from the
112 ha upstream catchment and therefore it is recommended that this be retained as a feature within the
development, Itis also recommended that a servilude be registered along the defined drainage route for
this drainage area lo ensure that overland escape routes are maintained, The drainage route, which is
roughly indicated on the drawing, will be accurately defined during the detail design stage. It is also likely
that erosion protection measures will have to be implemented along this route.
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Figure 20: Bulk Stormwater Layoul

3.34  Electricity

There is presently not sufficient infrastructure to provide for this demand and accordingly significant
infrastructural upgrades will be required. Eskom advised as follows:

= The supply available for the initial phase of the development is 1700 kWA, This is sufficient for 450
— 500 dwelling units.

¢ For the outstanding balance of approximately 12 300 kVA [12.3 MVA] the existing network shall
have to be strengthened [upgraded). The different oplions of achieving this will be discussedand
decided on al a later date when more detailed information becomes available.

The upgrading or strengthening of the existing netwerk and bringing supply to the development may
be in the form of exlending the MV overhead line to a certain point. From this point the supply to the
development will be in the form of an underground MY cabling netwark.
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34  Phasing Plan

A phasing plan will be submitted to the municipality for their spproval at a later stage as more certainty
regarding development contributions are obtained from the Municipal Engineers once they have reviewed
the application, It is however anticipated that the lower lying portions of the proposed development will be
rolled out first and will be Phase 1 of the proposed development, followed by the higher density residential
developments along the R43, Porlions 7 and 11, Phase 2. and the single residential portions will be the
last phase (Phase 4) of the development. It is anticipated thal the education facility on Portion 13 and the
retail on Portion 6 will only be developed once the bulk of the development has been established. Portion
5 can be developed as and when the market dictates.
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4. Legislative and Policy Review

The following seclion identifies and briefly summarizes the applicable national, provincial and municipal
legislation and policies which should be complied with fadhered to and which the proposed development
should take into consideration. Each section then ends with an indication of how the proposed development
complies with the relevant legisiation and policies.

4.1 National Legislation

4.1.1  National Environmental Managemenl Act (NEMA) { Act 107 of 1998)
Approval obtained
4.1.2 Subdivision of Agricultural Land Act (Act 70 of 1870)

Approval abtained

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

The SPLUMA came into affect on 1 Saptember 2014, Ona of the main objectives of this actis to provide a
framework for spatial planning and land use management to address past spatial and regulatory
imbalances. The act sets out the following 5 main development principlas applicable to spatial planning,
land use management and land development which the proposed development should take into
consideration/comply with:

1. Spatial justice (improved access to and use of land with an emphasis on informal settlements and
disadvantaged communities);

2. Spatial sustainability {protection of prime and unique agricultural land, development in locations
that are sustainable, limit urban sprawl and creation of viable communities);

3. Efficiency (optimising the use of existing resources and infrastructure)

4, Spatial resilience (allow for flexibility in spatial plans)

5. Good administration
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414 Compliance w

ith National Legislation

Table 1 below will indicate how the proposed development complies with the SPLUMA principles:

SPLUMA and LUFA Principles

Rasponss to and Compliance with Princplos

Spatial Justice

1. Thea props A will br: an i texd development to allow for a mix of housing densiies and typokogies o sccommodate a
widke range of income proups and farifiss from diffarsnt ape- and demographic profiles as wel ps B provision of rete B and business
sites and edwcatical kzciliies a1 within waking dislancs from the dilferent developiment padions and within chsa poxdmity o Hawston
and Flsheravin. The diffarent housing apporuniies will provide for 8 Tiousing kadder whero poogiefamilias can mowe

upwandstiowrwani as their naeds and'or economic change ower ime. T devalapmien! will ba linkad wilh
Henseton and Fisterhaven b increase aceess b opportuniiss though infl develspenenl, thareby com beting whan sprawl. Flease reler i
Section 2.4 bakey for mom detls on land evalisiie for urby witin the Isharha . Az wil ba

Ingiated and metvated beiow, the praposed developmant is in lne with 28l Prosencial and Municipal policies, and structurs plans.

Spathal Sustainability

Il The progeesd devekaprment will reguire the upgrading of vanous senviess (electrical, water, stoan wiler, sewsmge and mads) and i s
considered that s wil be to tha banefit of tha smounding sraas a5 wel Br the Ovarsirand Municipally. Flsherhaven ks in nead of the
ofhe o0 Systam and € is oo that the upgrading of the sewerage sysiem which woukd be requimd o provice for
e proposed developand will alsoaddress fe curmant need in Fisherhaven. As sel oul in e TlA, the Provincial Depariment of Public
Works (Roads) ara planning warkses upgrades jo fo Ra3 incuiding sccess points from the R43, ag well ag a parsinl road cost of e R4
which will e panaly unded fram fio proposed Though & eonsic ssrviciss Lpgrdas am requinad for fha
proposed dewelopemend it is considered hat the development sl =3l opimise and add vake o e wesing infrasiucius. 11 s considerad
thert there are not othar land of this scelo avaliable within the urban edge, within tless proximity 10 eosSng sandcos, and whens (hars ana

no anvirenmeritsl aensitive arsas which coukl the future growth of the Graater Harmanus and sumounding areas.
Ik A2 confinmead in e Agrcutuel P fudy, 1h8 proposed area s nol been classified as & area of pame, unque or

high agricidiral pobsnial, and it wil not place pressure on te sumounding agricullural areas. As menBoned in Section 3, the provision of
he ihres sgrculiural porions [Porfions 2, % and 4) wil form a anston area between he urban development and e agdoutirl amas
ared in this wary help to reduse prossum for davelopment on high potandel agricoitureal lend. It |s alse imporant io noke that the popased

develapment area lies within the demarcaled urban edges. which inad b help protect bigh potantiel spicutiunel resounces,

v The proposed dovelogment area ks not cla a Provincial or seanic assots. This is confrmad in tha Overstrand
Munizipsl SOF wars It was found mal e devsonmeant arss has no signiicant hediags velue and does not fall wéhin & herllage overay
rona. This was slso corfirmad In the Herftaga NID. A porfion of the propased developmen] area does howswer boardar on the R43, which
I5 considenad 10D 3 Stanic mute, and slowing Nave aceordingly be mace Tor 8 20m dewskioman setback (in be landscapad) from the
Fd,

v, The epecialist sudies (Ectarical, Freshwater Ecesystems and Herlage NID) confirmed thatthars area very linsed amdmnmantaly
aEnalve areas on the applicalion ml:mmm&lpwhbutﬂ\ewusedmt As zal out In Seclion 3 sbove, the devalopmernt
proposal took Cogricass of ho g Wl ncerporated il Inie no-po areas and alowed for

the requined buffars/setbacks. The areg does nol fall wihinan sre b In 524 lavel ise, stomm sunges or fleading.
ﬁ_mmimﬁé%mmm e pened b G o7
Ihe Tulure growth ares of fhe munidpal area, o accommdain ihs espocied growih. Though he Cvarsyend SDF ncudes ctrar arees of
vacant lend within iha uiban edge (please rabar i Figure 11 beke), the majority of Mese opan sies are cassiied &5 erirarrmentsl
sarative lend, opan space syslems, faling within critical biodiversity sreas or belng located on sensifive dune areas. || s therefore
molketed that the praposed Aldaksrivier developient area is cop 2f th Iimited green fisfd sies winin the urban edga of the Graater
Hammanus srea avelable o fufure the shides found that bhere are very Frited

{arvironmental constrains which woukd prabibit development of the site

Table 1: SFLUMA Compliance
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SPLUMA and LUPA Principlos 1o and Compliance with Principlas

wil. Plaass raler 16§ stxve

iil. The proposed developmant wil alow Tof & mix o howsing deraties and Eoogies 10 2o0ovngdEl @ Wl B nge of NCome Founs
and familiee from ciffarent age- and domogmphic pralilas. Tha Mgher dansily hausing ere propossd adjansed Lo fhe AT sed sohool sila,
opposie he proposed relal and business (pocsibio nospial and offieis| Areas as wel a2 the recentty speroved (ndusiial area whicl
supperts sccassbiity ie ambiss and employmen cppartunities. The differant housing apporunitiss wil provids fara housing laddar
Efficlenoy e g Can reove upwarde/dowrwards 2= e nonds andior seononTic sircum slarcs change cver Sme. The Moased
covmiopmant wil be @ mezad uss devalcomen! providing for housing, s well a5 ralall ang bisiness sles and sduciional Fadlites @ within
i the ditfererd davalopmant porfons, A8 deacrbed in Section 32, i is propossd ta alies for designated non-
miotorizad Irae pon {pedestrian andior cycia kneg) slong 2l ha intomal raass of e develoomest o supcon tha use of such Fanspot,

Good Adminiatalon

T pr ozt denlspment will b inked with Hasstion and Fsharhasan io ntrisse acoess which wil suppor
activaes and raduce imval of audusion from separhinitios
| Thie principle will raveno dinect bearing on th , i, tha Cr i Iz cbfipated to conslidar a applicaon

Tiairdy 50 willen e imefomes prowded intems of the muricpal planring bylaw,

Tabie 2 SPLUMA Compliance {continues)

4.2 Provincial Legislation and Policies

421 Wastern Cape Provincial Spatial Development Framewark (PSDF) (2014)

The Western Cape PSDF was approved in 2014 by the Western Cape Parliament and serves as sirategic

spatial planning tool that “communicates the province's spatial planning agenda”. The main spatial
principles of the PSDF are the following:

Spatial Justice
A socially just society is based on the principles of equality, solidarity and inclusion.

Sustainability and Resilience

Land development should be spatially compact, resource-frugal, compatible with cultural and
scenic landscapes, and should not involve the conversion of high potential agricultural land cr
compromising eco-systems.

Spatial Efficiency

Efficiency relates to the form of setlements and use of resources - compaction as opposed ta
sprawl; mixed-use as opposed to mono-functional land uses; and prioritisation of public transport
aver private car use.

Accessibility

Improving access lo services, faciities. employment, training and recreation, including improving
the choice of safe and efficient transport modes (e.g. public transport, private vehicle, bicycle,
walking and wheelchair) is essential to achieving the stated settlement transitions of the NDP and
OneCape 2040.
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Quality and Livability

The guality of an environment directly contributes to its livability. A good envirenment is one that
is legible, diverse, varied and unique. Tha legibility of a place is contributed to by the existence of

landmarks such as nolable buildings and landscaping or well defined public space as wall as the
legibility and structure of its street networks.

The Provincial settliement agenda is holistic and covers five interralated spatial themes, namely; settlement
maorphology and sense of place, access, land use and density, facilities and soclal services, and informality
and housing (see Diagram 1). As a transversal instrument the PSDF embraces the concept of sustainable
and integrated human sattlements. The Provincial settlement policy objectives are lo:

1. Protect and enhance sense of place and selllement palterns
2. Improve accessibility at allscales

3. Promote an appropriate land use mix and density in sattlements

4, Ensure effective and equitable social services and facilities
5. Support inclusive and sustainable housing
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PLACE AND
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SETTLEMENT INCLUSION AND
PATTERNS SETTLEMENT
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Figure 21; MIND MAP OF INTEGRATED AND SUSTAINABLE SETTLEMENTS THEME

The PSDF also sets out key Policies, relaling to Resources, Space Economy and Settlement to guide

spalial planning, as summarized in Diagram 2 below, Of these policies, the following have the most bearing
on the proposed development:

1. Resources:
+ Policy R1: Protect Biodiversity and Ecosystem Services
+« Policy R3: Manage, Protect and Sustainable Use of Provincial Agricultural and Mineral
Resources.
Fage 48
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Record unique and high potential agricultural land in municipal SDFs, demarcatad urban adges to project
these assets and adopt and apply policies to protect this resource.

* Policy R5: Prolect and Manage All Provincial Landscaps and Scenic Assets

Scenic and Landscape character considerations must have explicit input on Land Use Management and
infrastructure development in the Western Cape. The protection and enhancemant of regional landscapes
and scenic assets rely on appropriate responses to the heritage, biodiversity, agriculiural and scenic assets
of the province. It is important that heritage and scenic assets are not undermined through inappropriate
developmenl land use change,

AL, Manage
Fird of

2 Improve
anc intsa-Arg)
Accozzility

SPACE

RESOURCES
ECONOMY

SETTLEMENT

SPATIAL GOVERMANCE

Figure 22: A SUMMARY DIAGRAM OF THE POLICIES RELATING TO EACH OF THE THREE THEMES
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2. Space Economy

+  Policy E2: Diversify and strengthen the rural economy

The 2009 PSDF draft Rural Land Use Planning Management Guidelines set out policies to be taken
into consideration when assessing consistency with this policy:

» Environmental Authorisation

= Compatibility with land use activities suitable in the CBA it is situated in, and subject to an ElA

* Does not alienate unique or high value agricultural land or compromise existing farming activities.
+ Does not compromise the current or future possible use of mineral resources.

+ s consistent with the cultural and scenic landscapes within which it is situated

3. Settlement

=« Policy 51: Protect, Manage and Enhance the Provinces Sense of Place, Heritage and
Cultural Landscape.

Prevent seftlement encroachment into agricultural areas, scenic landscapes and biodiversity priority
areas, especially batwaen setlements, along coastal edges and river corridors;

= Policy S3: Promote Compact, Mixed Use and Integrated Settlements

Municipal SDFs to include growth management tools to achieve SPLUMA's spatial principles.
These could include: a densification slrategy and targets appropriate to the settlement cantext;
an urban edge 1o protect agricultural land of high potential and contain setflerent feotprints;
and a set of development incentives to promote integration, higher densities and appropriate
development typologiss.

+ Policy 35: Promote Sustsinable, Integrated and Inclusive Housing in Farmal and Informal
Markets

The following policies must guide planning, project prioritisation, budgeting and performance
management at a Provincial scale. These relate to housing delivery, planning and design, urban land
markets and informality.

¥ Provide households with the residential environments, mobility and access to apportunities that
support productive activities and reduce levels of exclusion from opporiunity;

# Increase densities of settlements and dwelling units in new housing projects:

# Prioritise investment in community facilities, public infrastructure and public space, rather than an

Page 48
FFRN Razoning, Subdivision and Consent Use, Afdaksrivier Farm, Hermanus, Rev 4, Detober 2021
ARCH




159

45|65

exclusive focus on housing or top structures.

» Promote more mixed-income, mixed-use, inclusionary forms of development through
incorporating various scales of economic opportunities within hausing projects;

# Achieve a wider range of housing opportunities with regards o diversity of tenure, size, density,
height and quality in order to promote a ladder of upward mohbility for households to progress as
economic circumstances change overtime

4.2.2 Western Cape Land Use Planning Act (LUPA) (Act 3 of 2014)

The Land Use Planning Ordinance, 1985 (Ordinance15 of 1985) (LUPO) placed a significant propottion of
decision-making power for spatial planning and land use management within the provincial sphere of
government. With the advent of the Constitution of the Republic of South Afriea, 1996 (the Constitution),
declsion-making for municipal spatial planning and land use management became a municipal
competency, making provincial decisions on municipal land use matters unconstitutional.

One response to this situalion was the drafting of LUPA, which has been assentad to by the Premier of the
Western Cape. LUPA now provides for each local municipality to be responsible for municipal spatial
planning and land use management within its respective municipal area. This responsibility brings with it
the need for a municipality to make administrative decisions which are lawful, reasonable and procedurally
fair, in order for tha municipality to avoid its decisions being unnecessarily taken on judicial review.

Section 2(2)(d) of LUPA states that a municipality must regulate the criteria for deciding on land use
applications. Such criteria should therefore be determined in the relevant Municipal Land Use Planning
Bylaw of a municipality within the Western Cape. Chapter V, Section 65 (1) (a) to (s} of the propesed
Western Cape Standard Draft Bylaw an Municipal Land Use Planning sets oul the general criteria that must
be considered when deciding on a land use application.

423 Western Cape Growth Potential Study (2014)

One of the objectives of the Department of Environmental Affairs and Development Planning (DEA&DP) is
to undertake spatial planning that promotes and guides the sustainable future development of the province
and redresses spatial inequalities. This goal led to the development of the Provincial Spalial Development
Framework (PSDF), which identifies the areas of growth in the province and the areas where, in terms of
the sustainable development paradigm (or responsible development paradigm), growth should be
emphasised in the future. it also addresses the form that this growth or development should take and further
emphasises the restructuring of urban setllements to facilitate theirsustainability.
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The Growth Potential Study, which was done as part of the PSDF, determined the growth potential and
socio-economic neads of setlements in the Western Cape outside of the Cape Town metropolitan area to
give guidance as fto where development should be focused and also  what type of
developmentsfinvestments should be focused on. It is critical to understand that the indices provide an
overall perspective of growth potential and socio- economic needs in the Western Cape, with its primary
application to inform and guide strategic and cross-cutting decisions at a provincial level . These composite
indices are, however, not the only decision support tool avallable for more detailed applications such as
informing specific programmes within individual departiments. According to this study, Hermanus, Hawston

and Onrus have been identified as towns with & very high growth potential and high socie esonomic needs.
Please refer to Figure 21 below
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Figure 23: Spatial mpresentation of the Growth Potential Index at satflement and municipal level
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424 Compliance with Provincial Policies:

Please refer to Table 3 below for the motivation of compliance with the PSDF.

Rospans to and Compliance with Policlas
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I, The proposed cevelopment: 6rea (s ol classied a3 3 whacaps of Scenic assets. Thisis confimmed i the Cwarsrand
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zonm, This was aleo canfinmad (n the Hertaga NID, & parten of v proposad deelopmenl arsa doss homever boardsr on the A3, which
s considered 10 ba & scenic oule, and dhwing hawe accordingly be rade for & ol selback {lo ba i
R43

0. A formal appiveskion praness is beng underaken o obimn Erviromental fulhorion for the proposed dovrdopmend, The propossd
development area bas nol besn Menlified for lnd reform purposes and Talls within Fe demarcaled wiban edge. Tha proposed
denvelopmant wou'd nel sllenale uique or high potentisl agriculivral bnd or comprmomiza asdeling Tarming ackitios or sse of minoml
FESOITAs 85 &8 menticned ibove, it 088 Notfal within & cuilurel of Scenic [angacapa.

Pelicy E2

v Flussa refer in il and ii_abowe
. The prapean SovEcpmT ane has Dean BNt in the Overstmnd Munipa SUF, GG 60 10F 65 90 Jmre grosh ann of 1o
rinicisay. The propased gicss densily Sar e devetsprment sren 5 n e wih the recommendetians for e aversd density for he

Hawsian amd Flsharhaven mroas. Thap ath tha Crsrstranc Muricpal S0F a0 Sl within the demarested
wrban sdgy. Plagso akss refor o vl balow,

Wil Tha praposed seveicpment wil alowfor a mic of housing dersities and tynokigies 1 accommedata 3 wide rangs of INGama group:s
il femnlis rom diffarant soe- and demograpnic profes. The highes dessty howsing &% pog o g A3 ala.
opposile he proposed redall and buaingss (possibie haaplial and officss) areas a3 vwall 5 the recantly approved indusiial area which
s.lWHIi ancessbility to amiles and smployment opportunities.  Tha diferem housing opporiunibas wil provide for = housing laddar

|| 56 1Ir N9ecs and/or EConamic SrUMSIEnee change over §ma, The prposed
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Table 3; PEDF Compliance

Please refer o Table 1 and 2 for a summary of compliance with SPLUMA which are the same principles
set out in LUPA. It is motivated that the proposed development is in line with all the principles set out in
SPLUMA and therefore LUPA,

The Western Cape Growth Potential Study identified Hermanus, Hawston and Onrus as towns with very
high growth potential and high socio economic needs, The Overstrand Municipal policies and structure
plans {piease refer to Section 4.3) have identified the proposed development area as the future growth area
of the municipal area. to accommodate this expected growth. Though the Overstrand SDF includes other
areas of vacant land within the urban edge (please refer to Figure 22 below), the majority of these open
sites are classifled as environmental sensitive land, open space systems, falling within critical biodiversity
areas or being located on sensitive dune areas. It is therefore meotivated that the proposed Afdaksrivier
development area is one of the limited green field sites within the urban edge of the Greater Harmanus
area available to accommodate future development, especially as the specialist studies found that there
are very limited envireonmental constrains which would prehibit development of the site.
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Figure 24  Owverstrand Municipality Urban edge (Greater Hermanus Aroa)

4.3 Municipal (Overstrand) Legislation and Policies

431 Qverstrand Municipality Spatial Development Framework (SDF) (2008)

The Overstrand SOF, including the revised urban edge, was approved in 2006. As part of the SDF, the
whole Overstrand Municipality was classified according to Spatial Planning Categories. The application
site, as per the SDF (please refer to Figure 23 below) is classified as a care urban area which lies within
the approved urban edge, Core Urban Areas can include land uses such as commercial, Infrastructure and

services, social facilities, housing and industry.

The application site falls within the Fisherhaven and Hawston local planning area of the SDF. The
Fisherhaven / Hawston area is viewed as having the potential to become a significant growth area within
the centext of Greater Hermanus and the sub- region. The challenge forward, is to provide for an integrated,
sustainable urban settlement, which respects the existing historical and social development patterns and

the biophysical constraints of the area.
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Flgure 25: FisherhavenHawston local planning area (source: Oversirand SDF, 2008)

Figura 26: FisherthavenHawston looal planning araa (source: Overstrand SOF, 2006}

fﬁ\\ Rezoning, Subdivision and Consent Use, Afdaksrivier Farm, Harmanus, Rey 4, October 2021
ARCH

Page 53




164

50| b5

The growth management strategy for the Hawston | Fisherhaven area is to provide for the extension of the
Hawslon { Fisherhaven urban area at a scale and in a manner which ensures that the area bacomes the
growth and development focus point of the greater Hermanus area, Grealer Hermanus, the existing urban
area between Fisherhaven in the wesl and Kleinrivier in the east, Figure 23 below provides more details on
the specific proposed land uses and classifications for the Hawston/Fisherhaven area including the
application site. The application site Is clearly included in the approved urban edge and sarmarked for
urban development. The application site does not fall within a heritage overlay zone and according to the
SDF, does not have any environmental sensitive areas or Provincial, Local or Archeologically Sensitive
Areas which would prohibit future development.

The SOF sets out the following development principles and siralegies applicable to the application site
and the Fisherhaven and Hawston area:

e Promote the development of the area as a sub-regional growth area for sustainable integrated
development, conservation of the surrounding natural environment, including the system of inland
waterways, Botriver Nature Reserve, Milkwood groves, the dune system, sandy coastline and mountain
backdrop and conservation of the cultural environment. Also promote the spatial integration of the
residential areas and the provision of employment opportunities through the allocation of space for
appropriate commercial and service industrial activities;

= Maintain the open space corridors created by the natural drainage and wetland system.

= Contain the urban footprint of Fisherhaven f Hawston within a clearly demarcated urban edge.

= Encourage the provision of employment opportunities through the allocation of areas for appropriate
commercial, industrial and tourist development.

= Development should be discouraged in environmentally sensitive areas where it poses a threat to the
ecological integrity of the area.

« Givan tha shorlage of suitable developable land in Hermanus, it is proposed that the future growth of
the Greater Hermanus should be addressed in the Fisherhaven/MHawston area in an integrated manner.

In order to ensure a sustainable development pattern, a range of housing types for all income groups
must be provided for in the planning.
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* The detailed planning of the urban extension area should make adequate provision for commercial and

service industrial uses, The commercial precinet should be located centrally within the extension area
with good direct accessibility to the R43. Internal direct access between this CBD to Hawston and
Fisherhaven must be a pre- requisite of this planning.

* Well planned pedestrian linkages should be created between the different land use pracincts. Itis vital
that appropriate safe pedestrian linkages are created belween the areas on either side of the R43.

* Should the Hawston / Fisherhaven area extend on either side of the R43, it is proposed that a detajled
invesligation be done to compile landscape plans for the varges along the northern and southern
enfrances. Land abutting these entrances should be reserved for public open space purposes fo retain
the scenic route experience of the important R43 tourist route.

= Sensitive areas of the biophysical environment should be managed with conservation objectives in

mind, and should be protectad from urban development. In this regard, the following areas are of
particular importance:

o The urban edge areas immeadiately adjacent to the Hermanus mountain range.

« The urban edge areas immediately adjacent to the Bot River Estuary.

o The coastline and areas immediately adjacent therato,

@ The Bot River Estuary and areas immediately adjacent thereto.

= Any dune systems, particularly any frontal dunes, along the coastiine.

The estuanne snvironment of the Bot River,

432  Overstrand Municipalily Integrated Development Framewerk (IDF) (2014)

Overstrand Towards 2050 — an Integrated Development Framework (IDF) sets the strategic diraction for
the Overstrand's growth and development for the next 30-40 years by amalgamating the current five year
planning cycle with a long term integrated spatial vision. It outlines a broad set of principles, spatial
diractions, palicies, frameworks, plans and actions and in addition visually illustrates the potential future
development of Overstrand. This document is used as an overall sirategic guide for land use planning,
service infrastructure planning and environmental management for the area. The Development Framework
provides the strategic spatial direction for development and conservation in the lang term. Spatial form has
a profound impact on the sustainability, economic performance, manageability, functionality, livability and

aftraction of a region,

The Development Framework addresses the Owverstrand’s urban, rural and natural environments on a
strategic level, but also focuses on the local level, where it is required, as rasult of key challenges identified,
It address these environments in an integrated fashion, taking into consideration how land use,
transportation planning, infrastructure, services, housing and facility provision should be coordinated to
contribute positively to a sustainable, prosperous, livable, and memorable environment.
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The IDF sirives to transform the current policy framework into one summary document that is integrated,
coherent, strategic and user frisndly. The IDF formulates the Overstrand long term imtegratad spatial vision

that is integrated with the current five year IDP planning processes The IDF identified strategic key actions
for each area within the municipal boundary and indicated these actions on Plans, Due to the extensive
nature of the Owerstrand Municipal area, the plansimaps individually reflect the main Overstrand
setilements, with the rural setflements collectively illustrated on a single plandmap. Set out below Is the
action plan for the Fisherhaven/Hawston area with the key policies to direct fulure management and
development of this area.

Ligoon Proveniide Ensure an appropriate nlerfoce between the estuary
and urtsan development
'ﬂ' Beach
Pavilion & Beach
Meerensee Resort

Boat Launch Jetty
Industrial

Compile

Industrial Development

Open Space / Linkeages

Prolect and enhance openseace corider and
Spsn Sedce Lokagee nkages batweasn e coast and fha mauntan.

Key Improvements

A3 Seatie Drive Wiswsalong the R43 seenlc route shoubd be preserded.

— g Roa
B Frotecied dres
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Wster Couwrse S
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Figure 27: Actlon Plan for Application slle and surmounds (source: IDF)
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Key policies directing future management and development of the Fisherhaven and Hawston

areas:

. Encourage the development of natural open space systems within urban and rural setfiements.

. Ensure that environmentally sensitive areas, significant cultural landscapes and heritage sites
are protected and enhanced. EO 2 (i) Ensure that development is confined within urban edges
and growth is managed based on sustainable densification principles

L] Encourage and support the development of networks of cpen space that sustain and enhance
eco-system functioning, connect fragments of vegetation, protect waterways and regenerate
the natural environment

. Encourage natural dune processes lo occur where appropriate and pro- actively work towards
reducing coastal erosion,

. Encourage mixed use and high density residential development within and adjacent to urban,
suburban and rural centres.

. Promote urban, suburban and rural centres as the primary commercial areas within selllements
and suppress and limit commercial development outside of these centres.

. Meighbourhood nodes and the CBD should become the nucleus of businessfcommercial and
other publie infrastructure/servicas, ultimately becoming focused clusters of facilifies and
servicesimulti-purpose cenlres.

. Create a network of welkdesigned public spaces that support participation in social,
recreational and cultural events.

. Maintzin or improve the comfort and safety of pedeslirians and cyclists on main pedestrian and

cycling routes, routes connecting schools and centres, by means of adequate road space
allocation, tha management of traffic speeds and volumes,

433 Overstrand Municipal Growth Management Strategy/Plan{GMS){2010)

The potential of using densification as an integral part of a growth management strategy to positively
redress and counteract the effects of urban sprawl is recognized, by the Overstrand Municipal Council, as
a necessary and positive step to promote the longer term sustainability of the Overstrand Municipality and
its sub-regions 'environmental quality.
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In this regard, the Overstrand Municipal Council compiled the GMS which was approved as a siructure plan

in January 2011. The cbjective of this strategy being to:

+ Integrate, update and rationalise service provision, infrastructure planning and budgeting, as well as
implemantalion, as part of a sustainable cohesive growth management strategy for the Overstrand
Municipal IDP {Integrated Development Plan).

«  Guide the Oversirand Municipaliies Planning Commities's decision making processes.

» Inform the Spatial Development Framework (SDF) with an integrated densification palicy that is area
specific and sensitive to the character, heritage and environmental conditions unique to the Overstrand.

= Provide anintegrated policy framework that will guide the detailed planning and design of market driven
development initiatives and inform the compilation of more detailed precinct plans, for specific areas or
identified opportunities .

«  Align density patterns, frends and propesals with the land use management! zoning regulations and
infrastructural capacity and future prowision.

+ Identifying pragmatic mechanisms and processes (area-wide to local level) to facilitate and support
the appropriate planned implement action and management of higher densities.

The GMS document defines and explains densification as a growth management tool. It sets out the
importance of the densification process as a key component of the growth management strateqgy and
proceeds to identify and discuss the |ocal area-specific factors that affect densification. Following this, the
preferred strategy and associated policies are oullined and potential local area densification interventions
are identified based on a multi disciplinary analysis to determine the maximum overall appropriate limit to
urban densification. On a broad level, this strategy will provide an overall average maximum gross density
for the Overstrand area based on a local area specific assessment of the propensity of the various areas ta
densify. The averall maximum appropriate limit to development being based on a delailed integrated
assessment and synthesis of the various faclors, which together affect the propensity for densification within
specific existing urban areas, infill sites and future urban extension areas. The objective ultimately being to
achieve a balanced level and form of densification within the Overstrand without negatively impacting on the
natural and built character of various areas, in co- ordination with available and planned infrastructural
capacities.
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From the Hawston and Fisherhaven proposals indicated on Figures 26 and 27 below, it is indicated that the
areas lying north of Fisherhaven and north of the Trunk Road are earmarked for housing devaiopment with
grass densifies of between 10 — 20 units/ha, and the remainder of the proposed development site is
earmarked for housing development with densities of up to 10 units/ha.

Figure 2%: Fisherhaven Proposal Flan (source: Crverstrand Municipality Growth Management Strateoy)
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4.34 Compliance with Municipal Policies

The following section will show how the proposed development is in line with the municipal policies and

serves as a moftivation for the approval of the application:

a)

b)

a)

The proposad devalopment area falls within the designated urban edge on land earmarked by all
municipal policies for future township development;

The application site (Porfion B of the proposed subdivision) falls within the natural growth direction of
the municipality and links this area with Botrivier, Grabouw, Kleinmond and Hermanus. The OSDF,
GMS and IDF have all earmarked the development area as a core urban development area and the
future growth area of Greater Hermanus. If one looks at the land included within the urban adge of the
Greater Hermanus, please refer to Figure 22 above, it appears that there are quite a lot of infill areas
available for development, however, it is considered that the majorily of the larger vacant sites ldentified
for future development (with specific reference to Hoek van die Berg and the Bofrivier Nalure Reserve)
have environmental constraints which will prohibit development to the extend allowed for in the GMS
(please refer to Figures 23 and 24 and points o. below for more details on this). It is motivated that the
proposed development area (with very little/no environmental constraints) is the most suitable to
accommodate current and future development needs of the Greater Hermanus.

It is also motivated that the application site is large enough to accommodate the antisipated future
growth of the Greater Hermanus area for a long term period (next 20 years +} and will therefore help 1o
reduce any pressure on the urban edge in other areas of the Overstrand Municipality. As the future
growth of the municipal arsa can be accommodated on this site, in line with all the policies and sirategies
of the Overstrand Municipality, there would be no need to extend the urban edge in other areas of the
Municipality, therefore reducing possible future pressure on high potential agricultural land outside of

the urban edge.

The proposed development area is not classified as a Provincial landscape or scenic assel, This s
confirmed in the Overstrand Municipal SDF wera it was found that the development ares has no
significant heritage value and does not fall within a heritage overlay zone. This was also confirmed in
the Heritage NID. A portion of the proposed development area does however border on the R43, which
is considerad to be a scenic route, and allowance has accordingly be made for a 20m development set-
back (to be landscaped) from the R43.

There are no designated open space corridors on the application site and there are very little wetland
areas on the site worthy of protection. The Freshwater Ecosystems report identified the wetland areas
worthy of protection and indicated relevant buffer areas around these wetlandfdam areas, The Botanical
study also found very little envirenmentally sensitive areas on site, thera are a faw areas of medium
botanical sensitivity (as highlighted in Sections 2 and 3 of the raport) but this would not
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prohibit development of these portions. The proposed development will comply with the proposals and
recommendations made in these studies. To conclude, there will be no development in environmentally
sensitive areas which could pose as a threat to the ecological integrity of the area;

The proposed development will allow for a mix of housing densities and typologies to accommodate a
wide range of income groups and families from different age- and demographic profiles. The higher
density housing is proposed adjacent to the R43 and school site, opposite the proposed retail and
business (possible hospital and offices) areas as well as the recently approved industrial area which
supports accessibility o amenities and employment opportunities, The different housing opportunities
will provide for a 'housing ladder’ where pecple/families can move upwards/downwards as their needs
andior economic circumslance change over time. The proposed development will be a mixed use
development providing for housing, as well as retail and business sites and educational facilities all
within walking distance from the different development portions.

As described In Section 3.2, It is proposed to allow for designated non-motorized transport (pedestrian
andlor cycle lanes) along all the intemal roads of the development to support pedestrian linkages
between each development portion and the surrounding areas;

The proposed development will be linked with Hawston and Fisherhaven to increase access to
opportunities which will support productive activities and reduce levels of exclusion from opportunities.

Detailed landscape plans will be submitted to the Overstrand Municipality for their approval upon future
subdivision of each development Portion,

The IOF did not identify any of the areas within the proposed development area as being protected
areas, this was confirmed by the specialists undertaking the site specific environmental studies.

The |DF did idenlify a small area of the site as falling within a Critical Biodivarsity Area (CBA). The
mapping of these CBDs was largely an automated process, with no groundtruthing, and thus includes
many areas densely invaded by alien invasive vegetation, and old lands that supporl some secondary
natural vegetalion. The Bolanical Scoping Study done as part this application did an on-site, site specific
evaluation and found that there were no significant botanical sensitive areas which would prohibit the
proposed development. The small areas where there are high to medium sensitivity areas have been
identified and will have the recommended buffer areas where no developmeant will occur, Please refer
to Section 3 for detalls on each specific development partion.

As referred to in point a. above, it is important to note, that the majority of the areas situated west of the
R43, between Hawston and Fisherhaven has been classified, in terms of the |DF . as either falling within
& CBA area or as being part of a critical Open Space Linkage. It is considered that as most of these
areas fall either within a wetland area or on a sensitive dune system, this classification is more correct
and it is unlikely that development would happen in these areas as provided for the In GMS. Itis also
censidered that the IDF is more recent than the GMS and can therefore be seen as moreg
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relevant. It is therefore motivated that there are very limited areas within the Fisherhaven and Hawston
precincts available for infill andfor greenfield development and the that the application site is one of the
few areas thal is aclually appropriate to provide for the future growth of the Greater Hermanus Area.

The GMS assumed that only 50% of Planning Unit 8 (please refer to Figure 26 above) would be
develapable, However, from specialist studies it was confirmed that the majority of the application site
is suitable for development. Far purposes of calculating the allowable number of residential units in
tarms of the GMS, it is therefore proposed to use the prescribed gross densities as indicated in the
GMS. Based on the proposed density (please refer to Figures 26 and 27) of 10units/ha on the area
south of the trunk road (indicated as Planning Unit 8 on Figure 26), being a total of 153.76 ha, a total of
1 538 residential units could potentially be developed south of the trunk road. Based on a prescribed
density of 20 units/ha for Planning Unit 5 of the GMS, as indicated in Figure 27, situated north of the
truck road and north of Fisherhaven (with a total area of 71.55 ha), a total of 1 431 residential units
could be accommodated in this area. Thus, according to the GMS a tofal number of 2 969 residential
units could be provided on the proposed development area. The proposed development allows for 3
267 residential units, thus only 298 unils more than proposed for in the GMS. It is motivated that the
GMS is outdated with regards to densification policies as it came into effect in 2010, before the SPLUMA
(2013) and the WCPSDF (2014) which supports and motivates for increased densities especially in
highly accessible areas where there are no environmental constraints and where there will be no loss
of high potential agricultural land. Please also take note of point n. below,

There is a current proposal at the Overstrand Municipality for rasidential development on the Hoek van
die Berg site (Farm 572), indicated as Planning Unit 9 on Figure 26 of the Hawston proposals, Though
the GMS initially indicated that this site could potentially accommodate up to 1 762 residential units, the
environmental studies as part of the EIA process found that a maximum of 200 — 250 units could be
accommeodated on this site, thus there are approximately 1 521 units which could be accommodated
somewhera else in an area with less environmental constraints. It is considerad that the same situation
will eccur when development proposals for Botrivier Nature Reserve are considered, which means that
the potential for infill development initially anticipated in these two areas has been diastically reduced.
As part of the EIA studies conducted for this application, it has already been confirmad that there is
nofvery limited environmental sensitive land on Portion B of the application site. If one considers the
infill development for the Fisherhaven area, there is limited infill land available suitable for residential
development. It is therefore argued that some of these housing opportunities allowed for in the GMS
(for the Hoek van die Berg site and the Botrivier Reserve ) should rather be accommedated on this
application site where it has been confirmed that there are very little environmental sensitive issues,

Though the GMS proposes to have the higher density development north of the trunk road, it is
motivated that the higher densities {(more affordable units) should be siluated along the easily
accessible R43 and Hawston which will allow easy access to employment appartunities, amenities

Page G2
V=9 Rezoning, Subdivision and Consent Use, Afdaksrhier Farm, Hermanus, Rav 4, October 2021
ARCH




173

59|65

n

q}

and transport routes. The development cost on this relatively fiat area will also be less than the higher
lying areas at the fool of the mountain being portions 2, 8, 9 and 10. It is therefore proposad that the
densities decrease from the higher density development areas along the R43 to the lower densily
development areas on the eastern border of the proposed development.

The scale of the proposed development will justify the provision of amenities and employment
opportunities within the proposed development which will benefit the surrounding areas, in line with
recommendations of the municipal policies;

The proposed development will require the upgrading of various services (electrical, water, storm water,
sewerage and roads) and it is considered that this will be to the benefit of the surrounding areas as well
as the Overstrand Municipality, Fisherhaven is in need of the upgrading of the sewerage system and it
is considered that the upgrading of the sewerage system which would be required to provide for the
proposed development will also address the current need in Fisherhaven. As sel out in the TIA, the
Provincial Department of Public Works (Roads) are planning various upgrades to the R43,inlcuiding
acCess points from the R43, as well as a parallel road east of the R43 which will be partially funded
from the proposed development. Though a considerabla amount of services upgrades are required for
the proposed developmenl, it is considered that the development will still optimise and add value o the
axisting infrastructure. Itis considered that there is no other land of this scale available within the urban
edge, within close proximity to existing services, and where there are no environmental sensitive areas
which could accommodate the future growth of the Greater Hermanus and sumounding areas.

To conclude, from the motivation above it is clear thal the proposed development is in line with all

relevant municipal policies and structure plans.

Page B3
FEN Rezoning, Subdivision and Consent Use, Afdaksrivier Farm, Hermanus, Rev 4, Octobar 2021
ARCH




174

0|65

5. Motivation

Saction 66 of the Overstrand Municipal By-Jaw sets out the criteria for the consideration of applications.
The considerations can be summarized as consideration in terms of due process, need and desirability and
compliance with policy framewarks. As the process is an ongoing action, compliance thereof will only be
determined at the decision making stage. The motivation will therefore addrass the other two points as set
out below. This section also motivates why this site should be censidered for developed and why the land
use approval should be obtained at this stage.

The following section follows on Section 4 above and should be read in conjunction with the peints
highlighted in Section 4:

5.1 Nead

As outlined above, the Overstrand SDF, IDF and the GMS as well as tha Ovarstrand Engineering Master
Plans and the Provincial Transpert Plan when cempiled, took inte consideration existing land uses, as well
as the future development of this area, recognized the need for mixed land use activities and therefore
earmarked this area for such uses, Therefore, from a spatial planning perspective, the proposed land uses
an the subject property will contribute towards the development of this vacant area, in line with the need
and provisions of all these policies and legislation.

For a number of decades, especially during the late 1990s, a vast number of South African's emigrated to
other countries, which peaked in 1899 when 58 000 people lefl the country. In the last few years a new
trend has arlsen where South Africans searching for a batter life aren't leaving the country, but rather
moving to other parts of the country to make a new life for themselves, This trend has been dubbed
‘semigration’ and has seen a number of middle-class or high-net-worth individuals “emigrating” to other
parts of the country. The largest 'shift' has been betwean peopla moving fram Gauteng to the Western
Cape. This ‘semigration’ has increased considerably over the last few years. Property economist al FNB,
John Loos, puts the Western Cape as the province with the strongest net inflow of repeat buyers and
suggests people are moving away from Gauteng for lifestyle reasons. The Greater Hermanus area has not
been unaffected by this, as can be seen In the Increase in activity In the property market over the last two
years, As the proposed site is situated within approximately an hour's drive from Cape Town International
Airport and just over an hour from Cape Town, this site becomes more attractive to people commuling
between Gauteng and/or Cape Town or the outlying areas

The ‘semigration’ trend has caused a rapid rise in property prices in the Cape Metropole and Baoland areas
and people are looking for alternative more affordable areas within easy access to the Cape Metropole.
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From market research, which included discussions with local estate agencies, local residence and

praminent developers in the Western Cape it is clear that there is 2 high need for more developable land
within the Greater Hermanus area. Some of the estate agents also indicated that develnpers from Gauteng
and other parts of the country are looking for development opportunities within this area. We also contacted
eight old age homes/retirement villages within Hermanus and every single one of these establishments had
a waiting list which indicates to the high need for more retirement villages especially within the area
surrounding the application site as the majority of old age homes are situated within Hermanus Central.
There are also currently no after carefrehabilitation faciliies for patients being released from hospital in
Hermanus and these paople have to be accommaodaled in and around Cape Town. Taking consideration
of the age profile of Hermanus there is clearly a need for such facilities.  The proposed development will
help to address this need.

52 Desirability

i.  The proposed development will have a pesitive economic and soclal impact on the neighbouring
setflements in that it will provide for employment opportunities and amenities within close proximity

to the surrounding areas.

il The proposed development will require the upgrading of various services (electrical, waler, storm
water, sewerage and roads) and it is considered that this will be to the benefit of the surrounding
areas as well as the Overstrand Municipality as motivated in Section 4 above, Income generated
(in terms of development contributions) from the proposed development will also contribute towards
the upgrading of the R43 as discussed in the TIA. The proposed development will alsc considerably
increase the tax base of the municipality,

il As confirmed in Sections 3 and 4 gbove, the proposed devslopment would not have any negative
impact on any heritage aspects or the biophysical environment. As part of the ElA study, a HIA is
bean undertaken and details of the study will be forwarded to the municipality for your

consideration.

i, A TI& was undertaken to determine the impact of the proposed development on current and future
traffic flows. The recommendations (with regards to access points, density, road widths) have been
taken into consideration and complied with.

v.  Itis considered that the proposed development will not have a negative effect on the quality of life
of the immediate and surrounding residents as motivated for in point i. Above. The proposed
development will not have a negative impact on views, loss of sunlight, privacy, visual impact or
the character of the area to the extent to warrant refusal.
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vi.  The application site is large enough fo accommeodate the anticipated future growth of the Greater

Hermanus area for long term period (next 20 years +) and will therefore help to reduce any pressura
on the urban edge in other areas of the Owerstrand Municipality. As the future growth of the
municipal area can be accommodated on this site, in line with all the policies and strategies of the
Overstrand Municipality, there would be no need to extend the urban edge in other areas of the
Municipality, therefare reducing possible future pressure on high potential agricultural land outside
of the urban edge.

53 Why this Site?

This site has been ideniified, recognized and accepted for mixed use development purposes by the
Provincial Department of Public Works (Roads) as clearly indicated in their Transport Master Plan for the
Overberg Area (please refer to the TIA), The same is true for the Overberg Municipality which conducted
all the required studies and concluded that the site should be included in the urban edge and then
earmarked this site for a mixed use development (such as the proposed development} in all of their spatial
planning and land use policies and structure plans, their recantly updated Enginearing Master Plan [please
refer to the GLS report in Annexure Q) as well as the IDP (including the budget for master services), The

proposal is in line with all these policies and structure plans.

The site specific specialist studies have also found and concluded that the application site is not high
potential agricultural land and that there are no environmental sensitive land/issues identified which
will prohibit the development, This is in stark contrast to some of the other areas of land currently included
in the urban edge (Hoek van die Berg, sensitive duns arcas and wetland between Hawston and
Fisherhaven) which clearly have environmental issues and which would not be able to develop to the extent
as anlicipated in the Overstrand SDF (please refer to Figure 22, and Section 4.2.4 and Section

4.3.4 (1) and (o). Itis considered that this makes the application site even more appropriate for development
as thara are no environmental factors which would prohibil development.

It is alsa considered that this site, as indicated in the Overstrand GMS and IDF is the growth area of the
Greater Hermanus area which should accommeodate fulure development of the area. By developing this
site, there will be less development pressure on Hermanus Central. It is considered that the increased
development of Hermanus Central, or the ‘old town eof Hermanus' will have a negalive effect on the
character of town which adds to the appeal of the area, especially for tourists.

54 Why Now?

As explained in Section 5.3 abaove there clearly is a current need for development, especially for retirem ent
villages. It is realistic to say that the proposed development will only be rolled out over the next 20 years,
but the market will dictate the limeframe of the roll out. With semigration as explained above, it is
anticipated that development will increase in the area, if the land and land use rights are

Page 66
fﬁ\-\ Rezoning, Subdivision and Consent Use, Afdaksrivier Farm, Hermanus, Rev 4, October 2021
ARCH




177

635
available. Acquiring and establishing the land use rights at this stage will provide the surrounding land
owners, developers and invesiors market cartainty regarding the type of development planned for the area,
which will draw investors to this area of the Overstrand to the benefit of Hawslon, Fisherhaven and the
surrounding areas. It will also help to reduce the pressure on the urban edge in other areas of Greater

Hermanus as this area is large enough to accommodate the anticipated future growth as indicated and

desired in the GMS and the IDF. This will also then help to protect agricultural land outside of the urban
edge.

5.5 Compliance with Legislation and Policies

Section 4 above clearly indicates compliance with all relevant National, Provincial and Municipal legislation
and policies and it is motivated that the proposed development is in line with all existing legislation,
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6. Conclusion

In light of the abave, the Overstrand Municipality is respectfully requested to favorably consider the
application for the following:

i.  Application for the Subdivision of Remainder Portion 21 of Farm Afdaksrivier Nr. 575, Into Portion A
(Remainder Farm of 514 ha) and Portion B (+ 222 ha — excluding the R43 Road Reserve) in terms
of Section 16(2)(d} of the By-law;

ii. Application for the Rezoning of subdivided Portion B from Agriculture to Sub-divisional Area to
establish a mixed use development with a gross residential density of approximately 17 unitstha, in
terms of Section 16(2)(a) of the By-law;

ii. Application for the subdivision of Portion B into 16 Portions (including private and public road) as
indicated an Rezoning Plan: Rez -002-11 in terms of Section 16{2)(d) of the By-law;

iv. Application for a deviation of the Growth Management Plan in terms of Section 10 of the By-law to
allow for a mixed-use development as indicated on the proposed razoning plan, Rez -003-11;

v. Application for a deviation of the Growth Management Plan (Hawston} in terms of Section 10 of the
By-law to allow for a deviation from prescribed densification grading to allow for a gross density (on
Partions 2 — 13, 15, and 16) of approximately 15 units/ha in lieu of 10 unitsfha;

vi. Application for & devialion of the Growth Management Plan (Fisherhaven) in terms of Section 10 of
the By-law to allow for a deviation from prescribed densification grading to allow for a gross density
{on Portion 1) of 35 units/ha in lleu of 20 unitsiha;

vii.  Application for the following consent uses, in terms of Section 16(2)Xo) of the By-law:

a.  Consent Use for a Retirement Village on Portion 1;

b.  Consent Use for a Retirement Village on Portion 4;

¢ Consent Use for an Institution (Hospital) on Portion 5;

d.  Consenl Use for a Relirement Yillags on Portion 10;

e. Consent Use for Flats on Portion 11.

viii. Application to allow for a temporary departure (two years) in terms of Section 16(2)c) of the By-law,
to allow for the existing mining activities on Portions 10.

ix. Departure from Section 96(2) to exclude street names and numbers from this application;
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Report compiled by:
Marike Bolz {Pr. Plan A/060/2008)
for Arch Town Planners (Pty) Ltd

Date: October 2021
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ovERSTRANDINTE ) s

10™ December 2021

OBJECTION: Application for rezoning of Portion 21 of Farm
Afdaksrivier 575

This letter serves as a formal objection by Overstrand Unite on behalf of it members to the
application mentioned above,

We STRONGLY object to any further zoning and development of any property, public or private, in
the Overstrand until the Ovarstrand Municipality has ascertained how the current Human
Settlement needs of the residents of the Overstrand are £oing to be addressed.

The Overstrand is at a critical point where all land and resources available ta the citizens of the
Overstrand need to be put to the best use possible, in a sustainable way. ALL developments must
include a social housing component and the strain an resources like water and electricity of
developments needs to be seriously evaluated,

The citizens of the Overstrand, the people who live and work here, need to be put first,
Developments that are unaffordabile to the average citizen and continuing to build housing that
people cannot afford coupled with the use of labour from outside the municipal area have an
exfn'-emery negative impact on the sustainability of the region. These issues should be addressed as a
matter of course, in addition to environmental impact studies and town planning compliance.

Yours sincerely,

ol

Vanessa Alberts (Swanepoel)

Chairpersan
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Loretta Gillion - Portion 21 of Farm AFDAKSRIVER N0 575
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From:  "Alan Woolnough" < =
To: ""Henk Olivier™ tlml[werm\mm&u'and an za>
Date: OB122017 11:47 AM

Subject: Portion 21 of Farm AFDAKSRIVER NO 575
Ce: "'Sam Sampson™ < "'I,mda WnnFrmugh"' <linda. Va@'...

Hello Henk,

Preservation of Natural Habitat

I refer to the above application far the proposed subdivision, rezoning, consent use and deviation of
Querstrand Municipal Growth Management Strategy as advertised,

Due to the nature of the site on which this praposed development will be built and the sensitive
ecosystemn in which it is situated, may | ask that consideration be given to retaining as much of the
natural flora and fauna of the site as possible so that the developers do nol simply move in with earth
moving machines and remove everything on it as has been done on the Hawston RDP housing
development. It simply requires that a consultant be called in to identify specific areas which should be
preserved to allow the site ta remain a viable habitat for the current inhabitants. Not only will this
preserve some of the natural beauty of the site, but it will also provide areas of natural beauty for the
human inhabitants when they take occupation of their properties.

Alan Woaolnough
Link Architects
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HFH 547
H. Duffey

1 Stormalong Street

0 8 DEC 2017
o Skefsel

Fisherhaven

7200

8 December 2017

FAQ: Municipal manager
Overstrand Municipality Hermanus

Email: loretta@overstrand.gov.za

PROPOSED REZONING: Portion 21 of Farm Afdaksrivier no 575, portion B{+- 222

hectars

We refer specifically ‘to allow a deviation from the prescribed densification grading
to allow for a gross density (on portion 1) of 35 units per ha in lieu of 20 units /ha'

to Portion 1- consent use to establish a retirement village.

We consider this to be a high density development, which has increased the number of
units per ha by 75 % over the previous application for rezoning. There is no justification
for increasing the density, other than financial gain.

We feel this is unacceptable for a number of reasons.

« Environmental effects on the Botrivier Lagoon and Estuary.
+ High density development should not be allowed so close to Fisherhaven, which
is a semi urban area,

As a resident of a Fisherhaven property adjoining the proposed development we strongly
object to the deviation and application for a high density development.

Thank you
Mrs H. Duffey

H-D«%ﬁt
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AWSTO I5H AND SOUTH OF THE R43 DISTRICT ROADY, A
F\'ISION OF C.ﬂLEDUN FRDPDSED SUBDNI M MWD MUNICIFAL GROWTH
TRAT! 2010} : TOWN PLANNERS (obo AFDAKSRIVIER TRUS

ﬂ'

Melice is heraiby given in terms of Section 47 of the Overstrand Municipality By-Law on Municipal Land Usa Planning, 2018 of the spplications mentioned
below applicable to Portion 24 of Farm Aldaksrivier No. 575 namely:

The application is to subdivide Porfion 21 of Farm Afdaksiivier No. 575 into a Remainder and 13 portions and roads, and Lo abtain devalopment rights on
such particns 1o do a mixed use development including retiremant vilages, gated complexes, ratall, fats, & school, a hospital, etc, and will provide for
approximately 3267 residential units,

The application

() Application is made in terms of the Oversirand Municipslty By-Law on Municipal Land Use Planning, 2016 for an applicaban in terms of Seotion
16(2Kd}, read with Section 22, to subdivide Portion 21 of Farm Afdaksrivier Na. 575 nto Portion A (Remabndor Farm of $514ha) and Parfion B (£222ha,
excluding the 43 Road Reserve).

(B)  Application |s also mads in terms of the Ovarstrand Municipality By-Law on Munizipal Land Use Planning, 2016 for an application in terms of Section
18(2)(d), read with Section 22, and Section 16{2Ya) lo rezone subdivided Portlon B, from Agricullure Zone I; Agriculture o subdivisional Area Fone, (o

ls.l-lna.[&Ulwmg_ﬂUyg . and the subdivision thereof:

Portion 1 (+22,14ha)

Gansrsl Recsldantial Zone I Town Hougi

Rasidentisl Zor‘.ai : Single Residential;
Portfion 3 (+18.52ha)

General Residential Zone | : Town Housing;
Paortion 4 (+13ha)

General Residential Zore | - Town Howsing;
Portion & {+4.4ha)

Business Zone Il : General Business;
Partion 6 {+2 61ha)
Business Zone Il @ General Business;
Portion 7 {£35,74ha
General Residential Zone | @ Town Housing:
Portion 8 (£10,55ha)
Residential Zona | : Single Reskdential
Porfion 8 (+11,2tha)
Residential Zona | : Single Reskental;
Partion 10 (£12.41ha)
Residential Zone | : Single Residantial;
Paorllon 11 (£8,24ha)
General Residential Zone 1 : Town Housing;
Portlon 12 (+7 2ha)
Community Zone | : Community Facililies
Paorlion 13 (34, 78ha)
Rural Zone || ;| Conservation Usage
Road Portion (£15,05ha)
Transport Zone || : Road and Parking
Consent Use
Application is alzo further made in tarms of the Overstrand Municipality By-Law an Municipal Land Use Planning, 2016 for consent usa in terma of Section
1B(2){o} on the following:
+  Portion 1- consant usa to astablish a ratiramant vilaga:
= Portion 4 consent use ko establish a retirement village;
*  Portion 5 - consent use to establish an institution (hospital);
+  Porfion 7 - consent use to establish a retirement village:
=  Portion 11 = consent use to establish flats,

Application i also further made for deviation of the Oversirand Municipal Growth Managemant Strategy, 2010 in terms of Sectlon 10{1) of the Overstrand
Municipality By-Law on Municipal Land Use Planning, zom and in terms of the Munldpﬂ Syslemsm [AI::I 32 of 2000) o allow a miked used development
aon the said land, to alew & deviation from the

k ificati I e {on Badipn 1) ef 35 units/ha in liew of 20 unitsha,
and to allow for a deviati préscribed d nsuﬁca}.lun grading for a gross dam:ty {nn Porllnns 2 — 12) of approximalely 18 ui T Teli
urita/hia.
HiGd DENSITY 3 (nct( Pal, #ECT

Celall regarding the proposal is avallable for inspection during weekdays between 0800 and 1620 at the Depariment : Tewn Flanning at 16 Palerson Sireel,
Hermanus..

Ay written commeants must be submitted in accordance wilh the provisions of Sections 51 and 52 of the said By-law to the Municipality (16 Paterson Strest,
Hermanus! 028 313 2083(f} / loretta@oversirand gov.za) on o before Friday, 8 December 2017, guoting your name, address, contact details, interest in the
application and reascns for commenis. Telaphonic anquiries can be made to the Town Plannar, Mr. H Olivier at 028-313 8200, The Municipalty may refuss
e acoept comment racsived afier e closing date.  Any person who cannot read or write may visit the Town Planping Department where 2 municipal officlal
will assist them in arder to formalize their comment,

Municipal Manager, Overstrand Municipably, P.0O. Box 20. HERMANUS, 7200
Municipal Notice No. 149/2017
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1.3

Application

Arch Town Planners hareby officially submits the following applications in terms of Section 16 of the

Orverstrand Municipality By-law on Municipal Land Use Planning to allow for the proposed development of
Remainder Portion 21 of Farm Afdaksrivier Nr 575, Caledon:

i,

vl

wii.

B

Application for the Subdivision of Remainder Portion 21 of Farmm Afdaksrivier Nr. 575, inte Parion
A (Remainder Farm of £514 ha) and Portion B (+ 222 ha — excluding the R43 Road Reserve) in
terms of Section 16(2)(d) of the By-law,

Application for the Rezoning of subdivided Portion B from Agriculture to Sub-divisional Area to
establish a mixed use development with a gross residential density of appraximately 19 units/ha,
in terms of Section 16{2)(a) of the By-law;

Application for the subdivision of Portion B into 13 Portiens {including public road) as indicated on
Sub-division Plan | plan Subd-002-02 in terms of Section 16(2)(d) of the By-law;

Application for a deviation of the Growth Management Plan in terms of Section 10 of the By-law
to allow for a mixed use development as indicated on the proposed rezoning plan, Flan Rez-003-
05;

Application for a deviation of the Growth Management Plan {(Hawston) in terms of Section 10 of
the By-law to allow for a deviation from prescribed densification grading to allow for a gross
density fon Paortions 2 — 12) of approximately 16 unitsfa in lieu of 10 units/ha;

Application for & deviation of the Growth Managemént Plan (Fisherhaven) in terms of Section 10
of the By-law lo allow for a deviation from preseribed densification grading to allow for a gross
density (on Forbion 1) of 35 units/ha in Feu of 20 units/ha;

Application for the fellowing consent uses. in terms of Saection 16(2)(0) of the By-law:
Consent Use for a Retirement Village on Portion 1;

Consent Use for a Retirement Village on Portion 4;

Consent Use for an |nstitution (Hospital} on Portion 5;

Consent Use for a Retirement Village on Partion 7}

Consent Use for Flats on Portion 11.

Please ncte that a phasing plan will be submitted for approval at a later stage once we have the
comments and feedback from all the refevant role players on the applications as submitted above,

SN

Page &
Rezaning, Subdivision and Consant Use, Afdakstivier Farm, Hermanus, Rev 2, Oclober 2017
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Loretta Gillion - Portion 21 of farm Afdaks Rivier No.S75.

From: "Bob & Margic Searle" < 3
To: <loretta(@oversirand.gov.za>

Date: 06/12/2017 03:55 PM

Subject: Fortion 21 of farm Afdaks Rivier No.575.

From R.E.& M.Searle.
We are already registered as interested and affected persons Owners of erf. 69 Riverside Drive,
Fisherhaven, Tel., .mail. as above.

The N.W. portion of zone 13 includes perennial water which forms part of the proclaimed bird
sanctuary in the Afdaks river estuary portion of the Bot river lagoon. Is this area protected in the
portion 13 lease or in some other legislation 1f so can we ensure that any rezoning does not
remove this protection’

Sheet 3419ACof the maps published by the Chief Directorate; Surveys and Mapping.shows the
parts of the Bot river lagoon, including the area described above. as " Protected Areas.

Tp -7 DEC 0¥

file/C:Users/lorettafA ppData/Local/ Temn/X Parpwise/5 A28 1 2F4 HermanusMunnos. . 2017/12/07
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C/H D\;-“-'-":ﬂ D W Deacon

171 Stormalong Road
Fisherhaven

7200

20™ November, 2017

FLENG: WA~ | sas

The Municipal Manager I M daksivier |
Overstrand Municipality SCAN NO:
Town Planning Department L —l
P O Box 20
Hermanus 7200 %ﬁa TOR NO:

WO LS =
Dear Sir,

Comments regarding Municipal Notice No. 149/2017 — Notice to affected persons Emt Z[ /575

| wish to comment regarding the above notice outlining the proposed sub-division, rezoning, consent use
and deviations applied for in respect of portion 21 of the AfdaksRivier Farm No 575.

My name is D W Deacon, 11 Stormalong Road, Fisherhaven (Erf 557). | live part-time in Fisherhaven and
part-time at 9 Middleton Road, Newlands, 7700, Cape Town. Mobile Landline ¢ ]
Email:

| am directly affected because my Fisherhaven home is on Stormalong Road, directly opposite and close to
Paortion 1 of the proposed development. The proposal also directly affects the Fisherhaven community, of
which | am part.

| strongly object to the application and wish to place my objections & comments on record.

L Closing date for comments.

I received your notification by registered mail on 13™ November, 2017. The closing date specified for
comments (8" December, 2017} leaves far too little time for comment. In my case it allows only 3 weeks
(for part of which | will be away). Far many Fisherhaveners who have not yet received notices or who may
be away/going away, it allows even less time. | believe the closing date should be extended, in the interests
of fairness.

21 | believe the application for land use approval and deviations is being done to improve the value of
the applicant’s agricultural land so that they can sell it to developers for more money. Inmy opinion, they
are not thinking about the environment or job opportunities or the negative impact of the proposed
development on the affectad communities. They are thinking of their own financial gain.

2.2 Fisherhaven [and Afdaks Farm in particular) is a water scarce area. If there is insufficient water for
agriculture, where will the water come from for an additional 3267 residential units in such a small space?

P
ho 11 NOV .0

1
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2.3 Fisherhaven has long been established and still has very little infrastructure. To be fair, Fisherhaven
should get infrastructure such as water-borne sewerage and (some) tar roads, shops, churches & garages
before farmland developments such as this.

2.4 The proposed development will essentially “box” Fisherhaven in between Hawston in the South and
more high density residential development both East of the R43 and on Portion 1 on the West. It will
essentially destroy the rural atmosphere for which Fisherhaven is known and loved. If high density
development such as this is considered desirable by the Overstrand Municipality, it should be done in
Hermanus itself, where job opportunities do exist and retirement accommaodation is needed.

2.5 Three of the proposed portions are earmarked for retirement villages (Portions 1; 4 & 7 - Atotal of
1945 units). There is no need for so much retirement accommeodation in one area, more especially because
it is relatively far from Hermanus and somewhat isolated for the elderly.

2.6 The proposed density deviations are unrealistic, especially when compared with Fisherhaven,
Hawstan and Benguela Cove where properties are much larger due to the rural nature of the villages. The
praposed high density of portion 1 {35 units/ha — a total of 775 units) across the road from my home, will be
mare than twice the density of all the other portions (2 to 12) put together (proposed average 16 units/ha —
in lieu of the current 10 units/ha). Partion 1 will therefore have erf sizes of about 200 sq m — nearly 8 times
smaller than my own erf of nearly 1600 sg m. Such extremely dense housing development will obviously
negatively affect the desirability and value of all Fisherhaven homes, including my own.

2t The proposal “provides for a wide range of income groups”. This implies an intention to mix lawer
income, higher density housing on tiny erfs with larger, much more expensive homes. This applies
particularly to Portion 1 (which will have the highest density of all (35 units/ha) directly next to Fisherhaven.
Many of us have built beautiful homes of which we are proud. Itis not unreasonable to expect the
Municipality to respect, and indeed protect, the investment we have made in the Overstrand area.

2.8 The proposed development is “to be rolled out over a long period”. How long? This implies an
extended period (many years?) of infrastructure development, construction, dust, noise and inconvenience.

We don't want this.

29 The phasing plan “will be provided at a later stage once we have comments [ feedback ...". Why?
Should affected parties not be permitted to comment on the phasing plan as well, before the application is

approved?

2.10  Portion 13 {behind and North of Portion 1) is to be retained as agricultural land even though the
applicants admit in their application that there is insufficient water for farming and that it is within the area
with the least agricultural potential . How will small holdings/subsistence farming succeed on this land?
Where will their water be drawn from? This appears {(again) to be a tactic to increase the value of land the
applicants wish to sell.

3 Personal reasons for objection.

31 We lived in Hermanus from 1956 until 2007, also on the urban fringe. We left Hermanus to live in
Fisherhaven because we came to dislike the increasing density of Hermanus and the steady destruction of its
village atmosphere. We specifically bought property here to enjoy the open spaces and rural atmosphere of
Fisherhaven. The proposed development will destray this for us, and far many other Fisherhaven residents.

2
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3.2 We are already a happy, close knit community of mixed races and different income and BEE Zroups

in Fisherhaven. We live peacefully together and love it just the way it is, We do not want increased density
and urban development.

33 It would be unfair to lift land use restrictions and allow deviations from the Overstrand's Municipal

Growth Management Strategy to suit a few {the applicants) to the disadvantage of many (those affected) -

particularly when the applicant’s motivations are suspect i.e. to sell their property to develapers for higher
prices once the application is approved.

I strongly disagree with the application. 1 trust you will take the above points into consideration.

Yours faithfully

D W Deacon

Fef: Objections 1o Afdaks Proposal.doce
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Loretta Gillion - Att: Municipal Notice No. 149/2017

From:  Rebecea Janse Van Vauren =
To: “loretta@overstrand, pov.za>
Date: 20/1172007 01:02 PM

Subject: Att: Municipal Notice No. 1492017 {CA L M’E_';E*_S
l oo ]
SCAN NG v Adaksrivier
to - lorelia@overstrand gov za l T
COLLABORATOR MO:
HOmA95 T

At Municipal Notice No. 1492017

name; Rebecca Janse Van Vuuren
Address: 15 Belladonna street, Sandbaai / 19 Schooner Avenue, Fisherhaven

Contact details:

Interest in the zaning application: landowner of a plot in Fisherhaven
Reason for comment, Environmental and Economical impact of proposed Zoning

Everyone knows that Hermanus is one of the fastest growing towns in the country. It has so far managed to
keep its small lown feel, even though it is struggling against many of the other proposed developments. This
area of Afdaksrivier is of vital importance to the Hermanus, not only because it is available for potertial future
development but because it is the face Hermanus shows to the rest of the world, Wa don't wanl what
happened to George, o happen to Fisherhaven and Hawston. Thase are not just autlying towns, they have
their own identities. So, my plea is that you consider what | have to say next as an alternative to the mass of
residential buildings that Town Planning has proposed

| don’t think that Hermanus can support more people from an economical point of view. Fisharhaven certainly
can't from a water and Environmental point of view. Neither are dewvoid of places to live, There are unsold
plots in Fisherhaven and unfiled gated residential communities. including some which are yet to break
ground.

A lack of jobs in Hermanus has besn a problem for & long time, but the lack of space has provided
opportunities to many home owners whe have branched out into renting ouf cotlages or running Airbnb's
which actually does provide exira employment for both managers and maids.

The influx of 3260 units, with families of 2 to 4 minimum would topple the already unstable economy

Providing large retail sections like malls, doas provide some employment, but not enough and.it takes a lot of
wealth out of Hermanus because these malls tand to only cater to large chain stores and franchises. {hanestly
how many Woalworths and Checkers do we need?) These stares are also expensive with set prices which are
non negotiable and insensitive to our population.

I don't disagres with the need for a retail zoning, but | hope it will be a low density and more market like in
appearance and utility, something that would enabla the creative types in Hawston and Fisherhaven,

7 GNGV .07
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Iwould turn half of portian 11 into this and rather than have the other half as flats, have it s housing mirmoring
mount plaasant,

Partian & should be a school.

Partion 5 & 4 | agree with a hospital and retirement village are a good idea however this Zoning pian has an
overabundance of retirement villages.

I did read and stated in the very letter sent to inform me of this praposed development plan: that part of the
reason for the owners of Afdaksrivier wanting to sell is because it's difficult 1o keep sheep in this water scares
area. Fisherhaven is alsn a water scares area, and Hermanus has water restrictions despite the newly tapped
aquier, which can supply us water for 50 Yyears. Obviously if it isn't over used it would be & slowly renewed
Source

My paint here is that an influx of residents would be much mare hazardous to the water problem than the
farm, The difference is that ene farm owner Gannot support the cosls of keeping land viable of sheep. This
doesn't mean that the ground has no agricultural value, Sheap are not indigenous fo south Africa and eat the
roots of plants. All this land could be made inta various sized small holdings, Largest ones by portion 3.2 and
8 medium by pation 7 and 9 with a community garden project by portion 10,

I Believe that this plan will provide a lot of easy employment and also uplit ang empower the people in the low
cost hausing area and surrounding area's.

Not everyone wants to retire 1o a retirement village,

I'actually bought my property in Fisherhaven to build a hame that my parents and grandmother can retire fo. |
am sure many peosple have also bought in Fisherhavan looking to a peaceful future. My grandmother is
certainty horrified at the idea of a retirement village in Fisherhaven. As a family we'll never pul herina
retirement home ar village

| have other reascns for disagre=ing to Portion 1. Portion 1 is situated was always protected by the fact that
farms may not build 30m from their boundary line. We often see the wild horses of Fisherhaven in and around
this area. Yes they roam all the way to Kleinmond, but we want to kesp these majestic beasts wild and the
best way to do that is to protect what land is in our power to protect,

Fishernaven is already an environmentally sensitive area The esfuary is supposed to be a protected wildlife
fish spawning nursery, there are already faclors thal threat this, the addition of this new retirement viflage may
look ike an ideal expansion epportunity on paper, but | urge you to reconsider the propased zoning. The cove
may shrink (o almost nothing in dry periods, but in wet periods such a high density of people so close to the
water's edge, even with the required conservancy tanks would pose a threat to the star atiraction of
Fisherhaven, Benguela cove and its undisturbead beauty.

At the very least tha Tewn Planning rulings of exi sting residential plots need o adhere to in the new adjacent
proposed developments as well. Our title deeds state that no more than 30% of our 1400m2 plot may be
developed. The building lines to the road are 4 5m and to our neighbour is just aver 3m. No more than 1
dwelling per a plot and anly conservancy tanks may be used. | belizve that deviating from these restrictions
would be a mistake. | say this even though a retirement village would be less of a threat to my view,

Please reconsider that Bengula Cove Is an environmentally sensitive area with Historical value. Any risk of
ground cantamination fsn't worth taking. Portion 1 is situated was always protected by the fact that farms may

not build 30m from their boundary line. | would like to prapose that portion 1 and portion 13 are Zoned as
protected land or at the very least rural land,

Regards

file:/#/C:/Users/loretta/ AppData/Local/ Temn/X Pornwice /S A 197y S arranmneh i AN T
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Loretta Gillion - Att: Mr Groencewald Notice 117/2017

From:  Ste Van < Ja >
To: <egroenewald@overstrand. gov.za>
Date: 14/11/2017 02:40 PM

Subject:  Alt: Mr Groenewald Notice 117/2017 Qg_ ECAL 2}f575

At Mr Groenewald Motice [172017

Concernmg the intention w allow devistion from low density zoning, in Frsherhavan, for the bailding of a retirement villages ard tvwn houses. |
obpect strangly. the zoning of Fisherhaven

15 Low density, single duellings, o0 1900m2 plus plots, with & further resiriction of 30% coveripe

Aud naw i Lhe henr of this sren. adjecenl to an estuary, the wwn planners are ronsidenng allowing bigh densaty, small plots with high coverage /
st size ratias, this s ndiculous disregand of existing zoning restrictions impased on the whole area of Figherhaven, Frengula Cove and ather
surrouid ing sreas. Are ihe Town Monners poimg 1o abolish these adipcent arcas restrictions,

as well, Abolish Surrounding Areas Large Buskding Lines?, and fow coverape?, what aboul obolishing surreunding areas "One Dwelling Rule’, or
automatically relimg the Low Density rule?

Vv thuak g0, T do et think the Town Planners are going to re-rone and change dhe title deed restriotions of the surrounding estabiished
residernizes, so thal (he new ana can be developed with contradicting legislation, buildng high density small ploy willages right in the middle of the
lowe densaly established arcas surrounding it

Phas the estimiry 1= supposed to he a protected wikdlile fish spawning nursery, this new vllige is

very hose i e vaiers edge, yes it shiinks 16 almest nothing in dry periods, Bt m wet perieds

are the new village resdents poing o be en danger of loading, or werse, where is their eonservancy wanks, far below the mumcipal small bare
infragiruciire. s the black waste water, will be ries and low whils the asunry waler rises in wel sessions, and when they meet,

the-residenee gel poo on their slwres, und 17e infant fish dic

Sometime the surrounding Town Planning rulings need lo adhered 10 in the new adjacent
proposed developments as well.

Tharnks for your business
Regards Steven

CTHY g
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TOWNMN PLANNERS
Physicai address: 152 Dakkershuis,
Dorpatreel.  Siellenbosch, TROD
M: 27 (0)72 480 5838
F: +27 (GhdE 216 2073

E: mankefarchiovmplanners co.za
W www archlownmlanners co Z3

18 July 2022

Town Planning Department
Overstrand Municipality
HERMANUS

PO Box 20

7200

Attention: Henk Olivier
Dear Henk

RESPONSE TO COMMENTS: PORTION 21 OF FARM AFDAKSRIVIER 575, CALEDON,

The e-mail from Loretta Gillion, dated 11 February 2022, which inciuded one objection received during the public
participation process, refer. It should be noted that during the previous round of public participation, 7 letters of
objections were received, hawever, this final round of public participation only resulted in cne objection.

Set out below is our response to these comments. The response should be read with the Motivation Report which
was submitted as part of the Land Use Application which provides mare details on the compliance with legislation and a
summary motivation for the proposed development which we believe addresses all the issues raised in the letter from
Overstrand Unite. Please note that after the extensive public participation process followed, only one
objection was received.

For ease of reference, we have summarized the comments and provided a brief response additional to the sections of
the motivation report as indicated above:

1. Overstrand Unite:
Comment 1: Object to any rezoning and development of any property in the Overstrand until the Overstrand

Municipality has ascertained how the current Human Settlement needs of the Residents of the Overstand are
going to be addressed. :

Aldaksrivier - Response to Comments Paga 1

Qmur.zuzz
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Response : The Municipality has various policies and plans which specifically addresses issues relating to Human
Settlement, of which the most important and recent is the 2021 -2022 IDP. The recently reviswed SDF also considers
and responds to the current and future human settlements in the Municipal area as well as the Human Settlement
Plan. It is argued thal the relevant plans and pelicies are in place and do propese ways to address the human
settlement needs of the local population. It is not clear why Overstand Unit believes that that this is not in place. It is
unfair and unreasonable to halt all development in the Overstrand Municipality until such time as Overstrand Unite
feels that this issue has been adequately addressed to the level they would accept. It is therefore motivated that this
objection Is not valid and should be disregarded.

It should also be noted that the application site has been included and earmarked for housing development in the
Qverstrand Municipality Growth Management Strategy since 2010, thus for the past 12 years and has been included
in the review of the SDF ever since then, It is clear that the proposed gevelopment is in line with accepted and
supported Municipal Policies.

Comment 2: All Developments must include Social Housing and the strain on resources like water and electricity
need to be seriously evaluated.

Response 2: There is no policy or legal requirement in place to force private developers to provide Social Housing
This can therefore not be enforced or required for this development. The land use application included a detailed
services report and bulk capacity report which addresses all issues relating to the provision of services. I this
development is approved, the developer will have to pay Development Contributions to the Municipality which will go
towards the upgrade and provision of municipal services. It Is argued that the approval of this application and
development will provide for the necessary funding to upgrade some of the services in the area, with specific
reference io the Hawston WWTW. The application was assessed by the Overstrand Engineering Department who,
after careful consideration of the application, supports the application,

Comment 3: Developments that are unaffordable to the average citizen and using labor from outside the
Municipal area and an extremely negative impact on the sustainability of the region.

The proposed development allows for a range of residential densities, ranging from high density walk-up unils to
single residential free-standing houses. The proposed development is not specifically targeted at one income group, it
is argued that the proposed range of housing densities will provide housing options for a wide range of income groups,
spacifically with the aim to be more inclusive and affordable for a wide range of income groups. it is argued that the
proposed development will also make use of local labor both during the construction phase of the development and
during the cperational phase, to the benefit of the surrounding community.

In conclusion: It is noted that from the 300+ registered letters send out to the surrounding land owners and the
nawspaper advert only one lstter of objection was received from the public, i

W trust that the above address all the issues raised through the public participation process. Please do not hesitate
to contact us should you like to discuss the above.

Alddaksrivier — Responss 1o Comments Page 2
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Yours sincerely

ez

Marike Bolz
For Arch Town Planners (Pty)Ltd

Afdaksrivier - Response to Comments Page 3
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10"™ December 2021

OBIJECTION: Application for rezoning of Portion 21 of Farm
Afdaksrivier 575

This letter serves as a formal objection by Overstrand Unite on behalf of it members to the
application mentioned above,

We STRONGLY object to any further zoning and development of any property, public or private, in
the Overstrand until the Overstrand Municipality has ascertained how the current Human
Settlement needs of the residents of the Overstrand are going to be addressed.

The Overstrand is at a critical point where all land and resources available to the citizens of the
Overstrand need to be put to the best use possible, In a sustainable way. ALL developments must
include a social housing component and the strain on resgurces like water and electricity of
developments needs to be seribusly evaluated.

The citizens of the Overstrand, the people whao live and work here, need to be pul first,
Developments that are unaffordable to the average citizen and continuing to bulld housing that
pecple cannot afford coupled with the use of labour from outside the municipal aren have an
extremely negative impact on the sustainability of the region, These issues should be addressed as =
matter of course, in additlon to environmental Impact studies and town planning compliance.

Yours sincerely,

H .:J'
s[4

Vanessa Alberts (Swanepoel)
Chairperson
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A Pleln Stroet, Stellapbosch
Postal address: PO Bow 275,
Stellenbosch, 7604

T % Theut W +27 (072 460 5634

l i Fr 27 (0086 2169073
H O NN E: marike@archtewnplanners.co.za
W wwew archtewnplgnners oo za

24 January 2018

Town Planning Department FILE NO: Viv— 2 fS“IS
Oversirand Municipality | MNooksrivier - |
HERMANUS SCAN NO:
PO Box 20 [ __FAM STsS ]
7200 GOLLASORATOR NO:

I 2955 |

Attention: Henk Olivier
Dear Henk

RESPONSE TO COMMENTS: PORTION 21 OF FARM AFDAKSRIVIER 575, CALEDON,

Thank you for your letter dated 14 Dacember 2017 which included the objections received during the public participation
process.  Set out below s our response to these comments, which provides a response to each of the objection letters.
The response should also be read with Section 4.3.4 and Chapter 5 of the Motivation Report which provides more details
on the compliance with legislation and a summary motivation for the proposed development which addresses all the
comments raised as sel out below. For ease of reference we have summarized the comments and provided a brief
response which should be read with the sections of the motivation report as indicated above;

1. A Woolnough — E-mail dated 8/12/2017

Comment 1: Mr Woolnough raised concerns regarding the sensitive ecosystem on the application site and asked that
consideration should be given to retaining as much of the natural flora and fauna of the site as possible and asked that
sensitive areas of no-development should identified.

Response 1: The Botanical Scoping Sludy, dated 1 March 2016, did exactly thiz where it identified areas of low,
medium, high and very botanical sensitivity with recommendations of where development should and should not be
allowed. The development proposals for each of the portions took these recommendations in to account and complies

Afdaksrivier = Response o Comments i Page 1

/ﬁj 1675 208




200

)12
with the recommendations made by both the Botanical and the Site sensitivity analysis — Freshwaler Ecosystems, Draft
Report dated April 2016.

It can therefore be confirmed that no development would be allowed in any of the no-go areas identified in above
mentioned studies.

2. H Duffey

Comment 1: Mrs Duffey objects to the proposed high-density development on Pertion 1 and states that the increased
densily is o high as it will have a negative environmental impact on the Botrivier Lagoon and Estuary and that high-
density development should not be allowed so close to Fisherhaven which she states as a semi-urban area.

Responsel: In order to obtain development approval for the proposed development, a comprehensive environmental
impact assessment has to be done, which assess the environmental impact of the proposed development. As part of
the EIA process as well as the land use application, environmental studies were conducted to determine whether the

| proposed development would have any negative impact on the environment, to such an extend to refuse the proposal.
All the required studies were done and idenlified areas where development should not occur. The conclusion of all of
these sludies were that for the majority of the application site, there are no environmental sensitive areas which would
prohibit the proposed development. A few sensitive areas where idenlified, including a small pocket of land on Portion
1 which has been idenlified as a no-ge area where no development will be allowed. The studies, with specific
reference to the Botanical Study and the Site Sensitivity Analysis, also recommended development setback lines from
the no-go areas which the proposed development will comply with. To conclude, various comprehensive studies were
undertaken by environmental specialists to determine whether the proposed development would not have a negative
impact on the environment and it was found that the proposed development would not have an environmental impact
which would warrant refusal of the application. These studies also made recommendations as to how to protect the
lagaon and estuzry, All of these recommendations will be complied with.

Response 2: Mrs Duffey incorrectly refers to Fisherhaven as a semi-urban area. While she may consider it as a semi-
urban area it is not classified in any of the municipal planning documents as such. Fisherhaven lies within the urban
edge and by definition of both the municipality and the Provincial Department of Envirenmental Affaris and Development
Planning (DEA&DP) it is considered an urban area which allows for certain type of urban development,

It is agreed that Fisherhaven currently has a lower density than that which is proposed on Porfion 1, however current
legislation and policies (on national, provincial and local govemment levels) strongly motivates for densification within
urban edges to protect sensitive enviranmental land (which the development site is nol) and diminishing high patential
agricultural land {which the development site is not). The 2006 Municipal SDF identified the Fisherhaven and Hawston
areas as the fulure growth area of the Greater Hermanus. Though the proposed density of Portion 1 is slightly higher
than that prapesed in the Growth Management Strategy (GMS) and the Integrated Development Framework(IDF) it is
motivated that some of the areas identified in and around Fisherhaven for future development are environmentally
sensilive and would therefore not be available for development as anticipated. From all the environmental and specialist
studies conducted as par of this application, it was found that there are no environmantal constraints which would
prohibit the development. It is therefore proposed that the density of this area (including Portion 1) should be increased
to accommodate the current and future development needs as anticipated for the Greater Hermanus area especially as
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there are no environmental constraints on the application site. Please also refer to Section 4.3.3 {p. 80} of the motivation
report for & more defailed motivation on compliance with local, provincial and national legislation and policies.

3. HD Kerwin - Fax dated 8/12/2017

Comment 1: Mr Kerwin raised concems that the proposed development on Portion 1 would allow for affordable or RDP
heousing.

Response 1: It is unclear what is meant by “affordable housing” but from the fax it is assumed that it refers to
gavernment/subsided type of housing. It is important to note that the proposed development will be a private
development. The provision of subsidized (including RDP) housing is a government responsibility. It is confirmed that
the propesed davelopment does not include any government and / ar subsidized housing.

Itis also impartant to note that Portion 1 is seen as one of the "flagship" portions of the proposed development dus to
| ils close proximily lo the lagoon and the ocean with breath-taking views of the surrounding area. It is alsc anticipated
thal this portion would be one of the first phases of the proposed development which would need to be of a very high
standard to set the standard for the rest of the development roll-out to follow.

4. BE&M Searle - E-mail dated 6/12/2017

Comment 1: Concer is raised regarding a porlion of portion 13 which Mr and Mrs Searle states forms part of the
proclaimed bird sanciuary in the Aldaksrivier estuary and they want to have canfirmation that the proposed rezaning will
not impact on the prolection status of this portion.

Response 1: The Site sensilivity analysis — Freshwaler Ecosystems, Draft Report dated April 2016, indicates that the
Bot River Estuary which runs over a portion of Partion 13 was ranked 8" in importance out of more than 250 estuaries
around the South African coastline. It was therefore recommended that development setbacks of 50m, from bath the
Afdaksriver and the Bot River Estuary should be assumed to ensure the projection of these systems.

This iz also supported by the Botanical Scoping Study, dated 1 March 20186, which found the north-western saction of
Portion 13 to be of very high botanical sensitivity where no development should be considered.

It can thersfore be confirmed, that these sensitive areas referrad to above and as identified in these studies will not be
developed and any development (which would be very limiled as allowed for in the proposed Rural Il zoning) would
have to comply with the recommended 50m setbsck line, thus protecting the area of concern as raised by Mr and Mrs,

Searle.
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5. DW Deacon - Letter dated 20 November 2017
Comment 1: Concerns ragarding closing date for public comment

Response: The public participation process allows for a 30-day commenting period, which is in line with the municipal
By-Law and which is governed by National Legislation. The public participation process was commenced in November
2017 to conclude before the holiday season commenced when it can be expected that many people might be away on
heliday. The public parlicipation process was therefore undertaken specifically lo ensure that the 30day pericd expires
before people might leave for the holiday period. We did not receive any requests for an extension of time to submit
comments. Ta conclude, the public participation process was done in accordance with the relevant legislation.

Comment 2.1: Concerns regarding negative effect on the environment, job opportunities and negative effect on
surrounding communities.

Response: 2.1: Please refer to the sections above which addresses concems regarding the possible negative effect
i on the environment.

With regards to job opportunities, it is clear that the proposed development would considerably increase the number of
Job opportunities in the area, which would be to the benefit of the sumrounding community. There are cumrently no
employment opportunities provided or created on the application site (other than the very limited sand quarry activity)
and therefore there will not loss of job opportunities only a considerable increase.

It is also considerad that the proposed development would be to the benefit of the surrounding community as it would
provide job opportunities, the upgrade of municipal services (such as sewerage and road systems) and it would provide
certainly lo the surrounding community as to what type of development would be established on the sile in fulure. We
have had various informal discussions with community members who raised there concems as to the uncertainty of
future development in the area and this will provide a clear understanding of the type of development to be rolled out
over the next 20+ years in lhe area.

' The proposed develapment allows for a wide range of housing typologies and densitiss, land uses and amenities which
we believe would be to the benefit of the surrounding communities.

Comment 2.2: Concems regarding the lack of water

Response 2.2: From our discussions with the local municipality it is our understanding that there would be enough
water to accommodate the proposed development.  Itis also imporiant to note that as part of the nagotiations with the
municipality regarding the provision of services, including water, alternative mathods of water provision and re-use of
waler will be negoliated, espacially with regards to the Use of grey-water systems which we would like (o propose be
incorporated throughout the whole development.

Comment 2.3: Lack of infrastructure and amenities in Fisherhaven
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Response 2.3: The provision of in infrastructure is a municipal responsibility and the provision of amenities such as
garages and shops are provided by the private sector and is not the responsibility of the proposed developmenl.
However, it is considered that the proposed development will contribute towards the upgrading of services in the area,
with specific reference to the sewerage infrastructure in Fisherhaven and the tarring and upgrading of reads which would
provide access to the proposed development. From discussions with the municipality it is understood that the
development of proposed Portion 1, if approved, will include for the upgrading and provision of certain infrastructure
{including the sewerage infrastructure) in Fisherhaven. To conclude, the proposed development, if approved will
contribute towards the upgrading of services in the area.

Comment 2.4: Concerns regarding the density of the proposed development
Response 2.4; Please refer to Point 2, Response 2 above.
Comment 2.5: Concerns regarding the high number of possible retirement villages

| Response 2.5. It should be noted that the proposed application allows for the establishment of a maximum number
of retirement villages, the market will however dictated if all of the allowed for units are allocated towards refirement
units, or alternatively go towards the provision of general residential development.

It is however important to note the following: According to the 2011 stats there where about 4.2 million paople older
than 60 years in South Africa. The number is anlicipated to grow to approximately 6.8 million by 2030, thus an average
of 140 000 per year. According to market research, including discussions with estate agencies, developers and
relirement village managament companies, there is a current shortage of approximately 85 D00 retirement units In the
Western Cape alone. From discussions with eight old age homes/retirement villages within Hermanus it was understood
that every single one of these establishments had a waiting list which clearly indicates to the high need for maore
retirement villages especially within the area surrounding the application site as the majority of old age homes are
situated within Hermanus Central. It is clear that there is a high need for retirement villages in the Overberg area and
this development could serve the needs for the Fishershaven, Benguela Cove, Kleinmond, Caledon Botrivier and the
wider Western Cape.

Comment 26 and 2.7  Concerns regarding the density of the proposed development and the provisian of housing for

a "wide range of income groups”
Response 2.6 and 2.7: Please refer to Point 2, Response 2 above as well as Point 3, Response 1 above.
Comment 2.8: Concerns regarding the inconvenience (including dust and noise) of long term development

Response 2.8: Itis true that the propesed development may result in being an inconvenience to the surrounding land
owners, especially with the development of Portion 1 to the iImmediate adjacent land owners in Fisherhaven. In the
casa where the application is approved, construction will have to comply with specific conditions relating to construction
times, dust control and security to try to reduce the possible inconvenience which may be caused. However, the
application site has been earmarked for development and as the future growth area of the Overstrand Municipal area
in &l the relevant municipal policies dating back to 2006. Mr Deacon should therefore have been aware that this area
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has been identified for the future development node of the municipality and can therefore not object ta the application
basad on the development being an inconvenience.

Comiment 2.9: Phasing plan to be summited for comment from affected parties.

Response 2.9; Section 3.4 {p. 42) of the Motivation Report refers to the provision of a phasing plan at a later stage as
and when more cenainty is obtained on the provision and upgrade of services, If so required by the municipality, this
phasing plan will be made available to interested and afiecled partias for their comment.

Comment 2.10: Concerns with regards to the land use of Pertion 13

Response 2.10: Portion 13 lies outside the urban edge and it is not included for development. The intention initially
was 1o keep this as part of the Remainder Farm, however, in discussions with the National Department of Agriculiure,
Foresiry and Fisheries (NDAFF), they indicated that itis clear that there can only be very imited agriculture activities on
this site, specifically due to the environmental sensitivity of this site. Based on this, NDAFF requested that this partion
be zoned out of Agriculiure. We therefore propose that this area should be rezoned from Agriculture 1 to Rural Zone 1
{Agricultural Small Holding) with & minimum subdivision size of 45,78ha lo prevent this site from being subdivided into
smaller portions. In doing so, this area can be taken out of agriculture, as requested by NDAFF bul can still have a rural
use. Please note that the primary and consent uses for Agricultural 1 and Rural Zone 1 is the same and the allowed
land use of this portion will therefore be the same as the current status quo.

Comment 3.1: Concems that the proposed development will negatively affect the rural character of the area.

Response 3.1: Please refer to Seclion 2, Responsa 2 and Saciion 5, Response 2. 8 which indicates thal the ares is
not seen and has not been set aside for a rural area, it has been earmarked for urban development since 2006,

Comment 3.2 and 3.3: Objection to increased density and urban development.

Response 3.2 and 3.3 :As motivated above and in the motivation report, the proposed development area has been
eamarked for urban development and an area to allow for increased density, in line with municipal, provincial and

national govermment legislation and policies.

6. R Janse van Vuuren — E-mail dated 20/11/2017
Comment 1: Concems regarding environmental and economic impagt

Response 1:  The seclions above address the response to the environmental impact. With regards 1o the economic
impact, it is considered that the proposed development will provide and result in a substantial number of employment
oppertunities which will result in an increase in economical activity in the area. The proposed development does not
provide for a large retail area, as it is agreed that this will only be to the determined of the already existing retal
facililies. The retail area allowed for will be of a small scale and will be a community type of centre to provide for the

basic retail needs.
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With the changes in technology such as fast intsrnet, more and more people are working from home or are working
flexi-hours and commuting between smaller towns and the city, and in this case Cape Town. The application site is
located just over an hour's drive from the airport and Cape Town which makes it convenient to commute between the
application site and Johannesburg,

For a number of decades, especially during the late 1990s, a vast number of South African's emigrated to ather
countries, which peaked in 1999 when 58 000 people left the country. In the last few years a new trend has arisen
where South Africans searching for a belter life aren't leaving the country, but rather moving to other pars of the country
lo make a new life for themselves. This trend has been dubbed 'semigration’ and has seen a number of middle-class
ar high-net-warth individuals “emigrating® to other pars of the country. The largest ‘shift’ has been between people
maving from Gauteng to the Weslern Cape. This ‘semigration’ has increased considerably over the last few years.
Property economist at FNB, John Loos, puts the Weslern Cape as the province with the strongest net inflow of repeat
buyers and suggests people are moving away from Gauteng for lifestyle reasons. The Graater Hermanus area has not
been unaffected by this, as can be seen in the increase in activity in the property market over the last two years, As the
proposed site is situated within approximately an hour's drive from Cape Town International Airport and just over an
hour from Cape Town, this site becomes more attractive to people commuting between Gauteng and/or Cape Town or
the outlying areas. The ‘semigration’ trend has caused a rapid rise in property prices in the Cape Metropole and Boland
areas and people are looking for alternative more affordable areas within easy access to the Cape Metropole.

Comment 2: Recommendation of the provision of a school on Portion 6

Response 2:  Porlion 12 has been set aside for a school site.

Comment 3:  Concems with regards to over supply of retirement villagas

Response 3:  Please refer to Section 5, Response 2.5

Comment 4:  Concerns regarding the availability of water

Response 4:  Please refer to Section 5, Response 2.2

Comment 5:  Recommendation of the provisicn of smail holdings

Response 5:  The initial development proposal included a number of small holdings, however this is not supported
by the National Department of Agriculture and tha local municipality. The developmant proposal was therefore
amended to be in line with their requirements.

Comment 6: Recommendation that Portions 1 and 13 are to be zoned to protected land or zoned 1o be rural land.

Response 6:  Portion 13 complies with the proposed recommendation as it is proposed fo rezone this portion to
Rural Zone 1. Portion 1 however, falls within the urban edge and is ssen as the flagship portion of the proposed
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development. The environmental studies did identify sensitive land which are 1o be no-go areas for development and
this will be adhered to,

7. S wvan der Merwe — E-mail dated 14/11/2017

Comment 1: Concerns regarding high density development and environmental issues

Response 1: Please refer to Sections 1 — 6 above which address these concerns.

We trust that the above address all the issues raised through the public participation process, Please do not hesitate

to contact us should you like to discuss the above.

Yours sincerely

(e

M Bolz
Faor Arch Town Planners
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Annexure F r/g

COMMENTS FROM THE ENGINEERING SERVICES DEPARTMENT FOR:
APPLICATION FOR SUBDIVISION, REZONING, CONSENT USE &
DEVIATION OF OVERSTRAND MUNICIPAL GROWTH MANAGEMENT
STRATEGY (2010): PORTION 21 OF FARM 575, AFDAKSRIVIER

Water : Refer to Conditions and GLS Report
Sewear 5 Refer to Conditions and GLS Repart
Roads and traffic Refer to Conditions

Stormwater (SW) Refer to Conditions

Electricity : Eskom Area

Conditions:

1. That a Bulk Services Contribution Levy (BICL) be paid by the
developer to supplement municipal services and amenities in
accordance with the relevant legislation and as determined by the
Council. The BICL tariff is adjusted by Council annually, The total BICL
payable will be the amount as determined by the BICL Policy and tariff
at the date of actual payment. BICL amounis guoted in any document
will normally be applicable to the particular year in which the document
was compiled and Council will not be bound by the quoted amounts.

1.1 Developments containing Sectional Title Units/ Commercial
Buildings (non-free standing properties — proparty is not to be
subdivided)

The BICLs are to be paid in full prior to submission of the building
plans. Buiiding Plans will not be accepted unless the BICL is paid in
full.

1.2  Developments with free standing properties (property that is
subdivided and plots to be sold individually).

The BICLs are payable prior to clearance being issued by the Income
Departrment of the Municipality.

1.3 The contribution according to the current policy (2021/2022) is as
follows:

Residential Zone 1:

Pin 2 (124), Pin & (118}, Ptn 9 (198) & Pin 10(224)

Roads R 7 532.72 » 664 R 5001 726.08
Water R 24 915.00 x 664 R16 543 560.00
Sewerage R 1679912 x 664 R11 154 615.68
Stormwater R B 691,28 x 608 499936 R 5288 643.32

[ T T T TR T}

Solid Waste R 1 505.92 x 564 R 999 930.88
TOTAL (inclusive of VAT) R38 988 475.96
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General Residential Zone 1 & 2:

Pin 1 (775), Ptn 3 (405), Pin 4 (372}, Pin 7 (352). Ptn 10 (20} & Pin 14
{428)

Roads R 7532722352

Water R 24 915.00 x 1881.6
Sewerage R 16 799.12 x 1881.6
Stormwater R 8 691.28 x 1.681.86649
Solid Waste R 1 505.92 x 2352
TOTAL (inclusive of VAT)

R 17 716 957.44
R 46 880.064.00
R 3160822419
R 14617 572.58
R 354192384
R 114 365 741.80

Business Zone 2:
Ptn 5 (4.16 ha) & Ptn 6 (1.78 ha)

R 1548 785.92
R 295190.44
R 1843 976.36

Slormwater R 8691.28 x 178.19908
Solid Waste R 1 505.82 x 196.020
TOTAL (inclusive of VAT)

Ptn 12 (7.23 ha)

Bouou

Slormwater R 8 691.28 x 216.699977 = R 1885138.43
Solid Waste R 1 506.92 x 130.140 = R___195980.43
TOTAL (inclusive of VAT) = R_2081118.86

R 157 279 312.90

Total
Please note the above figures:

a) Exclude bulk electricity cost and levies. Eskom should be contacted
ragarding the bulk electricity cost.

b) Are estimated amounts which exclude evaluation/ investigation levies
and connection fees.

c) Are only valid for the current financial year and are subject to annual
tariff adjustments,

2. that the developer at his cost constructs the internal municipal civil and
electrical setvices for the development as well as any link or bulk
municipal services that need to be provided:

21  the Director: Infrastructure and Planning may require the
developer to construct intemal, link, and/or bulk municipal
services to a higher capacity than warranted by the development
for purposes of allowing other existing or fulure developments to
also utilise such services, provided:
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2.2 the rates and prices of such work be established in terms of a
system which is fair, equitable, transparent and cost effective;

23 if link municipal services have already been provided, the
developer to contribute towards the cost thereof, the Direclor:
Infrastructure and Planning to determine the amount of such
contribution in terms of a system which is fair and equitable;

that servitudes for municipal services be registered in favour of the
Council at the developer's cost in respect of all main services to be
taken over by the Council and all existing municipal services concemned
crossing privale property,

that the developer indemnifies and keep the Council indemnified
against all actions, proceedings, claims and demands, costs, damages
and expenses arising out of the establishment of the township, the
provision of services to the township or the use of servitude areas or
municipal property:

41 for a period which shall commence on the date that the
installation of the services 1o the township are commenced with
and shall expire after completion of the maintenance period;

4.2 the developer to submil an acceptable public liability insurance
policy to the Council and to pay the premium in advance for the
period as set out above before any work concemed may
commence;

4.3 the insurance to be to an amount which shall not be less than
that required by the CESA,

4.4 such indemnification against loss, claims or damages, to include
claims pertaining to consequential damages by third parties and
whether as a result of the damage to or interruption of or
interference with the Council's services or apparatus or
otherwise;

that a plan of all existing services be submitted to the Director:
Infrastructure and Planning, by the developer and that any of the
services that need to be relocated, be done by the developer at his
cost to the salisfaction of the Director: Infrastructure and Planning:

51 way-leaves must be obtained from the Operational Manager;

5.2 such way-leaves fo be obtained prior to any excavation on
public property or property where existing services are located;
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that the developer may enter into an agreement with the Council to
install or upgrade bulk and/er link municipal services and amenities at
an agreed cosl, subject fo the following:

6.1 such costs to be established in accordance with a system
which is fair, equitable, transparent, competitive and cost
effective;

6.2 such costs shall be set-off against (part or full) development
contributions payable in respect of engineering services:

6.3 to the exlent that such costs exceed the development
contributions payable, the Council will refund the developer the
difference with interest calculated al the prime rate, when
funds are available;

that plans of all the internal municipal civil and electrical (high and low
voltage supply) services and such link services as required by the
Director: Infrastructure and Planning, prepared by an ECSA registered
professional engineerftechnologist, be submitted to the Director
Infrastructure and Planning for his prior approval;

the "Guidelines for the Provision of Engineering Services in Residential
Townships" (Blue Book), SANS 1200 specifications and the Design
and Construction Standards for civil and electrical services of the
Council to be used as the standard design and construction criteria
with which such plans must comply;

the Director: Infrastructure and Planning lo be notified in writing of ail
deviations from the Standard Design and Construction Griteria when
plans are submitted for his approval and such deviations to be
separately approved in writing by the Director: Infrastructure and
Planning;

the successful completion of such works to be supervised and certified
by an independent professional civil engineertechnologist i.e. a
professional civil engineerftechnologist who has no direct financial
interest in the development, other than payment as standard
professional fees for the work concemed; and

such independent professional civil engineerftechnologist to furnish the
Director: Infrastructure and Planning with satisfactory proof of his
prefessional indemnity insurance to an amount which shall not be less
than that required by the CESA and which insurance shall be valid for
the relevant contract and maintenance period;

that a stormwater management plan, which may include attenuation
facilities to ensure that the pre-development run-off is not exceeded
and that erosion and pollution is minimised, be submitted to the
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Director: Infrastructure and Planning for approval and that the
approved management plan be implemented by the developer at his
cost to the satisfaction of the Director:Infrastructure aned Planning;

that the above stormwater management plan include the following:

134 pre-development run-off from the catchment area;

13.2 post-development run-off from catchment area:

13.3 existing stormwater reticulation system and the capacity
thereof;

13.4 connection of internal stormwater reticulation systeim,

13.5 averland escape routes

that the connection to the stormwater reticulation system be provided
according fo the stormwater management plan, by the developer at his
cost and approved by Overstrand Municipality;

that all municipal civil and electrical services installed or constructed by
the developer, be maintained after completion thereof for a
maintenance period, as described in the General Condition of Contract
for works of Civil Engineering Construction — 201 0, of 12 months, and

that a Certificate of Completion together with as-built services plans be
provided by the independent professional enginear/technologist to the
Owerstrand Municipality. As-built plans to be on quality paper, together
with a DXF file thereof;

thal the Home Owners Association or Body Corporate be responsible
for the operational costs and maintenance of street lighting, electrical
reticulation and melering and all internal services in all sectional fitle
schemes and/closed-development sections:

that the developer provide bulk meters for water and electricity af
approved positions as well as individual meters at each consumption
point

that all sectional tite-and/or closed development sections must be
provided with central refuse collection facilities, which must comply with
the standards of the Department: Operational Services (Hermanus);

Refuse Areas need to be supplied in ling with the Overstrand Land Use
Scheme of 2020 and in consultation with the Manager: Solid Waste
Planning at Overstrand Municipality (Tel: 028 313 6972);

the approved refuse collection areafroom  must sufficiently
accommodate the refuse generated by the development and is to be
proved with the following:

a. properly ventilated,

53
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b. acement floor;

c. @ tap and running water, as well as a drainage point which is
connected to the sewer network;

d. is a position nearest fo an access road for the development and
be accessible for the refuse truck at all times, to the satisfaction
of the Director: Infrastructure and Planning;

that the refuse room be completed prior to occupation of the first unit,
to the satisfaction of the Director: Infrastructure and Planning;

that for all full title or freehold properties, the refuse will be removed
from the sidewalks as per municipal arrangement:

that the water distribution system be implemented according to the
engineering services report at the developer's cost;

that allowance be made in the subdivision plan for the following
pipeline servitudes thai will be required for an envisaged water
augmentation scheme:

26.1 OHW.B3(b} - Upgrade Fisherhaven HL pumping station
26,2 OHW.B4 - 400 m X 315 mm diametsr new supply pipe
26.3 OHW.B35 - 2525 m X 315 mm diameter new supply pipe

that the following water master plan items be provided, at the
developer's cost for portion 1 of the proposed development:
271 OHW1.3- 245 m X 160 mm diameter new supply pipe

that the following water master plan items be provided, at the
developer's cost for portions 2 -12 of the proposed development:
261 Item 1 —1 133 m x 160 mm diameter new supply pipe
28,2 ltem 2 = 377 mx 200 mm diameter new supply pipe

283 Mtem 3 — 246 m x 200 mm diameter new supply pipe

28.4 ltem 4 - 575 m x 160 mm diameter new supply pipe

285 [Item 5 — 561 m x 160 mm diameter new supply pipe

28,6 ltem 6 — 245 m x 160 mm diameter new supply pipe

28,7 OHW1.3- 245 m X 160 mm diameter new supply pipe
288 OHW13.1- 340 m X 355 mm diameter new supply pipe
288 OHW13.2- 825 m X 315 mm diameter naw supply pipe
2810 OHW13.3- 2 2058 m X 315 mm diameter new supply pipe
26.11 OHW13.4- 340 m X 250 mm diameter new supply pipe

that the following water bulk supply items be provided, at the

developer's cost for ihe total proposed development:

29,1 OHW.B1 - New 3.5 ML Fisherhaven LL pumping reservoir

29.2 OHW.B3(a)- Upgrade Fisherhaven HL pumping station

293 OHW.B17 - New 90 Us @ 20 m bulk pumping station

204 OHW.B19 - 3 315 m x 315 mm diameter parallel reinforcement
of 250 mm diameter bulk pipeline.

29.5 QOHW.B22 - 720 m » 250 mm diameter parallel reinforcement.

b3
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29.6 OHW.B30 - New &0 ML Fisherhaven HL pumping reservoir

that the following sewer master plan items be provided, st the
developer's cost for portion 1 of the proposed development:

30.1 OHS1.4- 569 m X 160 mm diameter naw sewer outfall
30.2 DHSE3.2- 714 m X 160 mm diameter new sewer outfall
30.3 OHS3.3- New Pump Station

30.4 OHS3.4- 293 m X 110 mm diameter new rising main

that the following sewer network pipe items be provided, at the
developer's cost, for portions 2 -12 of the proposed development:

311 lterm 7« 377 m X 1680 mm diameter new sewer outfall
31.2 Itern 8- 563 m X 200 mm diameter new sewer outfall
31.3 Iltem 8- 727 m X 160 mm diameter new sewer outfall
31.4 Item 10- 918 m X 200 mm diameter new sewer outfall

that the following sewer master plan items be provided, at the
developer's cost, for portions 2 -12 of the proposed development:

321 OHS8.2- 692 m X 355 mm diameter new sewer cutfall
322 OHS8.3- 783 m X 450 mm diameter new sewer outfall
32.3 OHSB.7- 1166 m X 200 mm diameter new sewer outfall

that the developer may apply for a temporary water connection at
Overstrand Municipality's Finance Department, before commencement
of construction;

that the developer apply for & bulk water connection on the prescribed
application form, at Overstrand Municipality’s Finance Department and
that the installation of the bulk water meter, by the developer, be done
under the supervision of the Operational Manager, Hermanus;

that the connection to the main water line only be done by the
Operational Department, after payment of the connection fees, by the
developer;

Approval need to be sourced from the Provincial Transport and Public
Works Department for all access roads from the R43 Route:

the updated and revised traffic impact assessment be submitted to the
Senior Manager: Engineering Service Depardment (Tel: 028 313 8972)
al the Overstrand Municipality and the Provincial Transport and Public
Works Department.

that the updated and revised traffic impact assessment to be submitted
delails the following:

3
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38.1 updated and recent traffic counts

38.2  the impact of the total development on public roads and sireets

28.3 delailed intersection analyses for all major intersections along
the R43, China Marals Avenue, the envisaged extension of the
Karwyderskraal Road and the major distributor roads within the
proposed development.

38.4  assessment of the impact of the new, signalised inlersection at
George Viljoen and all planned/future roads projects and major
property developments in the vicinity.

38.5 the supplying of parking in line with the Overstrand Land Use
Scheme of 2020

that the proposed development will be subject to approval from the
Provincial Transport and Public Works Department and all other
relevant authorities. All conditions imposed by these authorities must
be adheraed to;

that damage to the existing roads, used as routes for access to the
development, for the provision of services, be repaired by the
developer;

That updated traffic impact assessments (TIA's) be compiled for the
individual Portions in order o determine the conditions applicable and
upgrades reguired prior to the development of each portion.

That the proposed development of the individual Portions will be
subject to approval from the Provincial Transport and Public Works
Department and Overstrand Municipality. All conditions imposed by
these road authorities (for the total development and each individual
Portion) must be adhered to.

that all other, additional infrastructural operational and planning
requiraments will be incorporated into the services agreement.

,J_ﬂﬁéa{a. S =02 -2023

ENNIS HENDRIKS DATE
SENIOR MANAGER: ENGINEERING SERVICES
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D'mitri Matthews
Directorate: Development Management, Region 1
D'miirl.Muﬂhewsﬁ'wes!emcape_govza | Tel 021 483 8350

“

REFERENCE: 16/3/3/5/E2/15/1042/21
NEAS REFERENCE: WCP/EIA/AMEND,/0000D543/2021 - EEF pPTROS
DATE OF ISSUE: 16 February 2022 FLE No: L\ .
[__Farwm S1s  Arcloks. |
The Trustees FCAN NO:
Afdoksrivier Trust oS
P. O, Box 104 185 = _f
HERMANUS SOLLABORATOR NO;
7200 I o 1723 |
: MAr. ort
Cell: (082) 324 7144
Email; siosd@afdaksrivier.co.za
Dear Sir

APPLICATION FOR THE PART 2 AMENDMENT OF THE ENVIRONMENTAL AUTHORISATION ISSUED ON
21 JULY 2020 (REFERENCE NO.: 16/3/3/2/E2/15/1037/19) IN TERMS OF THE NATIONAL
ENVIRONMENTAL MANAGEMENT ACT, 1998 (ACT 107 OF 1998), OF THE ENVIRONMENTAL IMPACT
ASSESSMENT (“EIA") REGULATIONS, 2014 (AS AMENDED) FOR THE PROPOSED MIXED-USE
DEVELOPMENT ON A PORTION OF THE REMAINING EXTENT OF PORTION 21 AND A RESERVOIR ON
PORTION 23 OF THE FARM AFDAKS RIVIER NO. 575, BETWEEN HAWSTON AND FISHERHAVEN

1. With reference to the above opplication, the Department hereby notifies you of its decision to grant the
amendment of the Environmental Authorisation issued on 21 Juty 2020 (Reference Mo
16/3/3/2/E2/15/1037/19), ottached herewith, together with the reasons for the decision.

2.Interms of Regulation 4 of the Environmental Impact Assessment Regulations, 2014 (as amended), you are
instructed fo ensure, within 14 days of the date of the amended Environmental Authorsation, that ol
registered interested and affected parties (“I&4APs") are provided with access to and reascns for the
decision, and that oll registered I1&APs are notified of their right to appeal.

3.Your aitention is drawn to Chapter 2 of the Appeal Regulations, 2014, which prescribes the appeal
procedure to be followed. This procedure is summarized in the atached Environmental Autharisation.

Yours faithfully

. Digital
Zaahir | ZEnnsmetts

Date: 20220216
TDEf)r’ 11:54:43 +02'00°
MR. TAAHIR TOEFY

DIRECTOR: DEVELOFMENT MANAGEMENT (REGICN 1)
DEPARTMENT OF ENVIRONMENTAL AFFAIRS AND DEVELOPMENT PLANNING

CC: (1) Ms. M. de Viliers [Comernstone Envirenmental Consulionds) Email; mon@comerstoneenviro.co.za
(2} Ms. P. Aglon {Overstrond Municipality) Email, paplon@overstrond.gev.za
(3) Mar_ R, Smart [CopeNatura) Emall: smort@icapenaiuie.coaa
[4) Mr. D, Hendriks (Overstrand Municipality) Emait dhendriks@overnirand.gov, za
{5) Mr. C, van der Wall (Depariment of Agrcultune) Emall: convdwiekenburg.com
() Mr. AL September [Heritage Weslern Cape) Emall: Andrew Seplembar@westermncape. gov zo

Wi WEEIBINCADEe QoV.2g
Deportment af Environmentol Affalrs and Development Planning
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Deporfrent of Environmental Affairs and Development Planning
Western Cape D'milfri Malthews
Government Direclorale: Development Management, Region |

D' mitri.Malthews@westerncape.gov.za | Tek 021 483 8350

“

REFERENCE: 16/3/3/5/E2/15/1042/21
NEAS REFERENCE: WCP/EIA/AMEND/0000543/2021
DATE OF ISSUE: 16 February 2022

ENVIRONMENTAL AUTHORISATION

APPLICATION FOR THE PART 2 AMENDMENT OF THE ENVIRONMENTAL AUTHORISATION ISSUED ON
. 21 JULY 2020 (REFERENCE NO.: 16/3/3/2/E2/15/1037/19) IN TERMS OF THE NATIONAL
ENVIRONMENTAL MANAGEMENT ACT, 1998 (ACT 107 OF 1998}, OF THE ENVIRONMENTAL IMPACT
ASSESSMENT (“EIA") REGULATIONS, 2014 (AS AMENDED) FOR THE PROPOSED MIXED-USE
DEVELOPMENT ON A PORTION OF THE REMAINING EXTENT OF PORTION 21 AND A RESERVOIR ON
PORTION 23 OF THE FARM AFDAKS RIVIER NO. 575, BETWEEN HAWSTON AND FISHERHAVEN

With reference to your application for the abovementioned, find below the outcome with respect to this
applicafion.

A, DECISION

By virtue of the powers conferred on me by the National Environmental Management Act, 1998 |Act
Mo, 107 of 1998) {"NEMA") and the Environmental Impact Assessment (“EIA") Reguiations, 2014 [as
omended), | herewith grant the omendment of the Environmental Authorisation [“EA") issued on 21 July
2020 (Reference No.: 16/3/3/2/E2/15/1037/19) In terms of Part 1 of the EIA Regulations, 2014 [os
amended).

The: EA is amended os set out below:
1. Section B:

The holder is herein authornised te undertoke the development in respect of the following alternative:

The proposed development, including associated infrastructure, includes the following:

+ The subdivision of Portion 21 of the Farm Afdaks Rivier No. 575 in to two Portions (Portion A and B).
Portion A will be kept as an agricultural unit of approximately 514ha and Porlion B will be
subdivided info 13 separate portions, to establish a mixed-use development. A total of 2 914
residential unifs will be caotered for within the development. The 13 porfions will consist of the
following zones:

¥ Generol Residential 1 and 2;
¥ Single Residential;

¥ General Business 2;

W WeslSMCORe, SOy 20
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Open Space 3;

¥

Community 1;

v

Transpaort Zone 1; and
Agriculture 1.

The construction of hwo new reservairs, one of which will be located on Portion 21 and the second
one on Portion 23 of Farm Afdaks Rivier Na, 575,

Access roads and internal roads will be constructed.
Bulk woter and stormwater, as well as sewer pipelines will be installed.

The existing mining area on the property has been excluded from the development proposail.

is amended to read:

The holder Is herein authorised to undertake the development in respect of the following alternative:

The proposed development, including associated infrastructure, includes the following:

The subdivision of Porfion 21 of the Farm Afdaks Rivier No. 575 in to two Portions (Portion A and B).
Porfion A will be kept as an agriculfural unit of approximately 514ha and Porfion B will be
subdivided into 13 separate porfions, fo establish o mixed-use development. A total of 3 014
residential units will be catered for within the development. The 13 portions will consist of the
following zones:

* General Residential 1 and 2;
Single Residential;

General Business 2;

Open Space 3;

Community 1;

¥ Y ¥ v ¥

Transport Zone 1: and
*  Agriculture 1,

The construction of two new reservoirs, one of which will be located on Portion 21 and the second
one on Portion 23 of Farm Afdaks Rivier No. 575.

Access roads and internal roads will be constructed.
Bulk water and stormwater. as well as sewer pipelinas will be installed.

A porfion of the mining area (Porfion A- approximately 5,5ha in extent) has been incorporated
info portions ¢ and 12 of the development proposal. The remaining porfion of the mining area
|Portion B) is excluded from the development proposal.

Section E: CONDITIONS OF AUTHORISATION:

Condition 9

The draft Environmenial Management Programme (“EMPr*) submitted as part of the application for
Envirenmental Authorisation is herebby approved and must be implemented.

is omended fo read:

L s
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Condition ¢
The drafi Environmental Management Programme (“EMP) dated October 2021 and submitted s
part of the amendment application is hereby approved and must be implemented.

Future amendments to the EMPr must be done in accordance with Regulations 35 to 37 of the ElA
Regulations, 2014 (as amended) or any relevant legisiation that may be applicable at the time.

3. ANNEXURE 2: SITE DEVELOPMENT PLAN- Figure 2
The site plan included on Page 16 of the Enviranmental Authorisation issued on 21 July 2020 is
replaced with the following site plan:
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ANNEXURE 3: REASONS FOR THE DECISION- POINT 2 ALTERNATIVES

iv with A

The proposal entails:

The subdivision of Porfion 21 of the Farm Afdaks Rivier No. 575 in to two Portions [Portion A and
B]. Portion A will be kept as an agricultural unit of approximately 514ha and Portion B will be
subdivided into 13 separate portions, to establish a mixed-use development. A total of 2 914
residential units will be catered for within the development. The 13 portions will consist of the
following zones:

*  General Residential 1 and 2;
Single Residential;

General Businass 2;

Open Space 3;

Community 1;

Y. ¥ ¥ ¥V ¥

Transport Zone 1; and
¥ Agriculture 1.

The construction of two new reservoirs, one of which will be located on Portion 21 and the
second one on Portion 23 of Form Afdoks Rivier Mo, 575.

Access roads and infemnal roads will be consfructed.
Bulk water, stormwater, as well as sewer pipelings will be installed.

The mining area has been excluded from the development.

This altemative is prefered becouse it avoids sensilive botanical and freshwater features, provision
i made for two biological conservation comidors within the site and the odditional traffic
anficipated will not require significant upgrades fo the local road network.

is amended to read:

Pi ive [Herswith Authaori i

The proposal enfails:

The subdivision of Portion 21 of the Farm Afdaks Rivier No. 575 in to two Porfions (Porfion A and
B). Portion A will be kept as an agriculfural unit of approximately 514ha and Portion & will be
subdivided info 13 separate portions. to establish o mixed-use development. A total of 3 016
residential units will be catered for within the development. The 13 porlions will consist of the
following zones:

¥ General Residential 1 and 2;
Single Residential;

General Business 2;

Open Spoce 3;

Community 1;

Y ¥ W ¥ ¥

Transport Zone 1; and
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® Agriculture 1.

* The ceonstruction of two new reservoirs, one of which will be located on Pertion 21 and the
second one on Portion 23 of Farm Afdaks Rivier No. 575.

¢ Accessroads ond intemal roads will be constructed.
«  Bulk water and slormwater, as well as sewer pipelines will be installed.

* A partion of the mining area [Portion A- approximately 5,5ha in extent) has been incorporated
into portions 9 and 12 of the development proposal. The remaining portion of the mining area
(Portion B} is excluded from the development proposal,

This alternative is preferred becaouse it avoids sensifive botanical and freshwater features, provision
is made for two biological conservation comidors within the site and the additional traffic
anticipated will not require significant upgrades fo Ihe local road network. Additionally, by including
Portion A of the mining area into the development proposal, the road contiguration will result in
improved fraffic flow and improved access to the sites. The inclusion of Portion A of the mining area
into the approved Site Development Plan ("SDP") will create an opportunity to deal with stormwater
management more effectively on site.

ANNEXURE 3: REASONS FOR THE DECISION- POINT 2.1 BIODIVERSITY AND BIOPHYSICAL IMPACTS
According to the Freshwater Impact Assessment dated November 2019, compiled by Ms. L. Day of
Liz Day Consuliing. the farm as a whole includes extensive watercourses of high imperfance and
sensitivity. However, four watercourses are affected by the proposed development, i.e. a section of
aseep/wetland; a minor watercourse and two arificial wetlands/dams. The seep/wetiand is densely
invaded by Invasive alien vegelafion, which may have impacted the extent of the weilland, The
arfificial dams located on Portion 1 and 2 of the development have been excluded from the
development. Additionally, the arfificial wetlands within the mining area will be refained as part of
the stormwoter monogement of the site. Through the implementation of the specialist
recommendations and the EMPr (accepted in Condition 9), impocts on the walercoursas will be
limited.

is amended to read:

According fo the Freshwater Impact Assessment dated November 2019, compiled by Ms. L. Day of
Liz Doy Consuliing. the farm as o whole includes extensive watercourses of high importance and
sensifivity. However, four watercourses are affected by the proposed development, i.e. a section of
aseep/wetland; a minor watercourse and two arfificial wellands/dams. The seep/wetland is densely
invaded by invasive clien vegetation, which may have impacted the extent of the wetland. The
arfificial dams located on Porfion 1 and 2 of the development have been excluded from the
development. A minor ephemeral watercourse that transects Porfion A of the mining area dissipates
in fhe deep sands found in the excavated depressions of Portion B of the mining area. In a
development context, runoff would be generated on the hardened surfaces that would be
established across the site. The deep sands info which the upsiream runoff is curently naturally
infilfrated, would not be available for the water to infiltrate into. Drainage In this area would be
maonaged through the propesed stormwater management system. This includes the construction of
an arfificial channel, that would be vegetated to provide o wetland habitat, which will improve the
stormwater amelioration function. Additionally, the artificial wetlands within Portion B of the mining
area will be retained as part of the starmwater management of the site. Through the implementation
of the specialist recommendations and the EMPr [occepled in Condifion 9), impacts on the
waotercourses will be limited,

Deportment of Environmental Affais ond Developmen Planning
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E. REASONS FOR THE DECISION
In reaching its decision, the Department took, inter alia, the following into consideration:

1. The Enviranmental Authorisation issued on 21 July 2020 (attached as Appendix A) excluded the
mining area from the development proposal, however, a partial ciosure certificate has since been
issued by the Departiment of Mineral Resources and Energy with respect fo the mining activities being
undertaken on the Remainder Portion 21 of Farm Afdakrivier No. 575,

2. The mining area formed part of the creas assessed during the specialist studies that were conducted
for the original application for Environmental Authorisation. The partial closure certificate concludes
the mining activities for Portion A of the mining area. The inclusion of Portion A of the mining areaq as
part of the development, will increase the number of residential unils by 102. The proposed
amendment being applied for is in terms of Part 2 of the NEMA EIA Regulafions, 2014 (as amended),
since there will be a change in the scope of the Envirenmental Autherisation issued on 21 July 2020,

The findings of the specialist studies are as follows:

2,1 According to the Bolanical Impact Assessment dated 23 September 2019, compiled by Mr.
N. Helme of Nick Helme Bolanical Surveys, the vegetation within Porfion A of the mining area
comprises Hangklip Sand Fynbos, an ecosystem listed as endangered, in terms of Section 52
of the National Environmental Management Biodiversity Act, 2004 (Act No. 10 of 2004)
[“NEMBA"). Approximately 40% of the vegetation found on Portion A of the mining areaq is
categorised as medivm-high sensitivity, and the rest as low sensifivity. No Species of
Conservafion Concern are likely to accur in the low or low-medium sensitivity areas, with fhe
exception of Leucadendron linifolium (Vulnerable), which seems to be able to exploii
disturbed areas rather well. The species is very common in the previously mined areas and in
some of the adjacent old, cultivated lands that have been fallow for more than fen years.
No pristine areas of Hangklip Sand Fynbos remain on site, os it has either been praviously
cultivated or subjected fo sand mining. There are, however, a few patches present on site,
that have recovered well and support moderate plant diversity,

2.2 A minor ephemeral watercourse that fransects Portion A of the mining area dissipates in the
deep scnds found in the excavated depressions of Porfion B of the mining area. In a
development context, runoff would be generated on the hardened surfaces that would be
established across the sife. The deep sands info which the upstream runoff is currently
naturally infiltrated, would not be available for the water to infilirate into. Drainage in this
area would be managed through the proposed stormwater management system, which
was approved as part of the original application for Environmental Authorisation. This
includes the construction of an arfificial channel, that would be vegelated fo provide a
wefland habitaf, which will improve the stormwater amelioration function. The Freshwater
Specialist has indicated that this channel would not be regarded as a natural wotercourse,
but rather as part of the stormwater management system.

3. The updated SDP provides for a road (with a 20 m wide road reserve) to transect Portion A of the
mining area, which now forms paort of Portions 9 and 12 of the proposed development. At the south-
western comer of Portion 12, the road tums west, and links with the 20m wide road running paraliel
to the R43. This proposed configuration is more sensible than that of the previously approved SDP,
which allows limited access to the south-eastern section of the development area. The improved

AW WE,
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road network configuration will result in improved traffic flow and improved access 1o the different
portions within the development.

4. The inclusion of Portion A of the mining area into the approved SDP will be an advantage to the
overall development and stormwater management on site, since the stormwater infrastruciure
fransecting this secfion can now be developed with the rest of the development.

5. The amendment does not trigger any new listed activities in ferns of the NEMA ELA Regulations, 2014
(as amended] (Listing Nofices 1, 2 and 3 in Government Gazette Na. 40772 of 7 April 2017)
promulgated in termns of the NEMA,

o

- The environment and the righls and interesls of interested and affected parties ["I1&APs”) will not be
adversely affected by the decislon fo amend the Environmental Authorisation.

=~

. No objections to the proposed amendments were raised during the public participation process,

& A public participation process was conducted for the amendment application, and the list of State
Departments that were consulted included, but are not limited to:
+ Overstrand Municipality;
+  Overberg District Municipality;
+ Department of Water and Sanitation;
« Breede Gouritz Catchment Management Agency:
+ Department of Transport and Public Works:

Department of Agriculture;

CapeNature;

Department of Mineral Resources; and

Heritoge Western Cape.

Al the end of the commenting period, a number of comments were received, Concerms raised by
18.APs were responded fo during the public participation process. This Department is salisfied that
the public parficipation process that was followed met the minimum legal requirements and the
comments raised and responses thereto were included in the comments and response report.

C. CONDITIONS

1. All other conditions contained in the Environmental Authorisation issued on 21 July 2020 (Attached
as Annexure A, remain unchanged and in force.,

D. APPEALS

Appedls must comply with the provisions contained in the Nalional Appeal Regulations 2014 (as
amended).

1. An appellant (if the holder of the decision) must, within 20 (iwenty) calendar days from the date
the notificatfion of the decision was sent to the holder by the Competent Authority —

1.1, Submit an appeal in accordance with Regulation 4 of the National Appeal Regulations 2014
{as amended) to the Appeal Administrator; and

1.2, Submit a copy of the oppeal to any registered 1&AFs, any Organ of State with interest in the
matter and the decision-maker i.e, the Competent Authority that issued the decision.
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2. An appellant (if NOT the holder of the decision) must, within 20 (twenty) calendar days from the
date the holder of the decision sent nofification of the decision to the registered I&APs -

21. Submit an appeal in accordance with Regulation 4 of the National Appeal Regulaltions 2014
(as amended) to the Appeal Administrator; and

22 Submit a copy of the appeal to the holder of the decision, any registered I&AP, any Organ
of State with interest In the matter and the decision-maker i.e. the Compeient Authority that
issued the decision.

3. The holder of the decision (if not the appellant], the decision-maker that issued the decision, the
registered |18.AP and the Organ of State must submit their responding statements, if any, to the
dppeal authority and the appellant within 20 (twenty) calendar days from the date of receipi of
the appeal submission.

4. The appeal and the responding statement must be submitted to the address listed below:
By post: Western Cape Ministry of Local Government, Environmental affalrs and

Development Planning
Privale Bag X186

CAPE TOWN
8000; or

By focsimile: [021) 483 4174; or

By hand: Attention: Mr Marius Venter (Tel: 021 483 2459)
Room 807

8" Floor Utilitas Bullding, 1 Dorp Street, Cape Town, 8001

Nole: For purposes of electronic database management, you are also requested to submit
elecironic copies (Microsoft Word format) of the appeal, responding statement and any supporting
documents 1o the Appeal Authorty to the address listed above ond/ or via
DEADP Appeals@westerncape.gov.za.

9. A prescribed appeal form as well os ossistonce regarding the appeal processes is obiainable from
Appeal Authority ot: Tel. (021) 483 2659, E-moil DEADP.Appecals@westemncape.gov.za or URL
http://www. westerncape.gov.za/eadp.

o westerncope. qov.za
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The Western Cape Govemment, the Locol Authority, committess or any other public authority or
organisation appointed in terms of the conditions of this EA shall not be responsible for any damages or
losses suffered by the holder, developer or hisfher successor in any instance where consfruction or
operation subsequent to construction is temporarlly or permanently stopped for recsons of non-
compliance with the conditions as set out herein or any other subsequent document or legal action
emanaling from this decision,

Your interest in the future of our environment is appreciated.

Yours faithfully

o
Zaahir Toefyni 10016 118530
0oy

MR. ZAAHIR TOEFY

DIRECTOR: DEVELOPMENT MANAGEMENT (REGION 1)

DEPARTMENT OF ENVIRONMENTAL AFFAIRS AND DEVELOPMENT PLANNING
DATE OF DECISION: 16 FEBRUARY 2022

CC: (1] Ms. M. de Villiers [Comerstons Enviranmental Consulbonits) BEmail: manitbcomenstoneenviro.coza
[2] Ms. P. Apdon [Cwversirand Municipality) Emaill. paplon@overstrand. gov.ro
[3) M. R. Smar [CapeNature) Emall: smart@capenature.coza
[4) Mr. D. Hendiriks [Overstrand Municipality) Ernai: dhendriks@overstrand.gov.a
(5] mar. C. van der Walt (Deparimant of Agricullure) Email: carvaw@else nburg.com
{8) mr, A, Seplember (Herifage westem Cape) Email; Andrew Seplember@westemcape.gov.zo
W weshemcape gov. I
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APPENDIX A
ENVIRONMENTAL AUTHORISATION ISSUED ON 21 JULY 2020

www weslerncape gov.aa
Department of Envirenmental Affairs and Development Flanning




226

o

Annexure H
Our Re: HM/OVERBERG/CALEDON/PTN 21 OF FARM 575 “ ..
CaseNo.  14081601ASO527M ‘ ALD ‘
Enquirles; Andrew September L ST
E-mall: andrew september@westerncape.qov.za < .
Tel 021 483 9543 ILifa leMvall o mons
Date: 27 October 2019 Erfenis Wes i
Graham Jacobs Herftage Wastnrn Caps

8 Fontein Street

345

FINAL COMMENT
In ferms of Seclion 38(8) of the National Herlage Resources Act {Act 25 ol 199%) and the Western Cape
Provinclal Gazefte $041, Notice 298 of 2003

HERTAGE IMPACT ASSESSMENT: PROPOSED MIXED-USE DEVELOPMENT ON PORTION 21 OF FARM
AFDAKSRIVIER 575, CALEDON, SUBMITTED IN TERMS OF SECTION 38({8) OF THE MATIONAL HERITAGE
RESOURCES ACT (ACT 25 OF 199%)

CASE NUMBER: 160815601A50927M

The motter above has referance. Hertage Westem Cape is in receipt of your application for the above
matter recelived on 20 Seplember 2019. This matfer was discussed at the Impact Assessment Commitiee
[IACOM) held on 9 October 2019.Amongst other things, Committes noted that:

1t was noted that whilst Ihe area is of @ scenic guality, the development would nat impact negaotively on
these qualities.

The Committee agreed thal whilst the area & of botanical heritage significance, that this will be dealt
with in terms of the provisions of NEMA and will be dealt with by the cansenting authority.

FINAL COMMENT

The HIA report complies with the requirements of 538(3) of the NHRA.
From a heritoge point of view, the Committee has no objections to the development proceeding in
accordance with the Preferad Development Allemative 2 as tabled.

Itis recommended that the consenting authority Imposes the following condifions:

I, Archoeclogical monitoring is required duing vegetalion cleaing operafion: and bulkk
earthworks. Monitoring must focus on colluvial cobbles near the edge of the Bat River Lagoon.

2. Should any unmarked human remains be disiurbed, exposed or uncovered during excavations
and earthworks, these must immediately be reporied to Hertage Western Cape.

3. That the successive precingt and site development proposals prepored during this paockoge of
plans process as informed by fhe Prefened Development Alternative 2 and the herilage-ralated
design indicatars contained in the HIA report, be o the approval of the Oversirand Municipolity
[Infrastructure and Planning: Hertage Management),

If any unexpected archaedlagical or poloecntolegical malerial or evidence of burials s discoverad
during earth-moving cictivities all works must be stopped and Hertage Westem Cape must be notified
Immediately.

Appliconts are strongly advised fo review and adhere fo the time fimils contained the Standord
Operational Procedure [SOF) between DEADP and HWC. The SOF can be found using the following link
httpeifeeww hwe.org. 20/node /293

HWC reserves the right 1o request addiional infermafien as required.

Should you have any further queries, please confact the official above and guote the case numbar,

olisi Dlarm

Execufiv : ficer, Heritage Westem aRfmeape.gov.za/cas
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open)serve

Division of Telkom SA SOC Ltd

10 Jan Smuts Drive Stefan Geldenhuys
Pinelands Tel: 021414 5546
7404 Email: Stefan ENSErVE.CO.2a

Our Ref : WWIP_WHWS4199_21
Your Ref : Portion 21 of Farm 575, RCAL

09 November 2021

Attention : H Olivier
Overstrand Municipality
Hermanus

PLANT AFFECTED : COPPER AND OPTIC FIBRE

Wayleave application : Rezoning, Portion 21 of farm Afdaksrivier No 575 (Between Hawston
and Fisherhaven), north and south of Ra5 district road

With reference to your letter received 08 November 2021

Important cables and other infrastructure are affected, please contact our representative
Melt Van As / 021 852 1717 / 081 363 7873 / Meltva@openserve.co.za
48 hours prior to commencement of construction work.

I hereby inform you that OpenServe approves the proposed work indicated on your drawing in principle.
This approval is valid for 12 MONTHS ONLY, after which reapplication must be made If the work has not

Any changes or deviations from the original planning during or prior to construction must immediately be
communicated to this office,

Approval is granted, subject to the following conditions.

As per sketch attached, OpenServe infrastructure WILL BE AFFECTED, consequently the conditions below
and on the attached legend will apply.

61 Dak Avenue, Highveld, Techno Park, Centurion 0157,
Private Bag X881, Pretoria, Gauteng, 0001
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Telecommunication services position is shown as accurately as possible but should be regarded as
approximate only,

Should alterations or relocation of existing infrastructure be required, such work will be done at the request
and cost of the applicant.

Please natify this office within 21 working days from this letter of acceptance and if any alternative proposal
is available or if a recoverable work should commence.

It would be appreciated if this office can be notified within 30 days of completion of the construction work.
Confirmation is required on completion of construction as per agreed requirements.

Should OpenServe infrastructure be damaged while work is undertaken, kindly contact our
representative immediately.

All OpenServe rights remain reserved,

Yours faithfully

For Selwyn Bowers
Operations Manager
Wayleave Management: Western Region
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PLANT AFFECTED : COFPER AND OPTIC
This wayleave, Reference Number WWIP_WHWS4199 ‘21 valid for 12 months
from date here of and is subject to the fallowing conditions:

L. Ne mechanical plant or vibrator type compactors may be used within
three metres of any Open Serve plant ( I.E. any Telecommunication equipment
above or below ground level ).

2. The position of our plant affected by the proposal is indicated as approximate and
Melt Wan As /021 852 1717/ 081 363 7873 / Meltva@openserve co.za

must be contacted at least 48 hours prior to commencement of the work,
upon which the actual location of Open Serve Plant will be indicated on sife.

3. A written request must be submitted to Open Serve for consideration
should the applicant require our plant to be relocated. The cost of such
relocation will be recoverable from the applicant.

4. It ks the responsibility of the applicant to verify the existance of the
indicated plant and to notify Open Serve immedintely should the applicant

locate amy Open Serve plant which is not indicated on the plans.
5. Should the applicant expose any Open Serve plant, the safeguard thereof will
be the applicant’s full responsibilty.

6. Failing to comply with the above conditions or any special conditions
addendum hereto will be regarded as gross negligence and the applicant
will be held responisible for the damage or loss as a result thereof,

Dater 09 Movember 2021 By: &
For Regiomal General Mannger
Western Cape (| N2W3IT1B)

Legend
1. Unde und Fipe e
1. Underground Cable =~

1. Mankale
4, Street Dstributio Cabinet (SDC )
5. Jointing Pit / AJB

6. Jointing Pillar { P4 ) [5]

A Junction Box { IS ) OI
8. Robot Control .}
5. Pole|
11 Siny —,
11 Sirut —=
12. Aerial Cable ( AIC ) — =
13, Bresk in pipe i i}
Uptic Fibre indicated in PINK on dhe plan M

The pipeline indicated contains OPTIC FIBRE cables.

Y
open)serve
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i FILE NO: B~k b Annexurej |'+
b o L { -
SCAN NO: [
|_ i ohd ]
@ gﬁ%ﬁ?}!‘,‘n COLLABORATOR NO:
lbouS3 |
Overstrand Municipality —w-0M | Date: 2021/11/15
Loretta@overstrand.gov.za ( | A Oha c:t':‘)

Enquiries;
WayleavesWesternOU@eskom.co.za

WAYLEAVE APPLICATION: Subdivision and Rezoning : PORTION 21 OF FARM
AFDAKSRIVIER NO. 575 : Hermanus

YOUR REF: RCAL 21/575
ESKOM REF: 03682-21
THIS IS NOT AN APPROVAL TO START CONSTRUCTION

I heraby inform you that Eskom has no abjection to the proposed work indicated on your drawing in
principle. This approval is valid for 12 months only, after which reapplication must be made if the
work has not been completed.

1. Eskom services are affected by your proposed works and the following must be noted:

a) Eskom has no objection to the proposed work and include a drawing indicating Eskom
11kV/LV underground services in close proximity.

b} Please note that underground services indicated are only approximate and the onus is on
the applicant to verify its location.

c) There may be LV overhead services / connections not indicated on this drawing.

d} The successful contractor must apply for the necessary agreement forms and additional
cable information not indicated on included drawing, in order to start construction.

Application for Working Permit must be made fo:
Customer Network Centre: Caledon

Dirk Swart / Francois Swart
028 214 5710/ 028 214 5713 / 083 502 2590
SwartDi@eskom.co.za

Include Eskom Wayleave as-built drawings and all documentation, when applying for
Working Permit.

Should it be necessary to move, relocate or support any existing services for possible
future needs, it will be at the developer’s cosl. Application for relocating services must be made to
Customer Services on 08600 37566 or WSMETSENII‘.‘ES@ESRONJGD.Z&

N
o
.\‘a
Distribution Division - Western Region [Land Development]
Wuua

ian
Eskom Rw Brackenfedl 7560 PO Box 222 Brackenfell 7561 34
Tel +27 86 003 7066 www eshom.coza

Eskom Holdings S50C Limitad Rep Mo 2002/01 5527130
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2. Underground Services
The following conditions to be adhered to at all times:

a) Works will be carried out as indicated an plans.

b) Mo mechanical plant to be used within 3.0m of Eskom underground cables.

¢) Al services to be verified on site,

d) Cross trenches to be dug by hand ta locate all underground services before construction work
commences.

e) If Eskom underground services cannot be located or is grossly misplaced from where
the wayleave plan indicates, then all work is to be stopped and Graham Hector from the Land
Development Office to be contacted on 021 980 3551 / HectorG @eskom.co.za, to arrange the
capturing of such servicas.

f} In cases where proposed services run parallel with existing underground power
cablesthe greatest separation as possible should be maintained with a minimum of 1000mm.

a) Where proposed services cross underground power cables the separation should be a
minimum of 300mm with protection between services and power cables. {Preferably a
concrete slab)

h) No manholes; catch- pits or any structure to be built on top of existing underground services.

i) Only walk-behind (2 ton Bomac type) compactors to be used when compacting on top of and 1
metre either side of underground cables.

i) ! underground services cannot be located then the Customer Network Gentre (CNC) should be
consulted before commencement of any work.

k) No work can take place within the servitude of a 66kV Cable or 13kV Cable If indicated.
Should you need fo undertake any work within the proximity of our 66kV or 132kV Cables
please contact Graham Hector on HectorG@eskom.co.za lo arrange a site visit.

3. Q.H. Line Services:

a)  The following building and tree restriction on either side of centre line of overhead power line
must be observed:

Voltage _Building restriction either side of centre line

11/ 22V 80m

66KV 11.0m .
132k 155 m |

b}  No construction work may be executed closer than 6 {SIX) metres from any Eskom structure or
structure-supporting mechanism.

c) Mo work or no machinery nearer than the following distances from the conductors:

Voltage Mot closer than: s
11/ 22kV 3.0m
[ 3zZm

| 132kV 3.8m

d) Natural ground level must be maintained within Eskom reserve areas and servitudes.

e) That a minimum ground clearance of the overhead power line must be maintained to the
following clearances:

[ Voltage Safety clearance above road:
11/ 22kV 6.3 m i
66KV = 69m =
132kV 75m
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h)
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That existing Eskem power lines and infrastructure are acknowledged as established

infrastructure on the properties and any rerouting or relocation would be for the cost of the
applicant/developer.

That Eskom rights or servitudes, including agreements with any of the landowners, obtained for
the operation and maintenance of these existing power lines and infrastructure he acknowledged
and honoured throughout its (ifecycle which include, but are not limited to:

.. Having 24 hour access to its infrastructure according te the rights mentioned in (a) above,

ii.  To perform maintenance (structural as well as senvitude — vegetation management) on its
infrastructure according fo its maintenance programmes and schedules,

ii. ~ Toupgrade or refurbish its existing power lines and infrastructure as determined by Eskom,

iv.  To perform any other activity not listed above to ensure the safe operation and
maintenance of the Eskom power lines or infrastructure.

Eskom must have at least a 10m obstruction free zone around all pylons {not just a 10m radius
from the centre).

Eskom shall not be liable for the death or injury of any person, or for loss of or damage to any
property, whether as a result of the encroachment or use of the area where Eskom has its
services, by the applicant, hisiher agent, contractors, employees, successors in title and
assignee.

The applicant indemnifies Eskom against loss, claims or damages, including claims pertaining
to interference with Eskom services, apparatus or otherwise,

Eskom shall at all times have unobstructed access to and egress from its services,

Any development which necessitates the relocation of Eskom's services will be to the account

of the developer.
Lungil isi_Motsisl @eskom.co.za, E ;_Transmissj be contacted on 011

800 5734 to comment on kV OV N £

WITIN THIS SERVITUDE OR UNDERNEATH POWERLINES IS ALLOWED until comment
from Eskom Transmission has been obtained.

4. NOTE

Wayleaves, Indemnity form (working permit) and all as-built drawings issued by Eskom to be kept
on site at all times during construction period.

Yaurs faithfully

LAND DEVELOPMENT {BRACKENFELL)
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Annexure £,

Masisipalivelr * U-Mezipele = Municigali

Datea:
i

File referencea: Partion 21 of Farm Aldeksrivisr No. 575, RGAL O\@RSTMNL

§ Noverber 2021 W

INTERNAL MEMORANDUM

From Town Planning Department
Town Planner Henk Olivier
(i ; —re
Buitding Contral Efactrical Envira
! + rea anager Deparfment gaggg t Officer
Dasaiim Infrastructure and |  Local Heritage Locaf Economic. Opevational
E - Flann | "co Davi nt ~ Services
Traffic Department | Ward Gounciliar SRREC |
fEes 1 Manggement | 0
Applicant ARCH TOWN PLANNERS (obe AFDAKSRIVIER TRUST)
PORTION 21 OF FARM AFDAKSRIVIER NO. 575 (BETWEEN |
Property Detalls HAWSTON AND FISHERHAVEN, NORTH AND SOUTH OF THE R43
i DISTRICT ROAD), A DIVISION OF GALEDON
APPLICATION FOR SUBDIVISION, REZONING, CONSENT USE,
Application Description DEPARTURE AND DEVIATION OF OVERSTRAND MUNICIPAL
| GROWTH MANAGEMENT STRATEGY (2010} |
ATTACHWMENTS : L i
L 2 Motica

-

2 Locality Plan

————— Shawid the information be insuliiclent for yeu o make
an infarmativa eomment. please iist amy eddlionsd

- Mativation

- o

4. | Site Development Plan

documentabon Biat pou welld requite i Fake
frfoimned comments.

YOUR DEPARTMENT'S COMMENTS:

A
Signature: | &w;m

‘Dat!: \ "fj Mf 2021

Pleass provide your comments (with specific refarence to any conditions of approval that should be imposad) in the

space provided above or in & sepanmle Memo

not |abe e d lated If you reguira an

extension of time for submission of comments, kindly request this In writing. Should ne comments be received,
i will b assiamed that you have no objection te the propesal and whers agpropriata, the Mayaral Committes will be

informed accordingly.

+ Building Controf Department to confirm that all structures on the property/fes are In ce with tive

pproved buil
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\0" CUPENGfure CONSERVATION INTELLIGR

postal 16 17th Avenue, Voélkip, Herrnmu;
physical 16 17Ih Avenue, Vodikip, Hermanus, 7200
website W CApenature oo 7e

angquiries  Rhett Smart

telephone Q&7 087 6017

email remanicapenature.co.za
reference L314/26/M1/7/2/575-21_planning_Flsherhaven
date 21 June 2022
Overstrand Municipality
Il:.o. Box 20 e {‘3/\1‘\6@4 FILE NO. P 2\ =
ermanus
Hor i, iy
( oo SCAN NO.
Attention: Henk Olivier i Ob '
By email: loretra@overstrand.gov.za COLLABORATOR NO
Dear Mr Olivier Ub999.50 r

Additional Comment: Application for Subdivision, Rezoning, Consent Use and
Departure for a Proposed Mixed Use Development on Portion 2| of the Farm

Afdaksrivier 575, Hermanus
(Overstrand Municipality ref. no.; Portion 21 of Farm 575, RCAL)

CapeNature would like to thank you for the opportunity to comment on the application and
would like to make the following comments. Please note that our comments only pertain to
the biodiversity related impacts and not to the overall desirability of the application,

CapeMature commented on this application where one of our recommendations was that
the areas which will be included in the conservation area should be zoned to Open Space |
Mature Reserve. The applicant has requested that we reconsider this recommendation as this
will require a delay in the process as it will require additional public participation. The
conservation area must be signed up into a stewardship agreement according to the
conditions of approval for the NEMA process.

CapeNature can confirm that we do not require that stewardship sites are rezoned to the
appropriate conservation zoning for the relevant municipality. The primary use for the
conservation area/conservation portion is however nature conservation therefore it is at the
discretion of the municipality whether rezoning is required. The stewardship agreement
provides for the necessary protection and management interventions required in order to
manage the conservation area for the purposes of nature conservation. It should be noted
that there are different levels of stewardship, and the level for this property will be decided
at the next CapeMature Stewardship Review on |5 September 2022 and is based on the
biodiversity value. The top tier is a nature reserve which is declared under the Mational
Environmental Management: Protected Areas Act (NEM:PAA).

CapeNature therefore wishes to clarify that we do not require that the conservation areas
referred to in the subject application are rezoned to Open Space |, and that this is merely a
recommendation. We therefore do not have any objection to the application as propesed.

The Wastem Cape Nature Consanvation Board Irading as Capeialure

Hoard Members: Frof Denver Hendricke (Charpersan), Prod Gavin Manewaldt (vica Chalrparsan), Ms Marguerite Loubsar, M Mangn Binon, D
Calin Johrsen, Prof Aubrey Rediinghuis, Mr Paul Stack

77 JUN 2022
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CapeNature reserves the right to revise initial comments and request further information
based on any additional information that may be received.

Yours sincerely

_.n"j
Lr—

Rhett Smart
For: Manager (Landscape Conservation Intelligence)

cc. Marike Bolz, Arch Town Planners
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Annexue N

+y agriculture,
L forestry & fisheries
i) et —

Apricitute, Forasiry and Fishagas
REPUBLIC OF SOUTH AFRICA

Frivels Bag X120, Pratcria , DOOT
Dedpen Bulding, Cfo Annbs Botha 4 Union Straol, Riviera, 008e

Fram: Dirociorate Lang Use and Soil Manaperien
Tal: (M12-315-7034 Fax: 012-320-5938 E-malf: hkakaDgidaft gov ea
Erquirias: Halpdesk Rol: 2016 Dg_0r3q

ARCH Town Flanners
5 Elbertha Streat

DIE BOORD
STELLENBOSCH
7600

Attention: M Bollz

AFPLICATION IN TERMS OF THE SUBDIVISION OF AGRICULTURAL LAND ACT, 1970:
APPLICATION FOR SUBDIVISION OF THE REMAINDER OF PORTION 21 OF THE FARM
AFDAKS RIVIER NO. 575, DIMISION CALEDON, WESTERN CAPE PROVINCE

Your e-mail dated 20 February 2017 refers.

This Department has no objaction against the proposed fownship establishment on the proposed Ptn
B (221,68 hectares) from an agricultural point of viaw,

The formal  subdivisional consent shall be lssted wpon raceipt of faroning permit from the
Municipality.

This commeant does not exempl the property from the provisions of any other law, with special
reference to the Conservation of Agricuttural Resources Act, 1083 {Act 43 of 1083) and doas not
purpart to interfere with the rights of any person wha may have an interest in the agricultural land.

Yours faithfully

DR MOSHIBUD! RAMPEDI

DEPUTY DIRECTOR GENERAL:

FORESTRY AND NATURAL RESOURCES MANAGEMENT
DELEGATE OF THE MINISTER

DATE: ]]. o). 5;-017

CC: Land Lise and Soil Management PO, Box 380 BELLVILLE 7838
CG: Mr Beancon Layman Lenduse Mansgement Dapariment of Agrieuture: Wastem Capa Private Bag x 1 ELSENBURG TEO7

DAFRMER201 FiAfdaks Rivar Mo, 575 Pin 21

1.8 Nov 2op

= —————

T
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Annexure O | |2

TRANSPORT & PUBLIC WORKS: ROADS
Chief Directorate: Road Planning
W grace.swanepoel@westamcope.gov.za
Tel: +27 21 483 4449

pom 335, ¢ Dorp Street, Cape Town, 8001
PO Box 2403, Cape Town, 8000

Western Cape
Government

e e e " I T S
e N A w

REFERENCE:  14/9/4/1-21/38 (Job 22919) € \A. Ohuvex
ENGUIRIES: Ms GD Swanepoel
DATE: 24 March 2021
The Municipal Manager FILE NO. =
Overstrand Municipality o Hins = -2

' PO Box 20 CalcsS
HERMANUS SCAN NO.
=00 Lo AL

COLLABORATOR NO.

Attention: Ms L lsaacs LUEblg2 |

Dear Madam

PORTION 21 OF FARM 575, HAWSTON AND FISHERHAVEN AREA, OVERSTRAND: TRUNK ROAD 28

SECTION 1: REZONING AND SUBDIVISION APPLICATION

1. The following refer;

1.1 Your e-mail dated 28 June 2018;

1.2 This Branch's even numbered letter dated 23 August 2017;

1.3 Email from the Applicant (M. Bolz of Arch Town Planners) dated 8 October:

1.4 Addendum to the Traffic Impact Assessment dated 19 Seplember 2019;

1.5 This Branch's even numbered lefter dated 8 December 2020 and

1.6 E-mail received from the Applicant's Traffic Engineer, Massrs UDS [Pty) Lid, dated
? March 2021 which motivated for signals on an interim basis and alse cited an earfier

approval for signals when warranted with reference 13/3/5/1-28/43 [Job 17750) dated
12 September 2011 by this Branch for the industrial development to the west of the R43.

2, The subject property is located opposite Hawston in the Overstrand area.

3. Itis understood that the revised development consists of the following:

3.1 3016 residential units;

weww eS| SImcone gov.zg
19 “Hﬂm Transport & Public Works | Roads




3.2
3.3
3.4

3.5

3.1
52
53

1.2
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16/916/1-21/38 (Job 22919)

4500 m? GLA of reiail;

2500 m2 GLA offices;

Hospital of 72 beds and 8 consulting rooms and
School for 1000 leamners.

Cognisance is taken of the Traffic Impact Assessment undertaken by ICE Group [Ply) Lid
dated 4 October 2017 and the TIA Addendum dated 19 September 2019.

The TIA recommends that access be iaken at the following location off the R43:
R43 / George Viljoen Street recently signalised);

R43 / China Marais Road and

R43 / Indusfrial Read [new intersection).

It would appear that the development is oimed ot the higher income groups as the
residenticl components are all access confrolled. The school in all likelihcod will also likely

be a private school,

The interim access proposals motivate for signalisation as an interim measure, which
means that the speed limit has to be reduced to 80 km/hr.

It is thought that the impact of the signals and the expected high volume of side traffic will
cause a significant drop in the level of mobility of the R43 over this portion.

The R43 is a high order Class 2 Road which requires protection in order 1o serve the town of
Hermanus.

In consideration of the mofivation by the Traffic Engineers for the application and limiting
the impact on the mobility of the R43, this Branch is prepared to consider fraffic signals as
an interim control measure, subject o the signals seftings being vehicle actuated for the
side streets, the phase for the side streets be set ai the minimum green time, the
pedestrian phase be push button actuated and/or run with the side streef phase, that the
stop fine capacity of Trunk Road 28 Section 1 be increased fo two lanes.

This Branch withdraws Its objection fo the application in terms of the Land Use Planning
Act, No 3 of 2014, subject to the following conditions:

Traffic signals will be considered when waranted af the intersections of R43 / China
Marais Road and R43 / Industrial Road [new intersection);

The signals must be set that the phase for the side streets are vehicle actuated and be set
at the minimum green time;

W, wie e Qe.O0v. 10
Tronspodt & Public Works | Roods
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16/9/6/1-21/38 [Jok 22917)

1.3 The pedestriian phase must be activated with a push button and where feasible run with
the side street phase and

114 The stop line capacity of Trunk Road 28 Section 1 be increased to two lanes,

Yours Sincerely

g Jet=

For DEPUTY DIRECTOR-GENERAL: ROADS

O WESISICORS.Q0V.20
Transport & Fublc Works | Roads
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Department of AgrigUiture
Cor van der Walt

Land Use Manager

Land Use Management

Email: Corvdw@elsenburg.com

tel: +27 21 808 5099

TR N Anea

Western Cape
Government

OUR REFERENCE  : 20/9/2/4/2/368 (A Oise

YOUR REFERENCE  : Portion 21 of Farm No. 575,RCAL

ENGQUIRIES : Cor van der Walt

Oversirand Municipaiity mEvo: N 21 | SIS v

PO Box 20 [ Mk ier |
s e,

HERMANUS

i ! PN 2 |
OUABORATOR NO:
: CScieo% |

At Mr. H Ofvier s

PROPOSED SUBDIVISION, REZONING, CONSENT USE, DEPARTURE: DIVISION CALEDON
PORTION 21 OF THE FARM AFDAKSRIVIER NO 575

Your application of 05 November 2021 has reference.

The proposed development is situaled within the urban edge of the 2020 Overberg Spatial Development
Framewaork, In order fo make provision for expansion of the urban areg, in the most appropriaie locality.

Therefore the Westem Cape Depariment of Agriculture: Land Use Management has no objection.

Please note;
» That this is comment fo the relevant deciding auihorifies in terms of the Subdivision of Agricultural

Land Act 70 of 1970,

+ Kindly quote the above-mentioned reference number in any future comespondence in respect of
the application,

11FER N2

: I
Western Cope Department of Agriculture
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* The Depariment reserves the right to revise initial comments and request further information based
an the information received.

Yours sincerely
M. CJvan der Walt

LANDUSE MANAGER: LANDUSE MANAGEMENT
2022-02-07
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TPA-EMS-220216-01 BUBRETRIRD
Town Plonning Application on 16-02-2022

Generated an Uniti by Penelope Aplon on 11-05-2022

Basic Information

Coplured 16-02-2022 1042 Call Time 16-02-2022 1042 Caoptured By  Penelope Aclon
Heference TRA-EMS-220216-01 Office EME
District Cverberg Storbus Closed

Municipalify Cwverstrand

Description

APPLICATION FOR SUBDIVISION, REZOMNING, COMSENT USE, DEPARTURE AND DEVIATION OF OVERETRAND MUMNICIFAL
GROWTH MANAGEMENT STRATEGY

Geographical infermation

Afdoksrivier development [-34.3745; 19,1442)

Application Details
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Fils Hal Pertien 21 of Farm 2{2-
rONCE Atdaksrivier 575, RCAL
ARCH TOWWIN
PLANNERS [obo
AFDAKSRIVIER
TRUST)
FORTION 21 OF FARM
AFDAKERIVIER NO,
575 (BETWEEN
HAWSTON AND
PromeY  FISHERHAVEN,
MORTH &MD SOUTH
OF THE R43 DISTRICT
ROAD) A DIVISION OF
CALEDGN

Appilicant

Erwviranmental Impact Assessment:

Thiz development hos gane through an E1A process where detailes specialist studies were conducted, including wetland and
botanical studies. The cutcome of the ELA was the delinsalion of scological comridors and development set-bachis adjacent fo
rivers aond the estuory, The Envirenmentol Monoegement Progromme which wog apgroved with his agavalopriant mist be
mplemented cnd aohared to.

Stormwoter manogamant;

Furtion 1 is lecated closest to the Bat River Estuary and the detention pond is proposed adjacent ta Starmalang road. The
applicont must ersure that sufficent measures are in plocs fo ensure stormivwater polishing prior o dechargs into the notura
system. Itis propoged thal o guertery waber monitaring pregromme shoulkd be imelemented for 1his specific site,

‘Green infrostructurs should be consldered thraugholit this development application as aternadtives to hardened structuras and
surfoces. These would include bioswales, permeable sidewalks, green reofs, rain water harvesting and so forth, This must be
considered with detalled planning for each portion os well as the current stormwalar manogemert plan.

Air Cuality maragerment {dust control):

As this development will be o phased developrment, s regquested that clearance of creas also be conducted Ina phosed mannar,
Iheraby decreasing the potenticl of creating vost open aress prone fo the generdtion of dust It s dlso recommended that dust
miitigation meosutes be implemerted duing consfruction phoses,

Ervirarmental Maonagement Overlay Zones (EMOZ)

The eriginat epalication wos submittad in 201 7, before the EMDZ regulations were gazetted. This currert application is o re-
advertisament of the previous application. However, should future applications for sub-division of each of the individual porticns
bemade, these will be deall with In ferms of the Overstrand Municipality Amendment By-kaw an Municipal Land-use Blanning
2020, where the EMOZ regulations will be considerad.

This office hos ne objection on the cpplication for subdivision, rezoning, departure and consent-use.
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CATCHMENT MANAGEMEMNT BGENCY

Comer Mountain Mill & East Lake Roads, Worcesler, 8850 | Privele Bag X3055 Worcester 6350

Enquiries: F Smith Tel: 023 348 8000 Fanc: 023 347 2012 E-mail: famith@bgcma.co.za
Our Reference no:  4/10/1/G40G/Afdaksrivier 575/21, Caledon RD Date: 31 January 2021
g\rgrsg[a):dz Sil unicipality qEND: TRy EIT'E'E

Hermanus | N o Y

7200 LAN MO:;

For Attention: H. Olivier I I
w LAHORATOR WO

: - b2ST78 |

PORTION 21 OF FARM AFDAKSRIVIER NO. 575 (BETWEEN HAWSTON AND FISHERHAVEN,
NORTH AND SOUTH OF THE R43 DISTRICT ROAD), A DIVISION OF CALEDON: PROPOSED
SUBDIVISION, REZONING, CONSENT USE, DEPARTURE AND DEVIATION OF
OVERSTRAND MUNICIPAL GROWTH MANAGEMENT STRATEGY (2010): ARCH TOWN
PLANNERS (obo AFDAKSRIVIER TRUST)

With reference to vour letter dated 0511/2021. with file reference number: Portion 21 of Farm
575, RCAL, as we olivat port by Arch Town Planners, daled OCTOBER 2021,

Il as the Motivational Report

The BGCMA has no objection against the proposed subdivision, rezoning, consent use, depariure
and deviation of the Oversirand municipal growth management strategy (2070) but the following
should be clarified and/or noted:

Sir

1. The recommendations as contained within the Aquatic Ecosystems Study (Liz Day
Coneulting), should be implementad and any deviation to these recommendations, should

cated with the BGCMA.
| hat the ‘no go’ areas remain intact.

thi.applicant to ensure th
3 n' v € s priority, and the ongoing clearing of alien
e o

orisation applicable to the existing property

n acceptable standard (SANS 241:2015).
t in place for the proposed development.

5. Water for domestic use should be tre
6. New bulk sewer infrastructure should b

In addition: i
7. Al relevant sections and re
regarding water use should b
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8. Polluted storm water should be contained and managed in such a way that it does not pose
an additional threat to surface- and groundwater resources.

9. Any future development should not have a detrimental impact on water resources, both
surface- and groundwater resources,

Please be advised that the comment provided is in the interest of responsible water resource
management. The BGCMA reserves the right to revise initial comments and request further
infarmation based on any additional information that might be received.

Please do not hesitate to contact this office if you have any further queries,

Please ensure to quote the above reference in doing so.

Yours faithfully.

e

JAN VAN ST,
CHIEF EXECUTIVE OFFICER (ACTING)
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ent of Envirenmental Affairs and Development Flanning
Datene Corsters

Directorate: Develooment Management [Region 2)
dolene corstens Bwestemcope. gov.zg | Tel: 041 494 8133

Reference: 15/3/2/12/B03

The Municipal Manager

Overstrand Municipality SCAN NO:
PO Box 20 Las _ =il
HERMANUS COLLABORATOR NO: | &y f?ﬂ-f“?
7200 l -

REQUEST FOR COMMENT: APPLICATION FOR THE PROPOSED SUBDIVISION, REZONING,
CONSENT USE, DEPARTURE AND DEVIATION FROM THE OVERSTRAND MUNICIPAL GROWTH
MANAGEMENT STRATEGY, 2010; PORTION 21 OF THE FARM AFDAKSRIVIER NO 575, DIVISION
CALEDON

I Your request for comment, dated 05 November 2021, on the amended Site
Development Plan, dated 14 Seplember 2021, has reference.

2. The applicafion involves various land use and land development applicalions to
aslablish a mixed-use development on a 2227ha portion of the application property.

3. From a previncial land use planning pespective there & no objection to the propasal.
4. Itis noted that "applications” are made for deviations from the Growth Manaogement
Plan, 2010 in ferms of section 10 of the Oversirand Municipality By-law on Municipal
Land Use Planning. These deviations are not "applications” as such but should be
addressed as part of the assessment of the development proposal,
| Digitally signed by Kobus

Kobus Mu nrﬁ:;}‘:rr;guamz.w 153255
S oo
DIRECTOR: DEVELOPMENT MANAGEMENT {REGION 2)

'i? - 7 DEC 2011
W wWiEs | Smcope gov.zo

Department of Envirenmental Affairs and Development Plann ing




