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3.

ERF 210 GANSBAAI (MASAKHANE), OVERSTRAND MUNICIPAL AREA :
PROPOSED REZONING, SUBDIVISION, DEPARTURE, AMENDMENT OF THE
OVERSTRAND GROWTH MANAGEMENT STRATEGY AND APPROVAL OF
STREET NAMES : MASAKHANE AFFORDABLE HOUSING PROJECT : MESSRS
URBAN DYNAMICS ON BEHALF OF OVERSTRAND MUNICIPALITY

210 GGB (3723)
SW van der Merwe (028) 313 8900 Hermanus Administration
6 February 2018

1. Executive Summary
An application has been received on 4 July 2017 from Messrs Urban Dynamics
on behalf of the Overstrand Municipality on Erf 210, Gansbaai for the deviation
of the Overstrand Growth Management Strategy, 2010 (OGMS) in order to
provide a residential density of 45 units per hectare in lieu of the 20 — 30 units
per hectare.

2. Service Delivery and Budget Implementation Plan - IGNITE

Infrastructure and Planning
Town Planning

3. Compliance with Strategic Priority
Provision of democratic, accountable and ethical governance
Provision and maintenance of municipal services
Creation and maintenance of a safe and healthy environment
Promotion of tourism, economic and social development
4. Delegated Authority
None
5. Legal Requirements
Section 22 (2) of the Spatial Planning Land Use Management Act, 2013
6. Background/Discussion/Evaluation/Conclusion
Background
Gansbaai (Masakhane) has been identified by the Overstrand Municipality as

having an urgent housing need. The application is therefore submitted to
address the current and future housing need of the community. The housing
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development is to provide housing opportunities for existing community
members who are on the housing waiting list.

An application has been received on 4 July 2017 from Messrs Urban Dynamics
on behalf of the Overstrand Municipality in terms of the Overstrand Municipal
Land Use Planning Bylaw, 2015 on Erf 210, Gansbaai (Masakhane) for the
following:

Application Area A

subdivision of Erf 210 in terms of Section 16(2)(d) to create Application Area
A (26,62 ha);

rezoning in terms of Section 16(2)(a) of Application Area A from
Undetermined Zone to Subdivisional Area;

subdivision in terms of Section 16(2)(d) in order to create 1184 Less Formal
Development Zone, 5 Community Zone 1, 6 Business Zone 3, 7 Open
Space Zone 2 (public open space) and Transport Zone 2 (public road)
erven;

departure in terms of Section 16(2)(b) in order to relax the street building
line from 2m to 1m and lateral building lines applicable to the proposed less
formal development zone erven from 1m to Om (only one lateral building line
of the respective erven will be relaxed);

deviation of the OGMS in order to provide a gross residential density of 45
units per hectare in lieu of the 20 - 30 units per hectare; and

approval of new street names in terms of Section 96 of the Overstrand By-
Law on Municipal Land Use Planning, 2015.

Application Area B

subdivision of Erf 210 in terms of Section 16(2)(d) to create Application Area
B (6,81 ha);

rezoning in terms of Section 16(2)(a) of Application Area A from
Undetermined Zone to Subdivisional Area;

subdivision in terms of Section 16(2)(d) in order to create 295 Residential
Zone 1, 1 Community Zone 1, 4 Open Space Zone 2 (public open space)
and Transport Zone 2 (public road) erven;

departure in terms of Section 16(2)(b) in order to relax the street building
line from 2m to 1m and lateral building lines applicable to the proposed less
formal development zone erven from 1m to Om (only one lateral building line
of the respective erven will be relaxed);

deviation of the OGMS in order to provide a gross residential density of 45
units per hectare in lieu of the 20 - 30 units per hectare; and

approval of new street names in terms of Section 96 of the Overstrand By-
Law on Municipal Land Use Planning, 2015.



54

AGENDA of the

Portfolio Committee : Infrastructure & Planning

20 March 2018

(Also the agenda for the Mayoral Committee Meeting : 28 March 2018)

The application referred to above was considered by the Authorised Official
under delegated authority since no objections were received and it was
resolved as follows:

"RESOLVED:

1. that in terms of the Overstrand Municipality By-Law on Municipal Land
Use Planning, 2015 (By-Law) the application for a housing
development on a portion of Erf 210, Gansbaai, Masakhane, which
includes the following:

% subdivision of Erf 210, Gansbaai into Application Area A (+26,62
ha), Application Area B (6,81 ha) and a Remainder (6,81 ha);

% rezoning in terms of Section 16(2)(a) of Application A and B from
Undermined Zone to Subdivisional Area;

% subdivision of Application Area A in terms of Section 16(2)(d) in
order to create 1184 Less Formal Development Zone, 5 Community
Zone 1, 6 Business Zone 3, 7 Open Space Zone 2 (public open
space) and Transport Zone 2 (public road) erven;

% subdivision of Application Area B in terms of Section 16(2)(d) in
order to create 295 Residential Zone 1, 1 Community Zone 1, 4
Open Space Zone 2 (public open space) and Transport Zone 2
(public road) erven,;

% departure in terms of Section 16(2)(b) in order to relax the street
building line from 2m to 1m and one lateral building line applicable
to the proposed residential erven from 1m to Om; and

% approval of new street names in terms of Section 96 of the
Overstrand By-Law on Municipal Land Use Planning, 2015,

be approved in terms of the provisions of Section 61 of the said By-
Law;

2. that the approval in paragraph 1. above be subject to the following
conditions:

(@) that should top structures (units) be developed in this project a
Layout Plan be submitted showing the building lines, placement
of the units and unit types (single or double storey) prior to the
building plan submission phase;

(b)  that the allocation of serviced sites without formal top structures
in application Area A be subject to the submission of a site plan
for prior approval by the Authorised Official;

(c) that all conditions imposed by Department of Environmental
Affairs and Development Planning, Component:. Planning,
Eskom, Fire Services, Cape Nature, Breede-Gouritz Catchment



55

AGENDA of the

Portfolio Committee : Infrastructure & Planning

20 March 2018

(Also the agenda for the Mayoral Committee Meeting : 28 March 2018)

Management Agency, Telkom, Department of Transport and
Public Works, Department of Environmental Affairs and
Development Planning (Environmental Authorisation) (attached
as Annexures D, E, F, G, I-L), be complied with;

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

(e) that the provision of street names be noted and that the list of
names be work shopped with the Social Compact;

() that this approval does not absolve the applicant from
compliance with any other relevant legislation, and

() that all other development parameters as prescribed in the
relevant Zoning Scheme be complied with.

3. that the applicant 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.

RECOMMENDATION TO COUNCIL :

1. that the application for the deviation of the Overstrand Growth
Management Strategy, 2010 in order to provide a residential density of
45 units per hectare in lieu of the 20 - 30 units per hectare in terms of
the provisions of Section 22(2) of the Spatial Planning and Land Use
Management Act, 2013 be recommended for approval.”

This item serves to inform the Council regarding the application and the
subsequent decision which was taken by the Authorised Official and to receive
Council’s decision in terms of the Local Government Municipal Systems Act,
2000 (Act 32 of 2000) on the proposed deviation of the OGMS in order to
provide a residential density of 45 units per hectare in lieu of the 20 - 30 units
per hectare.

Evaluation

As stated earlier the proposed application is to develop a human settlement
which will address the current and future housing need of the community. The
housing development is to provide housing opportunities for existing community
members. A substantial part of Masakhane currently comprises of a densely
populated informal settlement with a low level of services. It is the intention of
the proposed development to formalise the informal part of Masakhane through
the provision of subdivided serviced erven resulting in the de-densification of
the existing informal settlement.
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The application involves two (2) application areas, namely Application Area A,
situated south east of Masakhane that will be zoned for less formal
development purposes, permitting serviced erven with dwelling units / shelters
under the applicable primary rights as not all residents will qualify for individual
Breaking New Ground top structure subsidies in terms of the National Housing
Code.

Application Area B is situated north west of Masakhane and is bordered by the
Gansbaai Industrial Area to the west and the Gansbaai Commonage to the
north comprises vacant land. This area will be developed with formal
structures. The layout was also amended to accommodate an existing
electrical servitude situated in the road reserve north-west of the site and a
300m buffer from the landfill site further north.

The average erf size provided for in the development is 120m2, which is flexible
enough to accommodate different house typologies and to permit for future
house extensions. The proposal also entails the relaxation of the 2m street
building line to 1m and one lateral building line of Om in order to accommodate
semi-detached dwellings.

The application property being part of the commonage, zoned as Undetermined
Zone is exempted from the provisions of Act 70 of 1970 and excluded from the
agricultural register.

The development gains access from the existing road network with direct
access from the R43. A further access from the R43, south east of Application
Area A is also proposed.

In the application it is proposed to increase the residential density from 20 — 30
units per hectare to 45 units per hectare. The Growth Management Strategy,
2010 (GMS) prescribes a density of 20 — 30 units per hectare, therefore a
deviation is required. In accordance with the provision of SPLUMA, Section
22(2) the Municipal Planning Tribunal (MPT) or Authorized Official (AO) or any
other authority required/mandated to make a land development decision (in this
case Council), may depart from the provisions of a SDF & GMS if site specific
circumstances exist that justifies such departure. In view of the above the
following site specific circumstances could be argued supporting a deviation
from the GMS, namely:

% Land scarcity for human settlement development in the Western Cape
and specifically Overstrand;

% The subject property is situated within the urban edge and designated
for urban development purposes;

% The proposed development is well located relative to existing facilities
and amenities and is logical extensions of the existing township;

% The subject property will be optimally utilised to provide more housing
opportunities to the community;
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% The proposed 45 units per hectare are regarded as medium density in
terms of human settlement design trends;

% The proposed development will facilitate the de-densification of the area

with current densities above 200 units per hectare to 45 units per

hectare; and

The proposal will not have a negative impact in its surrounding

environment

X/
°

The proposed development further complies with strategic policies that promote
a balanced land use mixed, including provision for commercial uses and
community facilities in a sustainable manner that promotes compaction and
efficient land use.
Conclusion
That the application be supported as per the recommendation below.
7. Financial Implications
None
8. Staff Implications
None
9. Comments from other Departments, Divisions and Administrations
None
10.Annexures
Addendum AA: Item served before the Authorised Official (AO) on
23 January 2018
Addendum BB:  Decision of the Authorised Official dated 23 February 2018
RECOMMENDATION TO COUNCIL:
that the application for the deviation of the Growth Management Strategy, 2010 in
order to provide a residential density of 45 units per hectare in lieu of the 20 - 30

units per hectare in terms of the provisions of Section 22(2) of the Spatial Planning
Land Use Management Act, 2013, be approved.
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RESPONSIBLE OFFICIAL : SW VAN DER MERWE
TARGET DATE FOR IMPLEMENTATION : 11 APRIL 2018
TARGET DATE TO INFORM APPLICANT : 11 APRIL 2018

TARGET DATE TO INFORM OBJECTOR : N/A
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3.

ERF 210 GANSBAAI (MASAKHANE), OVERSTRAND MUNICIPAL AREA :
PROPOSED REZONING, SUBDIVISION, DEPARTURE, AMENDMENT OF THE
OVERSTRAND GROWTH MANAGEMENT STRATEGY AND APPROVAL OF
STREET NAMES : MASAKHANE AFFORDABLE HOUSING PROJECT : MESSRS
URBAN DYNAMICS ON BEHALF OF OVERSTRAND MUNICIPALITY

210 GGB (3723)
SW van der Merwe (028) 313 8900 Hermanus Administration
6 February 2018

THIS MATTER SERVED BEFORE THE JOINT PORTFOLIO COMMITTEE ON
20 MARCH 2018, WHICH COMMITTEE RECOMMENDED AS FOLLOWS:

RECOMMENDATION TO THE COUNCIL:

that the application for the deviation of the Growth Management Strategy, 2010 in
order to provide a residential density of 45 units per hectare in lieu of the 20 - 30 units
per hectare in terms of the provisions of Section 22(2) of the Spatial Planning Land
Use Management Act, 2013, be approved.

RESPONSIBLE OFFICIAL : SW VAN DER MERWE
TARGET DATE FOR IMPLEMENTATION : 11 APRIL 2018
TARGET DATE TO INFORM APPLICANT : 11 APRIL 2018

TARGET DATE TO INFORM OBJECTOR : N/A
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ERF 210 GANSBAAI (MASAKHANE), OVERSTRAND MUNICIPAL AREA : PROPOSED
REZONING, SUBDIVISION, DEPARTURE, AMENDMENT OF THE OVERSTRAND
GROWTH MANAGEMENT STRATEGY AND APPROVAL OF STREET NAMES :
MASAKHANE AFFORDABLE HOUSING PROJECT : MESSRS URBAN DYNAMICS ON
BEHALF OF OVERSTRAND MUNICIPALITY

210 GGB (3723)
SW van der Merwe (028) 313 8900 Hermanus Administration

6 February 2018

1. EXECUTIVE SUMMARY

An application has been received on 4 July 2017 from Messrs Urban Dynamics on
behalf of the Overstrand Municipality in terms of the Overstrand Municipal Land Use
Planning Bylaw, 2015 on Erf 210, Gansbaai (Masakhane) for the following:

Application Area A

subdivision of Erf 210 in terms of Section 16(2)(d)to create Application Area A
(+ 26,62 ha);

rezoning in terms of Section 16(2)(a) of Application Area A from Undetermined
Zone to Subdivisional Area;

subdivision in terms of Section 16(2)(d) in order to create 1184 Less Formal
Development Zone, 5 Community Zone 1, 6 Business Zone 3, 7 Cpen Space
Zone 2 (public open space) and Transport Zone 2 (public road) erven;

departure in terms of Section 16(2)(b) in order to relax the street building line
from 2m to 1m and lateral building lines applicable to the proposed less formal
development zone erven from 1m to Om (only one lateral building line of the
respective erven will be relaxed);

deviation of the Overstrand Growth Management Strategy (2010) in order to
provide a gross residential density of 45 units in lieu of the 20 - 30 units per
hectare; and

approval of new street names in terms of Section 96 of the Overstrand By-Law on
Municipal Land Use Planning, 2015.

Application Area B

subdivision of Erf 210 in terms of Section 16(2)(d) to create Application Area B
(+ 6,81 ha);

rezoning in terms of Section 16(2)(a) of Application Area A from Undetermined
Zone to Subdivisional Area;

subdivision in terms of Section 16(2)(d) in order to create 295 Residential Zone 1,
1 Community Zone 1, 4 Open Space Zone 2 (public open space) and Transport
Zone 2 (public road) erven;

departure in terms of Section 16(2)(b) in order to relax the street building line
from 2m to 1m and lateral building lines applicable to the proposed less formal
development zone erven from 1m to Om (only one lateral building line of the
respective erven will be relaxed);

deviation of the Overstrand Growth Management Strategy (2010) in order to
provide a gross residential density of 45 units in lieu of the 20 - 30 units per
hectare; and
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» approval of new street names in terms of Section 96 of the Oversirand By-Law on
Municipal Land Use Planning, 2015.

The Locality Plan of the property concerned is attached as Annexure A, the
Motivation Report from the applicant in support of the application is attached as
Annexure B and the Development Plan is attached as Annexure C.

2. DECISION AUTHORITY
Authorised Official
3. BACKGROUND / SITE HISTORY

Gansbaai (Masakhane) has been identified by the Overstrand Municipality as having
an urgent housing need. The application is therefore submitted to address the
current and future housing need of the community. The housing development is to
provide housing opportunities for existing community members who are on the
housing waiting list. A substantial part of Masakhane currently comprises of a
densely populated informal settlement with a low level of services. Itis the intention
of the proposed development to formalise the informal part of Masakhane through
the provision of subdivided serviced erven resulting in the de-densification of the
existing informal settlement.

The application involves two (2) application areas, namely Application Area A,
situated south east of Masakhane that will be zoned for less formal development
purposes, permitting serviced erven with dwelling units/shelters under the applicable
primary rights as not all residents will qualify for individual Breaking New Ground
(BNG) top structure subsidies in terms of the National Housing Code.

Application Area B is situated north west of Masakhane and is bordered by the
Gansbaai Industrial Area to the west and the Gansbaai Commonage to the north
comprises vacant land. This area will be developed with formal structures. The
layout was also amended to accommodate an existing electrical servitude situated in
the road reserve north-west of the site and a 300m buffer from the landfill site further
north.

The average erf size provided for in the development is 120m? which is flexible
enough to accommodate different house typologies and to permit for future house
extensions. The proposal also entails the relaxation of the 2m street building line to
1m and one lateral building line of Om in order to accommodate semi-detached
dwellings.

The application property being part of the commonage, zoned as Undetermined
Zane is exempted from the provisions of Act 70 of 1970 and excluded from the

agricultural register.

The development gains access from the existing road network with direct access
from the R43. A further access from the R43, south east of Application Area A is
also proposed.




61

ADDENDUM AA 3/86

LAND USE PLANNING REPORT
Authorised Official

4, SUMMARY OF APPLICANT'S MOTIVATION

Due to the comprehensiveness of the Motivation Report, only the main points of
motivation are conveyed as follows (the detailed report is attached as Annexure B):

% application Areas A & B provide excellent opportunity for a housing
development. This human settlement is regarded desirable within its local
context;

++ the application is consistent with the Provincial Spatial Development Framework

(PSDF) as it will provide access to services, comprises infill development that

facilitate better integration with Gansbaai, the area is already disturbed and

developed with an informal settlement that should be formalised, the land is
designated for urban development, and densification levels consistent with
policy directives;

the application is consistent with the Overstrand Municipal Spatial Development

Framework (OMSDF), being located within the urban edge and earmarked for

urban extension purposes;

**+ The application area is designated for human settlement development in terms
of the Overstrand Growth Management System (GMS) for densities between
20-30 dwelling units per hectare. Site specific circumstances will be motivated
in order to deviate, thereby requiring approval by Council. The deviation is
motivated due to:

» the application site is situated within the urban edge and designated
for urban development purposes;

» the site is currently occupied by informal settlements at a density of
4+ 200 units per hectare in lieu of the proposed 45 units per hectare.
The proposal thus achieve a de-densified area that is safer and more
accessible for emergency vehicles;

* the proposed development is well located relative to existing facilities
and amenities and are a logical extensions of the existing township.

< the Environmental Impact Assessment (EIA) taken into consideration all
environmental, biodiversity and ecological concems and information and
mitigation have been applied in the amended layout proposals;

< the development is supported by Heritage Western Cape and did not require
heritage assessments;

*» erf layout parameters were informed by unit typologies, development and
service costs and the overall design pattern. The Layout Plan was presented to
all Services Departments, external stakeholders and the Social Compact;

++ the development provides for an integrated range of land uses that will facilitate
community development, safety and convenience to residents;

% the development forms a logical extension from existing developed areas and
provides for easy access to and from existing roads and surrounding amenities;

% subject to upgrade of bulk infrastructure and implementation of bulk
infrastructure masterplan items, there will be sufficient capacity to
accommodate the development in terms of road, access, sewer, storm water
and water supply;

+ the transport impact of the proposed development will have a minimal impact on

Gansbaai;

the application complies with the planning principals;

the existing zoning rights enjoyed by the community will not be negatively

affected; and

o

o

0
o
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*+ the proposed development is consistent with policy objections of the National
and Provincial Government for human settlement development and local policy
objectives of Overstrand Municipality.

5. ADMINISTRATIVE COMPLIANCE

- ; Closing date for

Methods of advertising Date published ol da
Notices Yes 28/09/2017 03/11/2017
Ward councillor Yes 28/09/2017 03/11/2017
Advertisement Yes 27/09/2017 03/11/2017
Total letters of objection None
Was public participation undertaken in accordance with Section 45 — 40 Yo
of the Proposed Draft By-Law on Municipal Land Use Planning?
Was the application processed correctly? Yes
Is the proposal consistent with the principles referred to in Chapter 2 of Vi
SPLUMA and Chapter VI of LUPA?

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

DEPARTMENTS

Date Recomm
Name tecacii Summary of comments i
Traffic Department 17/10/2017 | Will assist where needed. Positive
Department of
Environmental Affairs
and Development 18/10/2017 | Annexure D. Positive
Planning: Component
Planning
Electro Technical s
iy vl 24/10/2017 | No objection. Positive
Eskom 25/10/2017 | Annexure E. Positive

Recommended for approval as
District Health 16/11/2017 | long as applicant comply with | Positive
all relevant MHS legislation.

No objection. No houses to be
built in the buffer zone of 200

Waste Management 16/11/2017 meser From the  Gansbas Positive
landfill.

Environmental o i

Section 16/11/2017 | No objection. Positive

Fire Services 17/11/2017 | Annexure F. Positive
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[ 1610812017 -
Cape Nature 29/11/2017 Annexure G. Positive
Services Report 28/11/2017 | Annexure H. Positive
Breede-Gouritz |
Catchment 04/12/2017 | Annexure . Positive
Management Agency
Telkom 06/12/2017 | Annexure J. Positive
Department of i
Transport and Public | 13/02/2018 | Annexure K, Positive
Works
Environmental '
Atharzikion 08/09/2017 | Annexure L. | Positive |

7. SUMMARY OF COMMENTS RECEIVED DURING PUBLIC PARTICIPATION

No objections were received.

8. SUMMARY OF APPLICANT’'S REPLY TO COMMENTS
Not applicable.

9. MUNICIPAL ASSESSMENT OF COMMENTS

Not applicable.

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

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

It can be considered that the planning principles are adhered to as follows:

Spatial Justice

The proposed development will provide previously disadvantaged community
members access to formal housing and access to serviced sites. The
proposed location of the development is within the vicinity of the existing
residential neighbourhood and can be easily integrated in the existing
settlement form of Gansbaai and Masakhane and seen as a logical extension
of the existing urban form.

Spatial sustainability

The proposed development is a logical approach to extending the existing
development footprint. The proposed development will not impact significantly
on the biodiversity, or adversely affect the ecological functioning of the area.
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10.2

10.3

10.4

Spatial Efficiency

Existing service connections will be utilised for the development's internal
services. The connection/linkage with the existing services will substantially
reduce the development cost by means of reduced bulk service installation
costs. Access to and from facilities and economic opportunities in Masakhane
are made possible by the existing road network which will connect to the
application area.

Spatial resilience

The principle of establishing resilient developments relate fo the potential
flexibility of planning to adapt to changing circumstances and to minimise any
potential negative impact on the affected communities. In this regard, the
proposed development is well located relative to existing amenities and
facilities and is a logical extension of existing developed areas. The form,
layout of roads and erven are however fixed and formalised on a cadastral
basis, but allows flexibility to accommodate future extensions, linkages and
services infrastructure routes.

Good administration

The application followed the required planning procedures to ensure that land
use activity is in line with Municipal By-Laws and the public process has been
followed.

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

Same as above.
(In)consistency with the IDP/Various levels of SDF’s/Applicable policies

* The application complies in terms of the OMSDF in the following aspects:
o the application areas are situated within the urban edge;
o the application areas are designated for urban extension purposes; and
o the proposed development is a logical extension to the existing
residential area.

» The application proposes higher densities than what is designated in the
GMS therefore the application do not comply in terms of the GMS. The
GMS deviation is motivated due to:

o land scarcity for human settlement development in the Western Cape
and specifically Overstrand;

o the proposed 45 units per hectare are regarded as medium density in
terms of human settliement design trends; and

o the proposed development will facilitate the de-densification of the area
with from densities above 200 dwelling units per hectare to 45 units per
hectare and will have no negative impact in its surrounding
environments.

(In)consistency with guidelines prepared by the Provincial Minisiter

Not applicable.



65

ADDENDUM AA 7/86

LAND USE PLANNING REPORT
Authorised Official

10.5

10.6

10.7

10.8

Impact on Municipal engineering services

The proposed development will require upgrades in terms of bulk infrastructure
in accordance with the infrastructure masterplan items. Following the upgrade
there will be sufficient capacity to accommodate the additional demands for the
development in terms of road, access, sewer, stormwater and water supply.

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

The applicant indicated and sufficiently motivated that the application adheres
to National and Provincial policies and legislation regarding the provision of
housing.

In terms of the National Environmental Management Act, 1998 Environmental
Authorization {EA) has been obtained for the proposed development (see
Annexure L).

The Municipal Environmental Department also indicated that they have no
objection towards the proposed development.

Existing and proposed zoning comparisons and considerations
Both Application Areas A and B are zoned for undetermined purposes.

Application Area A will be rezoned to Less Formal Development Zone that
permits the construction of either a dwelling unit or a shelter (i.e. serviced site).

Application Area B will be rezoned to Residential Zone 1. The application also
entails the relaxation of the street building line from 2m to 1m and the relaxation
of one lateral building line to Om in order to permit semi-detached dwellings.
The departure application will be applicable to both application areas.

The desirability of the proposal

As stated earlier the proposed application is to develop a human settlement
which will address the current and future housing need of the community. The
housing development is to provide housing opportunities for existing community
members who are on the housing waiting list.

Physical characteristics of the property

The application area forms part of the Gansbaai commonage and is partly
occupied by existing informal township and rudimentary services. A portion of
the application area comprises vacant land.

The nearby landfill to the north requires a 300m development setback that was
incorporated in the planning of the development layout.

The application site is located within a sensitive natural environment. As such
a full EIA (including specialist assessments) was undertaken to inform and
guide the development. The layout plan was designed to make provision for a
formalised mountain to coast ecological link to the east of the site of 150m. .
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By approving the development it will allow the Municipality to develop the land
to its full potential, while addressing the housing need in Gansbaai
(Masakhane).

Location and accessibility

The proposed housing settlement will be accessible from Mandela Road,
Masakhane via the existing road network. A secondary access directly from
the R43 will provide direct access tc Application Area A.

Each new residential erf will have street access via a formalised internal road
network.

Existing planning and character of the area

Application Area A is situated south east of Masakhane on the commonage and
comprises the existing informal settlement and vacant land. It is situated within
the urban edge and bordered by agricultural properties further south east and
south of the R43. Application Area B is also situated within the urban edge and
bordered by the Gansbaai Industrial Area to the west, the GAP housing
development to the north-west and remainder of the Gansbaai commonage and
the Gansbaai Landfill to the north. The formal part of Masakhane is mostly
developed with formal dwellings, with some level of informal structures.

The formalization of the subject property with services and road infrastructure
will help to formalize the subject property to ultimately be developed to the
same level as the adjacent seftlement. It should be noted that not all residents
on the waiting list will qualify for BNG top structures in terms of the National
Housing Code. As such application Area A, under the applicable primary rights
will provide for serviced sites to non-qualifiers. Application Area B, being
situated adjacent to the industrial area and the GAP housing development to
the north will not cater for serviced sites.

The proposed development can only have a positive impact on the surrounding
area.

The proposed development caters for a mixture of residential erven, community
zoned, commercial zoned properties and open spaces in order to develop a
sustainable development which caters to the needs of the community.

Departure

It is further proposed to relax the street building line from 2m to 1m and the
lateral building lines applicable to the proposed residential erven from 1m to Om
along one lateral building line of the respective erven. This is to ensure that the
erven are optimally utilized while allowing sufficient space to allow on-site
parking and room for extensions. Further, the remaining lateral building line
allows access for safety personnel in case of an emergency. This departure
will be applicable on all residential erven and will therefore set the character
and design of the settlement.
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10.9

Deviation from the Overstrand Municipal Wide Spatial Development
Framework, 2006

The applicant also proposes a higher density than what is designated in the
GMS and the deviation is motivated by the applicant. The proposed deviation
is considered desirable due to the following:

» the subject property is situated within the urban edge and designed for
urban development purposes;

+ the proposed development is well located relative to existing facilities and
amenities and are a logical extensions of the existing township;

« the subject property will be optimally developed and utilized:

= the higher density also enables the Municipality to provide more housing
opportunities to the community; and

s the site is currently occupied by informal structures at a density of + 200
units per hectare in lieu of the proposed 45 units per hectare. The
proposed development will result in the de-densification of the area that is
safer and more accessible for emergency vehicles.

Street names

The social compact nominated a list of potential street names that will be
presented to the Authorised Official to take cognisance off. The allocation of
street names onto the layout plan will be done in consultation with the
Municipality and the Social Compact.

ADDITIONAL PLANNING EVALUATION FOR REMOVAL OF
RESTRICTIONS

The financial or other value of the rights

N/A

The personal benefits which will accrue to the holder of rights and/or to
the person seeking the removal

N/A

The social benefit of the restrictive condition remaining in place, and/or
being removed/amended

N/A

Will the removal, suspension or amendment completely remove all rights
enjoyed by the beneficiary or only some of those rights

N/A
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11. RECOMMENDATION

1

that in terms of the Overstrand Municipality By-Law on Municipal Land Use
Planning, 2015 (By-Law) the application for a housing development on a portion
of Erf 210, Gansbaai, Masakhane, which includes the following:

# subdivision of Erf 210, Gansbaai into Application Area A (+26,62 ha),
Application Area B (+6,81 ha) and a Remainder (6,81 ha);

“* rezoning in terms of Section 16(2)(a) of Application A and B from
Undermined Zone to Subdivisional Area;

< subdivision of Application Area A in terms of Section 16(2)(d) in order to
create 1184 Less Formal Development Zone, 5 Community Zone 1, 6
Business Zone 3, 7 Open Space Zone 2 (public open space) and Transport
Zone 2 (public road) erven; '

% subdivision of Application Area B in terms of Section 16(2)(d) in order to
create 295 Residential Zone 1, 1 Community Zone 1, 4 Open Space Zone 2
(public open space) and Transport Zone 2 (public road) erven;

% departure in terms of Section 16(2)(b) in order to relax the street building line
from 2m to 1m and one lateral building line applicable to the proposed
residential erven from 1m to Om; and

< approval of new street names in terms of Section 96 of the Overstrand By-
Law on Municipal Land Use Planning, 2015,

be approved in terms of the provisions of Section 61 of the said By-Law;
that the approval in paragraph 1. above be subject to the following conditions:

(a) that should top structures (units) be developed in this project a Layout Plan
be submitted showing the building lines, placement of the units and unit
types (single or double storey) prior to the building plan submissicn phase;

(b) that the allocation of serviced sites without formal top structures in
application Area A be subject to the submission of a site plan for prior
approval by the Authorised Official:

(c) that all conditions imposed by Department of Environmental Affairs and
Development Planning, Component: Planning, Eskom, Fire Services,
Cape Nature, Breede-Gouritz Catchment Management Agency, Telkom,
Department of Transport and Public Works, Department of Environmental
Affairs and Development Planning (Environmental Authorisation) {attached
as Annexures D, E, F, G, | - L), be complied with;

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

(e) that the provision of street names be noted and that the list of names be
work shopped with the Social Compact;

(f)  that this approval does not absolve the applicant from compliance with any
other relevant legislation, and
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{g) thatall other development parameters as prescribed in the relevant Zoning
Scheme be complied with.

3. that the applicant 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.

RECOMMENDATION TO COUNCIL :

that the application for the deviation of the Overstrand Growth Management Strategy
(2010) in order to provide a residential density of 45 units per hectare in lieu of the
20-30 units per hectare in terms of the provisions of Section 22(2) of the Spatial
Planning and Land Use Management Act, 2013, be recommended for approval.

12. REASONS FOR RECOMMENDATION

“+ the application complies with the principles as set out in SPLUMA and LUPA;

%+ the application complies with the Overstrand Zoning Scheme Regulations and
other policies;

“+ the proposed development will allow for greater housing opportunities;

% the proposed development will be to the benefit of the existing community in
Gansbaai (Masakhane);

*+ the proposed development will be a natural extension of existing urbar footprint;

+ the proposal will not adversely impact upon vested rights of adjoining properties;

+ Environmental Authorisation has been given for the proposed development; and

% no objections were received

13. Annexures

Annexure A; Locality Plan

Annexure B: Motivation Report

Annexure C:  Subdivisional and Development Plan

Annexure D:  Department of Environmental Affairs and Development Planning:
Component: Planning

Annexure E: Eskom

Annexure F: Fire Services

Annexure G:  Cape Nature

Annexure H: Services Report

Annexure [: Breede-Gouritz Catchment Management Agency Department of
Annexure J: Telkom

Annexure K; Department of Transport and Public Works

Annexure L: Environmental Affairs and Development Planning (Environmental

Authorisation)



70

ADDENDUM AA 12/86

LAND USE PLANNING REPORT
Authorised Official

SIGNATURES

REGISTERED PLANNER

Name: SW van der Merwe
SACPLAN registration number: AJ1850/2014

Signature:

Date: 2. lc:.:r_ |.T-.'.\’,3'l'g.
e’

GTSE- ('2 [ v s
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MASAKHANE: AFFORDABLE/SUBSIDY HOUSING PROJECT _ JUNE 2017

1.1. BACKGROUND

The Overstrand Municipality identified Masakhane (Gansbaai) as an area with an urgent
housing need where development planning needs to be undertaken to address the current
and future housing needs of the local community of this town. The objective of this housing
development is to provide housing opportunities in Masakhane, to people of Masakhane, A
substantial part of Masakhane exists of informal settlement with low level of services. It is
now the intention to formalise the informal part of Masakhane, by providing subdivided
serviced erven and community facility erven,

Urban Dynamics Western Cape has been appointed by the Overstrand Municipality to
prepare and submit a land use planning application to procure development rights for the
preposed subsidised housing project (refer Annexure B: Power of Attorney).

The locality of the application site is directly adjacent to the existing Masakhane township,
which lies to the immediate east of Gansbaai. The application area is located on Erf 210
Gansbaai (being the Gansbaai commonage land). The application includes two development
areas, referred to as Areas A & B respectively, as indicated in Figure 1.1.

Figure 1.1: Application area in its surrounding context

URBAN DYNAMICS WESTERN CAPE 1 H
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1.2. PROPERTY DESCRIPTION AND OWNERSHIP

Application Areas A & B are described in Table 1.1, as follows:

PROPERTY DESCRIPTION EXTENT TITLE DEED REGISTERED OWMER
Erf 210 Gansbaai - Area A 226,62 ha
Ta1074/2013 Owverstrand Municipality
Erf 210 Gansbaai - Area B +6.81 ha

Table 1.1: Property Description

The title deed is attached as Annexure C. There are no title deed restrictions in the title
deed of Erf 210 Gansbaai. The SG diagram and noting sheets are attached as Annexure D.

1.3. THE APPLICATION

Application is hereby made as follows (refer Application Form, attached as Annexure A):

i.  Subdivision of Erf 210 Ganshaai (refer Figure 1.2), to create Application Area A (1 26.62
ha), Application Area B (£ 6.81 ha) and the Remainder of Erf 210 Gansbaai (+ 688 ha), in
terms of Section 16{2)(d) of the Overstrand By-Law on Municipal Lland Use Planning

(2015);

D Applcaion Areas

(Parficms of Erf 210 Garsbaa)
=233 43ha

A ) Aren A= 226 Biba
@) Amea B =26 Blhe

[ eazivoimon
= 4724720

Femabdar B 210 Gan shas
= 26B8 2hha

[ codeatral oundaries

T i

T

Figure 1.2: Subdivision Plan — Erf 210 Gansbaai

URBAN DYNAMICS WESTERN CAPE
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ii.  The rezoning of Application Area A and Application Area B, from Undetermined Zone to
Subdivisional Area, in terms of Section 16{2)(a) of the Overstrand By-Law on Municipal
Land Use Planning (2015};

lii. The subdivision in terms of Section 16(2}(d) of the Overstrand By-Law on Municipal Land
Use Planning {2015}, as follows:

Application Area A:

* Less Formal Development Zone 1184 erven

*  Community Zone | 5 erven

*  Business Zone |l {LB) 6 erven

* OpenSpace Zone |l 7 erven

*  Transport Zone Il All Roads/Streets

Application Area B:

* Residential Zone | (SR1) 295 erven

*  Community Zone | 1lerf

e Open Space Zone || 4 erven

e Transport Zone || All Roads/Streets

(iv) Building line departure in terms of Section 16(2){b) of the Overstrand By-Law on
Municipal Land Use Planning (2015}, on the SR1 and Less Formal Zone erven, to allow
the following:

» Lateral/side building fines of Om in lieu of 1m on one lateral boundary of each/all
proposed residential erven (to accommodate semi-detached houses);

= Street building lines of 1m in lieu of 2m on all proposed residential erven.

Deviation from the Overstrand Growth Management Strategy (2010} to provide a gross
residential density of 45 units per hectare on the application sites, in lieu of the
designated density of 20-30 units per hectare, in terms of Section 10 of the Overstrand
By-Law on Municipal Land Use Planning (2015)

(v

(vi) Approval of new Street Names by Overstrand Municipality in terms of Section 96 of the
Overstrand By-Law on Municipal Land Use Planning (2015).

o e i
URBAN DYMAMICS WESTERN CAPE 3 H
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SECTION 2 CONTEXTUAL ANALYSIS |

2.1 LOCALITY

2.1.1 REGIONAL CONTEXT

Ganshaai is located along the southern coast of the Western Cape Province, within the
jurisdiction of the Overstrand municipal area. Access to Gansbaai is primarily obtained from
the R43 road via existing access roads. The application area is located at Masakhane, which
is a typical example of an apartheid planned township that is segregated from the main town
of Gansbaal. The township is also densely populated, with a substantial portion of the
township existing of informal settlement with low levels of services.

Figure 2.1 indicates the locality of the application area within its regional context,

Figure 2.1: Regional Context

URBAN DYNAMICS WESTERN CAPE 4 @
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2.1.2. LOCAL CONTEXT

In terms of the local context, the application area for the proposed housing development is
located to the south-east of Ganshaai. The application area is further directly abutting the
existing township of Masakhane. The proposed housing development is regarded as a
logical extension of the existing urban footprint, with Area A being an extension and Area B
being considered an infill area that will connect Masakhane more directly to Ganshaai. The
area gains access from the existing road network, including direct access from the R43 road.

Figure 2.2 illustrates the application area in its lacal context.

2.2: Local Context Plan fAttached as Plan &)

P e —
URBAN DYNAMICS WESTERN CAPE 5 H
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2.2  HOUSING CONTEXT

The proposed human settlement development is a direct response by the Overstrand
Municipality, in association with the Western Cape Department of Human Settiements, to
address the existing need for subsidy housing development in Masakhane.

It should be noted that the Masakhane project is primarily a UISP project that will resolve
the existing informal settlement of Masakhane, in terms of de-densification of the existing
overcrowded settlement. Formalising the existing informal township results in a need for
additional land in order to establish the roll-over of people, hence certain green fields areas
form part of the application area. Furthermore, the proposed human settlement
development will meet the National and Provincial Government's objectives of providing
basic services and housing opportunities to all people, subsequently uplifting and improving
the livelihoods of the people already residing within Masakhane. Formalising of existing
informal settlements is also a key policy objective of the PGWC and of the Overstrand
Municipality.

It is therefore clearly stated that the proposed housing development is focussed at
alleviating existing conditions in Masakhane, and to accommodate people already residing
within Masakhane.

2.3 POLICY FRAMEWORK

The proposed development is supported by the fellowing planning policies, which were
reviewed to determine the consistency of the land use proposal:

2.3.1 Provincial Spatial Development Framework (PSDF) — 2014

The Provincial Spatial Development Framework 2014 (PSDF) is the spatial policy of the
Woestern Cape, guiding spatial planning in the province in the short-medium term. The PSDF
includes a number of policies that relate to housing development, some of which are
applicable to the proposed Masakhane housing development, namely:

®  Provide integrated, well-located human settlement development;

=  Protect and conserve natural resources outside of urban areas;

=  Optimise the use of existing designated urban development t land, to avoid a loss of
agricultural and natural resources.

The PSDF further advocates the necessity to provide households with the residential
environments, mobility and access to opportunities that support productive activities and
reduce levels of exclusion from oppertunity, while a denser urban form should be promoted
in all new housing projects throughout the province.

S AR —_,{ﬂ
URBAN DYNAMICS WESTERN CAPE 3 ;
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Consistency of the Proposed development with the PSDF

The proposed development is consistent with the PSDF, as:
*  The application area has good access (o services and road networks;

= It involves the infill of space between the existing township and the main town of
Ganshaai, to achieve better integration and a more direct link between the two
settlements;

i e

® The application area is partly already disturbed and developed with informal
settlement (refer Area A), which should be formalised, while Area B is regarded as a
logical infill area;

* In terms of densification, the proposed development is planned at a density of + 45
units per hectare, which is good and consistent with policy directives;

=  Lastly, the land is designated for urban development purposes in the local Overstrand
SDF and is not agricultural land, while planning of the housing development has also !
incorporated adequate mitigation in terms of the sensitivity of the surrounding natural H

1

I

e e e e e e e e e e e

environs. ;

2.3.2  Overstrand Municipal Wide Spatial Development Framewaork (2006)

The Overstrand Municipal Wide Spatial Development Framework (2006) (OSDF) provides
overarching spatial development principles which underpin the municipality’s approach to
the integrated spatial planning and management of land use and economic development for
the municipal area as a whole.

In terms of the site specific and local spatial objectives for the area, the Overstrand SDF
(2006) designates the application area as follows (refer Figure 2.3):

. The application property is located within the urban edge;
. The application area is designated for urban extension purposes; and
. The development of the application site is a logical extension to the existing

residential area.

I
1

I The proposed development is therefare fully consistent with the intention and designations
1 of the Overstrand SDF (2006).
1
1
[}

-
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Figure 2.3: Overstrand SDF (2006) - Application Site Designated within urban edge for urban development

2.3.3 Overstrand Growth Management Strategy (OGMS, 2010)

In terms of the Overstrand Growth Management Strategy (2010), the application areas were
specifically designated for human settlement development at an estimated density of 20-30
units per hectare (refer Figure 2.4).  The objectives and principles of the proposed human
settlement development is therefore regarded consistent with the OGIMS {2010).

The proposed density of 45 units per hectare is more than the density allocation (20-30
u/ha) of the OGMS (2010), which requires a deviation to be approved by the Overstrand
Municipality in terms of the Municipal Planning By-Law (2015),

i —

e
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Figure 2.4: Overstrand GMS (2010} - Gansbaai Density Proposols

2.3.4 Policy Context — Conclusion

Notwithstanding the above-mentioned review of the most applicable policy directives, a
broader policy assessment was undertaken to illustrate the consistency of the proposed
development with overarching policy in general, as reflected in Table 2.2.

Compliance with Compliance with Site
Palicy Directive Overarching Spatial & Specific Spatial
Economic Objectives Designations

National Development Plan (2011) v nfa

PSDF (2014) v nfa
Strategic Provincial Objectives {2012) v nfa
Qverstrand SDF (2006) v v
Owerstrand GMS (2010) L Praposed density

deviation

Table 2.1: Consistency of Propased development with Spatial & Economic Policy Directives

URBAN DYNAMICS WESTERN CAPE
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Fallowing the afore-mentioned review of policy directives, the proposed application is
regarded consistent with the overarching spatial and economic objectives, principles and
strategies, which were identified within the respective policy documents, namely:

Prioritise the upgrading of informal settlements;

Creating opportunities for growth and jobs;

Froviding well-located integrated human settiements;

Reducing poverty;

Promote development within designated urban development areas and within identified
urban edges;

Densification is considered one of the key tools towards achieving the restructuring of urban
areas;

Ensure access to basic services and shelter to all peaple,

In terms of the site specific and local spatial objectives for the area, the Overstrand SDF (2006)
designates the application site as follows (refer Figure 2.1);

The application property is located within the urban edge;

The application area is designated partly as ‘existing residential’ and the remainder for
‘urban extension’ purposes;

The development of the application site is a logical extension to the existing residential area,
while also being based on the existing informal settlement of Masakhane.

—————————————————— - - ———--“

"

2.4,

ZONING

The proposed application area is zoned as Undetermined Zone. The site is exempted from
the provisians of Act 70 of 1970 for the subdivision of agricultural land, as it is municipal
commonage land (Erf 210 Gansbaai) and is not part of the agricultural register,

N——— i el r H
URBAN DYNAMICS WESTERN CAPE T
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2.5. LAND USES

The application area is partly occupied by existing informal township and rudimentary
services, while a portion of the application areas is vacant land. The immediate surroundings
include the formalised portions of the Masakhane township, Gansbaai Industrial area as well
as a municipal landfill site to the north of the application area.

Figure 2.5 shows the application sites within the context of the surrounding land uses.

Gansbaai

o

Figure 2.5: Land Use — Contextual Overview

From Figure 2.5 it is clear that the proposed residential development is a logical extension
and infill response to alleviate the housing needs of the Masakhane Township, and is fully
consistent with the surrounding land use context.

L T —
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2.6 ENVIRONMENTAL & BIODIVERSITY CONTEXT

The proposed application area includes existing disturbed land areas, but also includes some
vacant natural land. In this regard, a full environmental impact assessment (EIA) has been
undertaken and a decision by the Department of Environmental Affairs (DEA&DP) is
currently pending.

The key environmental informants that have been identified and informed the development
proposal, include the following:

. Mountain-to-Coast ecological linkages (the layout plan was structured to allow for an
ecological corridor on the eastern side of the development;

. Milkwood trees were identified in some portions of the site (refer attached
Botanical Report as Annexure F). The layout was designed to accommodate/retain
some of these trees, hut some of the milkwoods will have to be removed;

. Environmental/health implications relating to the existing landfill site to the north of
the application area. An Air Pathway Study was undertaken, and subsequently the
development buffer around the landfill site was relaxed from 400m to 200m. The
layout was further amended to not propose any development within 300m of the
landfill site, to avoid any gas mitigation requirements. The Air Pathway Study is
attached as Annexure H.

E In conclusion, the environmental impact assessment process has taken into consideration all
i environmental, biodiversity and ecological concerns and informants, and mitigation have
! been applied to the amended layout proposals, The competent environmental authority
I (DEA&DP) will assess the final EIA report and issue a decision accardingly.

1)

.

2.7 HERITAGE CONTEXT

The application area is bigger than 5000m?, and therefore required that a Notice of Intend
(N1D} be submitted to the Western Cape Heritage Department (HWC) in terms of the
MNational Heritage Resources Act (1999},

Following the submission of the NID to HWC, a positive decision was obtained from HWC
(refer Annexure ). No further heritage assessments were required.

e i

e e P e = £
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2.8 SYNTHESIS: OPPORTUNITIES & CONSTRAINTS

2.8.1 OPPORTUNITIES

The biophysical and contextual opportunities identified for the site and proposed human
settlement development, are summarised in Table 2.2.

*  Proximity to community facilities

The development areas are Iocatd
immediately abutting to the existing
Masakhane Township where many
community facilities have already been
established, including schools and sport
facilities.

*  Logical Extension to Existing Township

The -pT(JpDSEd development is a logical
extension and infill of wvacant land
surrounding the township of Masakhane
and  Gansbaai. The  proposed
development will integrate well with
existing developed areas, as it will link to
existing roads and infrastructure and is
within walking distance of amenities.

¢ Vacant Land - Commonage

The application sites form part of the
Ganshaai commaonage (Erf 210), which is
the  preferred area for  urban
development, as it is municipal owned
and designated for development in
terms of spatial planning policy.

s Access npportﬁities

Access is possible from the R43 thmughu
the existing township of Masakhane,
while a new direct access is also
proposed from the R43, which will
ensure excellent accessibility to the
development.

e Employment Opportunities

The existing and future/proposed
industrial areas of Gansbaai is in close
proximity to the proposed development,
which is conveniently within walking

distance,

Table 2.2: Biophysical & Contextual Opportunities

URBAN DYMNAMICS WESTERN CAPE
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2.8.2 CONSTRAINTS

The biophysical and contextual constraints identified for the site and proposed human
settlement development, are summarised in Table 2.3,

CONSTRAINTS IMPLICATIONS
s Services Infrastructure s  There are a number of existing service
lines in the area surrounding the
development, while new bulk electrical
cables are also planned in the area. The
development layout had to be planned

to incorporate these services and to
allow for sufficient servitude widths for
future maintenance and upgrading.

*  Landfill Site — Buffer Area e The nearby existing landfill site requires—
that development be setback 300m to
avoid any special construction and

foundation requirements. The layout
was planned and designed to respond to
the buffer requirements.

¢  Mountain-to-Coast Ecological Link = The application sites are located within a
sensitive  natural environment. A full

environmental assessment  (including
specialist assessments] was undertaken
to inform and guide the development.
The layout plan was designed tao make
provision for a potential formalised
mountain-to-coast ecological link to the
east of the site.

*  Density of Existing Township *  The existing informal part of Masakhane
is very densely populated. It is the
objective that the proposed
development  will  de-densify the
township to ensure fire safety and

improved living conditions. The
challenge is to accommodate the entire
existing population within the limited

available land.
Table 2.3: Blophysical & Contextual Constraints

4
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2.8.3 SYNTHESIS OF OPPORTUNITIES AND CONSTRAINTS |

The analysis of the physical and contextual opportunities and constraints provide a detailed
overview of the local infermants to the planning process. Although there are @ number of
constraints, the proposed development has been planned and designed through an iterative
assessment process to respond to and incorporate all necessary measures and mitigation to
achieve a positive develapment. |

The positive opportunities and development objectives are to improve quality of life within
the Masakhane Township, to ensure access to services, housing opportunities, community
facilities and employment opportunities.

Figure 2.6 is a summary map that illustrates the respective opportunities and constraint that
were identified, considered and utilised to shape, guide and inform the final development
proposal.

e ¥ 3
e ey oy

Figure 2.6: Synthesis - Opportunities & Constraints Plan

URBAN DYNAMICS WESTERN CAPE 15 ‘H




87

ADDENDUM AA 29/86 ANNEXURE B 16/29

MASAKHANE: AFFORDABLE/SUBSIDY HQ_U_SINER_QJ ECT

SECTION 3 PROPOSED HUMAN SETTLEMENT DEVELOPMENT
3.1. DEVELOPMENT PRINCIPLES
3.1.1. Planning Principles

The following planning and urban design principles have been applied to the proposed

development with the objective to address the current housing need and to formalize

ownership within the township of Masakhane,

*  Subsidy housing development to accommodate people on the housing waiting list, and
to formalise the existing informal township with services, roads and housing
opportunities to qualifiers.

* Locate development in low to moderate sensitivity areas and areas with least
development constraints,

*  Implement a cost-effective design, to optimise the use of available land and resources.

= Asafe environment with a strong sense of community.

*  Establish a pedestrian-orientated and friendly environment.

= A system of continuous routes to promote accessibility to social and economic
activities,

®  Ensure sustainable development and limit urban sprawl.

= Optimise the use of existing resources and infrastructure.

3.1.2. Design Considerations

o o -

The following basic design principles were applied to inform the design concept:

® A design that will contribute towards the functionality of services as well as to the
access to local amenities.

®  Integration with the existing residential development.

* A design that enables the provision of civil engineering services in a cost-effective
manner.

" Adesign that will promote density,

®  The quality and functionality of the spatial environment is promoted.

Motwithstanding the above-mentioned generic design principles and considerations, the
application sites in Masakhane pose a number of site-specific considerations that influenced
the layout plan significantly, i.e. landfill site buffer, ecological ink area, existing services
infrastructure, etc. On this basis, the final layout proposal is a localised solution to address
the issues and concerns of the site and its context, rather than being a generic principle-

based plan.
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3.2. DEVELOPMENT PARAMETERS

The average erf size provided for in the development is + 120m?, which is flexible enough to
provide some flexibility for different house typologies, as well as providing sufficient space
for future house extensions, cultural activities and recreation.

The proposed development includes 2 residential zoning categories, namely:

* Less Formal Development Zene (LFD) for Area A;
* Residential Zone | (SR1) for Area B,

The zoning parameters (in terms of the Overstrand Zoning Scheme) of the respective zoning
categories are mostly identical (refer Table 3.1 below), with the exception of the primary use
rights of the LFD zone that allows for shelters (informal houses) in lieu of formally
constructed houses.

Parameters: SR1 |

Primary uses Day care centre, dwelling house, guest | Day care centre, dwelling unit, guest
rooms, heme  occupation, second | rooms, home occupation, second
dwelling unit. dwelling unit, shelter

Coverage 5% (<400m’) 65%

Street building line 2.0m (<400m’} {Application is made for | 2,0m {<400m2) {Application is made
the relaxation of street building lines from | for the relaxation of street building
2m to 1m), lines from 2rm to Im),

Side and rear building | 1,0m {<400m’: {Application is made for | 1,0m (Application is made for the

line the relaxation of common building lines | relaxation of commaon building lines to
o Om on one side of each erf to | Om on one side of each erf to
accommodate semi-detached houses). accommodate semi-detached houses),

Height B,0m 8,0m

Parking At least 1 parking bay per land unit, on | At least 1 parking bay per land unit, on
the land unit, if so required by the | the land unit, if so required by the
council. council.

| NS

Table 3.1 Plonning Parameters

The fact that not all residents will qualify for individual BNG top structure subsidies in terms of the
National Housing Code requires provision to be made for some serviced sites within the
development. The Overstrand Municipality decided to allocate the LFD zone to Area A, as it is
currently an existing informal township, while Area B is designated as the mare formal area of the
development for designation of top structure subsidy qualifiers. However, the allocation of top
structure beneficiaries and serviced site respectively will be undertaken in consultation with the
community during the implementation phase of the project.

= it ‘: y
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3.3. ERF LAYOUT PARAMETERS

It was determined by the implementing agent and the professional team, through a range of
iterations taking into consideration unit typologies, development and service costs as well as
overall design pattern that the dimensions of the proposed erven should be as follows:

oo

Residential erven = Minimum street frontage of 9m
—  Average erf size 120m’

- Average erf dimension: 9m front x 13m deep

Table 3.2 Erf Dimensions

3.4. LAYOUTPLAN

Taking the aforementioned planning and design principles into consideration and
consequently evaluating these elements in context of the layout parameters and topography
of the application area, the final layout (refer Figure 3.1) consists of the following land uses:

Application Area A:

= less Formal Development Zone (LFD) 1184 erven

= Community Zone | Serven

= Business Zone Il {LB) 6 erven

* Open Space Zone || 7 erven

* Transport Zone Il All Roads/Streets

Application Area B:

¢ Residential Zone | (SR1) 295 erven

= Community Zone | 1erf

e  QOpen Space Zone Il 4 erven

=  Transport Zone || All Roads/Streets

Figure 3.1 represents the final layout plan, which has gone through an intensive iteration
process with the professional team and with the Masakhane Social Compact.

URBAN DYNAMICS WESTERN CAPE
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Figure 3.1: Layout Plan - proposed F it t develap
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3.5 LAND USE PROPOSAL — INTEGRATED HUMAN SETTLEMENT

The above-mentioned layout plan makes provision for a mix of land uses, as follows:

*  Single Residential properties are provided to accommodate dwelling houses.

* Community facilities — no uses are allocated to the site at this stage, but the
allocated zoning of Community Zone | allows for a range of different community
uses, which can be allocated to the sites by the Overstrand Municipality as the need

arise in future.

*« Open Space is provided for in a series of substantially sized properties, which allow
flexibility to the potential uses of the site, including informal sport and recreation
uses, parking, play areas, etc. The total open space provision entails i+ 5% of the
development, which is acceptable in terms of the relevant land use standards.

* The proposal also incorporates a new business node where local business can be
located. This will contribute to employment and economic opportunities within the

community.

In conclusion, the proposed human settlement development makes provision for an
integrated range of land uses that will facilitate community development, safety and
convenience to the residents. The development forms a logical extension to existing
developed areas and provides for easy access to and from existing roads and surrounding

1
]
]

amenities.,

o e o A
B ——

r

3.6 PROPOSED STREET NAMES

The proposed development will require a number of new street names, while some existing
streets will extend into the development and therefore retain the existing street names.
The Masakhane Social Compact nominated a list of potential street names at a meeting held
on 5 July 2017, as follows:

1 Noma-China Tutu 11 lob =i 21 Nkelejani

2. Samson 12. Piyose 22. Dyani

3; Nothwala 13. Yawa 23. Maduna

a, Mphezulu 14, Patayi 24.  Baleka Mbethe |
5, Komani 15.  Kelembe |25,  Mjodo

6. Kalolo 16, Miss Gearge 26. Hector Peterson

7. Msweli 17. Nko 27. Joe Ngayi

8. Mtyibilizi 18. Mrs Ggosha 28. Mthembu

9. Nowethu 19.  Nginata 29. Maphukathe
10. Gwele 20, Skameni 30. Diego o

B '|
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3 Msophi 41. Sophumelela 51 Xhama _
32. Nokilane 42. Winnie 53. Sicelo Hewukile |
33. Monambane 43. Modise 53. Mazongolo E
34, Yana 44.  Dube 54, Duna

35 loko 45, Mangela 551 Nododile

36 Prou 46.  Makuliwe 56.  Hlaziya i
37 Zane 47. Vivasha 57. Nondzaba

38. Blayi 48, Siya ka-Huhhe 58. Miityalwa

39, Mzingeli 49.  Maphasa 59, Nombo

40, Mape 50, Kutu B0. Xovula

Table 3.3 Propesed Street Names - Masokhane Social Compact (5 July 2017)

The street names marked with a blue shading above were proposed by the Social Compact
for the main roads within the development. it is further proposed by the Social Compact that
Application Area B should be named as Solomon Mahlongu 5Q.

The allecation of street names from the proposed list of names, onto the layout plan, will be
done in consultation with the Overstrand Municipality and with the Social Compact.

3.7 CIVILSERVICES

GIBB was appointed by the Overstrand Municipality to undertake the design of the bulk and
internal civil services for the proposed development. An assessment of existing
infrastructure was undertaken to determine availability of services, potential connectivity
and the upgrading requirements to infrastructure do to the proposed development (refer
Annexure E|.

The findings of the GIBB civil services report are summarised as follows:

*  Foul Sewer

The existing sewer infrastructure will be upgraded as per GLS master planning repert, which
will include 160mm to 200mm link pipes and 550mm gravity main lines. The average daily
sewer flow is estimated to be 685.75 ki/d for Area A and 167.6 ki/d for Area B, The internal
sewer reficulation will consist of 110mm diameter house connection pipes discharging into
160mm diameter mains.

*  Water Supply

The existing water infrastructure will be upgraded as per GLS master planning report, which
will include a new booster pump, new internal link lines and also a new water reservoir of
2.5MI. Itis estimated that the average daily water demand for the proposed development
will be 747.90 kI/d for Area A and 188.64 kli/d for Area B. Fire hydrants will be strategically
placed to meet firefighting requirements.

S— rsm— A
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. Stormwater

The stormwater runoff is expected to increase over the proposed development due to the
increase in hardened surface areas. Stormwater infrastructure will be implemented
according to the approved stormwater masterplan for Masakhane. There are a number of
existing and proposed stormwater ponds in the immediate vicinity of the development area.

¢ Conclusion

After the upgrading of the existing bulk infrastructure and implementation of bulk
infrastructure masterplan items have been completed, there will be sufficient capacity to
accommodate the additional demands of the proposed development, in terms of road
access, sewer, stormwater and water supply.

e

3.8 TRANSPORT IMPACT ASSESSMENT

GIBB was appointed by the Overstrand Municipality to undertake a Transport Impact
Assessment (TIA) for the proposed housing development (refer Annexure G). The following
was concluded and recommended by the TlA:

s The proposed extension of the Masakhane township area will comprise low-income
residential, local retail, community facilities and sport and recreation facilities.

= Two layout options were suggested for the proposed development and the transport impact
of the two options were assessed,

¢ The R43 / Masakhane Road / Main Road intersection should be converted to a roundabout
to alleviate the expected delay for the proposed development for both layout options.

Figure 3.2: Existing Intersection Figure 3.3: Proposed Roundobout intersection ;
: 5&’
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* Asindicated on the proposed layout plan, an additional access road should be implemented
to the east of the proposed development to serve as a second access onto the R43,

* The R43 / Kapokblom Road intersection should be converted to a two-way stop-controlled
intersection with priority at the R43 approaches to alleviate the expected delay for the
proposed development for both layout options.

* Additional NMT facilities and pedestrian safety measures should be provided in Masakhane
in the future to improve safe access to public transport.

s The existing minibus taxi routes should be realigned to service the eastern portion of the
proposed Area A in the future. Additional public transport facilities, such as sheltered stops
and minibus taxi embayments, should also be considered once the proposed development
commenced.

* Parking bays should be provided at a ratio of 1 bay/dwelling unit, 2 bays/100rn2 GLA for
retail facilities and 1 bay/classroom or office plus drop and go facilities for school. A drop-
and-go facility should also be pravided at the ratio of 1 bay/33 students.

Refer Annexure G for the full TIA,

3.9 CONCLUSION

It should be noted that the layout plan presented in this application has gone through a
thorough iteration process. Inputs from services departments, Cape Nature, the hotanist as
well as the Masakhane Social Compact were incorporated to amend and improve the initial
layout plan.

The final layout now proposed is a positive response to local and micro informants and will
establish practical and functional environs for safe community living.

~— - —_————

4
.
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SECTION 4 DESIRABILITY CRITERIA

Desirability and the degree of the acceptability of the land use change is based on the following
considerations:

4.1. SECTION 7 OF THE SPATIAL PLANNING LAND USE MANAGEMENT ACT,
2013

The desirability of the land use change is based on spatial planning, land development and
land use management principles, described in Section 7 of the Spatial Planning Land Use
Management Act, 2013, as follows:

¢ The principle of spatial justice

The proposed development will provide community members in informal settlements access ta
formal housing. The properties located in the vicinity of the application area are residential in
nature. The proposed development area can easily be integrated within existing residential
neighbourhoods of Masakhane and Gansbaai through the proposed extension of existing roads
and bulk services. The proposed application is seen as a logical extension of the existing urban
foatprint.

®  The principle of spatial sustainability

A site analysis was undertaken for the provision of low cost housing. The propased development
is a logical extension of the existing urban footprint. The propased development will not impact
significantly on the biodiversity, or adversely affect the ecological funetioning of the area.

¢  The principle of efficiency

Existing bulk services and connections will be utilised for the proposed development’s internal
services. The connection/linkage with these existing networks contributes substantially to the
reduction of the development cost by means of reduced bulk service installation costs. Access to
and frem facilities and economic epportunities in Masakhane, is made possible by the existing
road netwark which will connect to the application area.

e  The principle of good administration

The proposed Masakhane human settlement development project has been carefully planned on
an integrated and consultative approach by Western Cape Provincial Government and the
Overstrand Municipality. All relevant departments have been part of the process to ensure that
an informed and well-planned project is delivered, thus addressing the requirements of good
administration as prescribed by SPLUMA and LUPA.

=  The principle of spatial resilience

The principle of establishing resilient developments relate to the potential flexibility of planning
to adapt to changing circumstances and to minimise any potential negative impact on the
affected communities. In this regard, the proposed develepment is well-located relative to
existing amenities and facilities and is a logical extension of existing developed areas. The form,
layout of roads and erven are however fixed and formalised on a cadastral basis, but allows
flexibility to accommeodate future extensions, linkages and services infrastructure routes, The
proposed development is considered fully compliant with the principle of spatial resilience.
<l
24
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4.2. COUNCIL'S LAND USE POLICIES

The proposed development is consistent with existing planning policies applicable to the
study area. The development of the application area will ensure access to affordable, well-
located housing contributing towards integration and community development. The area
within which the proposed development is located is viewed as being appropriate for new
human settlement development, while a substantial portion of the application area is in fact
already an established informal township.

This view is further substantiated in all the applicable spatial policy frameworks reviewed.
The palicy assessment found that the proposed development of the application property is
most consistent with the relevant policy frameworks. The application does include a
deviation from the density designation of the GMS (2010}, which is considered appropriate
and consistent with overarching policy objectives interms of densification.

4.3. IMPACTS ON EXISTING RIGHTS

The proposed development will in no way negatively impact on the existing zoning rights of
surrounding properties.  The application site was designated far urban development
purposes in the SDF (2006) and the surrounding properties are considered contextual to the
spatial environs of the site. Furthermore, Masakhane is an established township, and the
proposed development is a logical extension to Masakhane, with the obhjective of
accommodating existing residents of the township.

4.4. SAFETY AND WELFARE OF THE COMMUNITY

The proposed provision of acceptable level of services will contribute to a safe environment
and will enhance the welfare and livelihoods of the community.

Design considerations related to safety and community welfare have been incorporated,
including:

s establishing a pedestrian-orientated and friendly environment;

* promoting a system of continuous routes and accessibility to social and economic
activities;

*  implementing cost-effective layout design; and

. optimising the use of available resources.

S o il
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4.5 CONSERVATION OF THE NATURAL AND BUILT-UP ENVIRONMENT

In principle, there are no significant environmental concerns. Particular care has been taken
with the proposed designs of the development to ensure it will make a positive contribution
to the area. The proposed development is located within the urban edge, which contributes
to the optimum use of available land and would facilitate increased residential densities. The
proposed human settlement development would not have any significant impact on the
natural or built environment. The proposed development has also been crafted to allow for
a mountain-to-sea ecological link to the east of the development, which is a positive
contribution to biodiversity conservation.

4.6  SITE SPECIFIC CIRCUMSTANCES - DEVIATION FROM GMS (2010)
Section 22 (1) and (2) of SPLUMA (2013) specify the following:

22.{1) A Municipal Planning Tribunal or any other authority required or mandated to make
a land development decision in terms of this Act or any other law relating to land
development, may not make a decision which is inconsistent with a municipal spatial
development framework.

22.{2) Subject to section 42, a Municipal Planning Tribunal or any other authority required
or mandated to make a land development decision, may depart from the provisions
of @ municipal spatial development framework only if site-specific circumstances
justify a departure from the provisions of such municipal spatial development
framework.

Given the above-mentioned sections of SPLUMA (2013), it should be emphasized that the
proposed Masakhane human settlement development is fully consistent with the
Overstrand SDF (2006), which is to date still the legally applicable SDF of the Owverstrand
Municipality.

The application does include a deviation from the density provisions of the Overstrand
Growth Management Strategy (GMS, 2010), which is a strategic policy/sectar plan under the
Owerstrand SDF {2006), On this basis, site specific motivation for the density deviation is
provided, as follows:

» The application sites are located within the demarcated urban edge, and are

designated for urban development purposes;

* The site is partly occupied by informal settlements at a density of £ 200 units per
hectare, in lieu of the proposed density of 45 units per hectare. The proposal will
therefore achieve a de-densified area that is safer and more accessible for

emergency vehicles;

URBAN DYNAMICS WESTERN CAPE 26 ‘L'H
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& The proposed development areas are well-located relative to existing facilities and
amenities, and are logical extensions of the existing township.

4.7  CONCLUSION

In conclusion, the proposed human settlement development at Masakhane will contribute
positively to improve the living conditions of a substantial community, which will create new
economic and employment opportunities and will enhance safety of the community.
Furthermore, the proposed development has incorporated substantial mitigation in terms of
tacal micro informants, i.e. biodiversity, storm water, landfill buffer area, future road and
infrastructure, etc.

The proposed development is consistent with policy objectives of the National and Provincial
Government for human settlement development, and is consistent with the local policy
objectives of the Overstrand Municipality. The development is regarded as desirable in
terms of the relevant decision criteria of the SPLUMA (2013}, LUPA (2013) and the
Overstrand Municipal Planning By-Law (2015).

O ———
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SECTION 5 CONCLUSION & RECOMMENDATION

5.1 CONCLUSION

The application area, as motivated in this report, provides an excellent opportunity for a
housing development. This human settlement development therefore is regarded as
desirable within its local context and well integrated within the existing town. The proposal
incorporates community use areas and a new local business node, establishing opportunities
for local entrepreneurs and contributing to local community investment.

With reference to Section 4 above, the desirability of the proposal can further be motivated
on the basis of the following considerations:

¢ The proposal will contribute towards alleviating the growing need for subsidy-based
housing in the town of Masakhane.

*  The integration of the proposed land uses with the surrounding development as well as
the opportunity for integration within the proposed development,

»  Consistent with the spatial policy plans for the area.

s  The improvement in guality of life for the beneficiaries and community as a whale in
the town of Masakhane and Gansbaai.

5.2 RECOMMENDATION

It is therefore recommended that the applicaticns be approved in terms of the Overstrand
By-Law on Municipal Land use Planning (2015} as follows:

i.  Subdivision of Erf 210 Gansbaai, to create Application Area A (+ 26.62 ha), Application
Area B (£ 6.81 ha) and the Remainder of Erf 210 Gansbaai (+ 688 ha), in terms of Section
16{2)(d) of the Overstrand By-Law on Municipal Land Use Planning (2015);

ii. The rezoning of Application Area A and Application Area B, from Undetermined Zone to
Subdivisional Area, in terms of Section 16(2})(a) of the Overstrand By-Law on Municipal
Land Use Planning {2015);

URBAN DYNAMICS WESTERN CAPE 28 (ﬁ
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vi.

iii. The subdivision in terms of Section 16(2)(d} of the Overstrand By-Law on Municipal Land

Use Planning (2015}, as follows:

Application Area A:

s less Formal Development Zone (LFD) 1184 erven

¢ Community Zone | S erven

s Business Zone 1l (LB) 6 erven

* (Open Space Zone |l 7 erven

* Transport Zone |l All Roads/Streets

Application Area B:

s Residential Zone | [SR1) 295 erven

e Community Zone | 1erf

«  Open Space Zone (| 4 erven

* Transport Zone Il All Roads/Streets

Building line departure in terms of Section 16{2)(b} of the Overstrand By-Law on
Municipal Land Use Planning (2015), on the SR1 and Less Formal Zone erven, to allow
the following:

* Lateral/side building lines of Om in lieu of 1m on one lateral boundary of each/all
proposed residential erven (to accommodate semi-detached houses);

¢ Street building lines of Im in lieu of 2m on all proposed residential erven.

Deviation fromn the Overstrand Growth Management Strategy (2010) to provide a gross
residential density of 45 units per hectare on the application sites, in lieu of the
designated density of 20-30 units per hectare, in terms of Section 10 of the Overstrand
By-Law on Municipal Land Use Planning (2015).

Approval of new Street Names by Overstrand Municipality in terms of Section 96 of the
Overstrand By-Law on Municipal Land Use Planning (2015),

URBAN DYNAMICS WESTERN CAPE
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| Lorp steet, Cape Town, 000
www western . 2
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REFERENCE: 15/3/2/12/BO3J/Erf 210, Gansbaai
ENQUIRIES: A. Mabie-Goeieman Cdé Jca\ Mﬂr‘\*«:ﬂ:)

The Municipal Manager
Overstrand Municipality
P O Box 20

Hermanus

7200

For attention: Loriaan lsaacs

REQUEST FOR PLANNING COMMENT: SUBDIVISION, REZIONING, DEPARTURE AND APPROVAL
OF STREET NAMES OF ERF 210, GANSBAAI

s Your request for comment, dated 28 September 2017, refers.

Z According to the Overstrand Municipality Spatial Development Framework, 2017 [SDF), the
property is located inside the demarcated urban edge and is earmarked for Urban
Extension and Residential. The SDF encourages a spatial development pattern that
contains urbban sprawl and promotes compact, well-defined setflements,

a A positive Environmental Authorisation has been issued by this Department, dated 08

September 2017.

CHIEF TOWN AND REGIONAL PLANNER: REGION 2
DATE: lO(iO[ 20171 T T N ,; 1

o ng: O b i

f l
COLLABORATORNO: LO LS, HO.

Page 1 of 1
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. i ANNEXURE E 1/1
ANND HURIS s
® €skom TSN
Distribution
O _ O T hear
OVERSTRAND MUNICIPALITY = Diitat
P.0. Box 20 54 0561
HERMANUS
b Enquires:

Mr. Shaun Swanepoel
Tel: 021 980 3913
Fax: 021 980 3053

Attention: Loriaan Isaacs

Dear Madam

WAYLEAVE APPLICATION: ERF 210, MASAKHANE HOUSING DEVELOPMENT, GANSBAAI
YOUR REF: 210 GGB (3723)

OURREF: 0317717

| refer to your letter dated 28 September 2017

Eskom has no objection to the proposal. Not in close proximity of our services.

Kindly contact Shaun Swanepoel at Tel 021 980-3913, Land Development, Brackenfell should you

require any further information.

Yours faithfully

SHAUN SWANEPOEL
LAND DEVELOPMENT - BRACKENFELL

Sl 555 ex
SCAN NG = e ]

COLLABORATOR N ]
S

CVERSTRAND

250Ut 207

Western Region
Eskom Road, Brackenfell, 7561 P.O. Box 222, Brackenfell, 7560 SA

Tel 00 27 (0)86 D03 7566 www.eskom.co.za

Eskom Holdings SOC Limited Reg Mo 2002/015527/30 ﬁ{}’#
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ADDENDUM AA 50/86 ANNEXURE F 1/1

ONERSTRAND
| 4

OFFICE of THE CHIEF FIRE OFFICER
POBOX 20 |
HERMANUS
7200
Tel: 028 313 8980
Fax: 028 313 1493

MEMORANDUM
Date: 17 November 2017
To: Mr. Schalk vd Merwe {Senior Town Planner)
Ref: J Schoeman o
Re: PLANNING APPLICATION: Erf Gansbaai Appl. Number: 3723

Dear Mr. van der Merwe
The development of the above property for cluster housing is subject to the following compliance:

» The developer must provide adequate fire hydrants In compliance with section 4,35 of the National Fire
Protection Regulations SANS10400T:2011. Fire hydrants to be spaced at a maximum of 180 metres
apart linear to the street layout so that no structure is further than 90 metres from any hydrant.

¢ Division walls between semi-detached dwellings must be roof height, beam filled 60 minute fire walls in
terms of seclion 4.6.2 Table 5 of SANS10400T:2011. i.e. in the event of the construction material being
180mm cement block the division walls must be filled from ground to top height with cement/sand
compasite to prevent heat radiation and conduction between dwellings. Cement blocks of lesser
dimensions must be constructed as a double wall between dwellings.

« No combustible roofing elements may communicate between semi-detached dwellings. i.e. sheeting
attachment purlins must be provide with a minimum of 100mm spacing between dwelling units.

Yours Sincerely

Assistant Chief — Head: Fire Safety
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& CapeiNature

SCIENTIFIC SERVICES

postal Private Bag X5014 Stellenbosch 7598
physical  Assegsaibosch Nature Reserve Jonkershosk
website Wi capenature, oo

enquiries  Rhett Smari
telephone +27 21 866 8017 fax +27 21 866 1523

email remart@capenallre. ¢o.za
reference  SSO14/2/6/1/7/2/210_housing_Masakhane
date 16 May 2017

Withers Environmental Consultants
P.O. Box 6118

Uniedal

7612

Aftention: Aubrey Withers
By email: info@withersenviro.co za

Dear Aubrey

Draft Environmental Impact Assessment Report for the Proposed Masakhane Low Cost
Housing Development on a Portion of Farm 210, Masakhane, Gansbaai
{DEABDP ref. no. 16/3/3/6/7/1/E2/10/1048/16)

CapeNature would like to thank you for the opportunity to comment on the proposed
development 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
proposed development.

Background

CapeNature commented on the Draft Scoping Report in which we supported the findings of
the two botanical specialist studies for each of the two components of the propased
development. The botanical specialist report for the north-western compenent did not indicate
any constraints to development therefore we did not have any concerns with the proposed
layout for this section.

However the botanical specialist report for the south eastern component had indicaled a
propesed biodiversity area accupying over half of the study area in the eastern section. The
preferred development layout did not fully take into account the constraints presented by the
botanical specialist, even if it was better than the other layout alternative provided.
CapeNature had concluded that further investigation of layout alternatives is required in order
to address the botanical constraints.

Addendums have been compiled for both of the botanical specialist reports, as both of the
ofiginal botanical specialist reports had been compiled prior to the development of layouts.
The two original layout alternatives have been refined for the EIA Phase from the Scoping
Phase. The refined layouts have catered for a 300 m buffer from the landfill and increased the
buffer along the western boundary of the north western component as well as a re-
arrangement of the internal layout,

The addendum for the north western component of the development has included the Western
Cape Biodiversity Spatial Plan (WCBSP, 2017) which is supported. The WCBSP has included

The Westem Caps Mature Conservation Board frading as CapeNature
Board Members: Ms Merde MeOmbring-Hodges (Chairperson), Dr Calin Johnson {Vice Chairperson), b Mervyn Burton, Prof Denver Hendricks, Dr
Bruce McKenzie, Adv Mandla Mdludiu, Mr Danis MNel, Prof Aubrey Redlinghuis, Mr Paul Slack
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ADDENDUM AA 52/86 ANNEXURE G 2/6

an area in the northern section of the north western component as an Ecological Support Area
(ESA) which was not included in the Overberg Conservation Plan. As noted, the ESA is an
aquatic ESA. The mapping for this area for the final version of the WCBSP has not changed
from the draft beta version which was referred to in the two addendum reports. The metadata
(which was not available in the beta version) for this ESA indicates that the selection is due to
the presence of a watercourse. The source of data for the WCBSP for riparian functional areas
(watercourses) is a combination of the Western Cape's 2013/14 land cover riparian class and
the Surveyor General's 1:50 000 river data (buffered by 32 m)'.

North Western Development Component Terrestrial Habitat

The findings of the addendum for the north western component have not changed from the
original, and indicate that the layout is an improvement over the original as the one clump of
milkwood trees has been excluded from the layout (within the landfill buffer) and the other
concentration of milkwood trees has been included in one of the open space areas. No
evidence of wetland conditions was encountered in the botanical addendum report.

South Eastern Development Component Terrestrial Habitat

The addendum for the south eastern component has emphasized that the initial botanical
specialist report was undertaken prior to any development layouts being developed. The
addendum has referred back to a recommendation that a minimum of a 150 m corridor must
be maintained to allow for a continued ecological link between the Franskraal Mountains and
Danger Paint.

The reference to the 150 m wide corridor however refers to Figure 14 which indicates the
proposed biodiversity area, which was the diagram which CapeNature used as a reference for
the development layout. The proposed biodiversity area varies in width throughout, with
sections that are more than double the width than the narrowest section in the south. It is
assumed that the width of the narrowest section in the south is 150 m wide, as this is the
corridor width which has been used for the preferred development layout.

Based on our interpretation of the recommendations of the botanical specialist report, the
proposed biodiversity area as indicated in Figure 14 would be the preferred altemnative from a
biodiversity perspective as this incorporates all of the intact vegetation in good condition. No
development layouts have however been provided for this option. However, the proposed
preferred development alternative which allows for a continuous 150 m wide biodiversity
corridor along the eastern boundary is considered acceptable in the botanical specialist
addendum, provided recommended mitigation measures are implemented.

The mitigation measures proposed could compensate for the loss of sections of good quality
vegetation, in addition to addressing the current impacts which are resulting in the continual
degradation of the vegetation on site. The preferred development layout can therefore only be
considered acceptable if the proposed mitigation measures are alsc implemented.

Furthermore, the botanical specialist addendum for the south eastern component has made
reference to the WCBSP. As noted previously the CBA for the south eastemn component is
significantly reduced compared to the Overberg Conservation Plan and is now restricted to the
northern section. It should further be noted that we stated that the reasons for selection could
not be queried for the beta version of the product however now they can be. As referred to
above, the ESA for the north western component is an aquatic ESA and therefore does not
refer to either of the two botanical specialist studies.

'Pool-Stanviiet, R., Duffell-Canham, A., Pence, G. & Smart, R. 2017. The Western Cape Biodiversity Spatial Plan
Handbook. Stellenbosch: CapeNature.

The Westemn Capa Nature Gonservation Beard trading st CapeNature
EBoard Members: Ms Mare McOmbring-Hodges (Chairperson), Dr Cofin Johngon (Wice Chairperson), Mr Marwyn Burton, Prof Denver Hendricls, Dr
Bruce Mckenzle, Adv Mandia Mdludlu, Mr Dania Mel, Prof Auboey Redinghuls, Mr Paul Slack
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One of the key mitigation measures emphasized in the addendum botanical specialist report
for the south eastern component is thal the ecological corridors indicated in the Spatial
Development Framework (SDF) must be maintained, As such the designated 150 m corridor
between the edge of the proposed development must be maintained, and therefore a proposal
for this open space corridor must be included within this development proposal in arder for this
development to be considered acceptable.

In this regard CapeNature recommends:

¢ The proposed mountain to coast 150 m corridor should be inciuded within the
development layout as open space (preferably Open Space Zone 1: Nature Reserve)
and subdivided and rezoned as such,

¢ The proposed fence around the development must be implemented as recommended
in the two botanical specialist studies. It must be ensured that the specifications for the
fence are such that it is not easily damaged.

* An alien clearing programme must be implemented within the open space corridor in
order to improve the current ecological condition, particularly of the sections which are
heavily invaded. This will provide a level of compensation for the loss of intact habitat.
The botanical specialist has not indicated that any sections of the study area are not
restorable to good quality habitat.

* A search and rescue programme must be implemented for the areas which are to be
developed, particularly for the species which are amenable to transplanting such as the
one Species of Conservation Concern encountered, Satyrium carneurn. The degraded
sections of the open space corridor are likely to be a suitable receptor area (to be
confirmed by the botanical specialist).

= It is strongly recommended that the open space corridor is included under Category C
of the Urban Conservation Environmental Management Overlay Zone (EMOZ) for the
Overstrand Municipality. The study area is not currently included under the Urban
Conservation EMOZ.

Freshwater Habitat

CapeNature recommended that a freshwater specialist scan is undertaken to verify the
presence of wetlands due to the possibility of groundwater-fed wetlands being present on the
site, as it is located on coastal sands. The response provided in the comments and response
report is that the water table in this area is relatively deep (20 — 30 m), and therefore there are
no wetlands on the site. The source of this information needs to be provided.

As stated above, the northern section of the north western component is indicated as an
aquatic CBA due to the presence of a watercourse. CapeNature has indicated the source of
this data. Further verification is therefore required regarding the potential presence of a
wetland or watercourse in this location.

Conclusion

In conclusion, CapeNature agrees with the findings of the botanical specialist addendums and
that the preferred development layout can be considered acceptable from a terrestrial habitat
perspective, but only if the mitigation measures are implemented. The primary mitigation
measures will be securing the biodiversity corridor and the associated actions as listed above.
All the other mitigation measures listed in the botanical specialist studies and addendums
must be implemented as well.

CapeNature however recommends that further verification of the presence of wetlands or
watercourses is provided. Information has been provided regarding the gechydrology of the
site, however this needs to be referenced and more detail provided. The presence of the
aquatic ESA also requires further verification.

The Westem Cape Matuwe Conservation Board Irading as CapeNature
Board Members: Ms Merle McOmbring-Hodges {Chairperson), Dr Colin Johnson (Vice Chairperson), Mr Mervyn Burton, Prof Denver Hendricks, Dr
Bruce MoKenzie, Adv Mandia hdiudlu, bMr Darie tel, Prof Aubrey Rediinghuis, MrPaul Slack
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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

Rhett Smart
For: Manager (Scientific Services)

cc. Bernadette Osborne, Department of Environmental Affairs and Development Planning

The Western Cape Nature Conservation Board trading as CapeNature
Board Members; Ms Marie McOmbring-Hodges (Chairperson), Dr Colin Johneorn (Vies Chairperson), Mr Mervwn Burtan, Prof Denver Hendricks, Dr
Bruce Mokenzie, Adv Mandla hdludiu, bar Danie Mel, Prof Aubrey Redinghuis, Mr Pad Slack
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TP-A Tk
(S Nla e

SCIENTIFIC SERVICES

s

"{// postal Private Bag X5014 Stallenbosch 7599
hysical  Assegaaibosch Nature Reserve Jonkershoek
ebsite www capenalure_co.za

fenquiries  Rheft Smart

telephone +27 21 866 8017  fax +27 21 BEE 1523
email rsmart@capenature.co za

reference SSD14/206//T/2/210_housing_Masakhane
date 2% November 2017

Overstrand Municipality: Hermanus Administration FLEND: &L 210, 6_‘-5

P.Q. Box 20

Hermanus r I
7200 SCAN NO: E
Attention: S.W. van der Merwe i .

By emaif, aconradie@overstrand.gov.za COLLABORATOR NO: | 'I.(;‘_ % 10 &5 J
Dear Alida [

Application for Subdivision, Rezoning, Departure etc. for the Proposed Masakhane
Integrated Housing Development on a Portion of Farm 210, Masakhane, Gansbaai
(Overstrand Municipality ref: 210 GGB (3723))

CapeNature would like to thank you for the opportunity to comment on the proposed
development 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
proposed development.

CapeNature commented in detail on the full Scoping and EIA NEMA process for this
application. Within the process our various concems were addressed and ultimately we did not
object to the proposal provided the recommended mitigation measures are implemented. The
comments on the NEMA process should be referred 1o for more detail.

One aspect that was raised in our comments on the Draft Environmental Impact Assessment
Report was the potential presence of a wetland within the development footprint based on
desktop information. CapeNature staff did ground-truth the site and did not encounter any
wetland conditions and this was communicated to DEASDP via email prior to issuing of the
environmental approval. ;

It should further be noted that the conditions of the approval of the environmental authorisation
included maintaining the 150 m wide open space biodiversity corridor and keeping this free of
alien invasive vegetation. Other mitigation measures such as providing a fence around the
development to prevent encroachment and other impacts on the surrounding natural
vegetation are not stated separately, however they are included in the Environmental
Management Plan which must be implemented in accordance with the conditions of approval.

CapeNature reserves the right to revise initial comments and request further information
based on any additional information that may be received.

The Westemn Cape Mature Conservation Board trading as GapeNature
Board Members: Ms Merle Mo Ombring-Hodges (Chairperson), Dr Golin Johnson (Vice Chairparson), Mr Menwyn Burton, Prof Denver Herdricks, Dr
Bruce Mekenzie, Adv Mandla Mdiudiu, Mr Danie Nel, Prof Aubrey Redlinghais, My Paudl Slack

1 DEC OV
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Yours sincerely

Rhett Smart
For: Manager (Scientific Services)

cc. P.J. Lerm, Urban Dynamics Western Cape

The Westarn Cape Nature Conservation Board trading as CapeNature
Bipard Members: Ms Marle McOmbring-Hodges (Chairpersan), Dr Colin Johnson {Vice Chairparson), Mr Manan Burton, Prof Denver Hendricks, Dr
Bruce MeKenzie, Adv Mandla Mdludiu, Mr Danle Mal, Prof Aubrey Redlinghuis, Mr Paul Stack
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ADDENDUM AA 57/86 ANNEXURE H 1/3

COMMENTS FROM THE ENGINEERING SERVICES DEPARTMENT FOR:
APPLICATION FOR SUBDIVISION, REZONING, DEPARTURE, DEVIATION
FROM THE OVERSTRAND GROWTH MANAGEMENT STRATEGY (2010)
&% APPROVAL OF NEW STREET NAMES, ERF 210, GANSBAAI (3723)

Water : According to GLS report

Sewer ; According to GLS report

Roads and traffic According to TIA

Stormwater (SW) See conditions 8, 9 & 10

Electricity : In order

Conditions:

1. that the developer (Overstrand Municipality) at his cost constructs the

internal municipal civil and electrical services for the development as
well as any link or bulk municipal services that need to be provided;

2 that servitudes for municipal services be registered in respect of all
main services to be taken over by the developer and all existing
municipal services concerned, crossing private property;

3 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 satisfaction of the Director: Infrastructure and Planning:

3.1 way-leaves must be obtained from the Operational Manager;

3.2 such way-leaves to be obtained prior to any excavation on
public property or property where existing services are located;

4, 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 engineer/technologist, be submitted to the Director:
Infrastructure and Planning for his prior approval;

5. the "Guidelines for the Provision of Engineering Services in Residential
Townships" (Blue Book), SABS 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;

6. the Director: Infrastructure and Planning to be notified in writing of all
deviations from the Standard Design and Construction Criteria when
plans are submitted for his approval and such deviations to be




10.

&,

12.

13.

14.
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2

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 engineer/technologist i.e. a
professional civil engineer/technologist who has nc direct financial
interest in the development, other than payment as standard
professional fees for the work concerned:; and

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
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 and Planning;

that the above stormwater management plan include the following:

9.1 pre-development run-off from the catchment area;

9.2 post-development run-off from catchment area;

93 existing stormwater reticulation system and the capacity
thereof;

9.4 connection of internal stormwater reticulation system;

9.5 overland escape routes.

that the connection to the stormwater reticulation system if any, be
provided according to the stormwater management plan;

that a Certificate of Completion together with as-built services plans be
provided by the independent professional engineer/technologist to the
Overstrand Municipality. As-built plans to be on quality paper, together
with a DXF file thereof;

that the Implementing Agent apply for a temporary water connection on
the prescribed application form, at Overstrand Municipality’s Finance
Department, before commencement of construction;

that the connection to the main water line only be done by the
Operational Department, after payment of the connection fee, by the
developer;

that a traffic impact study be done for the proposed development at the
developers cost;
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15,  that damage to the existing roads, used as routes for access to the
development, for the provision of services, be repaired by the
developer.

2212217,

DENNIS HENDRIKS DATE

SENIOR MANAGER:

ENGINEERING SERVICES
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ANNEXURE11/2

Catchmeant Management Agency (
Opvanggobled Bestuursapentskap -
i-Arhente yolavnulo lombandia nokunggonglioye H ‘g‘-‘ \\W

51 Baring Street Worcester 58850, Private Bag X3055 Worcester 6850

Enquiries: Patrick van Coller Tel: 023-346 8014 Fax: 023-347 2012 E-mail pcoller@bgema.co.za
Date: 30 November 2017 Reference No: 4/10/1/G40L/Remainder Erf 210, Caledon

The Municipal Manager
Overstrand Municipality

P.O. Box 20
HERMANUS
7200 , - e :
Attention: Mr. S.W. van der Merwe ' ATk ‘j_?,__.__.-—-ww' ,J
cOLLAB
N \cr'lc”\gwl

Dear Sir E—-— .‘_...-——-'-‘""—"'—Mﬂ-

COMMENT ON THE PROPOSED SUBDIVISION, REZONING, DEPARTURE, DEVIATION
FROM THE OVERSTRAND GROWTH MANAGEMENT STRATEGY (2010) AND
APPROVAL OF THE NEW STREET NAMES FOR THE REMAINDER ERF 210,
vGANSBAAI: CALEDON MAGISTERIAL DISTRICT: URBAN DYNAMICS WESTERN
CAPE (obo OVERSTRAND MUNICIPALITY.

With reference to the Report received 28 September 2017, the following:

The Breede-Gouritz Catchment Management Agency (BGCMA), in principle, has no
objection to the proposed activities, subject to the following conditions:

o All relevant sections and regulations of the National Water Act, 1998 (Act 36 of 1998)
regarding water use must be adhered to.

o No storm water runoff from any premises containing waste, or water containing waste
emanating from industrial activities and premises may be discharged into a water
resource. Polluted storm water must be contained.

o The waste generated by the facility needs to be managed of in terms of the National
Environmental Management Waste Act, 2008 (Act 59 of 2008) on the property and the
final disposal of the waste at a licensed solid waste disposal site.

0 Solid waste may only be disposed of onto an authorised solid waste facility in terms of
above-mentioned legislation,

o The minimizing of waste must be promoted and alternative methods for waste
management must be investigated.

0 No permanent structures maybe constructed/erected within the 1:100 year flood line of
any watercourse (seasonal or permanent river, stream, etc.) or alternatively, more than
100 metres from the edge of a water resource, whichever is further.
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Water for domestic use

0 The water provided for domestic use must comply with the SANS 241: 2015 Guidelines
for Drinking Water as amended from time to time. Regular monitoring must be done to
ensure compliance. If the quality of the water is of such a nature that it is a threat to
human health, then the Breede-Gouritz CMA and the Provincial Department of Health
must be informed of the procedures to rectify the problem.

The disposal of sewage needs to adhere to the following:

0 The disposal of sewage must at all times comply with the requirements of Sections 22
and 40 of the National Water Act 1998, (Act 36 of 1998).

This office trust the above-mentioned is acceptable and if you do have any further queries,
please do not hesitate to make contact with this office.

Yours Faithfully

Rl

MR. JAN VAN STADEN
CHIEF EXECUTIVE OFFICER (Acting)

cc. Me. Loriaan Isaacs-Overstrand Municipality (loriognisoocs@overstrand.gov.za)
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Division of Telkom SA SOC Ltd

10 Jan Smuts Drive Candice Spammer
Pinelands 4 Tel: 021 414 5582

7404 FILE NO: A\ e el D ':\/ } Fax: 086 480 0617

Email: spammecl@telkom.co.za

ER;’Z\U MW"’“““
ORMBL o s
COLLABORAT i) ..:

Our Ref.: WWIP_WGNB4024_17
Your Ref.: 210 GGB 3723

5 December 2017

Attention: S Muller

Overstrand Municipality
HERMANUS

PROPOSED SUBDIVISION, REZONING, DEPARTURE, DEVIATION FROM THE OVERSTRAND GROWTH
MANAGEMENT STRATEGY AND APPROVAL OF NEW STREET NAMES: ERF 210, MASAKHANE
INTEGREATED HOUSING DEVELOPMENT, GANSBAAI

With refarence to your application received October 2017.

As important COPPER AND OPTIC FIBRE cables are affected, please contact our representative
Frederik Swart at telephone number 028 514 1199 / 081 363 7815 [/ FrederikS@openserve.co.za at least
48 hours prior of commencement on construction work.

| hereby inform you that Open Serve approves the proposed work indicated on your drawing in principle.
This approval is valid for 12 months anly, after which reapplication must be made if the work has not been
completed.

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, Open Serve infrastructure will be affected, consequently the conditions below
and on the attached legend will apply.

1 Qak Avenue, Highveld, Techno Park, Centurion 015 #
Private Bag X881, Pretoria, Gauteng, 0001
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ANNEXURE J 2/3

This wayleave, Reference Sumber WWIP WGNB4024 17 s valid for 12 months

from date here ol and is subject 1o the following conditions:

L
Upen Serve plant { LE. any Telecommunication equipment above or below ground level )

No mechanbeal plant or vibrotor type campactars may be used within three metres af any

1. The position of sur plant nifected by the proposal is indicated as approximate
and Frederik Swart o telephone number l]B.l 363 78IS must te i
at least 48 hours prior to commencement of the work. upon which the actual location
of Open Serve Plant will be indicazed on site.

3. A written request must be submitted to Open Serve for consideration should the applicant
require our plant to he velocated. The cast of such a relocation will be receverable
from the applicant.

d. Iuis the responsibility af the spplicant to verify the existance of the indieated plant and
o notily Gpen Serve immediately, should the applicand locare any Open Serve plani
indicated on the provided plans.

5. Shuuld the upplicant expose any Open Serve plant, the safeguard thereof will be the applicant’s
Full respon sibiility

6. Fuiling to comply with the above conditions or any special conditions addendum hereto
will be regarded as gross negligence and ihe applicant will be held responsible for the
damage or loss as & resuli therenl.

Date: 05 Drecember 2017 By: C Spammer

For Regional Ceneral Manager
Western Cape { N2W3ITI1B)

1. Undergravund Pipe

2, Underground Cuble
3. Manhole

Street Distributio Cabinet (SDC )
5. Jointing Pit/ AJB
6. Jointi
7, Pipe Junction Box { 1/5 )
B. Robat Control
9. Pole
10. Stay
11. Strut
12, Aerinl Cable [ AJC )
13. Break In plpe

FPlllard PJ )

The pipeline indicated contains OPTIC FIBRE cables.

F Swart - telephone 028 514 1199 must he contacted
at least 48 hours before commencement of work,

open)serve
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ADDENDUM AA 65/85 ANNEXURE K 1/3

ROAD NETWORK MANAGEMENT

Western Cape

Emoel Cipce Swaonepoeld wellamc ope aov ta

Government fel 427 21 433 abed
ki 335 P Dorp Stegt Cope Town. 5001

Trar ] Public Works PO Box 2603, Cope Town, 8000

REFERENCE: 16/9/6/1-21/05 (Job 21947)
ENQUIRIES: Ms GD Swanepoel
DATE: 13 February 2018

The Municipal Manager
Overstrand Municipality
Gansbaai Administration

PO Box 26

GANSBAAI

7220

Attention: Mr § van der Merwe
Dear Sir

ERF 210, GANSBAAI, MASAKHANE INTEGRATED HOUSING DEVELOPMENT: MAIN ROAD 28;
PROPOSED SUBDIVISION, REIONING, DEPARTURE, DEVIATION FROM THE OVERSTRAND
GROWTH MANAGEMENT STRATEGY

1. The following refer;

1.1 Your letter 220 GGB (37231) dated 28 September 2018 and

1.2 E-mail correspondence between F. Fakier and the 5 Chow of Gibb Consulfing
between 3 November 2017 and 22 January 2018.

2, The subject erf is located in Gansbaai. Access is via the local streets of Gansbaai.

3. This application is for the subdivision, rezoning, departure and deviation from the
Overstrand Growth Management Strategy in order to develop the following:

3.1 1479 residential erven;

3.2 6 Communily zones;

3.3 6 Business Iones:

3.4 11 Open Space Zones and
3.5  Transport Zones i

4, Cognisance is taken of the Troffic Impact Assessment dated March 2017.

www wasterncape . gov.za
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This Branch offers no objection to the application in terms of the Land Use Planning
Act, No 3 of 2014, subject o the implemeniafion of the following road infrastruciure
upgrades as contained in the TIA:

Construction of o roundabout at the R43 / Masakhane Road [/ Main Road
interseclion;

Construction of a new occess to the development off the 43 at + km1.9 and

Converting the R43 / Kapokblom Road intersection fo a two-way stop controlled
intersection wilth priority on the R43.

This Branch is unable to contribute financially to the improvements.

Approval from the Design Directorate [Ms M Hofmeyr 021483 3999) of this Branch is
required for work to be underfaken on proclaimed roads

The Municipdiity is advised to provide internal vehicular and pedestrian linkages
that will serve on a secondary level to that of the Main Road.

Yours faithfully

JManbtt,

ML WATTERS
For CHIEF DIRECTOR: ROAD NETWORK MANAGEMENT
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ENDORSEMENTS
i Overstrand Municipality

Attention: Mr 3 van der Merwe (e-mail svdmerwe@overstrand.gov.za)

2. Urban Dynamics

3. Mr ML Watters (e-mail)
4. Ms M Hofmeyr [e-mail)
5 Mr F Fakier (e-mail)

b. Planning Section
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Western Cape ;
Government Directorate: Development Management

[Region 2)

REFERENCE: 14/3/3/2/E2/10/1005/14
NEAS REFERENCE:  WCP/EIA/0000179/201 6

ENQUIRIES: %'mihi Matthews

DATE OF ISSUE: 017 -03- 08 X

The Board of Directors
Meotlekar Overstrand on behalf of Overstrand Municipality

P.O. Box 4697

DURBANVILLE

7551

Ahtention: Mr R van Rooyen Tel.: {08&) 144 4489
Fax: (086) 600 5707

Dear Sir

APPLICATION FOR ENVIRONMENTAL AUTHORISATION IN TERMS OF THE NATIONAL ENVIRONMENTAL
MANAGEMENT ACT, 1998 (ACT 107 OF 1998) AND THE ENVIRONMENTAL IMPACT ASSESSMENT
REGULATIONS, 2014 (AS AMENDED): PROPOSED MASAKHANE LOW COST HOUSING DEVELOPMENT ON A
PORTION OF ERF NO. 210, GANSBAAI

1. With reference to the above application, the Department hereby nofifies you of ils decision to grant
Environmental Authorisation, attached herewith, together with the reasons for the decision.

2. In terms of Regulation 4 of the Environmental Impact Assessment Regulations, 2014 (as amended),
you are instrucied fo ensure, within 14 doys of the dote of the Enwvironmental Authorisation, that all
registered interested and affected pariies (“1&APs") are provided with access to and reasons for the
decision, and that all registered 18 APs are nofified of their right to appeal.

3. Your altention is drawn to Chapiler 2 of the National Appeal Regulations, 2014, which prescribes the
appeal procedure to be followed. This procedure is summarized in the altached Environmental

Authorisation.

Yours faithfully

LX@@ OCees

MR. HENRI FORTUIN
DIRECTOR: DEVELOPMENT MANAGEMENT (REGION 2)
DEPARTMENT OF ENVIRONMENTAL AFFAIRS AND DEVELOPMENT PLANNING

CC: (1) Ms P. Aplon {Overstrand Municipality) Fax: [D28] 316 4953
(2] Ms K. Neethling [Withers Environmental Consultants) Fax: [021) 883 2952
[3] Ms E. Pelser (WCG: Depariment of Human Seftlements) Faw: (021) 483 5510

[4)} Mr A, Oosthuizen [DEARDFP: Development Facilitation)  Email: Andre Oasthuizen@weslermcape . gov.za

20d Floor, 1 Dorp Streel, Cope Town, 8001 Private Bag X9086, Cape Town, 8000
Tel; #27 21 483 B350 Fox; +27 2] 483 3433 www . westermcope gov.zo/eadp
E-mail: D'mitd.Matthews@westerncape.gov.za
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e Direciorate: Developmen! Manogerment
Western Cape [Region 2)
Government

ilegl

REFERENCE: 16/3/3/2/E2/10/1005/16
NEAS REFERENCE:  WCP/EIA/0000179/2014
ENQUIRIES: D'mitri Matthews

DATE OF ISSUE: 07 0% 08

ENVIRONMENTAL AUTHORISATION

APPLICATION FOR ENVIRONMENTAL AUTHORISATION IN TERMS OF THE NATIONAL
ENVIRONMENTAL MANAGEMENT ACT, 1998 (ACT 107 OF 1998) AND THE ENVIRONMENTAL
IMPACT ASSESSMENT REGULATIONS, 2014 (AS AMENDED): PROPOSED MASAKHANE LOW COsT
HOUSING DEVELOPMENT ON A PORTION OF ERF NO. 210, GANSBEAAI

With reference fo your application for the abovementioned, find below the outcome with respect to
ihis application.

DECISION

By virtue of the powers conferred on it by the National Envirenmental Management Act, 1998 (Act Na.
107 of 1998} ("NEMA"] and the Environmental Impact Assessment {("EIA") Regulations, 2014 {as
amended), the Competent Authority herewith grants Environmental Authorisation o the applicant 1o
underiake the listed activities specified in Section B below with respect o Loyoul Alternative 1,
described in the Environmental Impact Assessment Report ["EIAR"), dated March 2017.

The applicant for this Environmental Authorisation s required to comply with the condifions set out in
Section E below.

A. DETAILS OF THE APPLICANT FOR THIS ENVIRONMENTAL AUTHORISATION

Motlekar Overstrand on behali of Overstrand Municipality
% Mr R van Rooyen

P.O. Box 4697

DURBANVILLE

7551

Tel.: (08&) 144 4489
Fax: (086) 600 5707

2rd Floor, | Dorp Slreet, Cape Town, 8001 Private Bag X908, Cape Tawn, 8OO0
Tel: +27 21 483 B350 Fox: +27 21 483 34332 www.westemcape.gov.zo/eadp
E-mail: B'miti.Malthews@westerncope.gov.za
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The abovementioned applicant is the holder of this Environmenial Authorisation and is hereinafter

referred to as "the holder”.

B. LIST OF ACTIVITIES AUTHORISED

[ Listed Activity

Activity/ F_ro_jg € E) esc ription

Govemment Notice No. 327 of 7 Aprl 2017 —

Activity Number 9

The development of infrastructure exceeding 1000

metres in length for the bulk fransporiation of water

or storm water—

(1) with an Internal diameter of 0,34 metres or
more; o

fi} with a peak throughput of 120 litres per second
or maore;

excluding where—

{a) such infrastructure is for bulk fransportation of
waler or storm water or storm water drainage
inside a road reserve or railway line reserve; or

(b) where such developmeni will cccur within an

urban areq.

The bulk water supply pipelines include 200mm-
355mm  diameter network pipes and  400mrm
diameter water supply pipes. Storm water pipelings
will have a diameter of 375mm and the pipelin:
lengths will have a cumulafive Iengf'h that exceecs
1 000m.

“Activily Number 10
The development and relofed operation of
infrastructure exceeding 1 000 metres in length for
the bulk fransporiation of sewage, effluent, process
water, waste water, return water, industiial discharge
or slimes -

(i) with an internal diameter of 0,36 metres or

more; of

(i) with a peak throughput of 120 litres per second

or more;

excluding where—

{a) such infrastruciure is for the bulk transportation
of sewage, effiuent, process water, waste
water, refurn water, industrial discharge or
simes inside o road reserve or railway line
reserve; or
where such development wil occur within an
urban area.

{b}

The sewer infrastructure includes 160mm fo 200mm, |
diameter gravity sewer link pipes and 550mm
diameter gravity sewer pipes. Internal  sewer
reficulafion will consist of 110mm diameter house
connection pipes discharging into 1 400mir
diameter sewer mains. The pipeline lengths wil
exceed 1 000m.

Activity Number: 24

The development of a rood—

(i) for which an environmental authorisation was
obtained for the route determination in terms of
activity 5 in Government Notice 387 of 2006 or
activily 18 in Government Notice 545 of 2010; or
with a reserve wider than 13,5 meters, or where
no reserve exists where the road Is wider than 8

(i

mefres:

Reference No.: 16/3/3/2/E2/10/1005/16

The proposed roads will have road reserves of 8m,
10m, 13m and 16m, with scme roads being located
outside of the urban area.

Page 2 of 18
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but &E‘E{IE aread—
[@) which is identified and included in activity 27 in
Listing Notice 2 of 2014;

where the entire road falls within an urban area;
or

which is 1 kilometre or shorter.

(D)

=l

ANNEXURE L 4/19

Government Nofice No. 325 of 7 April 2017 —

Activity Number 15

The clearance of an area of 20 hectares or more of

indigenous vegetalion, excluding where such

clearance of indigenous vegetation is required for—

(i} the undertaking of a linear activity; or

(il maintenance purposes undertaken in
accordance with a maintenance management
plan.

More than 20ha of indigenous vegetation will ba
cleared for the proposed development.

Govermnment Notice No. R. 324 of 7 April 2017 -

Activity Number 4

The development of a road wider than 4 metres with

areserve less than 13,5 metres.

i. Western Cape

i. Areqs roned for use as public open space or

equivalent zoning;

ii. Areas outside urban areas;

(aa) Areas containing Indigenous vegetation;

(bb} Areas on the estuary side of the development
setback line or in an estuarine functional zone
where no such setback line has been
determined; or

iii. Inside urban areas:

(aa) Areas zoned for conservation use; or

{bb) Areas designated for conservation use in Spatial
Development Frameworks adopted by the
competent authority.

Internal roads will be wider than 4m and constructed
in an area comprising indigenous vegetation, ouliside
of an urban area.

Activity Number: 12

The clearance of an area of 300 square metres or
more of indigenous vegetation except where such
clearance of indigenous vegetation is required for
maintenance purposes underiaken in accordance
with a maintenance management plan.

i. Western Cape
. Within any crifically endongered or
endangered ecosysiem listed in terms of
seclion 52 of the NEMBA or prior 1o the
publication of such a list, within an area that
has been identified as critically endangered

Areas that comprise Western Cape Milkkwood Forest,
an ecosystem classified as criticolly endangered i
terms of Section 52 of the National Environmental
Management Biodiversity Act, 2004 (Act No. 10 o
2004) [""NEMBA"), will be cleared.

in the National Spatial Biodiversity Assessment

Reference Mo 16/3/3/2/E2/10/1005/14
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2004;

ii.  Within critical biodiversity areas identified in
bioregional plans;

iii. Within the lifforal active zone or 100 mefres
inland from high water mark of the sea or an
estuarine  functional  zone,  whichever
distance is the greater, excluding where such
removal will occur behind the development
setback line on erven in urban areas;

iv. On land, where, al the fime of the coming
info eftect of this Notice or thereafter such
land was zoned open space, conservation or
had an equivalent zoning; or

v. On lond designated for protection or

conservafion purposes in an Environmental

Management Framework odopted in the

prescriped manner, or a Spatial Development

Framework adopted by the MEC or Minister.

The abovementioned list is hereinatter referred to as “the listed activities”.
The holder is herein aulthorised 1o undertake the following altermative:

The proposal entails:
A] The development of 1 479 residential erven adjacen! to the existing Gansbaai residential areq.

The total development footprint amounts to approximately 33.4ha (of which approximaiely
1,.5hais earmarked for open space), and is divided into two nodes:

e Area A [opproximately 2é6,6ha): This node consists of approximately 10ha (including access
roads) of brownfields (i.e, the existing informal settlement that will be formalized) and
approximately 16ha of greenfields (new areas to be developed). The development wil entail:
¥ 742 greenfield residential erven (approximately $ha).
> 442 brownfield residenfial erven {approximately 5,8ha).
¥ Six [6) business erven [approximaiely 0,3hay).

» Seven (/] open space erven (approximately 1.2ha).
= Five [5) community erven (approximately 1,20ha).
¥ One (1) fransport erf (opproximately $ha).

*= Bulk waler and sewage infrastructure.

= Internal roads.

o Area B (+6,81ha): This node consists enfirely of a greenfield development and will entail:
» 295 greenfield residentiol erven (approximately 4hal).
¥ Four (4] open space erven (approximately 0,3ha).
B One (1} community erf [approximately 0,2ha).
» One (1) ransport erf [approximaltely 2,5ha).
¥ Bulk water and sewage infrastruciure.
¥ Internal roads.

Reference No.: 16/3/3/2/E2/10/1005/14 Page 4 of 18
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B} The construction of storm water infrastructure for the propased development, consisting of:
¥ Concrete dish channels (800mm wide) adjacent fo he road edge.
» Mew storm water attenuation ponds of approximately 3 500m? (Area A) and 1 300m? [Area
BJ.
> The exiension of the existing storm water attenuaiion facility on the western border of the
Maosakhane development.

C) The construction of a new 2.5ML reservoir (to be located at the existing transformed reservoir
site).

C. SITE DESCRIPTION AND LOCATION

The listed activifies will be undertaken on Erf No. 210, Gansbaal, at the following co-ordinates:

Area A:
[WJaE (s) | Longitude (E) !
[34¢ 35" 3702 | 19° 211 4479 |
Area B:
Latitude (5] | Longitude (E)
343 198" | 19" 21" 2884

The SG digit code is: C01300090000021000000
Refer to Annexure 1: Locality Plan and Annexure 2: Site Plans
The above is hereinafter referred fo as "the site’'.

D. DETAILS OF THE ENVIRONMENTAL ASSESSMENT PRACTITIONER

Withers Environmental Consultants (Pty) Lid
% Mr. A. Withers/ Ms. K. Neethling
P.O.Box 6118

UNIEDAL

7612

Tel.: (021) 887 4000
Fax: (021) 883 2952

E. CONDITIONS OF AUTHORISATION
Scope of authorisation
1. The holder is autherised to undertake the listed activities specified in Secfion B above in
accordance with, and restricted 1o, Layout Alternative 1, described in the EIAR dated

May 2017 at the site as described in Section C above.

2. The Environmental Authorisation is valid for o period of five years from the date of issue within
which commencement must occur.

Reference No.: 16/3/3/2/E2/10/1005/14 Page 5 of 18
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3. The holder shall be responsible for ensuting compliance with the conditions by any person
acling on histher behalf, including an agent, sub-contractor, employee or any person
rendering a service to the holder.

4. Any changes to, or deviations from the scope of the alternative described in Section B above
must be accepted or approved, in wiiting, by the Competent Authority before such changes
or deviations may be implemented. In assessing whether to grant such acceptance/approval
or not, the Competent Authority may request information, in order fo evaluate the significance
and impacts of such changes or deviations, and it may be necessary for the holder to apply
for further authorisation in terms of the applicable legisiation,

Wrilten nofice to the Competent Authority

5. Seven calendar days' notice, in wiiling, must be given fo the Competent Authority before
commencement of construction activifies. The notice must:

5.1 make clear reference to the site details and EIA Reference number given above; and
5.2 include proof of compliance with the following condifions described herein:
Conditions: 6, 7, 10 and 14
Nofification and administration of appeal

6. The holder must in writing, within 14 {fourteen) calendar days of the date of this decision—

6.1 nolify alf registered Interested and Affected Parties (14 AFPs”) of —
4.1.1 the outcome of the application;
8.1.2 the reasons for the decision as included in Annexure 3:
6.1.3 the date of the decision; and
6.1.4 the date when the decision was issued.

6.2  draw the attention of all registered 1&.APs to the fact that an appeal may be lodged
against the decision in terms of the National Appedls Regulations, 2014 (as
amended) detailed in Section G below:;

6.3 draw the attention of all registered I&APs to the manner in which they may access
the decision; and

6.4 provide the registered 1&APs with;

é.4.1 the name of the holder (entity) of this Environmental Authorisation; |

6.4.2 name of the responsible person for this Environmental Authorisation:

6.4.3 postal address of the holder;

6.4.4 telephonic and fax details of the holder;

6.4.5 e-mall address, if any, of the holder; and

6.4.6 contact delalls [postal and/er physical address, contact number, facsimile and
e-mail address) of the decision-maker and all registered 1&APs in the event that
an appedl is lodged in terms of the 2014 National Appeals Regulations [as
amended).

Reference No.: 16/3/3/2/E2/10/1005/16 Page &of 18
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an appec! is lodged in ferms of the 2014 National Appeals Regulations (as
amended).

7. The listed activities, including site preparation, must not commence within 20 [twenty)
calendar days from the date the applicant notifies the registered 1&APs of this decision. In the
event that an oppeal is lodged with the Appeal Authority, the effect of this Environmental
Authorisation is suspended unfil the appeal is decided i.e. the listed activilies, including site
preparation, must not commence until the appeal is decided,

Management of activity

8. The draft Envionmental Management Programme ("EMPr') submitted as part of the
application for Environmental Authorisation is hereby approved and must be implemented.

9. The EMPr must be included in all contract documentation for all phases of implementation,

Monitoring

10. The holder must appoint a suitably experienced environmental control officer (“ECO"), or site
agent where appropriate, before commencement of any land clearing or construction
activities to ensure compliance with the EMPr and the conditions contained herein,

1. A copy of the Environmental Authorisation, EMPr, audit reports and compliance menitoring
reports must be kept at the site of the authorised activity, and must be made available to
anyone on request, including on a publicly accessible website.

12. Access to the site referred fo in Section C must be granted, and the envirenmental reports
mentioned above must be produced, to any authorised official representing the Competent
Authoerity who requests to see if for the purposes of assessing and/or monitoring compliance
with the conditions centained herein.

Auditing

13. In terms of Regulation 34 of the NEMA EIA Regulations, 2014 (as amended), the holder must
conduct environmentol audits to determine complionce with the conditions of the
Environmental Authorisafion, the EMPr and submit Environmental Audit Reports to the
Competent Authority. The Environmental Audit Report must be prepared by an independent
person and must contain all the information required in Appendix 7 of the NEMA ElA
Regulations, 2014 (as amended).

The holder must submit an Environmental Audit Repori once bulk services has been
constructed. Thereafter, Environmental Audit Reports must be submitted for each phase of
construction (from the start of construction) to the Competent Autheority and thereafter, every
3 months for the duration of the construction phase. The final Environmental Audit Report
must be submitted to the Competent Authority three monihs after construction is completed.

The holder must, within 7 days of the submission of each of the above-mentioned reperts to
the Competent Authority, notify all potential and registered |&APs of the submission ond
make the report available to anyone on request and on a publicly accessible website (if

applicable).

Reference Mo.: 146/3/3/2/E2/10/1005/16& Page 7 of 18
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Specific Conditions

14,

12,

Should any heritage remains be exposed during excavations or any olher actions on the site,
these must immediately be reported fo the Provincial Heritage Resources Autherity of the
Western Cape, Heiitage Western Cape. Herilage remains uncovered or disturbed during
earthworks must not be further disturbed until the necessary approval has been obtained

from Heritage Western Cape.

Herilage remcins include: meteorites, orchaeological and/or paleontological remains
(including fossil shells and trace fossils); coins; indigencus and/or colonial ceramics: any
articles of value or antiquily; marine shell heaps; stone artefacts and bone remains: structures
and other built features with herfage significance; rock art and rock engravings; andfor
graves or unmarked human burials including grave goods and/or associated burial material.

A qualitied archaeclogist and/or palaeontologist must be controcted where necessary [at
the expense of the holder) to remove any heritage remains. Heritage remains can only be
disturbed by a suitably qualified heritage specialist working under a directive from the
relevant heritage resources authonly.

The construction site must be cleary demarcated prior 1o the commencemeni of
construction activities and all areas outsice of the demarcated construction site must be

regarded as "no-go" areas.

The 150m wide cormridor on the eastern section of the development must be maintained and
kept free from alien vegetation.

The Milkwood trees that will be incorporated into the open space areas in Area B must be
demarcated prior o any clearing activities commencing and must be freated as a “no-go”
areq for the during of the consfruction phase.

The identified 300m buffer zone around the Gansbaal landfill site must be implemented and
maintained by the municipality. No residential erven may be located within the buffer zone.

GENERAL MATIERS

Netwithstanding this Environmental Authorisation, the holder must comply with any other
statutory requirements that may be applicable when undertaking the listed activities.

Non-compliance with a condition of this Environmental Authorisation or EMPr may render the
holder liable to criminal prosecution,

If the helder does not commence with the listed activities within the period referred to in
Condition 2, this Environmental Authorisafion shall lapse for that activity, end a new
application for Environmental Authorisation must be submitied to the Competent Authority. If
the holder wishes to extend the validity period of the Environmental Authorisation, an
application for amendment in this regard must be made to the Compelent Authority prior to
the expiry date of the Environmentai Authorisation,

The holder must submit an application tor amendment of the Environmental Authorisation to
the Competent Authority where any detail with respect to the Environmenial Authorisation

Reference No.: 16/3/3/2/E2/10/1005/146 Page & of 18
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must be amended, added, subsfituled, corrected, removed or updated, f a new holder is
propased, an application for Amendment in terms of Part | of the ElA Regulations, 2014 (as
omended) must be submitted.

Flease note that an amendment is not required if there is a change in the contact details of
the holder. In this case, the Competent Authority must only be notified of such changes.

5. The manner and frequency for updaling the EMPT is as follows:
Amendments to the EMPr, must be done in accordance with Regulations 35 to 37 of the EIA
Regulations, 2014 (os amended) or any relevant legislation that may be applicable atf the
time.

G. APPEALS

Appeals must comply with the provisions contained in the National Appeal Regulations 2014,

1. An appellant (if the holder of the decision) must, within 20 (twenty) calendar days from the
date on which nofification of the decision was sent o the holder by the Competent
Authority =

1.1, submil an appeal in accordance with Regulation 4 of the MNalional Appeal
Regulafions 2014 to the Appeal Administrator; and

1.2, submil a copy of the appeal 1o any registered 1&APs, any Organ of State with interest
in the matter and the decision-maker i.e. the Competent Authority that issued the
decision,

2. An appellant (if NOT the holder of 1he decision) must, within 20 {twenty} calendar days
from the dale on which the holder of the decision sent nofification of the decision to the

registered |8 APs—

2.1. submil an appeal in occordance with Regulation 4 of the Mational Appeal
Regulations 2014 to the Appeal Administratoer; and

2.2 submit o copy of the appedl fo the holder of the decision, any registered I&AP, any
Organs of State with interest in the matler and the decision-maker i.e. the
Competent Authority that issued the decision.

3. The holder of the decision (if not the appellant), the decision-maker that issued the
decision, the registered 1&AP and the Organs of State mus! submit their responding
statements, if any, to the appeal authority and the appellant within 20 [twenty] calendar
days from the date of receip! of the appeal submission.

4. The appeal and the responding statement musi be submitted 1o the address listed below:

By post: Wesiern Cape Ministry of Local Government, Environmental Affairs and
Development Planning
Private Bag %9184
CAPE TOWHN
8000

Reference No.: 16/3/3/2/E2/10/1005/16 Page 9 of 18
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By facsimile: [021) 483 4174; or
By hand: Attention: Mr Jaap de Viliers (Tel: 021 483 3721)
Room 809

8™ Floor Ulilitas Building. 1 Dorp Street, Cape Town, 8001

Note: For purposes of elecionic database management, you are also requested 1o submit
electronic copies (Microsoft Word format) of the appedl, responding statement and any
supporting documents fo the Appeal Authority 1o the address listed above and/ or via e-mail
to Jaap.DeViliers@wesierncape.gov.za.

5. A prescribed appeal form as well as assistance regarding the appeal processes is obtainable
from Appeal Authority at: Tel. (021) 483 3721, E-mail Jaap.DeVilies@westerncope.gov.za or
URL hitp:/ www.westerncape.gov.za/eadp,

H. DISCLAIMER

The Wesiern Cape Government, the Local Authority, commitfees or any other public authority or
arganisalion appointed in terms of the conditions of this Envirenmental Authorisation shall not be !
responsible for any domages or losses suffered by the holder, developer or hisfher successor in

any instance where construction or operafion subseqguent to construction is lemporarily or ‘
permanently stopped for reasons of non-compliance with the conditions as set out herein or any

other subsequent document or legal action emanating from this decision.

Your interest in the future of our environment is oppreciated.
Yours faithfully

oo

MR, HENRI FORTUIN
DIRECTOR: DEVELOPMENT MANAGEMENT (REGION 2)
DATE OF DECISION: & — 4 — (3

CC: (1) Ms P. Aplon (Overstrand Municipality) Fax: [028B) 316 4953
(2) Mr A, Withers [Withers Environmenial Consultants) Fax: (021) 883 2952
[3) Ms E. Pelser (WCG: Department of Human Settiements) Fax: [021) 483 5510

(4) Mr A, Costhuizen (DEAELDP: Development Focilitation) Email: Andre.Ocsthuizen@westerncope.gov.za

Reference No.: 16/3/3/2/E2/10/1005/16 Page 10 of 18
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ADDENDUM AA 79/86

: LOCALITY MAP

ANNEXURE 1
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Figure 1: Locadlity map of Erd No. 210, Gansbaai.
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SITE PLAN

ANNEXURE 2
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Figure 2: Site Plan for the Gansbaai low cost housing Developrment.
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ANNEXURE 3: REASONS FOR THE DECISION

In reaching its decision, the Competent Authority considered, amongst sthers, the following:

al

b)

c)

d)

e

The information contained in the Application Form dated 17 October 2016, the final EIAR daled
May 2017 and the EMPr submitted logether with the final EIAR:

Relevant information contained in the Deparimental information base, including the Guidelines
on Public Parficipation and Allernatives [dated March 2013);

The objectives and requirements of relevant legislation, policies and guidelines, including Secfion
2 of NEMA;

The comments received from 18APs and responses io fhese, included in the EIAR daited
May 2017: and

The balancing of negative and positive impacts and propesed miligation measures,

No site visils were conducted. The Competent Authority hod sufficient information before it 1o make
an informed decision withaut conduciing a site visit,

This application was submitted in lerms of the NEMA Environmental Impact Assessment ["EIA")
Regulations, 2014, This decision takes info account the relevant amendments o the text of the said
regulations promulgated on 7 April 2017,

All information presented to the Competent Authority was taken inio account during ihe
consideration of the application for Environmental Authorisafion. A summary of the issues that were
considered to be the most significant for the decision is set out below.

1.

Public Participation
The pubiic participation process included:

* identification of and engagement with 1&APs;

¢ public meetings were held with I&AFs on 15 September 2016 and 11 May 2017;

« the placing of a newspaper advertisement in the 'Gansbaai Courant’ on 13 Cctober 2014;

» fixing nofice boards at the sites where the listed activities are to be underfaken on
12 October 2016:

= giving writien notice to the owners and occupiers of land adjacent to the site where the listed
activiies are lo be undertaken on 12 October 2014 and to the municipality and ward
councillor, and the various Organs of State having jurisdiction in respect of any aspect of the
listed activities, on 15 and 17 October 2016 respectively:

e making the drafl Scoping Report ["SR"] available to 1&AEs for public review from 17 October
2016: and

* Making the draft EIAR available to 18APs for public review from 12 April 2017,

Al the concems raised by 18APs were responded fo, and addressed during the public
participation process. Specific management and mitigation measures have been considered in
this Environmental Autherisation and in the EMPr, in order fo address the concermns raised.

The Competent Authority notes the Environmental Assessment Practitioner's respenses to the
issues raised during the public participation process, and has included appropriate condilions in
this Environmental Authorisation and in fhe EMPr.

Reference MNo.: 16/3/3/2/E2/10/1005/14 Page 13 of 18
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2. Alternalives
A number of oltematives were assessed during the application process and only the reasonable

ond feasible altematives are discussed below,

Layout Alternctive | {Herewith Authorised):

The proposal entalls:

8] The development of 1 479 residential erven adjacent to the exisling Gansbaai residential area.
The fotal development footprint amounis to approximately 33,4ha {of which approximately
1,5hais earmarked for open space), and is divided info two nodes:

* Area A [approximately 24.éha): This node consists of approximately 10ha lincluding access
roads) of brownfields (e, the existing informal sefflement that will be formalized} and
approximately 16ha of greenfields (new arees 1o be developed). The development will entail:
» 742 greenfield residential erven (approximately $hay).
¥ 442 brownfield residential erven {approximately 5.8ha).

» Six [6) business erven (approximately 0,2ha).

* Seven (7] open space erven (approximately 1,2ha).
* Five (5) community erven (approximately 1,2ha).

» One (1] tronsport erf (approximately ?hal.

* Bulk water and sewage infrasfructure.

# Internal roads.

= AreaB (£6,81ha): This node consists entirely of @ greenfield development and will entail:
= 295 greenfield residential erven (approximately 4hal).
= Four (4] open space erven [approximately 0,3hay).
# One [1) community erf (approximately 0,2ha).
> One (1) ransport erf (approximately 2,5ha).
¥ Bulk water and sewage infrastruciure,
» Infernal roads,

Al The construction of storm water infrasiructure for the proposed development, consisting of:
» Concrete dish channels (800mm wide) adjacent fo the road edge.
®  Mew storm water attenuation ponds of approximately 3 500m® (Area A} and 1 300me (Area
B).
® The extension of the existing storm water attenuation facility on the western border of the
Masakhane development,

B) The construction of a new 2.5ML reservoir (fo be located af the existing fransformed reservoir
site:).

This alternative is prefered since i provides for a wider mouniain 1o coast ecological cormidor
along the eastern boundary of the development footprint and cllows for @ 300m landiill site buffer

compared te Layout Alternative 2.

Layout Alternative 2;

This allernative entails the development of 1 522 residential erven. The tolal development
footprint is approximately 36,85ha (of which +10ha is brownfields development and the remainder
is greenfield development), located te the south east of the existing residential area of
Masakhane. This aliernative makes provision for a 30m wide open space buffer and will comprise:

Reference No.: 16/3/3/2/E2/10/1005/16 Fage 14 of 18
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e |1 Dé3 greenfield residential erven [approximately 13,7ha)
= 457 brownfield residential erven (approximately éha)

= Five business erven (approximately 0.2ha).

= 13 open space erven (approximately 4,8ha).

= Eight community erven (approximately 1,5ha).

¢ One franspoit erf [approximately 11ha).

= Bulk water and sewags infrastructure.

+ Infernal roads.

This alternative is not prefered since it does noi provide an adequale mouniain to coast
ecological coridor and places some residential erven within the 300m landfill site buffer.

"No-Go” Alternative

The "no-go" option fo refain the site as being undeveloped and partially fransformed by an
informal sefflement was not deemed feasible since the site is at risk of being encroached by
informal housing and the opporturity io reduce the housing backlog will be lost.

Impact Assessment and Miligation measures

Activity need and desirability

The site is cumenfly parlially developed (informal settlemnent) and vacant, and has been

earmarked for low cost housing. It is the infention of the municipality to not only expand the

existing residential area tfo contibuie to housing delivery, but also fo formalise an area of

appraximately 10ha. The development site is located in close proximity o public fransport, ploces

of employment, industrial precincts and various other community and public facilities and can be

connected fo exisiing municipal services. The development is in lne with the Provincial

Development Spafial Framewerk, by providing the upgrading and improvement of living

conditions in South Africa, as this development demonsirates:

¢ Spatiol ond social integration.

= Communily facilities, employment opportunifies and other major activities to be located within
walking disiance.

Biodiversity and Biophysical Impacts

According lo the Botanical Assessment dated October 2013, compiled by Dr. David McDonald of
Bergwind Botanical Surveys and Tours cc and the Addendums 1o this report dated 19 May 2015
and 4 Aprl 2017, compiled by Ms. Johlene Krige, Area A only comprises Overberg Dune
Strandveld and Agulhas Limesione Fynbos, ecosystermns classified as being least threatened and
vulnerable [(respectively] in terms of Section 52 of the National Envircnmental Management
Biodiversity Act, 2004 (Act No, 10 of 2004} [""NEMBA"), a mature paich of Westermn Cape Milkwood
Forest and cleared land. In addition, Area A is partially transformed by an informal setilernent.
Area B of the development site comprises Overberg Dune Strandveld that is degraded due 1o the
high alien infestafion. The preferred layout alternative has taken into account the biodiversity
constraints of the development site and will result in less loss of infact Overberg Dune Strandveld,
Agulhas Limestone Fynbos and excludes the mature patch of Western Cape Milkwood Forest in
Area A through the establishment of an ecological corridor of 150m along the eastern section of
the site (Condition 16), that will aliow for continuous connection between the mountain and
coast, Patches of the Western Cape Milkwood Forest have been incorporated as far as possible
into the layout of Area B. Where Western Cape Milkwood Forest patches are not located within
open space areds, the necessary permit from the Department of Forestry and Fisheries wil be
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obtained prior to the clearonce of this vegetation type. As such, through the implementation of
the EMPr {Accepiled as per Condifion 8), the impact on sensitive vegetation on the site will be

adeguately mitigated.

According o the Western Cape Biodiversity Spatial Plan 2017 ("WCBSP"), there is an aguatic
ecological supporl area ("ESA") located within Area B of the developmeni. However, the
Botanical Assessment dated 19 May 2015 and the Addendums to this report confirmed that there
are no walercourses or wetlands on site, As such, no freshwalter impacts are anficipated.

Traffic Impacts
According lo the Transpert Impact Assessment daled March 2017, campiled by Ms. Karin

Liebenberg of Gibb Engineers and Architecture (Ply| Lid, the R43/Masakhane Road/Main Road
will operate at Level of Service ["LOS") E fo F. which will experience extensive queuves al the
northemn R43 and the Main Road opproaches during the AM and PM peak hours. The
R43/Kapckblom Road will operale al LOS B to E ond will experience moderate queues during AM
and PM peak hours and all oiher intersections will cperate at LOS A fo C. With the implementation
of the recommendations of the Traffic Impact Assessment and the EMPY, the impacts on fulure
traffic conditions will be mitigated.

Alr Quality Impacts

The polential air quality impacts due fo the close proximity of the development 1o the Gansbaai
landfill site were assessed and according to the Air Quality Impact Assessment ond Buffer Zone
Determination, compiled by Demos Dracoulides of DDA Environmental Engineers, the following

findings were noted:

Odour Impact:

The cumulative odour concentrations of the proposed development were below 1.5 adour unif
{("*OU"} at the landfill site and 1 OU at 1o the immediate vicinity of the londiill site, which is below
the nuisance level of 2 OU. The residential areas around the landfill site, including the proposed
housing development is oulside of the 1 OU zone. Waste will be covered daily, thereby further
limiting the odours emanating from the landfil site.

Non-carcinogenic Health Risk Impact:

The indexes for both shorl- and long-term non-carcinogenic health risk were recorded as being
0,05, which is well below the guideline level of 1. Thus, non-carcinogenic health impacts are
considered to be very low,

Carcinogenic Risk Impact:

The estimated carcinogenic risk was below 1x104, which means that a person in any of the areas
would have less than 1 in a@ milion chance of developing concer due to lifetime exposure o
carcinogenic compounds . Therefore, the carcinogenic risk is considered negligible.

Parliculate Matter ("PM) Concentrations:

PMio Ambient Concentrations:

PMio concenirations at the site were within the guideline of 75ug/m?, except for the
concentralions within 10m of the access road to the landfill site. Al locations further than 140m
from the access road. concentrations were below 40pg/m® and the maximum PMig
concentrations at all community receptors were well below 40ug/m?.
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Fizs Ambient Concenirafions:

Pizs were below the guideline of é5ug/m?, as well as for fulure guidelines for the 2014 and 2030 of
40ug/m* and 25pg/m?® respectively, The modelled PMzs concentrations were very low, with the
maximum reaching 5,5ug/m® on lop of the access road.

Dust Deposition:
The dust deposition at all commurity receptors was found o be less than 100mag/m3/d, which is
within the Department of Environmental Affairs guideline for residential areas. As such, the dust

deposition impact is considered to be low,

Buffer Zone Delermination:

Criginally, the buffer zone around the Ganboai landfil site was 800m, however, o Wasle
Management Variation was issued on 20 February 2015 and the buffer zone was relaxed 1o 200m.
However, o 300m wide butfer zone around the Gansbaai landfil site for the proposed
development was determined based on the odour, non-corcinogenic health, carcinogenic risks
estimated, particulaie matter concenfrations and dust deposition associated with the proposed
development’s proximity fo fhe Gansbaai landiill site and incorporated into the preferred layout.
Furthermore, through the implementation of the recommendations of the Al Quality Impact
Assessment, the Buffer Zone Defermination and the EMPr, the impacts of odour emanating from
the Gansbaai landfill site will have a low significance.

Services

Bulk Supply
In theirletter dafed 24 March 2017, Overstrand Municipality confirmed the following:

Water:
The proposed development can be supplied from the existing municipal services provided that
the upgrades highlighted in the Civil Services Report dated March 2017 are implemented.

Waste Removal:
Tne municipal waste site in Gansbaai has sufficient capacity fo receive the waste from the

proposed development,

Sanitation:
The Gansboaai Waste Water Treatmenl Works has sufficient capacity to ovailable to

accommodate the sewage from the proposed development.
The development wil result in both negative and positive impacts.

Negative Impacts:

« The proposed development will result in elevated noise and dust levels during the
construction period.

¢ Loss of and disturbance to indigenous vegetalion during site preparation and construction.

Positive impacts:

e Housing opporiunities will be provided for potential beneficiaries.

= Non-moiorised transport infrastructure will be upgraded.

«  Opportunities for local economic development are available.

«  Temporary employment opportunities will be created during the construction phase.
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4. National Environmental Management Act Principles

The NEMA Frinciples (set out in Section 2 of the NEMA, which apply to the actions of all Organs of
State, serve as guidelines by reference 1o which any Organ of Slate must exercise any function
when foking any decision, and which must guide the interpretation, administration and
implementafion of any other law concemed with the protection or management of the
environment), inter alia, provides for:

+ the effects of decisions on all aspects of the environment ta be taken into account;

» the consideration, assessment and evaluation of the social, economic and environmental
impacts of activities (disadvantages and benefits), and for decisions fo be appropriate in the
light of such consideration and assessment:

* the co-ordination and harmonisation of policies, legislation and actions relating to the
environment;

= the resolving of actual or potential conflicts of inferest between organs of state through
conflict resolution procedures: and

e the selection of the bes! practicable environmental oplion.

5. Conclusion

In view of the above, the NEMA principles, compliance wilh the conditions stipulated in this
Environmental Authorisation, ond compliance with the EMPr, the Competent Authority is satisfied
that the proposed listed activities will not conflict with the general objectives of infegrated
environmental management stipulated in Chapter 5 of the NEMA and that any potentially
detrimental environmental impacts resulting from the listed activities can be mifigated to

acceptable levels.
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11. RECOMMENDATION

1.

that in terms of the Overstrand Municipality By-Law on Municipal Land Use
Planning, 2015 (By-Law) the application for a housing development on a portion
of Erf 210, Gansbaai, Masakhane, which includes the following:

%+ subdivision of Erf 210, Gansbaai into Application Area A (26,62 ha),
Application Area B (£6,81 ha) and a Remainder (6,81 ha),

% rezoning in terms of Section 16(2)(a) of Application A and B from
Undermined Zone to Subdivisional Area;

%+ subdivision of Application Area A in terms of Section 16(2)(d) in order to
create 1184 Less Formal Development Zone, 5 Community Zone 1, 6
Business Zone 3, 7 Open Space Zone 2 (public open space) and Transport
Zone 2 (public road) erven;

«+ subdivision of Application Area B in terms of Section 16(2)(d) in order to
create 295 Residential Zone 1, 1 Community Zone 1, 4 Open Space Zone 2
(public open space) and Transport Zone 2 (public road) erven;

« departure in terms of Section 16(2)(b) in order to relax the street building line
from 2m to 1m and one lateral building line applicable to the proposed
residential erven from 1m to Om; and

+ approval of new street names in terms of Section 96 of the Overstrand By-
Law on Municipal Land Use Planning, 2015,

be approved in terms of the provisions of Section 61 of the said By-Law;,
that the approval in paragraph 1. above be subject to the following conditions:

fa) that should top structures (units) be developed in this project a Layout Plan
be submitted showing the building lines, placement of the units and unit
types (single or double storey) prior to the building plan submission phase;

(b) that the allocation of serviced sites without formal top structures in
application Area A be subject to the submission of a site plan for prior
approval by the Authorised Official;

(c) that all conditions imposed by Department of Environmental Affairs and
Development Planning, Component: Planning, Eskom, Fire Services,
Cape Nature, Breede-Gouritz Catchment Management Agency, Telkom,
Department of Transport and Public Works, Department of Environmental
Affairs and Development Planning (Environmental Authorisation) (attached
as Annexures D, E, F, G, | - L), be complied with;

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

{e) that the provision of street names be noted and that the list of names be
work shopped with the Social Compact,

(f)  that this approval does not absolve the applicant from compliance with any
other relevant legislation, and
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(g) that all other development parameters as prescribed in the relevant Zoning
Scheme be complied with.

3. that the applicant 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.

RECOMMENDATION TO COUNCIL :

that the application for the deviation of the Overstrand Growth Management Strategy
(2010) in order to provide a residential density of 45 units per hectare in lieu of the
20-30 units per hectare in terms of the provisions of Section 22(2) of the Spatial
Planning and Land Use Management Act, 2013, be recommended for approval.
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