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4.2

PORTIONS 210 AND 220 (PORTIONS OF PORTION 80) OF FARM AFDAKS RIVIER NO.
575, CALEDON DIVISION, OVERSTRAND MUNICIPAL AREA: APPLICATION FOR
CONSENT USE AND DETERMINATION OF AN ADMINISTRATIVE PENALTY: WRAP
PROJECT OFFICE ON BEHALF OF BENGUELA COVE HOMEOWNER’S ASSOCIATION

HBENG 210 & 220/575 (4336/2023)
H Olivier (028) 313 8900 Hermanus Administration
10 June 2026

1. EXECUTIVE SUMMARY

An application was received on 9 February 2023 by WRAP Project Office on behalf
Benguela Cove Homeowner’s Association on Portions 210 & 220 (Portions of Portion
80) of Farm Afdaks River No.575, Division Caledon in terms of the Overstrand
Municipality Amendment By-Law on Municipal Land Use Planning, 2020 for the
following:

% Consent Use in terms of Section 16(2)(0) of the Overstrand Municipality
Amendment By-Law on Municipal Land Use Planning, 2020 to allow tourist
facilities (operating of a pontoon boat as a recreational facility).

« Determination of an administrative penalty in terms of Section 16(2)(q) of the
Overstrand Municipality Amendment By-Law on Municipal Land Use Planning,
2020 for the unauthorised land use activity as stipulated above.

The application was considered by the MPT on 30 September 2025 who resolved that
the application not be approved.

The applicant and objectors were informed of their right of appeal, and on 7 November
2025 an appeal was received from the applicant (WRAP Project Office) against the
MPT’s decision. The objectors were also provided an opportunity to respond to the
appeal received.

The Authorized Official’s report with all relevant documents for consideration was
forwarded to the Appeal Authority on 23 March 2026.

On 23 April 2026, the Appeal Authority referred the application back to the MPT for re-
consideration.

2. DECISION AUTHORITY
Municipal Planning Tribunal

3. BACKGROUND / SITE HISTORY

TIMELINE OF APPLICATION

9 FEBRUARY 2023 APPLICATION RECEIVED.
30 SEPTEMBER 2025 APPLICATION SERVED BEFORE THE MPT — NOT BE APPROVED.
7 NOVEMBER 2025 APPEAL RECEIVED BY THE APPLICANT (WRAP PROJECT OFFICE)
23 MARCH 2026 APPEAL REPORT FORWARDED TO THE APPEAL AUTHORITY FOR A DECISION.

23 APRIL 2026 APPEAL AUTHORITY DECISION INDICATING THAT THE APPLICATION BE
REFERRED BACK TO THE MPT FOR RE-CONSIDERATION.
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10.

1.

12.

Portions 210 and 220 of Farm Afdaks Rivier No .575 is zoned Open Space Zone 3:
Private Open Space and Open Space Zone 1: Nature Reserve, respectively. There
are amenities for residents on Portion 210 such as boat houses, a pool and tennis
court. Portion 220 is next to the lagoon and a jetty boat slipway, and a club house was
constructed in this area.

The proposal is to operate a pontoon boat from the jetty on a commercial basis, hence
this application for consent use for tourist facility.

SUMMARY OF APPLICANT’S MOTIVATION
N/A

ADMINISTRATIVE COMPLIANCE

N/A

SUMMARY OF COMMENTS FROM ORGANS OF STATE AND/OR MUNICIPAL
DEPARTMENTS

N/A
SUMMARY OF COMMENTS RECEIVED DURING PUBLIC PARTICIPATION.
N/A
SUMMARY OF APPLICANT’S REPLY TO COMMENTS
N/A

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

N/A

MUNICIPAL PLANNING EVALUATION (REFER TO RELEVANT
CONSIDERATIONS GUIDELINE)

N/A
ADDITIONAL PLANNING EVALUATION FOR REMOVAL OF RESTRICTIONS
N/A

THE DESIRABILITY OF THE PROPOSAL
The application was referred to the MPT by the Appeal Authority on the grounds that
the MPT did not have sufficient information to arrive at a completely considered view.
The Appeal Authority require that the MPT must seek the necessary clarity from the

appellant to re-assess the application.

The reasons the MPT did not approve the application or considered the Administrative
Penalty Fee application were as follows:
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CONSENT USE

+ “It is not possible to determine desirability of the proposal at this stage due to a
lack of critical information, including:
=  The number of trips the pontoon will make per day,
= The expected volume of visitors to the site on a daily basis,
=  How visitors will utilize communal area facilities, and
= How access will be managed within the privately owned Benguela Cove

Estate.

+ The concerns raised by objectors regarding security risks, increased noise levels;
impact on privacy, and the potential change to the character of this area are
considered valid and reasonable.

+ The objection that the Benguela Cove Estate Homeowners Association (HOA)
failed to comply with the requirements of its own Constitution prior to submitting
the application, is supported by the Municipal Legal Services Department.”

DETERMINATION OF AN ADMINISTRATIVE PENALTY FEE

+ “The application lacks clarity on who will be held responsible for the Administrative
Penalty Fee, especially given that:

= The HOA submitted the application, but
= The operations appear to be managed by a separate party.

+ |t would be unfair and procedurally irregular for the general members of the HOA
to be held financially accountable for a penalty arising from an application that was
not processed in accordance with the internal procedures of the HOA and its
Constitution.”

In the appeal submitted additional information in the format of an Operational
Management Plan for the Lady Bonne Pontoon Boat was submitted. It is a 3-page
document with substantial information. This information was however not available to
the MPT when the decision was made. This information was also not available for
comments in the public participation process.

The application was submitted by the planning consultant on behalf of the Benguela
Cove Estate HOA. In the motivation for the Administrative Penalty Fee application
and the application form, no clear detail was provided who was responsible for the
illegal land use, and it was indicated that the property owner has not previously
contravened the by-law. The HOA is the owner of the two properties concerned, and
the applicant.

In the appeal process it was indicated by the appellant that it was confirmed in the
response to the objections that BCI (Benguela Cove Investments) is the operator of
the pontoon. It was however not indicated that BCI will be responsible for the payment
of any administrative penalty fee.

The fact is, if it was always the intention that BCl would be responsible for the payment
of an Administrative Penalty fee, then this should have reflected in the application
form and motivation. The information provided was not accurate and misleading.

In dealing with the planning application there were also concerns regarding if the
correct internal processes were followed by the HOA with its members to submit the
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planning application to the municipality. In the appeal the appellant again contested
this matter, and the appellant is also of the opinion that sufficient opportunity was not
provided to comment on the Municipal Legal Branches comments, which stated that
the HOA did not follow the correct internal processes.

This matter has not been resolved, and clarity must still be obtained.

In conclusion, additional information was submitted in the appeal process, which was
not available to the public in the public participation process. This will require that a
new public participation process will have to be followed.

The information in the Administrative Penalty Fee application (and motivation report)
was not correctly completed and therefore misleading, as it was not indicated that BCI
will be responsible for the Administrative Penalty Fee. It also did not indicate BCI was
responsible for the illegal land use.

The only way to rectify the abovementioned concerns is for a new planning application
to be submitted with a new public participation process.

13. RECOMMENDATION
1.  that the application be referred back to the Administration.
2.  that the applicant submit a new planning application to the Municipality for
processing and consideration, which is correctly completed and with all

additional information as was submitted by the applicant during the appeal
application process.

14. REASONS FOR RECOMMENDATION

+ Additional information was provided by the applicant in the appeal process, which
was not part of the original public participation process.

+ The information in the Administrative Penalty Fee application (and motivation) was
not correctly completed and misleading, as it was not indicated that BCI will be
responsible for the Administrative Penalty Fee.

15. ANNEXURES

Annexure A: Authorized Official report to appeal authority with annexures which
include the following:
o Item served before the MPT on 30 September 2025
MPT Minutes dated 30 September 2025
Decision letters sent to applicant and objectors dated 17 October 2025.
Appeal submitted by WRAP Project Office on behalf of Benguela Cove HOA.
Objectors’ response to appeal.

O O O O

Annexure B: Appeal Authority decision dated 23 April 2026
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SIGNATURES
AUTHOR:
Name: HENK OLIVIER
SACPLAN Reg No: B/8128/2004

Signature:

Date:

REGISTERED PLANNER

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

Date:
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APPEAL: PORTIONS 210 AND 220 (PORTIONS OF PORTION 80) OF THE FARM AFDAKS
RIVER 575, DIVISION CALEDON, OVERSTRAND MUNICIPAL AREA: APPLICATION FOR
CONSENT USE AND DETERMINATION OF AN ADMINISTRATIVE PENALTY: WRAP
PROJECT OFFICE ON BEHALF OF BENGUELA COVE HOMEOWNERS ASSOCIATION

HBENG 210 & 220/575 (4336/2023)
R Kuchar (028) 313 8900 Hermanus Administration

20 February 2026

1. EXECUTIVE SUMMARY

An application was received on 9 February 2023 by WRAP Project Office on behalf
Benguela Cove Homeowner's Association on Portions 210 & 220 (Portions of
Portion 80) of Farm Afdaks River No.575, Division Caledon in terms of the
Overstrand Municipality Amendment By-Law on Municipal Land Use Planning, 2020
for the following:

% Consent Use in terms of Section 16(2)(0) of the Overstrand Municipality
Amendment By-Law on Municipal Land Use Planning, 2020 to allow tourist
facilities (operating of a pontoon boat as a recreational facility).

< Determination of an administrative penalty in terms of Section 16(2)(q) of the
Overstrand Municipality Amendment By-Law on Municipal Land Use Planning,
2020 for the unauthorised land use activity as stipulated above.

The proposal was considered by the Municipal Planning Tribunal on 30 September
2025, and it was resolved as follows:

RESOLVED:

1. that the objections be noted;

2. that the application in terms of Section 16(2)(o) of the Overstrand Municipal Amendment By-
Law on Municipal Land Use Planning, 2020 for a Consent use to allow fourist facilities
(operating a ponfoon boat as a recreational facilify) on Portions 210 & 220 (Portions of
Portion 80) of Farm Afdaks River No.579, Division Caledon, not be approved.;

3. that the determination of an administrative penalty in terms of Section 90.(4) of the Overstrand
Municipality Amendment By-Law on Municipal Land Use Planning, 2020 applicable to Portions
210 & 220 (Portions of Portion 80) of Farm Afdaks River No.575 for the unauthorised land use
(operation of a pontoon boat), not be imposed; and

4.  that the applicant and persons who commented be notified of their right of appeal in terms of
Section 78 of the Overstrand Municipality Amendment By-Law on Municipal Land Use
Planning, 2020 with regard to the above decisions.

REASONS FOR THE RESOLUTION:
POINT 1
%+ It is not possible to determine the desirability of the proposal at this stage due to a lack of critical

information, including:
o The number of trips the pontoon will make per day,
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o The expected volume of visitors to the site on a daily basis,
o How visitors will utilise common area facilities, and
o How access will be managed within the privately owned Benguela Cove Estate.
+«» The concems raised by objectors regarding security risks, increased noise levels, impacts on
privacy, and the potential change to the character of the area are considered valid and reasonable.
«» The objection that the Benguela Cove Estate Homeowners Association (HOA) failed to comply
with the requirements of its own Constitution prior to submitting the application, is supported by
the Municipal Legal Services Department.

POINT 2

% The application lacks clarity on who will be held responsible for the Administrative Penalty Fee,
especially given that:
o the application was submifted by the HOA, but
o the operations appear to be managed by a separate party.

+» It would be unfair and procedurally irreqular for the general members of the HOA to be held
financially accountable for a penally arising from an application that was not processed in
accordance with the internal procedures of the HOA and its Constitution.

Attached please find the Land Use Planning Report that served before the
Overstrand Municipality Planning Tribunal on 30 September 2025 as Addendum AA
and the Minutes dated 30 September 2025 as Addendum BB.

The decision letters to the applicant and objectors dated 17 October 2025 are also
attached as Addendum CC.

One (1) appeal was received from WRAP Project Office on behalf of Benguela Cove
Homeowners Association against the non-approval of the application by the
Municipal Planning Tribunal. The appeal was received on 7 November 2025.

The appeal was lodged within the By-Law’s prescribed twenty-one (21) day period
and the required appeal application fees have been paid. The appeal is therefore
regarded as valid. The appeal is attached as Addendum DD.

The objectors were provided with the opportunity to comment on the appeal, and
seven (7) letters with comments were received in response to the appeal. .See
attached as Addendum EE.

2. Service Delivery and Budget Implementation Plan - IGNITE

Infrastructure and Planning
Town- and Spatial Planning

3. Compliance with Strategic Priority
Provision of democratic, accountable, and ethical governance
4. Delegated Authority

Executive Mayor
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5. Legal Requirements

Sections 78 and 79 of the Overstrand Municipality Amendment By-Law on Municipal
Land Use Planning, 2020

6. Background/Discussion/Evaluation/Assessment

The application was for a Consent Use and Determination of an Administration
Penalty.

Portions 210 and 220 of the Farm Afdaks River No. 575 is zoned Open Space Zone 3;
Private Open Space and Open Space Zone 1: Nature Reserve respectively. There
are amenities for residents on Portion 210 such as boat houses, a pool and tennis
court. Portion 220 is next to the lagoon and a jetty boat slipway, and a club house
was constructed in this area.

The application is to operate a pontoon boat from the jetty on a commercial basis,
hence this application for consent use for tourist facility. The activity is already taking
place; therefore, application is made for Determination of an Administrative Penalty.

Nine (9) letters of objection and one (1) support letter were received were received,
and the applicant was provided with an opportunity to provide a response.

The Municipal Planning Tribunal considered the application for Consent Use and
resolved not to approve the application. No Administrative Penalty Fee was made

applicable.

The applicant and objectors were informed of their right of appeal against the
decision, and an appeal was received from the applicant.

The appellant indicated that the appeal is against the decision of the MPT, the
process followed prior to the MPT’s decision and that the MPT erred in considering
the merit of the application.

The objectors were provided an opportunity to respond to the appeal.
The points of appeal will be summarized and discussed below:

APPELLANT’S GROUND OF APPEAL 1
<= Appeal against reasons for refusal

The MPT accepted the Municipal Town Planner’'s recommendation that the
application lacked sufficient operational capacity to enable a proper assessment of
its desirability, as follows:

1A.It is not possible to determine the desirability of the proposal at this stage
due to a lack of critical information, including:

The number of trips the pontoon will make per day,

The expected volume of visitors to the site on a daily basis,

How visitors will utilise common area facilities, and

How access will be managed within the privately owned Benguela Cove.
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It is acknowledged that the original motivation did not provide detailed quantitative
information on the daily number of pontoon trips, the expected number of visitors, or
the specific access and security arrangements for the operation. The absence of this
information does however not render the application undesirable or incapable of

assessment.

The activity was clearly defined as a low impact, small scale tourism operation,
limited to a single pontoon vessel operating from an existing jetty within the Benguela
Cove Wine Estate. In the motivation it was indicated that the pontoon accommodates
12 passengers and a crew of two, each trip lasts one hour and no additional
structures, parking or physical alterations were proposed. At this stage the pontoon
operates a maximum of 4 trips per day during daylight hours, depending on demand
and weather. The scale is modest and within the estate’s operational capacity.

The concerns about operational specifics are noted, but this are routinely addressed
through conditions of approval, and the MPT could have imposed conditions limiting
the number of trips per day and operating hours.

Formal access routes and parking arrangements can be made a condition of
approval to ensure the Municipality has a method to control the use and if there is
operation outside these controls impose penalties etc. This would then have ensured
impacts on privacy, noise, security can effectively be managed.

Cape Nature and DEADP: Coastal Management confirmed the operating of a single
pontoon vessel is acceptable and will not pose an environmental risk or alter the

character of the surrounding area.

A pontoon operational guideline is submitted that can be implemented.

OBJECTOR'’'S RESPONSE

= The possible long-term implications of the tourist related use on the nature
reserve and residential environment were never assessed.

= Appears that the Benguela Cove HOA receive no revenue from the pontoon boat
operators.

» Appear that the pontoon boat was operated illegally in the past.

* There is no indication how the business activities will benefit homeowners and
the estates infrastructure. Constitution clause 4.5 states members pay a levy to
use for the benefit of its members.

* The application and scope of the application lack specificity, which would provide
the applicant with “carte blanche”.

= There are no toilette facilities to support tourism as the boat house is for private
use for residents and members and not the general public.

= Not willing to financially subsidize the establishment of a tourist facility and
additional pressure on infrastructure.

= There is no indication how the financial bdurdon will be dealt with, and there is
no specific agreement.

= The municipality allowed the HOA to make homeowners aware of the application,
is this legal?

= The application gives the impression that the homeowners is the applicant. It is
unlikely the desire of Homeowners.

= There is a non-alignment of interest.

= The pontoon boat activities are undesirable.
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» The WRAP document needs to describe in detail what it is that consent use is
applied for, so that there is no confusion, and must be specific what boat will be

used.

AUTHORISED OFFICIAL’S RESPONSE

The appellant confirms the application did not provide detailed quantitative
information. A pontoon operational plan was then also only now submitted with the
appeal, with additional information to show the scale and how the use will be

managed.

The appellant also is of the opinion that the MPT could have considered the
desirability and controlled the scale of the activities by stipulating restrictive or
mitigating conditions. It would however be very difficult to stipulate such conditions,
if the proposed scale is not known, how would it be possible to determine impact,
and then mitigating conditions?

The above-mentioned confirms that the MPT's viewpoint that there was a lack of
information to consider the desirability of the application, is correct.

The appellant’s viewpoint is not supported.

APPELLANT’S GROUND OF APPEAL 1
- Appeal against reasons for refusal

1B. Concerns raised by objectors regarding security risk, increased noise
levels, impact on privacy, and the potential change to the character of the
area are considered valid and reasonable.

The concerns by the objectors and mentioned in the municipal planner’s report are
acknowledged. These concerns were however comprehensively addressed in
response to the objections and are respectfully not supported.

- Security and Access control

This was detailed under the response to the objections that access will be restricted
at the gate, an employee can escort the guest to the clubhouse, operation will not
interfere with residents’ private movement and property access, and only pre-
registered guests may enter, with the facility being supervised by the estate

personnel at all times.

- Noise impact
The low speed the pontoon move at and the low noise of the motors would not

generate noise disturbance and is speculative and unsubstantiated. No noise
complaints have been received, and operation is during the day with no measurable

increase in noise.

- Privacy and Use of common area

No activities is proposed within the private open space or recreational areas, guests
will be supervised not to use common facilities such as the tennis court and
swimming pool, and privacy of properly owners will not be infringed. The
Municipalities concern that visitors may utilize these spaces was speculative, and
access is prohibited under the operational management plan.
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Character of the area

The pontoon is in line with SDF identifying Benguela Cove area as a tourism and
eco-recreational node, encouraging controlled nature-based tourism. No new
structures will be built having a visual impact or impacting the residential character.
The concerns can be mitigated through existing management and operational
controls.

OBJECTOR’S RESPONSE

Experience that loud music has been played on board the pontoon during trips.
Request MPT decision to be upheld to ensure ecological integrity of Bot River
lagoon and residential amenity and character of Benguela Cove.

The estate has a high environmental status, and combustion pollutants and noise
still affect the marine ecosystem, birds and people.

If the proposed operating detail of the pontoon is considered, approximately
4200kg CO; will be emitted, which will impact birdlife, marine life and fauna and
flora.

Non-compliance with the ROD, EMP and environmental requirements.
Unauthorized clearing and disturbance of pristine fynbos and on the beach.

It is not explained how operational impacts on homeowners will be managed,
relating to security insurance and guarantees where security bridges arise.
Tourists are high spirited with high noise levels.

From a homeowner's perspective the impact on the estates character is
unsettling.

Against clause 3.1, 3.2 and 34 (points 1.1.6) of the Benguela Cove Constitution
it is not explained how operational impacts on homeowners will be managed.
Tourists roaming at the clubhouse prevents homeowners enjoying the facilities,
as they are on view to the crowd, which infringe on privacy.

Ecological impact on RAMSAR wetland.

Increased activity at the promenade will create ecological harm (noise, light
pollution, disturbances etc.

Noise, light pollution, security and nuisance are undermined in the appeal.

Lack of environmental oversight.

The municipality should uphold its refusal and dismiss the appeal in full.

There are concerns regarding the impact of day visitors.

The application will fundamentally change the character of this private, low-
density estate in the middle of nature. The vision was not to allow access to the
public for public entertainment, impacting both residents and wildlife.

No new EIA was submitted.

Crime will increase, the noise footprint will increase, and traffic disturbances will
be created with road safety concerns.

With other approvals the ability to monitor and enforce restrictions by the
competent authorities is limited.

Potential restrictions will not be maintained and enforced.

As permanent resident living close to the jetty, my experience is many concerns
raised in objections are not borne out of practise. Objections often rely on
technicalities or interpretations of the HOA Constitution that do not reflect the
true impact on residents.

The proposal allows more people to enjoy a unique natural environment of the
Bot River Lagoon, and it would be unfortunate if the appeal is not upheld.

The application will impact property values.
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AUTHORISED OFFICIAL’S RESPONSE

The appellant indicated that some information was provided in the response on the
objections regarding security control, and that is noted. However, the fact that the
scale of the development and operational plan was not submitted with the
application, left great uncertainty about the possible impact on security, noise, use
of private common areas and impact on the character of the area. The MPT needs
to make an informed decision, and due to the lack of information the objectors
concerns could not merely be ignored. Additional Land Use rights is a privilege and
not a right, and if it could have a negative impact on interested and affected parties,

it should not be supported.

The MPT reasons are therefore valid, and the appellant’s viewpoint is not supported.

APPELLANT’S GROUND OF APPEAIJ
~= Appeal against reasons for refusal

1C. The objection that the Benguela Cove Estate Homeowners Association
(HOA) failed to comply with the requirements of its own Constitution prior
to submitting the application and supported by the Municipal Legal
Services Department.

The Municipal Legal Services Department advised that the Benguela Cove
Homeowners Association may not have fully complied with its own requirements
prior to submitting the application, as the matter was not tabled for consideration by

the broader membership at a Special General Meeting.

This interpretation is respectfully disputed and the MPT erred by accepting the
opinion.

Constitutional Authority of Trustees — In Terms of 9.1 of the Benguela Cove HOA
Constitution updated on 20 April 2018 the Trustees Committee is vested with full
powers to manage and control the business and affairs of the Association, including
the use and regulation of common property.

Paragraphs 9.5.4, 9.5.5 and 9.5.6 expressly empower the Trustees:

- “to make regulations for the advancement of the interests of members;”

- “forthe regulation and control of the conduct of members and occupants while in
the estate, and”

- “for governing the manner and methods of use of the common property by or on
behalf of the Members of the Association.”

The Trustees are lawfully empowered to regulate and authorize the use of the
property. The consent use does not involve alienation, subdivision or physical
alienation of the land, and merely regularises an existing activity to ensure
compliance with municipal planning legislation.

No Contravention of Clause 30 of the Constitution

This clause restricts the sale, alienation or physical alteration of common property
without a special meeting, but this application does not include such actions and is
only to maintain the existing use of the jetly and boathouse, which already form part

of the approved estate.
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Accordingly, a special resolution under Clause 30 were not required and the Trustees
acted within their constitutional powers.

Relationship between the HOA and BC/

In the comments on objections and later submissions it was indicated BCl! is a
member of the HOA and registered levy paying owner of residential and commercial
properties. BCI applied to the Trustees for consent to use Portion 210 and 220 for
the pontoon operations, it was approved by the Trustees, confirming compliance with
the Constitution. The Trustees approval did not amend the Constitution, nor did it
require a member resolution, as it simply confirmed BCI's existing right as member

to use common property.

Correspondence further clarified that in terms of paragraph 3.1, 3.2 and 9 of the
constitution the trustees have full locus standi to advance and manage common

property.

The trustees acted within their delegated constitutional authority in approving the use
on the common property, no special resolution was required, the Municipal Legal
Services Department interpretation was very restrictive and misapplied, and the
relationship between the HOA and BCl is lawful, transparent and compliant with the

HOA Constitution.

It is therefore not a valid refusal.

OBJECTOR’S RESPONSE

» The make-up of the Benguela Cove HOA with the owner, her husband and
employee being 3 of the 4 trustees, and the and the fourth member being an
unknown member to the homeowners lead to concerns and conflict of interest
and creates division in the Benguela Cove HOA.

* Trustees’ decisions on short term rental and apparently absence of tenders for
certain services create concern. Also, decisions changing the character of
Benguela Cove.

= |t is not to say Benguela Cove HOA actions are improper, but perceptions must
be considered given the nature of the appeal.

* The appeal is misleading and the HOA cannot be treated as a neutral applicant,
due to its current make-up.

= A HOA as applicant is improper, has no mandate from homeowners for
commercial rights and is not considered a legitimate or impartial applicant.

= BCl is using the HOA for its own purposes.

* There is no compelling reason why the homeowners should endorse the project,
as there is no benefit to them.

= The homeowners did not initiate the application, the application serves
commercial interests, and the HOA is being used as a mechanism to legitimize
a commercial footprint. The appeal is thus procedurally defective.

= Not conceivable or defensible that the elected representatives of the HOA could
submit an application of this nature on their behalf.

= Homeowners was not informed or voted on the application.

» There is a significant conflict of interest among most members and the Trustee

Commiittee.
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= The applicant principally relies on 3 provisions:

o “to make regulations for the advancement of the interest of members” — No
such interests is identifiable.

o “for the regulation and control of the conduct of members and occupants
while in the estate” — This provision is not implicated by the present
application.

o “for governing the manner and methods of use of the common property by or
on behalf of the members of the Association” — While correct, the provision
can only be interpreted in conjunction with the first.

= This is a misuse of the Constitution for commercial interests of BCI.
= Was not consulted with the application not the appeal.
There was no consultation with homeowners or a HOA meeting to vote on

these matters.

AUTHORISED OFFICIAL’'S RESPONSE

In the objections received in the planning application process there was great
concern by members of the HOA that they were not at all informed by the HOA of
the application for Consent Use on the common property, nor were they invited to a
HOA meeting to discuss and vote on the matter.

The applicant did provide some response on the objections, but due to the serious
concern if the correct internal processes were followed, the comments of the
Municipal Legal Services was requested, as it could have legal implications for the
Municipality if the application were further processed.

The Municipal Legal Services Branch’s opinion was that members had the right to
be informed by way of a Special General Meeting of the intentions of the HOA.

The Municipal Town Planner informed the applicant that a resolution of a Special
General Meeting had to be provided to the Municipality, or alternatively the applicant
should provide reasons why it is the opinion that the application did not have to be
tabled at a Special General Meeting of the Benguela Cove HOA.

The applicant provided a response indicating that it was not necessary to obtain a
special resolution from the members of the HOA, and the Trustees acted within their

authority to provide the consent.

The Municipal Legal Services was requested to provide their opinion on the
applicant’s response why a Special General Meeting was not required. The view was
that the HOA did not comply with its own constitution and furthermore failed to
provide Overstrand Municipality with a clear indication in terms of what power(s), in
terms of the Constitution, the HOA acted to submit the planning application.

The appellant's additional comments do not proof the Municipal Legal Services
opinion to be incorrect. It is the opinion that the reason for refusal is valid.

APPELLANT’S GROUND OF APPEAL 1
« Appeal against reasons for refusal

1D.The application lacks clarity on who will be held responsible for the
Administration Penalty Fee, especially given that:
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» The application was submitted by the HOA, but
o The operations appear to be managed by a separate party.

It would be unfair and procedurally irregular for the general members of the
HOA to be held financially accountable for a penalty arising from an
application that was not processed in accordance with the internal procedures
of the HOA and its Constitution.

Legal Framework: Section 90 of the By-Law
Section 90(7)(a) expressly empowers the Municipality, MPT or Appeal Authority to
designate the person responsible for paying the administration penalty. It states:

The Authorized Official, the Municipal Planning Tribunal or Appeal Authority must
notify the person who is in contravention of this By-Law of its decision, and if it
decides to impose an administrative penalty the notice must set out the
administrative penalty and the person who must pay it.

The liability is therefore not automatically assigned to the landowner, but the person
who benefitted from the contravention. Municipality can thus retain discretion to
impose the penalty on the actual operator.

Application of Section 90 in this case

The HOA is the landowner and BCI is the operator of the pontoon and entity that
derived commercial benefit from the use. There is a formal Trustee Committee
Resolution authorizing the operational arrangement and this was disclosed to the
Municipality in additional correspondence

The municipality can and should designate BCI as the responsible person.

Nature of the Contravention and Proportionality

The contravention only relate to the commencement of the land use, and the
contravention penalty may not exceed 100% of the municipal valuation of the area
used unlawfully in terms of Section 90(5)(b). The Lady Bonne operates under
environmental controls, existing infrastructure and with prior notification to the

authorities, and the use was not concealed.

The administrative penalty should reflect the minor and technical nature of the
contravention and imposed on the operator as the party responsible.

Procedural fairness and Correction of the Record
Members of a HOA should not be held financially accountable, but this does not
constitute a reason for refusal as it can be addressed through Section 90(7)(a).

The following condition of approval is proposed:

“In terms of Section 90(7)(a) of the Overstrand Municipality Amendment By-Law on
Municipal Land Use Planning, 2020, any administrative penalty imposed shall be
payable by Benguela Cove Investments (Pty) Ltd, as the operator of the pontoon
boat, and not by the Benguela Cove Homeowners Association.”
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This ensures compliance with the By-law, confirms the Municipalities discretion and
safeguards the financial interests of the members of the HOA. The reason for refusal
is invalid, and the responsibility can be fully and fairly be resolved.

OBJECTOR’S RESPONSE

The owner/operator was not mentioned once in the application.

The operation of the pontoon boat is not legal and has not stopped since the
application has been submitted.

AUTHORISED OFFICIAL’S RESPONSE

The appellant's comments are noted regarding the perceived discretion of the
Municipality to charge the operator BCI with the administrative penalty fee.

In the application motivation the following information was provided:

“The conduct of the person (allegedly) involved in the contravention.
The Lady Bonne has been operated without prior approval of a formal land use

application.

Whether the person allegedly involved in the contravention has previously
contravened this By-Law or a previous planning Law.
To the knowledge of this office, the property owner has not previously contravened

the By-Law”

It was also not indicated in the applicant’s response on the objection that the operator
(BCI) will take responsible for the administrative fee.

Section 90 (1) of the By-Law states:

(1) “A person who is in contravention of this By-Law, and submits an application to
rectify the contravention, must apply to the Municipality for the determination of
an_administrative penalty, provided that the Municipality has not obtained and
issued a demolition directive in terms of Section 85 in respect of the land or

building or part thereof concerned.”

If BCl was to be responsible for the administrative penalty fee, their detail should
have been in the penalty fee application. The opinion that the municipality should
have used discretion is not supported, as it was not indicated in the application BCI
is the responsible person or the applicant for the administrative penalty fee

application.

This means the information provided in the application was not accurate and
misleading.

The reason of the MPT is therefore considered valid.
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APPELLANT’S GROUND OF APPEAL 2
+ Reasons why the decision-making authority erred in coming to the conclusion.

The MPT's reasons for refusal are based on information that was not accurately
conveyed to them.

Lack of operational detail —error of fact and remedy by condition

MPT erred when it concluded the desirability could not be determined as it lacked
operational detail. This is incorrect for two reasons, the original motivation already
described the vessel, passenger capacity, trip duration, no new infrastructure and
parking was required. Any other remaining specifics such as trip frequency and
operating hours are standard operational matters the municipality can manage with
conditions.

Operator confirmed 4 trips per day at daylight only hours; this removes the alleged
uncertainty and can be reinforced with conditions. The MPT elevated a defeasible
administrative detail into a total planning reason, a condition of approval would have

been appropriate.

Security, noise, privacy and character concerns — speculative, mitigable and
unsupported by expert inputs.

The MPT accepted objectors’ fears without weighing the factual safeguards in the
record, being the access is restricted to pre-booked authorized guests, operate within
the security regime, uses low-noise 4-stroke outboards and slow guided movement
across the estuary. Will not introduce new built form or public access to private
recreational areas.

Additionally environmental authorities raised no environmental objections, provided
operation be limited to only one vessel. This directly rebuts claims of material noise
or ecological harm.

The MPT relied on speculative impact rather than the documented operational
controls and expert advice.

HOA constitutional compliance-misinterpretation of trustees’ powers

The MPT relied on the Municipal Legal Branches view that the HOA should have
convened a special general meeting before submitting the application. This is legally
and factually flawed. The HOA Constitution vests the Trustee Committee with broad
powers to manage and control the business and affairs of the association, specifically
to regulate use of common property and make rules and approvals on behalf of
members (paragraphs 9.1, 9.5.4 and 9.5.6).

The Trustee Committee did take a resolution and provided written resolution and a
supporting letter explaining the trustee’s authority that was submitted to the
Municipality. No resolution was needed as no alienation, subdivision or alter of
common property as envisaged by clause 30 were envisaged.

The MPT's insistence that a special general meeting was necessary misapplies
clause 30 and conflates internal governance with statutory planning merit.
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Unclear responsibility for the administrative penalty — incorrect treatment of municipal

discretion under section 90

The MPT treated uncertainty over who should pay any administrative penalty as a
reason to refuse. This approach ignores Section 90 of the By-Law, which allows the
Municipality, the MPT or Appeal Authority to designate who must pay the penalty and
to request further information if the evidence is insufficient.

The record identifies the HOA as owner/applicant and BCI as the operator, the
additional correspondence confirms that the operator will assume operational
responsibility. The Municipality may direct the administrative penalty at the party who
carried out and benefitted from the contravention, not the membership at large. This
is a procedural matter that could have been resolved through an explicit condition

and does not justify refusal.

Overall “not desirable in current format” finding — cumulative error and remedy by
targeted conditions

The MPT's conclusion aggravates the errors above; it treats remedial and procedural
gaps as substantive planning defects and fails to apply the usual remedjal toolset
(conditions of approval, clarifying undertakings, or a modest administrative penalty
payable by the operator).

The application is for a low intensity tourist use from existing infrastructure, supported
by environmental authorities and the estate governance instruments. The correct
planning approach was to identify discrete, fixable matters (operational limits, access
protocols, a trustees’ certification and an operator indemnity/undertaking) and to
require these as conditions, not to refuse the application outright. The MPT therefore
erred by applying an unduly rigid standard of perfection rather than one of
proportionality and administrative fairness.

OBJECTOR'S RESPONSE
See responses under points of Appeal points 1A to 1D.

AUTHORISED OFFICIAL’S RESPONSE

The comments under points of Appeal 1A to 1D already proof the MPT’s reasons for
the decision as valid.

The appellant use the same arguments under Appeal 1 to proof the MPT erred. Their
opinion is not supported and not considered valid.

APPELLANT’S GROUND OF APPEAL 3
«= Reasons why the appeal is based on and primarily concerned with the process

followed prior to the MPT decision.

The planning application 9 February 2023, acknowledged by the municipality on 13
February 2023 and after submission of additional information to the Municipality
deemed complete on 27 March 2023.
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In terms of Section 46(3)(b) of the Overstrand Municipality Amendment By-Law on
Municipal Land Use Planning, once the application is complete had to within 30 days
period had to forward copies of notices and the application to every municipal
department, service department or organ of state.

The statutory intent of Section 46 is to ensure that interdepartmental comments are
sought and received timeously, providing both the decision-making authority and the
applicant with a consistent and procedurally fair process. The provision ensures that
all relevant departments have the opportunity to consider the proposal while
maintaining certainty and predictability for the applicant.

Non-compliance with Section 46(3)(b) Late Referral and Comment by the Legal
Services Department

Neither of the two sets of comments from the Legal Services Department were
circulated to the applicant (WRAP).

The legal opinion is referenced as reasons for refusal by the MPT but was not formally
provided for review and response.

WRAP was requested to comment on the legal opinion in February 2024 and
requested the operators to comment on the opinion and a response was given in April
2024. WRAP however never saw the comments which were attached as an Annexure

to the report.

The second set of comments was only received on 4 March 2025, a full 754 days
after the application was deemed complete. These comments were also never shared
with or allowed with the opportunity to be commented on by the applicant.

The timeframe is a direct contravention of Section 46(3)(b) of the By-Law, which
mandates circulation of the application to all internal departments within 30 days of it

being deemed complete.

The delay and lack of communication with the applicant constitute a procedural
irregularity that materially affected the fairness and integrity of the process.
Information was presented to the MPT without the applicant knowledge, verification
or opportunity to provide contextual responses.

Violation of Section 56 — Applicant’s Right to Reply

Section 56 of the By-Law sets out the applicant’s statutory right to reply to all
objection, comments or representations lodged with a Municipality.

This provision gives the applicant legal entitlement fo receive, review and respond to
all comments received, including interdepartmental comments, where relevant to the

application’s assessment.

The Legal Services Departments comments where not provided to WRAP prior to the
MPT meeting, despite the fact that those comments formed the central basis of the
Municipal Planners recommendation of refusal.
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The applicant was thus deprived of submitting a formal written response to the legal
interpretation, provide clarifying information or additional documentation, and to
correct any factual inaccuracies or misunderstandings that subsequently informed

the MPT’s decision.

This procedural omission contravenes Section 56 and resulted in an unfair
administrative process.

Material impact on the outcome

If statutory processes in terms of Section 56 were followed additional information
could have been provided regarding the Trustees Committee Resolution, confirming
the HOA’s authority to lodge the application, and expand on the letter from the HOA
Chairman (24 April 2024) explaining BCI’s status as a member and operator acting
under trustee’s authorisation.

Additional contextual documentation demonstrating compliance the HOA
Constitution could have been provided.

OBJECTOR'S RESPONSE

No comments provided.

AUTHORISED OFFICIAL’S RESPONSE

The appellant's comments regarding Section 46(3)(b) are noted.

The Municipal Planner considered the objections and comments thereon, and due to
the conflict of opinions between members of the HOA and the HOA (applicant),
requested that the Municipal Legal Services Branch comment on the requirements of

the Benguela Cove HOA Constitution.

Section 54 (b) of the By-Law states: |,

“64 Further public notice

The Municipality may, at any stage during the processing of the application —

(a)....

(b) an application to be resent to the municipal departments for comment,

If new information comes to its attention which is material to the consideration of the
application.”

This additional comment was requested to ensure the HOA followed the correct
internal processes to submit the land use planning application.

The appellants comment that the fact that the 2 sets of comments received from the
Municipal Legal Services Branch was not forwarded to the applicant, and that it is
considered a violation of Section 56 of the By-Law, is noted.

In the Municipal Legal Services Branch comments, it was indicated that, to comply
with the Benguela Cove Constitution, the applicant had to provide proof that the
consent use application was considered at a Special General Meeting. This
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requirement was conveyed to the applicant via email by the Municipal Planner on 27
February 2024. Although the letter(s) of legal services branch comments were not
forwarded to the applicant, the applicant was provided the opportunity to provide a
detailed response regarding the opinion that the matter must be decided at a Special

General Meeting of Benguela Cove HOA.

The applicant then provided a detailed response and indicated they do not consider
it necessary for the application to be considered at a Special General Meeting of the

HOA.

The appeliants opinions that it had a material impact on the outcome is not supported,
as the applicant did have an opportunity to explain their opinion of the workings of the
Benguela Cove HOA, and their comments was included into the planning report to

the MPT.

The comments that the application time frame was 754 days, are noted. The
extended time frame was due to the two comments of the legal services branch that
had to be obtained, to decide how the application should be further dealit with.

The applicant was already aware of the extended time frame when they responded
in April 2024 on the Municipal Planners letter informing them about the first opinion
of the Legal Services Branch.

The applicant did not use their remedy in terms of Section 59 (Failure to act within
time period).

Section 59 reads as follows:

(1) “An applicant may lodge an appeal to the Executive to the Executive Authority if
the Municipal Planning Tribunal or Authorized Official fails to decide on an
application within the period referred to in Section 58.

(2) Subject to Section 43(2), an applicant may not appeal to the Executive Authority
if the Municipal Planning Tribunal or Authorized Official fails to decide on an
application due to the fact that all required information to decide on the matter is

not available.”
EVALUATION / ASSESSMENT

The appellant indicated that the appeal is against the decision of the MPT, the
process followed prior to the MPT’s decision and that the MPT erred in considering

the merit of the application.

The appellant did submit an appeal application form within the 21-day prescribed
period.

The appeal was forwarded to all persons who commented on the application. Seven
letters with additional comments were received. The comments were summarized in

this report.

Considering the above comments in the report, the reasons why the MPT did not
support the application is valid reasons and the appellant does not proof the MPT

erred in making its decision.
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The appellants opinions about the long-time frame processing the application were
discussed in detail, and it was required to advise the MPT on a technical/legal matter.
The applicant however did not make use of the remedy in terms of Section 59 (Failure
to act within time period) of the By-Law.

The appellant's comment that the fact that the two sets of comments from the
Municipal Legal Services Branch which was attached to the report that was
considered by the MPT, was not forwarded to the applicant, and that it is considered
a violation of Section 56 of the By-Law, is noted.

It was discussed in detail in this report. Although the legal services branch comments
were not forwarded to the applicant, the applicant was provided with an opportunity
to respond to the main concern, which was that the application should have been
tabled at a Special General Meeting of Benguela Cove HOA. A detailed response
was provided to the Municipality by the applicant, and this was attached to the
planning report considered by the MPT.

However, should the appeal authority be of the opinion that the appellant should have
had the opportunity to respond to the two opinions of the Legal Services Branch, then
the application could be referred to the MPT to provide the applicant an opportunity
to respond to the legal opinions, and the MPT to consider it.

It must also be noted that the incorrect detail was indicated of the person that should
be responsible for the penalty fee, and the applicant is of the opinion the MPT has
the discretion to enforce the penalty on BCI (operator). This opinion is not supported,
as it means that inaccurate information was provided in the application. The
application as a whole should then have been submitted by BCI with the Power of

Attorney from the HOA.

CONCLUSION

The opinion is held that the appeal submitted does not prove the decision of the MPT
or the process followed prior to the MPT's decision was invalid, and that the MPT
erred in considering the merit of the application.

7. Financial Implications
None

8. Staff Implications
None

9. Comments from other Departments, Divisions and Administrations
None

10. Annexures

Addendum AA: The item with annexures that served before the MPT on 30
September 2025
Addendum BB: MPT minutes dated 30 September 2025
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Addendum CC: Decision letters sent to applicant and objectors dated 17 October

2025
Addendum DD: Appeal submitted by WRAP Project Office on behalf of Benguela

Cove HOA
Addendum EE: Obijectors’ response to appeal

RECOMMENDATION:

that the decision of the MPT on 30 October 2025, be confirmed and the appeal
be dismissed.
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AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 30 SEPTEMBER 2025

4.6

PORTIONS 210 AND 220 (PORTIONS OF PORTION 80) OF FARM AFDAKS RIVIER NO.
575, CALEDON DIVISION, OVERSTRAND MUNICIPAL AREA: APPLICATION FOR
CONSENT USE AND DETERMINATION OF AN ADMINISTRATIVE PENALTY: WRAP
PROJECT OFFICE ON BEHALF OF BENGUELA COVE HOMEOWNER’S ASSOCIATION

HBENG 210 & 220/575 (4336/2023)
H Olivier (028) 313 8900 Hermanus Administration

28 July 2025

1. EXECUTIVE SUMMARY

An application was received on 9 February 2023 by WRAP Project Office on behalf
Benguela Cove Homeowner’s Association on Portions 210 & 220 (Portions of Portion
80) of Farm Afdaks River No.575, Division Caledon in terms of the Overstrand
Municipality Amendment By-Law on Municipal Land Use Planning, 2020 for the
following:

& Consent Use in terms of Section 16(2)(0) of the Overstrand Municipality
Amendment By-Law on Municipal Land Use Planning, 2020 to allow tourist
facilities (operating of a pontoon boat as a recreational facility).

< Determination of an administrative penalty in terms of Section 16(2)(q) of the
Overstrand Municipality Amendment By-Law on Municipal Land Use Planning,
2020 for the unauthorised land use activity as stipulated above.

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

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

Portions 210 and 220 of Farm Afdaks Rivier No .575 is zoned Open Space Zone 3:
Private Open Space and Open Space Zone 1: Nature Reserve respectively. There
are amenities for residents on Portion 210 such as boat houses, a pool and tennis
court. Portion 220 is next to the lagoon and a jetty boat slipway, and a club house was
constructed in this area.

The proposal is to operate a pontoon boat from the jetty on a commercial basis, hence
this application for consent use for tourist facility.

4, SUMMARY OF APPLICANT’S MOTIVATION

THE MOTIVATION FOR THE APPLICATION IS AS FOLLOWS!

> The Board of Trustees of the HOA submitted the application.

» The properties serve as recreational area for private homeowners and guests.

» The proposal is to operate a pontoon boat from the existing jetty on a commercial
basis.
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The lagoon is a RAMSAR wetland and well suited for tourism.

Application is also made for an Administrative Penalty fee as the pontoon boat is
already operational on a commercial basis.

The pontoon boat will provide a recreational activity that allows residents and
visitors to enjoy the beauties of the Bot-Kleinmond Estuarine System. A trimaran
designed boat will host guided boat tours.

The pontoon caters for 12 passengers and 2 crew members, and the tours will last
60 minutes, therefore no onboard ablution will be required.

The boat engines create minimal sound and the detachable fuel tanks eliminate
possible fuel spills.

The proposal is in line with the core values of Benguela Cove Lagoon Wine Estate
which is nature conservation.

The estate won various awards for their conservation efforts.

Will be in line with the By-Law relating to the Control and Use of the Bot River and
Klein River Estuaries.

There are no restrictions in the Title deed prohibiting the application.

No new services will be required.

Access to the site is existing internal roads from the R43 Provincial Road.

Will have no heritage impact.

In line with the Bot/Kleinmond Estuarine Management Plan Draft January 2019
and most of the route is within the Recreational Zone 1.

Application is in line with EMOZ.

v Vv

v

VVVVVY VYV Vv V V¥V

SPLUMA PRINCIPLES

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

Spatial Justice
Will not create spatial injustices.

Spatial Sustainability and Efficiency
Refers to protection of valuable agricultural land, environmentally sensitive and
biodiversity rich areas. The application will not impact on the afore said.

Spatial Resilience
Not in conflict with spatial planning policies.

Good Administration
A good streamlined public participation process was followed by the municipality.

DETERMINATION OF ADMINISTRATIVE PENALTY:

a) Nature, duration, gravity, and extent of the contravention

The boat carries 12 passengers and 2 crew members, and it is used to do guided
tours of 60-minute duration.

b) The conduct of the person (allegedly) involved in the contravention

The Lady Bonnie has been operated without approval.
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c) Report by a quantity surveyor in matters of unauthorised
building/construction

No quantity surveyor was appointed as there is no unauthorised
buildings/construction.

d) Whether the unlawful construction was stopped

The activity has not stopped as this would lead to a loss of income to the guides
and the workers employed to operate the tourist attraction.

e) Whether the person allegedly involved in the contravention has previously
contravened this By-Law or a previous planning law

To our knowledge the property owner has not previously contravened the by -law.

5. ADMINISTRATIVE COMPLIANCE

o . Closing date for

Methods of advertising Date published cBlomeiits
Registered notices (1% round) Yes 28 March 2023 5 May 2023
Registered notices (2™ round) Yes 28 April 2023 2 June 2023
Internal departments Yes 28 March 2023 5 May 2023
Ward councillor Yes 28 March 2023 5 May 2023
Total comments NINE (9)
Total letters of support ONE (1)
Was public participation undertaken in accordance with Section 46 — 50 of Yes
the By-Law on Municipal Land Use Planning?
Was the application processed correctly (if no, elaborate below): Yes
Is the proposal consistent with the principles referred to in Chapter 2 of Yes
SPLUMA and Chapter VI of LUPA? (can be elaborated further below)

(It is to be noted that in the notification process the Homeowners Association was required to email a copy of the
application to all property owners in Benguela Cove. They did not send the emails in the notification period in March,

and a second notification was sent out in April 2023.)

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

DEPARTMENTS
Name Date received | Summary of comments
Overberg District Municipality: Health
Department 27/03/2023 Approved.
Building Control 14/02/2023 No objection.
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Fire Department 27/03/2023 No objection.

Environmental Management Services | 10/05/2023 No objection.

Engineering Services 23/02/2023 See Annexure F.

Telkom 28/03/2023 See Annexure G.

Cape Nature 05/04/2023 See Annexure H.

g::;zpﬁ:np:gg?‘:?memz DEADE: 2/08/2023 See Annexure |.

prpegithrs sl DEADP: | 10/05/2023 See Annexure J.

BOCMA 23/11/2023 See Annexure K.

7. SUMMARY OF COMMENTS RECEIVED DURING PUBLIC PARTICIPATION.

One (1) letter of support was received from H & H Elcock, and nine (9) letters of
objection were received during the public participation process. The applicant was
provided with an opportunity to respond to the objections. See Annexures D and E

respectively.

Objections were received forthcoming the public participation process from the

following parties:

Lindfield Brokers (R Anderson)
Brandsetter, M & M
Birdlife South Africa (Dr G Murison)

Buchholz, V & IM
Drs. Stroemer & Helgers
Buchholz, NB

FREREEEES

Mkansi, M

The Diessner Family Trust (M Diessner)

Iris McCarthy Family Trust (CS McCarthy)

The objections, applicant's response and Municipal Town Planner’s response can be

summarized as follows:

(Summary is in the same numerical order as the applicant’s response for ease of reference.)
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OBJECTION 1 - Environmental Concerns, Historic ROD & EIA

COMMENT FROM RODNEY ANDERSON:

“The application is void ab initio on the first principal in that it takes no account of
ensuring compliance with the provisions of the founding documents being the
Department of Environmental Affairs Record of Decision (RoD) issued 15 December
2003 and the Environmental Management Plan dated March 2004.”

“The Botrivier Vlei and Environs enjoy the status of Globally Important Bird Area as
designated by Birdlife Intemational and RAMSAR. This ensures the area has the
status and protections of one of the foremost bird conservation sites in the world.”

“This importance became a part of the legal protection and environmental controls
issued- in the BC founding documentation. As set out in the environmental impact
assessment Scoping Report incorporated in the binding 2003 Record of Decision.

These provisions cover the Private Nature Reserve being portions 10 to 18 et al of
farm Afdaksriver no 575 Caledon comprising 31.5% of what is now Benguela Cove.
Identified for the conservation of threatened Renostervelt Biome and nothing else.”

COMMENT FROM MARTINA AND MICHEAL BRANDSTETTER & VOLKHARD AND ILSE
MARIANNE BUCHHOLZ & DR. KLAUS STROEMER AND DR BEATE HELGERS:

“ACTIVITIES AND DEVELOPMENT RESTRICTIONS RELATING TO THE CONSENT
APPLICATION

An environmental impact assessment for the proposed Benguela Cove Lagoon Wine
Estate was conducted that resulted in the issuance of a Record of Decision (RoD) by
DEADP. This RoD was approved on the impact assessment that included a number
of specialist studies e.g. botanical survey, archaeological survey, avifaunal survey, etc.

Of importance in this consent use application (written by WRAP) is that the "beach
area" of the Botrivier Lagoon along the southern and western boundaries of Benguela
Cove Lagoon Wine Estate is designated as a Globally Important Birding Area (ZA097)
by Birdlife International. This was based on extensive Specialist avifaunal studies
conducted on the Botriviervlei, by KN Bames during 1997 and 2003, the latter
commissioned as a specialist study during the environmental impact assessment
process for the Benguela Cove Lagoon Wine Estate.

Botrivierviei now enjoys the status of Globally important Bird Area as designated by
Birdlife International, giving the area status as one of the most important sites for bird
conservation in the world. This importance formed an important part of the constraints
and environmental controls incorporated in the outcome of the environmental impact
assessment Scoping Report. This Scoping Report formed the body of information on
which environmental authorization was given and specified in the Record of Decision
El12/2/1-213-Farm 575/10-18, Hermanus, dated 15 December 2003, that is applicable
to all aspects of the Benguela Cove Lagoon Wine Estate development.
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The following controls and constraints are applicable to give effect to the
requirements contained in the said Record of Decision:

a. The positions of the two approved jetties are specified in relation to the headland
point of reference known as South Cape.

b. The erven boundaries were set well back from the high-water mark of the Botrivier
Vlei to prevent human disturbance of bird life on the northern, west and southern
boundaries of the conservation area of the Benguela Cove property development.

c. A boardwalk/demarcated walkway were placed well back from the beach areas
surrounding Benguela Cove to prevent disturbance of birdlife on these areas.

d. A pet policy is in force where cats are not allowed on the properties and dogs must
be contained in fenced erven or kept on a leash when outside the erven.

e. No access to the lagoon edge is allowed from the boardwalk/walkway apart from
the fooltprints of the two jelties that provide boating access to the Boltrivierviei.

f. No boats or watercraft may be beached anywhere on the waterside perimeter of
Benguela Cove but may only be moored to the approved jefty.

g. The Botrivier Lagoon Management Plan in force at the time must be adhered to at
all times.

h. The Record of Decision also specifically mentions that "the mitigation measures
as detailed on pages 37 to 40 in the Scoping Report dated August 2003 compiled
by EnviroAfrica, as well as those specified in the following Specialist Reports, must
be incorporated also in the operational phase of the project: Appendix K, Marine
Studies Report dated S May 2003, pages 9&10; Appendix L, Botanical Report
dated 12 May 2003 undertaken by Nick Helme; Appendix M, Avifaunal Report
compiled by K N Barnes in March 2003; Appendix S, Archaeological Report dated
August 2003 must be adopted and implemented.

i. The RoD further stipulates that the residential component of this application must
adhere to the setback lines identified by the avifaunal specialist along the lagoon
frontage.

J.  Finally, the RoD stipulates that the Homeowners' Association/ or operator of the
facility must implement and incorporate the conditions of authorizations given in
this Record of Decision, as appropriate to the operational phase of the project.

The existing restrictions above provide space for wildlife. Allowing tourist activities
would negate this deliberate step and there will be pressure to "clean-up the beach"” in
order to make it appealing to customers, destroying the natural habitat of wildlife. How
can the above points be reconciled with the application?

There is also a bird nesting near the access road to the site which would be impacted
by increased activities. How would an approval of the application be reconciled with
the above restrictions?”

‘ENVIRONMENTAL IMPACT ASSESSMENT

The initial application for the development of the estate included an environmental
impact study. The application does not make it clear if a new EIA was conducted and
is part of the application.”
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COMMENT FROM BIRD LIFE SOUTH AFRICA:

“Birdlife South Africa would also appreciate greater clarification on the permissible
activities specific to the pontoon itself (when on the water), as well as the proposed
route. The Bot River estuary is a Ramsar site, a wetland of international importance,
and is ranked 8th in the country for its conservation importance. It is also a highly
dynamic system, changeable in condition and consequently, its supported biodiversity,
including its bird life. The route and activities of the pontoon require further detail and
explanation to ensure the conservation and protection of this important system
throughout, and Birdlife South Africa would be willing to engage on this further.”

COMMENT FROM Nico BORIS BUCHHOLZ:
“  Objection 2- Non-compliance ROD 15/12/2003- 220/575)
The current application may not be allowed with regards to the ROD, 15/12/2003

- Obijection 3 - Non-compliance of Environmental Development Plan (March
2004} - (220/575)

The current application may not be in compliance with the Environmental Development
Plan (March 2004)

- Objection 4- Disturbance to - Wildlife (220/575)

Increased human activities will disturb wildlife, particularly the bird sanctuary on the
wetlands of ERF 220/575 which is an internationally recognized RAMSAR site.

These existing restrictions provide space for wildlife. Allowing tourist activities would
negate this deliberate step and there will be pressure to "clean-up the beach" in order
to make it appealing to customers, destroying the natural habitat. How can the below
points be reconciled with the application?

- The following controls and constraints are applicable fo give effect to the
requirements contained in the said Record of Decision.

- The positions of the two approved jetties are specified in relation to the headland
point of reference known as South Cape.

- The erven boundaries were set well back from the highwater mark of the
Botrivierviei to prevent human disturbance of birdlife on the northern, west and
southern boundaries of the conservation area of the Benguela Cove properly
development.

- A boardwalk/demarcated walkway were placed well back from the beach areas
surrounding Benguela Cove to prevent disturbance of bird life on these areas.

- Apet policy is in force where cats are not allowed on the properties and dogs must
be contained in fenced erven or kept on a leash when outside the erven.

- No access to the lagoon edge is allowed from the boardwalk/walkway apart from
the footprints of the two jetties that provide boating access to the Botrivierviei.

- No boats or watercraft may be beached anywhere on the waterside perimeter of
Benguela Cove but may only be moored to the two approved jetties.

- The Botrivier Lagoon Management Plan in force at the time must be adhered to at
all times.
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- The Record of Decision also specifically mentions that "the mitigation measures
as detailed on pages 37 to 40 in the Scoping Report dated August 2003 compiled
by Enviro Africa, as well as those specified in the following Specialist Reports, must
be incorporated also in the operational phase of the project.

- The RoD further stipulates that the residential component of this application must
adhere to the setback lines identified by the avifaunal specialist along the lagoon
frontage.

- The Homeowners' Association | or operator of the facility must implement and
incorporate the conditions of authorisation given in this Record of Decision, as
appropriate to the operational phase of the project.

- There is also a bird nesting near the access road to the site which would be
impacted by increased activities.

o Objection 5§ - Environmental Impact Assessment

The initial application for the development of the estate included an environmental

impact assessment. The application does not make it clear if a new EIA was

conducted and is part of the application.”

COMMENTS FROM CS MCCARTHY:

2. The applicant needs to complete a NEMA checklist and obtain written confirmation

from DEADP that the consent use does not trigger a NEMA EIA application in
terms of the regulations.”

COMMENTS FROM MARCIA MKANSI:

“Firstly, | have concerns about the environmental impact of the boat. The emission
from the boat has an impact on biodiversity.”

APPLICANT’S RESPONSE

Response to ROD and EA comments:

The Environmental Affairs Record of Decision (RoD) issued 15th December 2003
indicates the following:

“The sites identified for the proposed jetties have been extensively investigated. The
southern most jetty will be located approximately 270 meters north of the headland
known as “South Cape”. The gradient of the shore is relatively shallow; therefore, if
the slipway is to be used at all levels, it would need to extend 50m into the water.

The northern most jetty located 770m meters north of “South Cape”. This site is
depositional zone, and foundations would require a short slipway as it is close to an
existing channel.”

The RoD approved the jetty that is used by Lady Bonnie to be launched, and the
proposed use of the jetty is still in line with the RoD as a jetty. A Jetty is defined as a
“landing stage or small pier at which boats can dock or be moored.”

No additional development is being proposed to operate the proposed tourist facility,
and the operation of the facility will not have an impact on the bird life and access to
the jetty will only be obtained from existing boardwalks.
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Response to Martina and Micheal Brandstetter & Volkhard and lise Marianne
Buchholz & Dr. Klaus Stroemer and Dr Beate Helgers:

a. This noted and agreed with, the application will not alter the jetty’s position.

b. This is noted and agreed with; the application will not alter the jetty’s position or
does not propose any additional development or structures.

The guests of the Lady Bonnie will be required to only utilise approved and existing
walkways to gain access to the jetty to embark onto the Lady Bonnie.

No pets will be allowed on the Lady Bonnie.

This is noted and will be maintained by the operators of the Lady Bonnie.

This is not the proposal, only the approved jetties will be used.

This noted and agreed with.

This is noted and the proposed tourist facility is not predicted to have an impact on
the operation and requirements set out by the RoD.

No amendment of the ‘residential component’ is being proposed. This is noted and

agreed with,

se@~ea o

Response to environmental concerns:

The motivational report addresses the environmental concerns, and the Lady Bonnie
will be operated within the regulations as set out by the Bot/Kleinmond Estuarine
Management Plan, refer to section 4.1 and 10.

Additionally, no.additional development is being. proposed.to occur,-and it would not
impact the private nature reserve as mentioned in the comment as received.

The only proposal is to utilise the Lady Bonnie as indicated in the motivational report.
The use of the Lady Bonnie would be to provide guests access to the lagoon/estuary
and provide them with knowledgeable information regarding the estuary itself. No
additional uses are sought.

The application was circulated to all relevant external departments. Should any
commenting authorities require any additional information and / or environmental
studies it will be adhered to. As there were existing authorisations in place it was not
considered that any additional information would have been required when the

application was submitted.

TOWN PLANNER’S RESPONSE

The original approval of Benguela Cove included the approval of an EIA ROD. This
application was sent to DEADP: Development Management who indicated no
additional environmental process is triggered.

DEADP: Coastal Management also provided support for the application, subject
thereto that only one pontoon be allowed, and that Cape Nature must provide
permission for the pontoon to use the lagoon.

Cape Nature was also requested to comment on the application, and they indicated
that they do not object against the application, but should any new recreational
infrastructure be developed, it should follow the correct environmental processes. No
new infrastructure is proposed with this application.
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The Municipal Environmental Branch also indicated their support for the application,
due to the fact that existing infrastructure will be used.

Considering the above, the objections relating to requirements of the existing EIA
ROD, possible new EIA ROD, concerns regarding the Ramsar Birdlife status of the
area and the management of the private nature reserve portions, are noted. The
departments/institutions responsible for environmental protection however support the
application, and therefore the objections relating to environmental concerns do not
proof the application not to be desirable.

OBJECTION 2 —New Development

COMMENT FROM RODNEY ANDERSON:

“The application for the development of the "beach area” can be seen to be void also
to the extent that it is vague and lacks any contextual conservation significance. Any
additional tourism facilities should be located at the BC/ Commercial District.”

COMMENT FROM BIRD LIFE SOUTH AFRICA:

“Birdlife South Africa asks for confirmation that the consent use application applies to
the current use of both the pontoon boat (the Lady Bonnie) and existing structures,
and for more detail thereof. It is unclear as to whether the application is seeking to
develop additional tourism and/ or recreational facilities, or engage in other related
activities, as defined through OMLUS.

Similarly, Birdlife South Africa requires corroboration that there is/ will be no increase
to the development footprint associated with this consent use application, particularly
in portion 220 (the beach area).”
COMMENT FROM NiCO BORIS BUCHHOLZ:

o Objection 9- Scope of Application/ Lack of Specificity (210/575. 220/575):

The applicant is seeking the broadest scope of approval by re-designating the land
as a "fourist facilities” (OMLUS).

The activities allowed under this approval category are too broad, not restrictive
enough, provide few guardrails, are easy to abuse and the consequences difficult to
foresee.

The applicant must state what specific activities the applicant wants to engage in,
instead of wanting to be issued “card blanche”.
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Informal, legally not relevant and binding assurances by the Board of Trustees
representing the developer are not enough to keep in restrict what might be planned
in the future. What stops the general integration of 210/575 & 220/575 into winery
related, sponsored and commercial for trade/profit activities? What stops turning the
boat ramp into a public ramp, what stops water sport equipment rental, what stops
public functions at the boathouse (turning it into a "pop-up restaurant”), what stops
entertainment functions (concerts) on the beach, what stops renting out beach chairs,
what stops beach sports (e.g. volleyball/ tennis), what stops ice-cream or hamburger
stands, what stops the HOA owned swimming pool and tennis courts to be used by
the general public? If an approval was given, it needs to state what specific activities
are approved. A general approval for all "tourist activities" with some exceptions is

NOT acceptable.
» Objection 10- Lack of support facilities (e.g. toilets) (210/575, 220/575)

There are no public toilet facilities to support tourism. The boat house is for the private
use of residents and HOA members and their (non-commercial guests) and not for the

general public.

APPLICANT’S RESPONSE

No additional structures are being proposed and only the existing structures are
proposed to be used for the proposed tourist facility. The general public will not have
access and only guests of the pontoon boat will be allowed access.

Response to Nico Boris Buchholz

The application is to legalise the operation of the pontoon boat; no additional uses are
requested. The objector is mistaken to indicate that the applicants will have “carte
blanche” to do as they please.

“Informal, legally not relevant and binding assurances by the Board of Trustees
representing the developer are not enough to keep in restrict what might be planned
in the future. What stops the general integration of 210/575 & 220/575 into winery
related, sponsored and commercial for trade/profit activities? What stops turning the
boat ramp into a public ramp, what stops water sport equipment rental, what stops
public functions at the boathouse (turning it into a "pop-up restaurant”), what stops
entertainment functions (concerts) on the beach, what stops renting out beach chairs,
what stops beach sports (e.g. volleyball/ tennis), what stops ice-cream or hamburger
stands, what stops the HOA owned swimming pool and tennis courts to be used by
the general public? If an approval was given, it needs to state what specific activities
are approved. A general approval for all "tourist activities” with some exceptions is

NOT acceptable.”

The above cannot occur as it was not applied for.
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TOWN PLANNER’S RESPONSE

The objectors’ comments are noted. It is not clearly defined in the motivation how
many trips will be done on the pontoon per day. It is indicated that the visitors will be
allowed to use the toilettes on portion 220 at the existing clubhouse. The lack of
information regarding the number of trips does create some concern regarding the
scale and impact of the tourist facility. The infrastructure on both properties was
created to cater for residents, and it is reasonable to show concern to activities that
could impact their amenities.

The applicant did comment that the only right being applied for is to allow paying
customers on the pontoon for cruises on the lagoon, and no other uses can be allowed
as it was not applied for.

OBJECTION 3- Operations & Benguela Cove Homeowner's Association

COMMENT FROM MARTINA AND MICHEAL BRANDSTETTER & VOLKHARD + ILSE
MARIANNE BUCHHOLZ:

BCHO constitution in relation to public property According to the Deeds register, plots
210 and 220 are "common property”, i.e. they belong to all homeowners (HO). Article
30 of the BCHO Constitution clearly states the following:

"Neither the whole nor any portion of the common property shall be subjected to any
rights, whether registered in the deeds registry or not, of use, occupation or servitude,
save those enjoyed by the Members of the Association ...”

This means that the Constitution prohibits changing usage unless ALL members
benefit from this application. Streeter emphasized in various inquiries regarding this
change that the change to a tourist facility is for the sole benefit of the owner of the
pontoon boalt.

Even if she retracts this statement, it is unthinkable that all HOs should have the right
to exploit the designated area commercially for tourism purposes. Such use is
prohibited for nature conservation reasons alone.

COMMENT FROM MARTIN DIESSNER:

“8.1 Section 30 of the HOA's Constitution (“Constitution®) expressly prescribes the
dealings with the common property, which portion 210 and 220 fall under as
explained in paragraph 3.1 above. Subsection 30.2.3 clearly states that, and |
quote “Neither the whole nor any portion of the common property shall be
subjected to any rights, whether registered in the Deeds registry or not, of use,
occupation or servitude, save those enjoyed by the Members of the Association
in terms hereof ... ¥ (my emphasise in bold).

8.1.1. The title deed of Portion 210 and 220 makes it clear that the HOA (via its
trustees) is bound to be adhering to the Constitution.

8.1.2. The Constitution paragraph 2.4.4 considers Portion 210 and 220 as part of the
common property.



70

31|3%1

AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 30 SEPTEMBER 2025

8.1.3. The Constitution clause 30.2.3 prevents that the common is subjected to a
consent use unless all Members of the HOA enjoy it.

8.1.4. Streeter, in her email dated 25 April 2023 (Appendix 4), clearly indicates in her
answer to my question 5 that the consent use as a tourist facility, if approved,
will only benefit the owner of the pontoon boat which is the developer BCI, and
is not a consent use that will be enjoyable by all members of the HOA.

8.1.5. Therefore, in terms of the Constitution 30.2.3, the consent use must be denied
by Overstrand as it would otherwise be considered to be a direct breach of the
HOA's Constitution.

8.1.6. If BCI or any other member of the HOA would like to apply for a consent use
in relation to any of the Portions falling under the Common Property, said
members must assure that the consent use is to be enjoyed by all members
of the HOA. However, it is questionable to permit every member of the HOA
to run a commercial tourism boat operation from the HOA's jetty, or any other
commercial tourist operation. One can only imagine what happens to the
estate if some 120 members all start their own commercial tourist operation
on those Portions, if permitted.

8.1.7. Alternatively, said members must propose a special resolution to amend the
HOA's Constitution in accordance with the provisions of its section 20.7.
Clearly, the Applicant has not exhausted its remedy to provide for an
application that is not in violation of the HOA's Constitution, and therefore the

Application must be rejected.

APPLICANT’S RESPONSE

The properties where the consent use is being applied for are owned by the Benguela
Cove Homeowners Association (BCHOA), and the Pontoon Boat (Lady Bonnie) is
operated by Benguela Cove Investments (BCI) and the pontoon boat is proposed to
use the properties for access to the surface of the water. The operation of Lady Bonnie
does not remove any rights of any member of the homeowners and does not have an
impact on the access to these properties from any homeowners.

Response directed toward comments received from Martin Diessner:

e “81.3. The Constitution clause 30.2.3 prevents that the common is subjected to
a consent use unless all Members of the HOA enjoy it.”

Section 30.2.3 reads as follows:

“Subjected to any rights, whether registered in the Deeds Registry or not of use,
occupation or servitude, save those enjoyed by the Members of the Association in
terms hereof, or which allow for agricultural activities to be conducted similar in nature

to the Agricultural Enterprise or;”
No limitation is present that reads as stated by the objector.

e 8.1.6. — This is noted and agreed with, but they however will also be required to
follow due process and application.
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TOWN PLANNER'S RESPONSE

This point of objection is technical and relate to the interpretation of the Constitution of
the Benguela Cove Estate. The Municipal legal Branch was requested to respond on
the two opinions. Their interpretation is that it cannot necessarily be interpreted that
each property owner would be allowed the same rights, purely for the fact that if the
land use approval is approved for one pontoon the land use approval will have to be
amended should more pontoons be operating on a commercial basis. What members
of the HOA could have is expectations that the income generated by the pontoon also
be to their financial benefit, seeing that as members they pay levies to maintain
common properties.

It is also to be noted that the pontoon is stored on the Private Open Space when not
on the water, and possibly also cleaned on the property. It is thus a commercial
pontoon being stored on a private open space (common area).

OBJECTION 4- Illegal operation of The Lady Bonnie

COMMENT FROM MARTINA AND MICHEAL BRANDSTETTER & VOLKHARD + ILSE
MARIANNE BUCHHOLZ:

. “APPLICATION IN REGARDS OF THE PONTOON BOAT (LADY BONNIE)

The Estuary Regulation (Appendix 3) clearly state on page 10 & 11 under section
General I(a) that "No person shall in the water area, without the prior written consent of
the Council —

(a) Offer for reward or profit any show or entertainment or conduct any business or
trade;

(c) Keep or use any vessel for the transport of passengers or goods for payment or
reward.”

Streeter and Rea, both directors of BCI; which is the owner and operator of the pontoon
boat, stated that BCI does not charge passengers for the transport on their vessel.
Streeter confirmed this in an answer to a HO and Rea did so in his developer report
presented at the AGM of the HOA on 29-04-2023 were he said: "An application has
been made and paid by BCI for the operating of Lady Bonnie (the pontoon) for a fee.
All local authorities are aware of operations, but we have decided to formalize this in
order to charge; as it is not sustainable to have it running for free.”

Every HO on the estate is aware of the fact that the developer BCl is in fact for the past
years running a paid commercial operation with the pontoon boat. BCl's website at
https://www.benguelacove.co.za/boat-attractions even advertises the pontoon cruises
which operate four times daily and are complimentary for two people when buying a
case of wine with 6 bottles.

In fact, we know people who have received written confirmation of the price and
conditions for a boat trip: The current rate this year is ZAR 250.00 P.P. and was ZAR
200.00 last year.
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Streeter and Rea, in their capacity as trustees and representing the developer have
been untruthful with regards to the charging of a fee whilst unlawfully operating the
pontoon boat.

With regards to waving the administrative penally, | believe that the By-Law arid the
Estuary Regulation is clear. Therefore, the Overstrand Municipality has a duty to act in
accordance with these regulations and not authorize the waiver of penalties.”

COMMENT FROM DR. KLAUS STROEMER AND DR BEATE HELGERS:

Streeter and Rea, both directors of BCI; which is the owner and operator of the pontoon
boat, stated that BCI does not charge passengers for the transport on their vessel.
Streeter confirmed this in an answer to a HO and Rea did so in his developer report
presented at the AGM of the HOA on 29-04-2023 were he said: "An application has
been made and paid by BCI for the operating of Lady Bonnie (the pontoon) for a fee.
All local authorities are aware of operations, but we have decided to formalize this in
order to charge; as it is not sustainable to have it running for free.”

COMMENT FROM MARTIN DIESSNER:

“8.2. The Estuary Regulation (Appendix 3) clearly state on page 10 & 11 under section
General I(a) that and | quote "No person shall in the water area, without the prior
written consent of the Council - (a) offer for reward or profit any show or
entertainment or conduct any business or trade; (c) keep or use any vessel for
the transport of passengers-or goods for payment.or reward. - -

8.2.1. Streeter and Rea, both directors of BCI - which is the actual operator of the
pontoon boat - stated that BCI does not charge passengers for the transport on
their vessel.

8.2.2. Streeter did so in her email dated 25 April 2023 (Appendix 4) by answering
question 7, and | quote her confirming: "The pontoon boat is not currently being
charged for, and a price has not yet been determined.”

8.2.3. Rea did so in his developer report (Appendix 5) as presented at the 29 April
2023 AGM of the HOA. He states and I quote: "An application has been made
and paid by BCI for the operating of Lady Bonnie (the pontoon) for a fee. All
local authorities are aware of operations, but we have decided to formalize this
in order to charge; as it is not sustainable to have it running for free.”

8.2.4. Everyone homeowner in the estate is aware of the fact that the developer BC/
is in fact running a paid commercial operation with the pontoon boat. BCl's
website at https;//www.benguelacove.eo.za/boat-attractions (Appendix 6) even
advertises the pontoon cruises which operate four times daily and are
complimentary for two people when buying a case of wine with 6 bottles.

8.2.5. We know of plenty of people that booked the pontoon cruise and directly paid
for the transport of passengers on the pontoon boat. For example, | attach
Appendix 7 which is a booking confirmation for 13 passengers each charged
R250 with a total of R3 250.
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8.2.6. Appendix 8 related to an invoice raised by developer BCI, the operator of the
pontoon boat, to the customer. Please note that for reason of privacy | have
redacted the customer's contact details.

8.2.7. How come that both Streeter and Rea state that the pontoon boat operates free
of charge, however, customers is being charged a fee which is in violation of
the law?

8.2.8. According to the Application, the pontoon boat is licensed to accommodate up
to 12 passengers. The above mentioned booking clearly states 13 passengers,
which shows that BCI is not only dishonest about their fee but also violating the
permitted number of passengers which is in violation of the Overstrand Bylaw
(Appendix 3) which states that "no person shall operate a boat on the estuary if
it has more persons or a bigger load on board than the vessel was designed or
built to carry or stated on the license."

APPLICANT’S RESPONSE

In the submitted application, the operation of Lady Bonnie has been clearly declared,
providing accurate information regarding the nature of the operations. It was
emphasized that the operation of Lady Bonnie cannot be carried out without charging
fees, as there are employees responsible for operating the tourist facility and ensuring
a quality experience for the guests.

The submitted application is proof that the applicant adhered to the Estuary
Regulations (appendix 3). The objections raised by concerned parties actually support
the case for the desirability of pontoon cruises. They highlight the potential benefits
such as job creation and the opportunity for visitors to explore and appreciate the
natural beauty of the surrounding area.

Section 4.1 of the application clearly outlines the operational requirements that the
Lady Bonnie operators will need to adhere to. These guidelines will ensure that the
operations are carried out in a responsible and sustainable manner, taking into
consideration the safety of guests, environmental conservation, and any other relevant
regulations.

TOWN PLANNER’S RESPONSE

The comments regarding the Estuary Regulations are noted. Note that the Estuary
Regulations attached to the Constitution refer to a By-Law controlled by the Overberg
District Municipality. There was consultation with the District Municipality, and it was
indicated that they do not deal with the control and use of the Bot River Estuary
anymore.

It was established that a By-Law relating to the Control and use of the Bot River and
Klein River Estuaries was approved in 2004, which requires some permits be obtained
from the Overstrand Municipality. Should the application then be approved by the
decision-making authority, a condition to such affect will have to be inserted in the
conditions of approval.
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The comments regarding the charging of fees for cruises on the lagoon are noted. All
comments and opinions will not be discussed, as it would not provide any further clarity
to the desirability of the application. It is however noted that the activity has been
started illegally and is still ongoing. The applicant also stated in his report fees are
charged to fund the running cost of the pontoon, so it does not appear that the fact is
debated. The illegal operation of the activity will be considered, and the deciding
authority will have to determine if a penalty fee will be required.

OBJECTION 5~ Security

COMMENT FROM MARTINA AND MICHEAL BRANDSTETTER & VOLKHARD + ILSE
MARIANNE BUCHHOLZ:

“RESIDENTS SECURITY

Tourist activities will increase the amount of people on the estate, who will not be
vetted, properly registered and meaningfully monitored, increasing the security/crime
risk on the estate which eventually will result in higher security costs for the HO.”

COMMENT FROM Nico BORIS BUCHHOLZ:

“Objection 6- Residents Security/ Crime (210/575, 220/575)

Tourist activities will increase the amount of people on the estate, who will unlikely, be
vetted, properly registered and meaningfully monitored, increasing the security/ crime
risk on the estate. These concerns apply to the protection and wellbeing of residents,

private houses and items in the boat storage facilities. Once on the estate tourists will
have unhindered access to the entire estate.”

COMMENTS FROM MARCIA MKANSI:

“Secondly, the activities pose security issues to us homeowners, and no vetting of
tourist is in place to avoid people with criminal records accessing the estate.”

APPLICANT’S RESPONSE

The concemns raised regarding residents' security and potential crime risks associated
with the proposed tourist activities are acknowledged. Ensuring the safety and well-
being of residents within the estate is a top priority of the operators of the Lady Bonnie.

To address these concems, it is important to clarify that access to the "Security Estate”
will be strictly controlied. Only authorized guests, as determined by the operators of
Lady Bonnie, will be granted access, and it will not be open to the general public.

It is understood that the prospect of access to the estate by tourists may raise security
concerns. Therefore, measures will be implemented to mitigate potential risks. This
includes implementing appropriate vetting and registration processes for all visitors
and enhanced security protocols. The aim is to create a safe and secure environment

for residents.
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The management team work diligently to strike a balance between introducing tourism
activities and safeguarding the residential community. These efforts will help minimize
any negative impact on security and crime rates while providing residents with a
controlled and enjoyable living environment.

TowN PLANNER’S RESPONSE

A “hotel site” was approved next to the water's edge, which must still be developed.
This means that guests to the hotel will also have to obtain access to the site via the
security gates in future.

This application is however to provide access over a private open space, which is the
recreational area for residents only and boat storage area to obtain access to the jetty
and pontoon. This could impact privacy and security on the private open space. The
concerns of the objectors are therefore not unfounded.

The lack of a clear program of how many trips will be catered for per day and how will
security be improved at the recreational area and private clubhouse, was not
addressed in this application. This is however an internal matter which can be resolved
by the HOA and its members.

OBJECTION 6 - Fundamental change of character

COMMENT FROM NicO BORIS BUCHHOLZ:
“Objection 1- Fundamental Change of Character and Vision of The Estate:

When | purchased my property at Benguela Cove | gave consideration to the site
development plan and the approved activities. | think | am entitled to have a
reasonable expectation for this to remain unchanged. The proposed change may
fundamentally impact the character and vision of the estate.

Benguela Cove was envisaged as a PRIVATE, RESIDENTIAL low density, rural, in
“the middle of nature” estate, undisturbed by the daily activities of towns and cities with
private access to the Botrivier Lagoon via a jetty and a boat ramp (210/575). Relatively
untouched wetland area (220/575) which primarily serves as a habitat for wildlife and
plants are an essential part of that vision. The vision was NOT to allow access of the
general public and to be a place of tourist activities (as defined by OMLUS), of public
entertainment, impacting both residents and wildlife. The application will result in
changing that vision and to commercially exploit the estate by third parties and the
natural habitat it tries to protect (with the exception of the boutique hotel by the
developer and the commercial precinct which is located outside the security boom
which controls access of the residents part of the estate). This is a residential and
NOT a commercial estate and | strongly object to the mixing of both and blurring the
lines.”
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APPLICANT’S RESPONSE

The comments from the objector’s are noted and appreciated regarding the character
and vision of Benguela Cove Estate. It is important to clarify that the proposed
operation of Lady Bonnie will not compromise the private and residential nature of the
estate, as access to the "Security Estate” will be strictly controlled. Only authorized
guests, as determined by the operators of Lady Bonnie, will have access, and it will
not be open to the general public.

Furthermore, it is essential to note that the proposed tourist facility does not fall under
the category of a nuisance land use. Extensive research and analysis have been
conducted to ensure that the operations of Lady Bonnie will not have a detrimental
impact on the daily activities of the surrounding properties. While there may be an
increase in the number of guests, it will be limited to the properties explicitly included
in the application. Measures will be put in place to manage the flow of visitors and
mitigate any potential disturbances.

It is understood and the objector's desire to maintain the original vision of Benguela
Cove estate as a residential sanctuary in harmony with nature is respected. The
intention behind the proposed operation of Lady Bonnie is not to blur the lines between
residential and commercial aspects but to offer a unique and controlled experience for
residents and their authorized guests. The operators of Lady Bonnie are committed
to preserving the natural habitat and minimizing any adverse effects on wildlife and the

environment.

TOWN PLANNER'’S RESPONSE

The objections and applicants’ response are noted.

As previously indicated some form of access will have to be provided to hotel guests
in future via the estate gates. The hotel site is however actually zoned for such

purpose.

However, the private open space was created as a private recreational area for
residents. Although one pontoon with 12 guests on the lagoon will not change the
character of the estate, the provision of access to possibly 12 guests per hour utilizing
the private recreational area for an access point, could impact on the privacy of
residents using their private facilities. It could thus impact the character of the
surrounding area if the activities are not limited in scale and well managed.

OBJECTION 7 - Noise Impact

COMMENT FROM MARTINA AND MICHEAL BRANDSTETTER & VOLKHARD + ILSE
MARIANNE BUCHHOLZ:

“NOISE DISTURBANCE
Tourist activities and increased road traffic will increase the noise footprint on the

estate and disturb residents.
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COMMENT FROM Nico BORIS BUCHHOLZ:
“Objection 7 - Resident Noise Disturbance:

Tourist activities and increased road traffic will increase the noise footprint on the
estate and disturb residents.”

“Objection 8 - Resident Road Safety:

Tourist activities will result in increased road traffic, increasing the risk to residents in
particular children playing and dogs.”

APPLICANT’S RESPONSE

It is important to highlight that the operations of Lady Bonnie have been conducted
without any previous concerns or complaints regarding noise. The operators have
taken proactive measures to ensure that the activities are carried out in a manner that
respects the tranquillity of the estate.

Moreover, managing road traffic effectively is of great importance to minimize
disruptions and noise disturbances for the residents. Careful planning, traffic calming
measures, and designated parking areas will be utilised to ensure a smooth flow of
traffic and reduce any potential noise-related inconveniences.

The operators of the Lady Bonnie understand the significance of preserving the
peaceful ambiance of the estate and will continue to monitor noise levels closely.
Regular communication channels will be established to address any concerns or
feedback from residents, allowing us to take prompt actions in response to their needs.

TOWN PLANNER’S RESPONSE

The comments are noted. Additional traffic with additional noise levels will be expected
in the estate when the future hotel site is developed. However, additional traffic and
noise to the recreational area and jetty was not expected by residents. The guests to
the pontoon could also create extra noise levels at the recreational area and jetty.

It is not clear in the motivation submitted how guests will travel to the jetty area. 1t is
indicated that “designated parking areas will be provided”. It is not clear where these
designated parking areas for guests will be, but it is assumed that vehicles will park at
the commercial site.

The lack of this information makes it difficult to get an understanding of the overall
possible increase in noise in this area.
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OBJECTION 8 - Public Participation

COMMENT FROM Nico BORIS BUCHHOLZ:
“Objection 14- Municipality Consultation Model:

The municipality has delegated to the HOA to make individual HOA members aware
of the application. Can this be legal, the normal process or it be reasonable to delegate
the sole means of notification to the very party seeking the application?!

In addition, this is the party which in the past has failed to forward the identical
application in a reasonable timeframe?! Please note that forwarding the application
was done my email-only without any feedback loop.

What are the requirements governing the notification of affected parties?”

APPLICANT’S RESPONSE

This is a standardised proses to notify all homeowners in the area that is prescribed
by the By-Law through section 48, 49 and 50.

This process was followed on instruction of the Municipality. Proof of notices is also
available on request.

TOWN PLANNER’S RESPONSE

In terms of the Overstrand Municipality Amendment By-Law on Land Use Planning,
2020, it is required that registered notices be send out to surrounding effected property
owners. Notices were sent out to property owners of 22 surrounding effected
properties within Benguela Cove Estate, the HOA and the Fisherhaven Rate Payers

Association.

As an additional measure, the HOA was also required to send out e-mail’s informing
all property owners in Benguela Cove Estate about the application. The HOA did not
send out the e-mails in a timely manner and was therefore requested to again send
out the e-mails to ensure all residents were informed of the application. The application
therefore complies with the requirement of the relevant By-law.

OBJECTION 9 - Property Value

COMMENT FROM Nico BORIS BUCHHOLZ:
“Objection 13 - Impact on Property Value (210/575, 220/575)

The developer has a history of wanting to make Benguela Cove appealing to a much
wider audience by changing the original vision of the estate from an exclusive, quiet
area to that of a mass, high impact tourism site.

Specifically introducing facilities like mini golf, a splash park, multiple bus parking bays
are testament of that changed vision towards commercialization. As the result of the
proposed change, | am concerned that the value of my property will fall.”
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APPLICANT’S RESPONSE

This comment is not backed by any evidence and is merely as statement made by the
objector. Historically the property values of the Benguela Cove Estate have seen
persistent increase.

TOWN PLANNER'S RESPONSE

The comments are noted.

It is very difficult to prove that this application will negatively impact property values,
as property values has just gone up in value in the last couple of years, as stated by
the applicant.

OBJECTION 10 - General Questions / Comments

QUESTIONS FROM RODNEY ANDERSON:

1. “Exactly which boat is intended be used if consent was granted?”

2. “How would the access of tourists affect the BC “Security Estate"?”

3. “How is compliance with the RoD and EMP to be achieved from now on?”

4. “Where are the permissions from Department of Environmental Affairs &
Development Planning (DEADP) for the listed activities under National
environmental Management Act 2014 (NEMA)?

COMMENT FROM MARTINA AND MICHEAL BRANDSTETTER & VOLKHARD AND ILSE
MARIANNE BucHHOLZ & DR. KLAUS STROEMER AND DR BEATE HELGERS:

. “UNCLEAR INTERPRETATION OF THE CONTENT OF THE APPLICATION
The present application requests a permit that would allow a maximum interpretation
of the consent use. In the medium and long term, this would lead to an uncontrollable
commercial exploitation of the shoreline (plot 220), which would cause irreparable
damage to the protected area.

In order to avoid later misinterpretations, the application must therefore describe
exactly what the consent use is being requested for.

Page 2 of the application refers to the use of a trimaran boat. For which boat is consent
use requested, for the currently used "Lady Bonnie" or for any other boat?

Are there any consent use matters included in the application that concerns public or
residents or boating access to the conservation area below the formal approved
walkway as well as to anywhere on the beach areas, apart from the footprints of the
two jetties in the positions specified in the DEADP Record of Decision?”
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QUESTIONS FROM Nico BORIS BUCHHOLZ:

“Who Is the Applicant:

The application may give the impression that the proposed changes are the desire of
the majority of individual home-/ plot owners. It is unlikely that commercialization and
the resulting risk to security, safety and increased noise (see points above) is the desire
of the majority of homeowners.

1. HOA vs. HOA trustees vs. BCI /developer) vs. BCI {operator of winery and related
aclivities):

Whilst the HOA is the applicant, the dynamics of the application are more complex:
Decisions on behalf of the HOA, like this application, are made by the Board of Trustees
on a simple majority basis. The HOA has 4 trustees, 2 nominated by the developer
(BCl), who also runs the winery and related tourist activities, and two voted for by HOA
members (home and plot owners). As unsold developer plots entitles the developer to
have one vote per plot towards trustee elections, one HOA ftrustee was essentially
voted for by the developer, giving the developer (BCI) a majority to make decisions on
behalf of the HOA. The potential for conflicts of interest is obvious.

In essence the developer may apply for changes on behalf of the HOA without
necessarily representing the view of a majority of individual home-/plot owners.

As a consequence, the question that needs to be asked is who is set to benefit the
most from the application? Of particular note is that the name of the developer was
not mentioned once in the application!

2.  Relationship Developer vs. individual homeowners:

In my opinion the relationship between the developer, represented by some members
on the Board of Trustees and the majority of individual homeowners has been fractious
and disagreeable, as the many legal cases are testament too. The application has to
be viewed in this context.

3.  Non-Alignment of interests

The vision and interests for the estate between many individual home-/ plot owners
and the operator of the winery and related tourist facilities may not be the same and
diverging. One party may be interested in commercial expansion whilst the other
focused on preserving the existing situation. Please note that outside the residential
area the developer is running an extensive tourist facility. The reassignment of
210/575 and 220/575 would potentially expand those activities onto residential land.
The developer and the HOA are separate entities, yet for the reasons mentioned this
application blurs the lines and may allow the developer to use HOA land to further its
own commercial interests.
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4. No Consultation:

Similar to previous applications, please note that | and the majority of individual HOA
members have at no stage been consulted by the applicant about this application.
There would have been ample opportunities to do so and even vote on during recent
HOA meetings. Hence the application cannot be viewed as the agreed desire of the
majority of individual plot-/ homeowners.

5. Hotel:

Some land adjacent to ERF 220/575 is owned by the developer and operator of the
winery/ tourist facility and as part of the existing site development plan has been
approved to build a boutique hotel facility on. Plans are currently underway to do so.
The approval of 220/575 as a tourist facility will create a corridor to link hotel with ERF
210/575 increasing human activity, impacting residents and wildlife. There is an
alternative road to link hotel and jetty.

7. Pontoon Boat:

a. The owner/operator of the boat pontoon boat "Lady Bonny" is the same company
that owns and runs the winery and related tourist activities and is also the
developer. The application makes no mention of this. The HOA has no business
interest or association with the boat. The application may give the impression that
the HOA has an interest in the usage of the boat. Due to the reasons above the
opposite is likely the case. Of note is that the owner/operator of the boat was not
mentioned once in the application

b. Individual plot-/ homeowners were not consulted at the inception of the boat tours
or ever since.

c. To me the boat operation of the pontoon boat and associated activities has always
been undesirable, and | would like them to cease immediately.

d. The pontoon boat has continued to operate FOR HIRE (ZAR 250 per person as of
May 2023) even after the application has been submitted. The determination of
the operation of the boat as not being legal has not stopped its commercial usage.
This also speaks to the inability of the authorities to effectively monitor and enforce
rules and the operator to adhere to restrictions.

1. The WRAP document needs to describe in detail what it is that consent use is
applied for, so that there can be no confusion as to the exact detail.

2.  Which boat is "consent use" applied for, the existing Lady Bonny or another? Be
specific and provide details of the craft to be used.

3. Are there any consent use matters included in the WRAP application that concerns
public or residents or boating access fo the conservation area below the formal
approved walkway as well as to anywhere on the beach areas, apart from the
footprints of the two jetties in the positions specified in the DEADP Record of
Decision.”

QUESTIONS/ COMMENTS FROM CS MCCARTHY:
1. Prior to the HOA submitting this application, the application should have gone

through the necessary process required to get consent from the homeowners as
to whether or not the HOA may apply for this consent use.
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3. The application needs to define any ancillary land uses on the site that the
operation of the pontoon boat may create.

4. The application needs to confirm the maximum number of BCI clients and staff that
will be on the BCHOA land at any one time.

5. The application needs to include an SDP that demarcates the specific limited
shoreline and land area from where the boat will be operated and stored as this

use cannot apply to the whole erven.

6. The application needs to confirm that there will only ever be one pontoon boat
operating.

7. The application needs to include an access plan for emergency vehicles in the
event that the pontoon boat is involved in an emergency.

8. The application is incorrect and misleading as it states the pontoon boat is used
for BCI guests and is not charged for, this is however incorrect. The boat is part of
a commercial wine enterprise and is charged for at R250 p/p, see attached email
quote received from BCI.

9. The existing clubhouse at the slipway and jetty belongs to the HOA and is by
definition not available for the commercial use for any of its members, therefore
the applicant should at its cost provide its own ablution facilities subject to the
approval of the HOA or enter into a rental lease to rent and maintain the toilets and

use of the clubhouse.”

COMMENTS FROM MARCIA MKANSI:

“Lastly, the estate imposes penalties on homeowners that are beyond the
homeowners' control i.e. obligation to build which was not disclosed prior to purchase.
Yet they request their penalties to be erased for operating without consent. | find this
request to be of double standards when they can not apply their minds to other
exceptional cases. | therefore wish to see HOA lead by example and equally honour
the penalties imposed.”

APPLICANT’S RESPONSE

ANSWERS TO QUESTIONS RAISED BY RODNEY ANDERSON:

1. The Lady Bonnie, pontoon boat.

2. The access will be controlled and only guests that are authorised by the operators
of the Lady Bonnie will be able to access the “Security Estate”.

3. The proposed land use application is not predicted to have an impact on the RoD
or EMP.

4. The application will be circulated to the mentioned department for their comment if
there are any triggers.
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ANSWERS TO QUESTIONS RAISED MARTINA AND MICHEAL BRANDSTETTER &
VOLKHARD + ILSE MARIANNE BUCHHOLZ:

The application is to operate Lady Bonnie as a tourist facility, to provided guided
tours. The application and motivation make this clear.

No access to the ‘beach’ will be allowed, no additional development is proposed, and
no additional walkways are being proposed. The existing facilities will be used to
operate the Lady Bonnie and only the Lady Bonnie.

ANSWERS TO QUESTIONS RAISED NicO BORIS BUCHHOLZ:

1.

The comment is noted, however, there was never any false pretence made that all
homeowners are in support of the proposal. The application was circulated to all
the homeowners for their comment through the public participation process.

The BCHOA is the applicant in their capacity of the owners of the subject property,
which is why their power of attorney was required. The operator of the Lady Bonnie
is BCI, the remarks made regarding the BCHOA is more ‘political’ and is not
regarded as linked to the matter at hand.

This is noted. The properties (Portions 210 and 220 of the farm Afdaks Rivier 575,
Caledon) are not residential properties and are zoned as Open Space Zone 3:
Private Open Space & Open Space Zone 1: Nature Reserve and not residential.

The need for consuitation was not required as the members of the BCHOA were
notified through the public participation process which is why they were afforded
the opportunity to submit this comment.

This is an assumption being made and was not indicated in the application as it is
not being proposed. Should the hotel/lodge be developed in future, the guests
would be able to utilise the services available of the Lady Bonnie.

7.(a) This is noted and agreed with. As mentioned above, the BCHOA is the applicant

in their capacity as the owners of the subject properties which are why their power
of attorney was requested and BCI is the operator of the Lady Bonnie. The
remarks made regarding the BCHOA is more ‘political’ and is not regarded as
linked to the matter at hand.

b. This is noted, the homeowners and member of the BCHOA are being involved

through the public participation process to rectify this.

c. There has not been any complaint against the operation of the boat.
d. The boat employs staff and the operators of the boat are continuing to ensure

these staff’s livelihoods are supported.

. The consent use is clear; the operators of Lady Bonnie would like to continue the

operation thereof.
The Lady Bonnie and only that vessel.

The conservation use areas will not be affected by the operation of the Lady Bonnie.
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i

ANSWERS TO QUESTIONS / COMMENTS RAISED CS MCCARTHY:

1. The BCHOA is the applicant in their capacity as owners of the subject properties
which is why their power of attorney was required, and the operators of the Lady
Bonnie is BCl. The remarks made regarding the BCHOA is more ‘political’ and is
not regarded as linked to the matter at hand.

3. The consent use is clear; the operators of Lady Bonnie would like to continue the
operation thereof. No additional uses are being requested.

4. Refer to Section 4.1 of the motivational report. 12 Guests and 2 staff members.

5. Only Portions 210 and 220 of the farm Afdaks Rivier 575, Caledon may be used
for the proposed use, it is clearly stated that only these two properties will be used.

6. The only vessel that will be used is the Lady Bonnie.
7. The application refers to the illegal use already occurring and is being applied for.
8. This comment is noted.

ANSWERS TO QUESTIONS / COMMENTS RAISED BY MARCIA MKANSI:

This-is noted. The BCHOA is the applicant in their-capacity as owners-of the subject
properties which are why their power of attorney was required. And the operator of
the Lady Bonnie is BCl. The remarks made regarding the BCHOA is more ‘political’
and is not regarded as linked to the matter at hand.

ToWN PLANNER’S RESPONSE

The concerns raised about what boat will be used, how tourist will obtain access at
the security gate and the necessity if an EIA is required was addressed by the
applicant and was also previously commented on in this report.

The applicant also clearly state that only existing infrastructure will be used and
toilettes at the club house, the existing slipway, jetty and no access will be provided to
the beach. One objector also questioned if BCI (the operator) will have to engage in
some form of lease with the HOA, but no clear response was provided by the applicant.

It has been clarified that the HOA is the applicant, but that BCI (the developer) has
been and will operate the pontoon in future.

Comments were provided on the working of the HOA with the four trustees, and the
opinion that the developer controls the HOA and therefore makes decisions that is not
in line with the wishes of other residents. This is noted, but it is for the residents to
ensure the HOA functions in line with the approved Constitution for Benguela Cove,
and if not, they should direct their complaints to the Community Schemes Ombud

Service (CSOS).
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The concerns regarding that the residents who form part of the HOA only became
aware of the fact that the HOA applied for this consent use, after they received notices
as part of the Town Planning application process by the Municipality, is of concern. It
is to be noted that the notification process being followed is part of the Municipal
process. Members of the HOA's should ensure that their own HOA follow processes
and procedures in line with the requirements of their constitution.

The Municipal Legal Branch was requested to provide an opinion on this point, and it
is their opinion that resident (members) should have been notified of a Special General
Meeting of the intention of the HOA to submit a planning application on common

property.

The applicant was requested to provide proof that the required processes were
followed, or reasons why they feel the HOA trustees had the right to submit the
planning application to the Municipality without following the above-mentioned
process, before submitting this application to the Municipality.

The applicant did provide a detailed response to the above-mentioned request and is
of the opinion that the correct processes were followed in terms of the Benguela Cove
Estate Constitution. The comment will not be discussed in detail but is attached as
Annexure M to this report.

The Municipal Legal Branch was again requested to provide an opinion on the
applicant's comments. The final opinion of that Branch is, “l am of the view that the
HOA did not comply with its own constitution and furthermore failed to provide
Overstrand Municipality with a clear indication in terms of what power(s), in terms of
the Constitution, the HOA acted to submit the planning application”.

On the illegal use of the pontoon for commercial purposes, the applicant indicated
that is the reason why they are now applying. The Planning Consuiltant will not
elaborate on statements about the illegal operation of the pontoon and opinions
objectors have of BCI and the Directors. It is the Municipal Town Planners opinion
that these opinions will not proof the application to be desirable or not.

The comment that a penalty fee must be charged for the illegal land use are noted.
The applicant did not provide a clear answer to this comment and only confirmed that
the HOA is the applicant and BCI is the operator. It is also the Municipal Town Planners
opinion that should this application be approved a penalty fee be charged. It is
however concerning to see that in the motivation for the penaity fee application no
clear indication is provided as to who is the responsible party for the illegal land use.

OBJECTION 11 - Comments received not linked to the land use application
and should not affect the outcome of the Land Use Application

COMMENT FROM RODNEY ANDERSON:
“HERE ARE UNCERTAINTIES WHICH GENERATE LEGITIMATE CONCERNS.
Note: The nature of his application requires that the HOA members are well informed.

This is essential, to ensure their informed consent, and requires clear plans and details
of what activities are intended. This applicant has failed to do so.
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The first questions below (1-4) were tendered by invitation prior to the Benguela Cove
HOA AGM dated 29th April and were mainly fobbed off by Chair Ms. Streeter.

1. What are the details of the 11-hectare (Renosterveld) area that is proposed fo be
cleared as "fire breaks" in terms of the budget? -NC

2. The RoD contains a clear prohibition against damaging the natural vegetation
outside of residential erven and in the Private Nature Reserve generally? To this
she replied, "We not going to pull them out we are just going fo cut them down.

3. What environmental permission has been granted to do this work?-NC

4. What work was done (or to be done) to "clean up the beach"? To this she replied,
"we are not going to use heavy equipment on the "beach".

The Incriminating photographic evidence was taken on 6 March.
5. Was an EIA done (or to be done) as is required for such work? -NC

6. Why is the homeowner’s association used as the applicant for the application for
consent use for the beach area and Lady Bonnie. -NC All the above questions

were tendered in good faith.”

COMMENT FROM MARTINA AND MICHEAL BRANDSTETTER & VOLKHARD AND ILSE
MARIANNE BucHHOLZ & DR. KLAUS STROEMER AND DR BEATE HELGERS &

Nico BORIS BUCHHOLZ:

e “ILLEGAL ACCESS AND MECHANICAL DISTURBANCE OF THE BEACH AND
CONSERVATION AREA

Already now, while the application is pending illegal work has been carried out on the
"beach" on the plot 220. These was documented photographically (Appendix 1). On
the pictures you can see that a so-called digger-loader and workers are in the protected

area and are doing some work.

It must be pointed out that this disturbance is totally illegal as no permission was
obtained from Department of Environmental Affairs and Development Planning.”

e  “MONITORING AND ENFORCEMENT OF RESTRICTIONS

Approval of "Portion 229 of Farm 575, Benguela Cove - Proposed Amendment of
Approved Site Development Plan and Departure” has shown that the ability to monitor
and enforce restrictions by the competent authorities is limited.

| have little confidence that potential restrictions to the current application would allow
monitoring and enforcement.”

o« FINANCIAL CONSEQUENCES FOR HOA

The operation of a tourist facility would mean additional financial and administrative
burdens for the HOA and an additional burden on the infrastructure. The application
should therefore contain a detailed list of the additional costs to be expected and the

distribution of these costs.
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e Objection 12 - Impact on relationship with HOA not addressed (210/575,
220/575)

The proposed change places additional burdens onto individual homeowners which
have not been addressed by the applicant. The burden is administrative and financial.
| am personally not willing to financially subsidize (through HOA levies) the
establishment/ running of tourist facilities and the additional pressure on infrastructure
this would amount to. Part of the application, in my view, should be a detailed
agreement how the financial burden is paid for.

COMMENTS FROM MARCIA MKANSI:

“Thirdly, we pay a high amount of levy, and | don't see how the business benefits us
in terms of reduced levies. It appears to me that we pay levy for someone to
appropriate profit under the disguise of homeowners. | would like to know how this
benefits us in terms of maintenance, reduced levies efc.”

COMMENT FROM MARTINA AND MICHEAL BRANDSTETTER & VOLKHARD AND ILSE
MARIANNE BUCHHOLZ & DR. KLAUS STROEMER AND DR BEATE HELGERS:

. MISLEADING APPLICATION

The Application is misleading. The Application atfempts to create the impression that
the HOA and all of its members consent to the Application. There is no indication
anywhere in the application that BCl owns and operates the pontoon (Lady Bonnie).
Rather, it appears that this application is desired by the majority of HOA members,
although the HO has never been consulted or even informed about the application by
the Trustees. The developer controls the majority of the HOA'’s trustee board and has
put this Application forward on behalf of the HOA, without the consent of the majority's
members but in their very own business interests.

COMMENT FROM BIRD LIFE SOUTH AFRICA:

e “Photographic evidence provided by local community members shows that there is
clearing of natural vegetation underway on portion 220, including, potentially, the
removal of milkwoods Sideroxylon inerme, a Protected Tree' The presence of a
digger on the beach is also indicative of potential soil movement of more than Sma3,
and there is evidence of extensive vehicle tracks and other disturbance. Given the
timing, this has raised questions with respect fo the scope and intent of this consent
use application.”

'It is illegal to damage, move, or destroy Protected Trees

COMMENT FROM MARTIN DIESSNER:

8.3. Lastly, the Application is misleading. Nowhere does it state that BCl is the
operator of the pontoon boat. The Application attempts fo create the impression
that the HOA and all of its members consent to the Application. However, as per
Streeter's email confirmation (Appendix 4), no members of the HOA have been
consulted.
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Simply put:
The developer (and operator of the pontoon boat) controls the majority of the HOA's
trustee board and have put this Application forward on behalf of the HOA, without the

consent of the majority's members.

8.3.1. Streeter and Rea, in their capacity as trustees, have undersigned the trustee
resolution and power of attorney that are part of the Application.

8.3.2. The HOA's Constitution section 9 prevents the trustees (ie Streeter and Rea)
to act in contravention of the Constitution. | quote section 9.5 which states "the
Trustees may make regulations and rules not inconsistent with this
Constitution ...” (bold my emphasis)

8.3.3. Both Streeter and Rea (and the other trustees) have, in my opinion, violated

the powers that the Constitution provides to them as frustees as the
Application is unlawful and contravenes the Constitution clause 30.

APPLICANT’S RESPONSE

e These comments do not pertain to the land use application, and this is not the
correct forum to address or require addressing in terms of the By-Law.

e Application is submitted on Portions 210 and 220 of the farm Afdaks Rivier 575,
Caledon and not Portion 229 of the-farm Afdaks Rivier 575, Caledon.

¢ The application was submitted with the purpose of legalising the operations of Lady
Bonnie. There has been no intention to mislead, and it was never claimed that all
homeowners supported the application.

The powers of attorney of the application were signed by the BCHOA and are the
applicant in their capacity as owners of the subject properties.

Refer to Annexure B, C, D and E for additional response to the general questions. The
BCI have been approached to address these concerns being raised with reference to:

llegal access and mechanical disturbance of the beach and conservation area.
Response to concerns regarding levies and benefits at Benguela Cove Estate;
(BCI also pays levies like any member of the HOA and share the financial
responsibility for maintaining the community infrastructure. The farming
enterprises and maintenance agreement also help keeping maintenance cost low.)
Impact on relationship with HOA not addressed; and

Financial consequences for HOA. (BCI will carry all additional cost due to the
tourist facilities and will not place that burden on the HOA. There will be no
additional burden on the homeowners)

TOWN PLANNER’S RESPONSE

The comments/objections are not all relevant to determine the desirability of the
application. Due to the structure of the applicant's response, each point will be
discussed under their headings.
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Concerns that property owners were not properly informed about the application was
previously addressed.

The statements about the work done in the renosterveld and beach, and the
applicability of EIA regulations have no relevancy to this application. If objectors have
any concerns, they should direct their concerns to DEADP.

The comments regarding the enforcement of regulations on the SDP and Departure
approval on Portion 229 has no relevancy on this application, as stated by the
applicant. Should the objectors believe there are illegal activities, a formal complaint
must be submitted to the Town Planning Branch of the Municipality to investigate.

The applicant indicates that no additional financial burden will be placed on the HOA
for the tourist facilities and the operator will carry the cost for any additional burden.

The applicant did not clearly respond to the question how residents will benefit from
the tourist facility but indicated that BCI also pays levies like any member of the HOA
and share the financial responsibility for maintaining the community infrastructure. The
farming enterprises and maintenance agreement also help keeping maintenance cost
and levies low.

In response to the comment that it appears that the application was submitted by the
HOA and members, the applicant indicated the HOA provided them with consent to
submit the application. The applicant also indicates it was not the intention to mislead
that all owners support the application. No further comment will be made on this point.

Other point of objection is the fact that members were not consulted with, and that the
HOA decision to provide power of attorney to submit the application is not consistent
with the Constitution Section 9 and Section 30.

This point has already been discussed under point Objection 10 Town Planners
Response.

8. SUMMARY OF APPLICANT’S REPLY TO COMMENTS
See Paragraph 7 above.

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

See Paragraph 7 above.
Internal and external departments

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

10. MUNICIPAL PLANNING EVALUATION (REFER TO RELEVANT
CONSIDERATIONS GUIDELINE)
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10.1 Background
N/A

10.2 (In)consistency with the Spatial Planning and Land Use Management Act,
2013 (Act 16 of 2013)
The application is in line with the planning objectives applicable to this
application.
The objectives relating to:
Spatial Justice
It will not create spatial injustices.
Spatial Sustainability
The proposed tourist activities should not have a negative impact on the
environment or agricultural land.
The impact should however also be considered on the private facility of the
private open space with tennis club, swimming pool afd boat houses, which was
constructed for the private use of residents. The influx of people to this site could
impact privacy and increase noise.
Efficiency
For the operator it will be more efficient to make use of existing infrastructure to
launch the operation of the pontoon. For the residents it is however not efficient
as it creates security and privacy concerns, which will have to be addressed, and
could require an additional financial burden on the HOA.
Spatial Resilience
The proposal is in line with spatial policies for this area.
Good Administration
Good procedure was followed and a public participation process as required in
terms of the Planning By-Law was followed. There are however concerns that
the HOA did not follow the correct procedure in terms of their Constitution to
submit the application to the Municipality.

10.3 (In)consistency with the principles referred to in Chapter VI of the Land Use
Planning Act, 2014 (Act 3 of 2014)
Same as Point 10.2 above.

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

The proposal is consistent with the Overstrand Municipal Wide SDF, 2020.



91
52|22]

AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 30 SEPTEMBER 2025

10.5 (In)consistency with guidelines prepared by the Provincial Minister

N/A

10.6 Impact on Municipal engineering services

The area is already serviced, and no additional services will be required for this
development.

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

N/A

10.8 Existing and proposed zoning comparisons and considerations

The surrounding area is within a private residential estate with private open
spaces and residential plots. Any application that could negatively impact such
character should not be considered for approval.

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

The Benguela Cove Wine Estate is a Residential Development with Agricultural land
within the development. There is also a vacant hotel site, some private open spaces
and nature areas within the development. Close to the entrance to the development
there is a Special Zoned property that is utilized to Tourists Businesses and a Wine
cellar.

Approximately half of the residential properties have been developed, whilst the rest
are vacant.

Portion 210 within the development is zoned Open Space Zone 3: Private Open
Space. It is developed with tennis courts, a swimming pool and boat storage. This
area is a private area created for the residents within the development. Portion 220
to its northwest is zoned Open Space Zone 1: Nature Reserve and is an
environmentally sensitive strip of land next to the lagoon. A jetty, boat slipway and
clubhouse were constructed on a small portion of the strip next to Portion 210.

The application that was submitted is to operate a commercial pontoon to take tourists
for boat trips on the lagoon. The clients will however have to make use of Portions
210 and 220 to access the pontoon at the jetty. Application was therefore made for
a Consent Use for a Tourist facility on these portions for such operation, and a
determination of an administrative penalty due to the fact that the pontoon boat has
already been operating for a while on a commercial basis.

The application that was submitted to Town Planning indicates that the HOA is the
applicant for this application.
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The application went through a public participation process and one (1) letter of
support, and nine (9) letters of objection were received. The objections, applicants’
response and Municipal Town Planners response thereto were discussed in detail in

the report.

The objections were addressed, but some of the objections will again be discussed
in more detail as it could impact desirability.

The objectors were concerned about the lack of information with the application. It
is not clearly defined in the motivation how many trips will be done by the pontoon per
day. It is also not indicated how guests will be transported to the jetty or if they will
travel to the jetty with their own vehicles. The lack of information does create
concerns regarding the scale and impact of the tourist facility. The infrastructure on
both properties was created to cater for residents, and it is reasonable for residents
to show concern for activities that could impact their properties.

The objectors are also concerned about security of their properties. The
undeveloped hotel site within the development would allow for some influx of people
to such site in future. This application is to allow customers into the development but
also to provide them with access over a private open space, which is the recreational
area for residents only and boat storage area to obtain access to the jetty and
pontoon. This could impact privacy and security on the private open space. The lack
of a clear program of how many trips will be catered for per day and how will security
be improved at the recreational area-and private clubhouse, is of -coneern. The
applicant indicates that good security processes will be followed, but no detail is

provided.

The objectors are concerned about the noise impact. The lack of information about
number of trips to the pontoon, how will people obtain access to the site, how would
behaviour of visitors be controlled not to impact surrounding residents, were not
addressed. The fact that the pontoon is being operated at this stage does not proof
the concerns not to be valid, as the scale of existing and future operation of the
business was not indicated in the motivation.

There were also objections regarding the change of the character of the area created
as recreational zone for residents and their guests. This is mainly with regards to an
influx of people to use the tourist facility, and the impact it could have with increased
noise and impacting on the privacy of surrounding property owners. The lack of
information regarding the precise operation of the tourist activity (pontoon) does give
weight to the concerns of the objectors.

The objectors had major concerns regarding the lack of in-house processes
followed by the HOA with this application, concerned that there is non-compliance
with the Benguela Cove Constitution and concerns why application is made by the
HOA and not BCI who is operating the pontoon on a commercial basis.



93

5l | 397

AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 30 SEPTEMBER 2025

The application was submitted by the Homeowners Association. It was not indicated
in motivation that BC! will operate the pontoon, and residents are concerned that it
appears that residents are applying for the right. They are also concerned that they
will be held responsible for any costs that may occur with the operation of the pontoon.
BCI's involvement was not indicated in the motivation report, but in correspondence
to the Municipality and the response received from the applicant on objections, it is
indicated that BCI is operating the pontoon. The objectors’ concerns are duly noted,
and the HOA shouid have communicated this to its members.

The abave concerns link directly with the comments that members were not informed
by the HOA of the application before it was submitted to the Municipality. In Section
30 of the Benguela Cove Wine Estate Constitution it is clearly indicated how Common
Property should be dealt with.

“30.1 Neither the whole nor any portion of the common property shall be:

30.2.3 subjected to any right, whether registered in the Deeds registry or not,
of use, occupation, or servitude, save those enjoyed by the members
of the Association in terms thereof, or which allow for agricultural
activities to be conducted similar in nature to the Agricultural
Enterprise; or

30.2.4 built upon, improved, or enhanced in value by the construction of
buildings, erection of facilities and amenities, other than as contained
in this Constitution and in the approved layout plan, without the
sanction of a special resolution of the Members of the Association.”

The planning consuitant did not elaborate on this matter in the response on the
objections. The Municipal Legal Branches opinion was requested on this matter, and
the opinion is the HOA should have tabled the proposal at a special meeting to all
members, since the application is on a common area. It is thus also not clear if the
application is supported by most members of the HOA.

Some objectors also interpret condition 30.2.3 that should the Consent Use be
allowed all members must have the same right to practise the use. The Town
planning consultant however indicated that each person will then have to apply on its
own to operate such a use from the common property. To a certain extend the
applicant’s opinion is supported, as if the planning approval for only one pontoon is
supported, more pontoons can only be allowed by amending the land use rights. The
conditions of approval from DEADP: Coastal Management anyway indicated that the
commercial activities only be limited to one pontoon, which would then only allow for
one operator.

The fact that a pontoon is allowed on a common area could however mean that
members of the HOA can have expectations that the income made from the pontoon
must benefit all members, as members pay levies to maintain common properties.
This is however a matter that the HOA must deal with internally, and in compliance
with the Benguela Cove Constitution.

As previously indicated to obtain more clarity about the interpretation of the
Constitution and its procedures, the Municipal Legal Branch was requested to provide
a response to the interpretation of the Constitution.
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It is their opinion that residents (members) should have been notified of a Special
General Meeting of the intention of the HOA to submit a planning application on
common property.

The applicant was requested to provide proof that the required processes were
followed or provide reasons why they feel the HOA trustees had the right to submit
the planning application to the Municipality without following the above-mentioned
process, before submitting this application to the Municipality. A further response was
provided by the applicant maintaining that the HOA followed the correct internal
processes. The Municipal Legal Branch was again requested to comment on the
applicant’s comments, and the following response was received,

“l am of the view that the HOA did not comply with its own constitution and furthermore
failed to provide Overstrand Municipality with a clear indication in terms of what
power(s), in terms of the Constitution, the HOA acted to submit the planning

application”.

The last point of objection that will be discussed is the existing illegal land use and
requirement for penalty fee.

It was established that the Overberg District Council By-Law relating to the Control of
use of the Bot River Estuary, is not relevant anymore. A By-Law relating to the control
and use of the Bot River and Klein River Estuaries was approved in 2004. In terms
of this By-law application will also have to be made for some permits to the Overstrand
Municipality. If this application is supported, a relevant .condition.will have to be
inserted that there be compliance with such By-Law.

The other concern is that BCI is operating the pontoon but that the HOA is now the
applicant. In the Penalty fee application, it is indicated in the Motivation under the
heading “conduct of the person (allegedly) involved in the contravention®, that “The
Lady Bonnie has been operated without prior approval of a formal land use
application”. It is then further indicated under the heading dealing with if the person
involved in the illegal activities has previously contravened the By-Law, that “To the
knowledge of this office, the property owner has not previously contravened the By-
Law”. This creates the impression that the HOA will have to deal with any penalty
fees. However, in some correspondence to the municipality and the applicant’s

response to the objections it is indicated the HOA is the landowner and applicant, and
BCl is the operator. No further information is provided as to who will be responsible

for a penalty fee.

Considering the above, the objectors concern about who the applicant is, is valid, as
they as members of the HOA will then also have to help carry the cost of any

administrative penalty fee.

DETERMINATION OF ADMINISTRATIVE PENALTY:

a) Nature, duration, gravity, and extent of the contravention

No clear indication was provided by the applicant how long the illegal activity has
been operational. The date of submission of this application will then have to be
used as measure, which is from 9 February 2023.



95
5| 381

AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 30 SEPTEMBER 2025

The gravity of the application is using the common properties to obtain access and
use some toilettes to cater for a pontoon boat for commercial trips, which carry 12
clients and 2 personnel.

b) The conduct of the person (allegedly) involved in the contravention

The applicant did not provide a clear indication who the responsible person is.
However, it is indicated in the motivation that “the property owner has no previous
contravention”, creating the impression the HOA is the person involved in the
contravention.

c) Report by a quantity surveyor in matters of unauthorised
building/construction

No report was provided.
d) Whether the unlawful conduct was stopped
The illegal activity is still ongoing.

e) Whether the person allegedly involved in the contravention has previously
contravened this By-Law or a previous planning law

The applicant indicated that to their knowledge the property owner has no previous
contraventions in terms of the By-Law.

What makes this application very difficult is that there is confusion as to who will have
to be responsible for the penalty fee, should there be a positive recommendation on
the application and a penalty fee is required. At this stage possible penalty fees will
not be calculated, as it is not clear who will have to be kept responsible for paying any
fees. It is also basically impossible to determine an administrative penalty fee,
because for a land use the property value of land and the portion used for the iliegal
land use is used to determine a fee. Other than the possible use of the toilette facilities
for commercial guest, guests will only traverse the properties to the pontoon. It is
thus very difficult to determine a size of the property utilized for the commercial use.

Considering the above-mentioned information, there is concern to the impact on
noise, security, and the character of the surrounding area. The lack of information in
the application also creates more grey area, making it difficult to measure total impact.
There also is a lack of clear internal processes in terms of the Benguela Cove
Constitution that was supposed to be followed by the HOA, informing members of the
proposal dealing with common property. There is also concern as to who the person
is that must be held responsible for the illegal activities and any possible penalty fees.

It is therefore the opinion that the application in its existing format cannot be
recommended for approval and that the application is not desirable.
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13. RECOMMENDATION

1. that the application in terms of Section 16(2)(o) of the Overstrand Municipal
Amendment By-Law on Municipal Land Use Planning, 2020 for a Consent use to
allow tourist facilities (operating a pontoon boat as a recreational facility) on
Portions 210 & 220 (Portions of Portion 80) of Farm Afdaks River No.575, Division
Caledon, not be approved.

2. that the determination of an administrative penalty in terms of Section 90.(4) of
the Overstrand Municipality Amendment By-Law on Municipal Land Use Planning,
2020 applicable to Portions 210 & 220 (Portions of Portion 80) of Farm Afdaks
River No.575 for the unauthorized land use (operation of a pontoon boat) , not be

imposed.

3. that the applicant and persons who commented be notified of their right of appeal
in terms of Section 78 of the Overstrand Municipality Amendment By-Law on
Municipal Land Use Planning, 2020 with regard to the above decisions.

14. REASONS FOR RECOMMENDATION

15.

POINT 1

4 Due to a lack of information about how many trips the pontoon will make per day,
how many visitors will visit the site per day, how visitors will make use of facilities
on common area and also how they will access the site within a private estate, it is
impossible to measure desirability.

% The concerns about security, higher noise levels; impact on privacy of surrounding
residents and ultimately the character of this area are valid concerns.

% The concerns by objectors that the Benguela Cove Estate HOA did not comply with
the Benguela Cove Estate Constitution prior to submitting the application is
supported by the Municipal Legal Services Department.

POINT 2

< It is not clear in the application who will be responsible for any administrative
penalty fee, as the application was submitted by the HOA, but is operated by
another party.

4 Clarity must be provided about who takes responsibility, because if the HOA is
charged with an Administrative Penalty Fee, members of the HOA will have to help
to pay an administrative penalty fee for an application they did not consider in terms
of internal processes of the HOA in line with the HOA Constitution.

ANNEXURES

Annexure A:
Annexure B:
Annexure C:
Annexure D:
Annexure E:
Annexure F:
Annexure G:
Annexure H:
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Objections received
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Comment; Cape Nature

Comment: DEADP (Coastal Management)
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Annexure J:

Comment: DEADP (Environmental Management)

Annexure K: Comment: BOCMA

Annexure L: Municipal Legal Services Department opinion on application dated
21 February 2024

Annexure M:  Applicant's additional response on concerns that internal HOA
processes in terms of Estate Constitution were not followed

Annexure N: Municipal Legal Services Department comments on Applicant’s
response dated 4 March 2025
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Annexure A iz
Locality Plan

Portion 210 and 220 of the Farm Afdaks Rivier 575, Caledon
Plan prepared by: Thi

v///,| subject property (Portion 210 ane 220 of the Fam Atdaks Rivier 575, Caledon)
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MOTIVATION
| oM - | Overstrand Municipality - '__
‘ OMLUS ' Overstrand Municipdlity Land Use Scheme, 2020 .
BY-LAW ‘ Overstrand Municipality Amendment By-Law on Municipai Lond
. - | Use Planning, 2020 :

|PSDF ) | Western Cape Provunc:ols-vcﬂcl Development Framework, 2014 ’
. LUPA B | Westem Cape Land Use Planning Act, 2014. ‘
‘MSDF | Oversirand Spatial Development Framework, 2020 _
2, PROPERTY DETAILS R - -

Consuitant | WRAP Prolec’r Office
| Erf Number Portion 210 of the Farm Afdaks | Portion 220 of the Farm Afdaks
- B Rivier 575, Caledon _Rivier 575, Caledon - -
_Extent B 7555m? - 4,0028ha

Zoning Open Space Zone 3: Open Space Zone 1: ]
| Private Open Space | Nature Reserve

3. BACKGROUND AND INTENT

Portions 210 and 220 of the Farm Afdaks Rivier 575, Caledon, herecdfter referred to as the
subject properties, are located inside of the Benguela Cove Lagoon Wine Estate (refer
Plan 1 - Locadlity}. Both properties are owned by the Benguela Cove Homeowners
Association (hereafter referred to as the property owners) and the Board of Trustees have
appointed WRAP Project Office to submit this land use application on their behalf (refer
Annexure A — Power of Aftorney and Resolution).

The subject properties serve as recreation areas for private homeowners and guests of
the wine estate, mainly for access to the Bot River Estuary. Portions 210 of the Farm Afdaks
Rivier 575, Caledon, is used for storing water vessels and features amenities like a tennis

court and pool for residents.

Portions 220 of the Farm Afdaks Rivier 575, Caledon, improved with a jetty and
boathouse, is proposed to be converted into a tourist facility offering pontoon boat
experiences on the Bot River Estuary. (Refer Annexure B - Approved Building Plans)

The Bot-Kleinmond Estuarine System was ranked the 8th most Important Estuary in South
Africa due to its size, habitat importance, zonal type rarity and biodiversity. With all ifs
natural atiractions, excellent location, well developed surroundings, and a surplus of
outdoor activities, this is a RAMSAR wetland well suited for tourism.

According fo RAMSAR the Bot-Kleinmond Estuarine System became South Africa’s 23rd
RAMSAR wetland on 31 January 2017. It comfortably met most of the 9 stated RAMSAR
criteria : it regularly supports more than 20,000 waterbirds, it regularly supports 1% of the
population of one species of waterbird, it supports a significant proportion of indigenous
fish species - 20 of the 41 fish species recorded in the Boi-Kleinmond Estuarine System,
are Southern African endemics, the wetland accounts for 12% of the total estuarine fish

File 22/164

PORTIONS 210 AND 220 OF THE FARM AFDAKS RIVIER NUMBER 575, CALEDON
Page |1
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nursery area along 900km of coastline from False Bay fo Port Alfred, thus an important
nursery and/or migration path on which fish stocks depend.

To ensure compliance with the OMLUS, approval of the following applications is required:

« Consent Use for a tourist facility; and
o Determination of an Administrative Penaity.

4. PROCEDURE TO ACHIEVE THE PROPERTY OWNER'S INTENT

4.1 Consent Use to allow a tourist facility in terms of Section T6{2)(o) of the Overstrand
Municipality Amendment By-Law on Municipal Land Use Planning, 2020,

The proposal is to establish a tourist facility that will allow property owners to expose their
guests to the wine farm fo the natural beauty of the surrounding area. A tourist facility,
as defined by the OMLUS, is:

“sourist facilities” means amenities for tourists or visitors such as lecture rooms,
restaurants, picnic areas, gift shops, cafés, resirooms, recreational facilities, animat
parks (domestic or otherwise] but does not include a hotel or overnight facilities,

“recreational facilities” means the use of land to practice a particular sport or
combination of sports and general recreation and includes a clubhouse and
associated infrastructure and buildings, indoor and outdoor swimming pools and
associated infrastructure, and a shooting and driving range but does not include
any building or structure that is used for business, or any ofher use not aligned to
or dependant on the sport concerned.

These definitions align with the use of the Lady Bonnie pontoon boat for these two
properties as the whole intent is to be able to provide a recreational activity that allows
the resident and visitors o enjoy the beauties of the Bot-Kleinmond Estuarine System. The
proposal is to utilise a fimaran designed boat to host guided boat tours on the Bot River
Estuary.

The aim of the ponfoon boat (hereafter referred fo as the "Lady Bonnie") is to provide
development in the fourism industry that brings a positive experience for local people as
well as the tourists themselves. Lady Bonnie is able to accommodate 12 passengers and
2 crew members and the proposal to have the boat tours, last approximately 60 minutes
which means that onboard ablution will not be required.

Sustainable Practices

The vessel is equipped with 2 x 40hp 4-stroke Honda outboards, minimizing sound and
poliution. The motors will be fuelled by detachable fuel tanks that will eliminate possible
fuel spills into the estuary as it wil be refuelled off-site.

These two motors are extremely small and there are little o no wake erosion being
expected. Additionally, the Lady Bonnie will be equipped with two recycle bins although
there are rarely any rappers, papers etc. on board. Appropriate signage will also be
added, advising users to recycle any waste. The boat does not have ablution facilities

File 22/164
PORTIONS 210 AND 220 OF THE FARM AFDAKS RIVIER NUMBER 575, CALEDON
Page | 2
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and guests will be able to utilise the facilities available on Portion 220 of the Farm Afdaks
Rivier Number 575, Caledon, that further eliminates any possible contamination.

i M

Subject Properties j

,%

I: Lady Bonnie Route

Figure

The proposal is deemed to be dlighed with the core values of Benguela Cove Lagoon
Wine Estate which is nature conservation. The estate has been awarded by the World
Wildlife Fund (WWF) for Nature with the top award for excellence. It is for exceptional
commitment to the collective conservation of threatened habitat in South Africa's
Succulent Karoo and the Cape Floral Kingdom as well as for outstanding dedication to
environmentally responsible farming practices.

These standards will be adhered to with this venture, and it will be on the top of the list
when these tours will be hosted to ensure the environmental aspect is being adhered to.

The owners/operators have also acquainted themselves with the By-Law Relating to the
Control and Use of the Bot River and Klein River Estuaries {Provincial Gazette, 6147/2004).

4.2 Determination of an administrative penalty in terms of Section 90(5) of the Overstrand

Municipality Amendment By-Law on Municipal Land Use Planning, 2020.

As the Lady Bonnie has been operated without prior land use approval it is important to
ensure compliance with the Overstrand Municipality Amendment By-Law on Municipal
Land Use Planning. 2020. The inclusion of an application for the determination of an
administrative penalty will ensure compliance.

File 22/164
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Section 90(3) of the By-law requires the following information:

The nature, duration, graviiy and exient of the contravention.
The nature, gravity and extent are explained in Section 4.1 above.

The conduct of the person (allegedly) involved in the coniravention.
The Lady Bonnie has been operated without prior approval of a formal land use

application.

A report by a guantity surveyor in matters of unauthorised bullding/construction.
A quantity surveyor was not appointed as there are no unauthorised

building/construction.

Whether the unlawful conduct was stopped.

The operations of the Lady Bonnie have not been halted as it would mean loss of income
to the guides and workers employed o operate the tourist attraction.

Whether the person allegedlx nvolved in the contravention has previously conifravened
this By-Law or a previou n

To the knowledge of this ofF ice. the property owner has not previously contravened the
By-Law,

File 22/164
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5. APPLICATION - o n |

Considering the above, application is made for the following:

5.1 Consent Use to allow a tourist facility in terms of Section 16(2)(0) of the Overstrand
Municipality Amendment By-Law on Municipal Land Use Planning, 2020.

5.2 Determination of an administrative penaltyin terms of Section 90(5} of the Overstrand
Municipality Amendment By-Law on Municipal Land Use Planning, 2020.

6. _LAND USE ENVIRONMENT - -

The subject properties are part of the Benguela Cove Lagoon Wine Estate that is located
on the banks of the Bot-Kleinmond Estuarine System. The Benguela Cove Lagoon Wine
Estate is a unique estate that is home fo an Agriresidential development where
residential properties are mixed with a successfully operated wine farm. There are
several different land uses surounding the subject property. The surrounding area's

zonings are illustrated in Plan 2 {zoning plan).

7. TTWLEDEED

Title deed T77627/2017 which includes both properties {refer Annexure C - Tille Deed)
was perused and there are no restrictive conditions that prohibit the proposed tourist

facility.

8. IONING - __

The following zoning parameters were assessed in conjunction with the OMLUS zoning as
this is a relevant consideration in terms of Section 66 (1} (q) of the OM By-Law:

File 22/164
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9. SERVICES

The availability of services is a relevant consideration in terms of Section 42(1}{c}{v) of
SPLUMA and is herewith illustrated.

Electriclly. Water, Sewage and Solid Waste

Services fo the propenty includes electricity from ESKOM and municipal water from the
Fisherhaven Reservoir. The proposal of this application will not affect these networks as
no additional development is required.

The subject properties are connected fo the existing sewer network and system of the
estate.

Solid wastes are collected and moved to designated points and collected by the OM.

Access and Egress
Access from the R43 and egress 1o the subject properties are gained from an existing

internal road network.

10. NEED AND DESIRABILITY

The need and desirability of the approval and implementation of this proposal in
accordance with Section 66 (1) {c) of the OM By-Law can be illustrated as follow:

Need and desirability.
The approval of this land use application is required to ensure that the property adheres

to the requirements set out by the Overstrand Municipality to have the existing tourist
facility approved. The boat tours will enable the property owners to attract more visitors
to the area as more people visit the area. It would allow the property owners to continue
supporting the livelinoods of the employees (crew) that have been employed to ensure
the operation runs smoothly.

The property owners have tasked WRAP Project Office with submitting this application to
ensure the proposed development aligns with policies, legislation, and fitle deed
conditions, in pursuit of their vision.

impact on views, sunlight and character of the area.
The proposed tourist facility at the subject property, situated in @ unique location, is not

predicted to impact on the nearby area or neighbouring property owners. Only the
authorization for boat tours is sought and no new structures are planned.

Economic impact
The proposal allows the property owners to generate an income from the pontoon boat,
which creates employment opportunities to crew members earning a living.

Opportunity cost

An opportunity cost in the context of land use planning refers fo a development proposcl
that leads 1o the devaluation or foregoing of valued land use rights of inferested and
affected parties when an application is approved. The proposalis not predicted to have
a negative impact on surrounding properties.

File 22/164

PORTIONS 210 AND 220 OF THE FARM AFDAKS RIVIER NUMBER 575, CALEDON
Poge |8

213



108 I} .
L915%
- 1 9|13

&=
WRAP,
’ MOTIVATION

impact on heritage ‘
The subject property is not listed in the OM Heritage Register.

Envir enial Impact

The subject properties are located adjacent the Bot/Kleinmond Estuarine System. The
proposal is not to have a negative impact on the estuary and the proposal is in line with
the Bot/Kleinmond Estuarine Management Plan Draft January 2019.

Spatial Planning Catepories Vatst Body Zoning
I corsormae I <t vy 202 1l Snesheachalanten
1 Corcananon 2 B reveaicrzonat JE Prosmmenddiceer
W Araica7owe Roame Trv
P meeren et o Reiokewmd
T Pacienyntofy rj Lot Spamt e pveiumdy
: leu oy Tucterart

) 15 3 Kometors |
5. 3 a

2019.

Maijority of the route Lady Bonnie follows is located within the ‘Recreation Zone 1" which
is identified and aligned with the use of the Lady Bonnie on the estuary, and it is identified

as the following:

File 22/164
PORTIONS 210 AND 220 OF THE FARM AFDAKS RIVIER NUMBER 575, CALEDON
Page | ¢



109

oL| @64y

NOQITVD 'S5 FTWNN AIIAR SSHvALV WaV4 3HL 40 022 ANY 012 SNOIELYOJ
yoL/TT 2l

"$3POU |DUOHDBIDB]
aNd P 84SOM SUIOT-I9LOM SSIPPD O} SSIAIBS BuiuDa|D) UoKDISIBS| JUDASISY
yum asupldwos of Josigns ‘Buiuspipy aBpa pupn sUDUM ‘SHDMPIDC] ‘seiel
'SSlIS YouND| ‘SDSID 1BYJ0 U] 'SU0Z |DIUID By} JO 58I0US wajsam uo Buiuspiony
obpas 10 SHDYM ‘SBIHS] MBU ‘SBHS UYoUND| ON 'SADMBSNDD 10 $SBPUQ MaU ON
$3DAI19S [PAIDJUNW PUD 3IN}ONYSDYU}

‘Buluii puns oN ‘ainynopnbn oN

"BuIpis ON

y/uy gl 1o Juwuy paads ay) Bulpasoxa §ibog pasuolow ON

‘Buljipsoand oN Bullns ap o siis 1l ON sipoq el ON

"SOPIo1Sad JO SI9S|IIHS) OU ‘(ADMIBSPUN SE UCHDIGRYSI1 Slaym jdadxa)} jousiow
Aup jo Buyuoid ou ‘uolplebaA snousBipul JO |DACWSI ON :ayng upuobdpy
‘sipads

3O sPPB 'sdpuy ‘sjau IB ‘siaU BUISS ‘Si8U ISP Yiim saloads ysl aul jo Buunidod oN
‘Buljiau-moly} 10 -ISpo ON "BulosjjoD iDg ON

_ "sjuaAe Buiyo81q Yinow Buunp ysy Jo [pAocwal 10 Buunidod oN
SIIJIAJJOD puD sasn pepioddns-uoN

‘Jojing upLdry 8y} Jo suolpod pacunisip 4O UOHDHIGPYSY

"YOUDSS5D] DINJUBIDS SAILDNUISSP-UOU ‘Buiwiulims ‘Bupyy ‘Buiyojom pig

'S19SN (|D 4O AJUND8S puD A}ains Buunsus Jo PawIo s9210U

olgnd pun smpol-Aq ‘saulapind Jo malaal djpouad ol (osigns ‘GFUEN oL HU|
pO3ds - sjpoq P3asNoOjow ‘|J0ID |IDS ‘Sipog BUmol ‘spis sippod ‘SI0ADY ‘seoupd
spiudly Boq pup wiasAs Buiyuied ‘suoypinbai

"BoURqINisIP

wol} saloys wsjsem uo

SIOHOOY PIIQ JO UOKOD40Id (P
‘Buios (o

‘Buiysy -au| ppuoyvaidsy (g |

‘BAOQD PUD
abpuq ppoi ¢y 8y} Jo
A{UIDIA 2yt Ul ‘Aion)ss
8yl 10 sayonal jaddn

"N PUDSIO0Y PUD |
18jU! SYOPJY 1O SDaID
181pMPDq Buipnoxe
‘Z DUD |'ON suQonag
US9MISQ SUOZ [DIJUSD

VAW Yim 8oupidwoD Ul §0I2 IO 100 D WOl IO SI0Ys Suj wiol Bulysy sur sesn |
SSIIAlOD pub sasn pagoddng W jouoypaioel joodwl moi(p | VIV IsN 1vIINID
I uoyn20] .
s3uj|apInNS juswaboubyy suLbN}s] juajuj opyioads / :o.m dussaq
o ~ (AQ0g ¥a1VM) - | INOZ NOILYIYD3Y AINRIVNIST ‘
NOLVAILOW v




110
11\387 n[ 18

- MOTIVATION

The Bot/Kleinmond Estuarine Management Plan Draft January 2019 proposed some
changes to the areas as identified in Photo 1, refer to the following:

’

N o
Figure 3: Proposed zone amendments

Area 1: Buffer to Rooisand Nature reserve, no watercraft propelled by engines;
Area 2: Buffer to bird habitat, no boating allowed;

Area 3: Recreational access; and

Area 4: Alleviate congestion at slipway, add to general boating zone.

To ensure compliance with these new zones, the Lady Bonnie will also avoid these 'no-
go' areas entirely while complying with the other regulations of the area.

File 22/164
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11. POLICIES AND REGULATIONS

11.1 Overstrand Municipality Environmental Protection Overlay Zone (EMOZ)

Portion 220 of the Farm Afdaks Rivier Number 575, Caledon is located within the ‘Coastal
Protection’ EMOZ, managing the integrity of coastal ecosystems, ecosystem services,
coastal dynamic processes, and biodiversity within Coastal Reserves.

To ensure compliance with the guidelines set out in the EMOZ, the application was
evaluated in terms of the provisions of Schedule A & B of the Environmental Management

Overlay Zone 2020:

SCHEDULE A

PROHIBITED ACTIVITIES IN OVERSTRAND ENVIRONMENTAL MANAGEMENT OVERLAY ZONES

Prohibited Activity

Applicable Environmental
Management Overlay
__Zone (EMOZ)

silttation.

Agricultural practices within this EMOZ |
which may cause water logging and

Coastal Protection

Applicable to the
application or not

N/A

Planting or harbouring of declared
emerging weeds on properties within
and adjacent to this EMOLZ.

Development or agriculture on slopes
steeper than 1:4.

“Establishment of Informal settlements or
Temporary Relocation Aregs.

No land user within this EMOZ may
utilise the vegetation in a viei, marsh or
within the flood area of watercourse in
a manner that may cause the
deterioration or damage to the natural
agricultural resources.

N/A

Pldcement of religious symbols or
| memorabilia.

Harvesting /collection of kelp /
seaweed in municipal designated “no-
| fake™ zones.

Harvesting, collection, moving, loading
drying of kelp /seaweed, with a valid
Seaweed Harvesting Permit or an
| exemption in terms of Section 81 or the
| MLRRA issued by the DAFF.
| Stockpiling, drying,
ioading of marine resources beyond
areas designated, demarcated and
signposted by the Municipal Council
_for such purposes.

processing or

N/A

N/A

N/A

/ functional dune systems in absence
of approved management plans.

Modification of the littoral active zone |

Feeding, disturbing / pursuit of fauna.

N/A

N/A

N/A

File 22/144
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' Disturbance, modification or ' R
" destruction of the environment or

species within speciol management X ' N/A i
areas designated, demarcated and - |
sighposted by the Municipal Council

| from time fo fime. B

Defacing/damaging / removing of i
any notice, sign, barrer building or X N/A H
| other infrastructure. i '
Playing or tampering with any rope,. b
float, buoy, vessel, shelter or similar life N/A |
-savingdevice. N, A |
Staying overnight. i N/A '
The discharging of domestic effluent / | N/A

grey water into all natural systems. 1

Tcmpenng with security / surveillance , X N/A
_infrastructure. |
Defacing of rocky ou'rcrops cznd ‘ ,

placement of memorial plagues, | X N/A

religious symbols or structures on !
| natural features, ] ~ |
Groffiti, vandadlism or damaging of X N/A [
municipal infrastructure. o |

Littering 4 B '- N/A

Dvsposcl of cigarette butts, ash or other i |

hazardous matericls in any place or ! X | N/A

manner other than a receptacle | -

_designated for such items { o | B -
Dog walking / exercising of dods in | X ' N/A ‘
| non- designated zones. j f R

SCHEDULE B
| ACTIVITIES ONLY PERMITTED WITH COUNCIL CONSENT IN OVERSTRAND ENVIRONMENTAL OVERLAY
[ ZONES .
| ptcabiefiemerial | appicabie o h
A) Activities Only Permitted Wi Zone (EMOZ) application or not

Council Consent

Coastal Protection

Permission for the utilization of access
routes to permitted kelp / seaweed

harvesting sites. =

N/A

Removal or destruction of vegetation
which is protected and/or of
conservation concern.

N/A

deposits].

| channelling of storm water into_open

Dune maintenance on pn'x)cn‘e land as
per approved dune maintenance

“management plans.

X N/A

Excavation and destruction or removal -
of substrate ([soil, subsirate, rock,
shellgrit, dune sediment, mineral

X N/A

Discharging of pool backwashing or
untreated grey water or the

There are no pools on the |
property.

File 22/164
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| spaces without the  necessary
approval from the Municipality.

l

!

B) Permit Upon Approval By
Delegated Avthority and / Receipt of
Taritf

Applicable Environmental
Management Overlay
Zone (EMQZ)

Applicable to the
application or not

Coastal Protection

Installation of conservancy tanks or
biological freatment plants within 50
metres from the edge of a walercourse
/ wetland.

X N/A

Access from private properties to open
spaces, including the removal of
vegetation and the establishment of
paths, structures and infrastructure.

N/A

Commercial filming.

Construction or placement of any
temporary object, building, shelter,
path or structure.

Use of engine or motor driven vehicles,
remotely piloted aircraft or any other
means of tfransport of other
conveyances beyond designated,
demarcated and signposted areas.

Launching of vessels at registered
launch sites.

The property has approval

X to launch vessels.

C) Council Authorisation Pending

Consent Use Application / Lease

Agreement / Applicable Tariffs as
applicable

Applicable Environmental
Management Overlay
Zone (EMOZ)

Applicable to the
applicaiion or not

Coastal Protection

Buildings / Structures associated with:
Taking of water, storing of water,
impeding or diverting flow, stream flow
reduction, altering the bed, banks,
course characteristics, outflow
structures or discharge pipes.

X N/A

Application for the designation of
industrial sites and activities associated
with the seoweed  harvesting,
collection, drying, transport and
processing fishery.

structures, infrastructure, access routes.

Encroachment of private buildings, |

X N/A

The entire property is within
the zone. All of the
structures are located
within the zone.

removal of any natural resource.

Commercial Harvesting/collection and |

X N/A

Construction or placement of any
permanent object, building, shelter,
pathway or structure.

The entire property is within
the zone. All of the
structures are located
within the zone.

The proposed consent use is not predicted to affect the EMOL.
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11.2 Overstrand Municipality Heritage Protection Overlay Zone (HPOZ)
Both properties are classified by the “LANDSCAPES HPOZ" of which the purpose is the

following:

“Purpose: To ensure that any land use application resulting in additional rights
complies with the existing character and contextual significance:

« To protect and enhance landscapes identified as having high natural, scenic
and heritage significance and which contribute to the character and sense
of place in the Overstrand and its economic base.

« To promote the cultural, tourism, environmental and amenily potential of
significant Overstrand landscapes.”

To ensure compliance with the HPOZ it is of importance that certain aspects need to be
provided and addressed in ferms of Overstrand Municipality Heritage Protection Overlay

Zone Regulations, 2020:
Section 20 — 22 states the following -

"20
The Overstrand Municipality By-Law on Municipal Planning, 2020, will apply in respect of

all applications, processes and decisions contemplated in these regulations.

217
In considering an application for written consent in order to undertake an activity in terms

of the Heritage Protection Overiay Zone, the Municipality may require from an applicant
whatever information it deems necessary in order for an informed decision to be made

regarding the applicatfion.
22 This could include, inter alia:

22.1 statements of significance;

22.2 heritage research;

22.3 photographs, including contextual photographs;
22.4 results of public consultation;

22.5 impact assessments; and

22.6 comment from affected and interested bodies.”

Statements of Significance

The heritage significance of the subject property is not large. The proposal is allowing the
Lady Bonnie to continue operation.

Heritage Research

No additional heritage research was done.

Photographs, Including Contextual Photograph
Aerial maps were included into the application, refer to Plan 3 - Aerial Plan.

File 22/144
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Results of Public Consultation
Regarding this application, an extensive public participation process will be followed. If*
any comments are received regarding the heritage aspect it will be addressed

accordingly.

Impact Assessments
No impact assessments were conducted.

Comment From Affected and Interested Bodies
The application will be circulated to affected and interested bodies for comment.

11.3 Spatial Planning Policies

This proposal is not in conflict with any provisions of the Western Cape Provincial Spatial
Development Framework, 2014 or the Overstrand Spatial Development Framework, 2020
and it does hot indicate any specific development opportunities for the Benguela Cove
Lagoon Wine Estate.

The sensitivity of the estuary was highlighted within the MSDF, and the proposal will not
have any negative effect on the estuary. The Benguela Cove Lagoon Wine Estate is also
highlighted as a tourist attraction and the Lady Bonnie will only add to this while ensuring
the environment is being protected.

12. PLANNING PRINCIPLES

Chapter 2 of SPLUMA contains 5 uncompromisable planning principles by which each
development application must be guided. Policy proposals in SPLUMA which are
pertinent to this proposal are recorded below:

Spatial justice
Spatial justice refers to planning proposals that do not contribute towards the

perpetuation of apartheid spatial development imbalances. This proposal to allow the
Lady Bonnie to continue operation will not contribute to spatial injustices.

Speatial sustainabillity and Efficienc

Spatial sustainability refers to planning proposals that are ensuring the protection of
valuable agricultural land, environmentally sensitive and biodiversity rich areas, as well
as scenic and cultural landscapes while limiting urban sprawl. This proposal will not have
an impact on any of the aspects listed above, the property owners will also ensure that
the area is being maintained.

atial resilience

This proposal is not in conflict with any spatial planning policies or other OM regulations
which is a hallmark of resilience.

The Overstrand Municipality has demonstrated a solid history of effectively incorporating
public participation in its administrative processes. Public pdrficipation is a crucial aspect
of the land use planning process. This process allows individuals who may be impacted
upon by the proposal to provide feedback and raise any concems or make suggestions
that may lead to a more favourable outcome for all parties involved. All comments

File 22/164
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received will be carefully reviewed and taken info consideration before being addressed
appropriately.
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13. EVALUATION

This application is being submitted in accordance with the requirements set forth by
the Overstrand Municipality to ensure that the Lady Bonnie can continue operation.
It is evident that the property owners are ensuring that the tourist facility will be
operated in line with the legislation which includes environmental and land use
policies. The application as motivated above and throughout this report is regarded
as a desirable enterprise that will add vaiue 1o the areq while creating economic
activity and providing employment opportunities.

14, RECOMMENDATION

Based on the abovementioned motivation, it is recommended that the following be
approved:

14.1 Consent Use io aliow a tourist facility in terms of Section 16(2){0) of the
Overstrand Municipality Amendment By-Law on Municipai Land Use Planning,
2020; and

14.2 Waiving of the determination of an_administrative penaity in terms of Section
90(5) of the Overstrand Municipality Amendment By-Law on Municipal Land Use

Planning, 2020.

File 22/164
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Annexure [ 1/93

Overstrand Municipality Town Planning. For Attention: Mr. Henk Oliver "

E-Mail: enquiries@overstrand.gov.za, holivier@overstrand.gov.za

Dear Mr. Qiivier,
Ref.: Portion 210 and 220 of Farm 575, Afdaksrivier

APPLICATION FOR THE APROVAL OF A CONSENT USE AND DETERMINATION
OF AN ADMINISTRATIVE PENALTY

We are owners of plot and house 135 at Benguela Cove and are founding members
of the Benguela Cove Homeowners Association.

We are in receipt of the above application from your offices and wish to object,
placing before you our comments and questions, for the record.

Herewith our comment and our objection:

The application above, cancerning the portions below purports to being made by the
‘Benguela Cove Homeowners Association (BCHOA)These are commercial interests.

Three of the four members of the current BCHOA trustee committee act in the
commercial interests of the developer company and are conilicted as such.

The objective of the application is intended to benefit the commercial interests of the
developer Benguela Cove Investments.

PORTIONS 210 AND 220 (PORTIONS OF PORTION 80) OF FARM AFDAKS
RIVIER Na. 575, CALEDON DIVISION: INVESTIGATION AND COMMENT-ON THE
DOCUMENT: APPLICATION FOR CONSENT USE AND DETERMINATION OF AN
ADMINISTRATIVE PENALTY COMPILED BY WRAP PROJECT OFFICE ON
BEHALF OF BENGUELA COVE HOMEOWNERS ASSOCIATION.

An application for consent use in terms of Section 16(2)(0) of the Overstrand
Municipality Amendment By-Law on Municipat Land Use Planning, 2020, has been
lodged with the Overstrand Municipality by the WRAP Project Office on behalf of the

Benguela Cove Homeowner's Association.

The application is void ab initio on the first principal-in that it takes no account of
ensuring compliance with the provisions of the founding documents being the
Department of Environmental Affairs Record of Decision (RoD) issued 15th
December 2003 and the Environmental Management Plan dated March 2004.

The application for the development of the “beach area” can be seen to be void also
to the extent that it is vague and lacks any contextual conservation significance.
Any additional tourism facilities should be located at the BCl Commercial District.

The Botrivier Viei and Environs enjoy the status of Globally Important Bird Area as
designated by Birdlife International and-RAMSAR. This ensures the area has the
status and protections of one of the foremost bird conservation sites in the world.

FILE NO.

’SCAisrno Redney
1Ble BBLS |

__’_’-’
[P 30wy 18
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This importance became a part of the legal protection and environmental controis
issued'in the BC founding documentation. As set out in the environmental impact
assessment Scoping Report incorparated in the binding 2003 Record of Decision.

These provisions cover the Private Nature Reserve being portions 10 to 18 et al of
farm Afdaksriver no 575 Caledon comprising 31.5% of what is now Benguela Cove.
Identified for the conservation of threatened Renostervelt Biome and nothing else.

HERE ARE UNCERTAINTIES WHICH GENERATE LEGITIMATE CONCERNS.

Note: The nature of his application requires that the HOA members are well
informed. This is essential, to ensure their informed consent, and requires clear
plans and details of what activities are intended. This applicant has failed to do so.

The first questions below (1-4) were tendered by invitation piior to the Benguela
Cove HOA AGM dated 29th April and were mainly fobbed off by Chair Ms.Streeter

1. What are the details of the 11-hectare (Renosterveld) area that is
proposed to be ¢leared as “fire breaks” in terms of the budget? -NC
2. The RoD contains a clear prohibition agairist damaging the natural

vegetation outside of residential erven and in the Private Nature Reserve
generally? To this she replied, “We not going to pull them out we are just

going to cut them down."

3. What environmental permission has been granted to do this work?-NC
4. What work was done (or to be done) to “clean up the beach”? To this she
replied, “we are not going to use heavy equipment on the "beach”.

The Incriminating photographic evidence was taken on 6 March.
5. Was an EIA done (or to be done) as is required for such wark? -NC
6. Why is the homeowner's association used as the applicant for the
application for consent use for the beach area and Lady Bonnie. -NC
All the above questions were tendered in good faith.

Further Questions, not tendered for the AGM 29th:
Exactly which boat is intended be used if consent was granted?
How wauld the access of tourists affect the BC “Security Estate”?
How is compliance with the RoD and EMP to be achieved from now on?

Where are the permissions from Department of Environmental Affairs &
Development Planning (DEADP) for the listed activities under National
environmental Management Act 2014 (NEMA)?

The Constitution, Act 108 of 1996, granted to everyone
environmental protection through the Bill of Rights.

We reiterate our strong objection to these propasals in total.
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Loretta Gillion

From: Henk Olivier

Sent: Tuesday, 30 May 2023 08:28

To: Loretta Gillion

Subject: FW: APPLICATION FOR CONCENT USE PORTIONS 210 AND 220 OF PORTION 80 OF
FARM AFDAKS RIVIER No. 575 COMMENT AND OBJECTION

Attachiments: APPLICATION FOR CONCENT USE 2023.pdf

Objection received

From: )
Sent: Monday, May 29, 2023 5:29 PM
To: Henk Olivier <holivier@overstrand.gov.za>

Cc: Enquiries <enquiries@overstrand.gov.za>
Subject: APPLICATION FOR CONCENT USE PORTIONS 210 AND 220 OF PORTION 80 OF FARM AFDAKS RIVIER No. 575

SOMMENT AND OBJECTION

Dear Mr Olivier,

Herewith our comment on the above matter..
Kindly acknowledge receipt.

Yours Faithfuily,
Rodney Anderson Director

Lindfield Brokers (pty) Ltd. erf 135.
Benguela Cove.
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Martina and Michael Brandstetier
81 Benguela Cove Estate

. Hermanus 7200
e-mail §
Overstrand Municipality
Town Planning
Att: Mr. Henk Oliver
16 Paterson Street
{ Hermanus, 7200 via E-Mail: enyuiriesMoverstrand.gov.za
holivier@overstrand.gov.za
29" May, 2023

Dear Mr. Olivier,

Ref.: Portion 210 and 220 of Farm 575, Afdaksrivier
APPLICATION FOR THE APROVAL OF A CONSENT USE AND DETERMINATION OF AN ADMINISTRATIVE

PENALTY

We refer to the above matter and notice received from your office. The followlng is placed an
record formally.

We are owners of plot and house 182 at Benguela Cove and members of the Benguela Cove Home
Owner Association and writing to you to comment and obiect to the 3.m. application.

Preliminary remark:

1. This application is being made on belialf of the Benguela Cover Home Owner Association
{(BCHOA), although portions of the motion do not concern the BCHOA at all. i refer here to the
application in respect of the boat ([named Lady Bonnie) owned by Benguela Cove Investment
Ltd. (BCI) or an affiliated company.

2. Penny Streeter is the sole sharehoider of BCl and Nick Rea is a director of BCI. Both are also
trustees of the HOA. Together with an emplayee of BCI, Shantel Kent, they control BCHOA.

3. Streeter and Rea signed the applicatian on behalf of the BCHOA, which is raising the question of
a conflict of interést or using the HOA for their very own business interests.

4. The application is not compatible with the Constitution of the BCHOA. The corresponding
passages are marked in the appendix.

Pécouks Rivier 575

SCAN NO.

[ Brord j’

COLLABORATOR NO.
B2 jj‘

flpage FILE NO.PbNnS 210 g‘p_g_o‘
|

TF 30 MAY 2013
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Martina and Michael Brandstetter
81 Benguela Cove Estate
Hermanus 7200

e-mail,

REASONS AND COMMENTS FOR OUR OBJECTION.

1. ACTIVITIES AND DEVELOPMENT RESTRICTIONS RELATING TO THE CONSENT
APPLICATION

An environmental impact assessment for the proposed Benguela Cove Lagoon Wine Estate was
conducted that resulted in the issuance of a Record of Decision (RoD) by DEADP. This RoD was
approved on the impact assessment that included a nuimber of specialist studies e.g. botanical
survey, archaeological survey, avifaunal survey, etc.

Of importance in this consent use application {written by WRAP} is that the “beach area” of the
Botrivier Lagoon along the southern and western boundaries of Benguela Cove Lagoon Wine
Estate is designated as a Globally important Birding Area (ZA097) by irdlife International. This
was based on extensive specialist avifaunal studies conducted on the Botrivierviei, by K N Barnes
during 1997 and 2003, the latter commissioned as 2 specialist study during the environmental
impact assessment process for the Benguela Cove Lagoon Wine Estate

Botriviérviei now enjoys the status of Globally Important Bird Area as designated by Birdlife
International, giving the area status as one of the most important sites for bird conservation in
the world. This importance formed an (mportant part of the constralnts and environmental
controls incorporated in the outcome of the environmental Impact assessment Scoping Report.
This Scoping Report formed the body of information on which environmental authorization was
given and specified in the Record of Decision E12/2/1-213-Farm 575/10-18, Hermanus, dated 15
December 2003, that is applicable to all aspects of the Benguela Cove Lagoon Wine Estate

development.

The foliowing controls and constraints are applicabie to give effect to the requirements contained in the

said Record of Decision:

a. The positions of the two approved [etfies are specified in relation to the headland point
of reference known as South Cape.

b. The erven boundaries were set well back from the high-water mark of the Botrivier Viei
o prevent human disturbance of birdlife on the northern, west-and southern boundaries
of the conservation area of the Benguela Cove property development.

c. A boardwalk/demarcated walkway was placed well back from the beach areas
surrounding Benguela Cove to prevent disturbance of birdlife on these areas.

d. A pet policy is in force where cats are not allowed on the properties and dogs must be
contained in fenced erven or kept on a leash when outside the erven.

e. No access to the lagoon edge is allowed from the hoardwalk/walkway apart from the
footprints of the two jetties that provide boating access to the Botrivierviei.

f. No hoats or watercraft may be beached anywhere on the waterside perimeter of
Benguela Cove but may only be moored to the approved jetty.

g. The Botrivier Lagoon Management Plan In force at the time must be adhered to at ail

times.
h. The Record of Declslon also specifically mentions that “the mitigation measures as

2lPage
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Martina and Michael Brandstetter
81 Benguela Cove Estate
Hermanus 7200

e-mail)

detailed on pages 37 to 40 in the Scoping Report dated Aupust 2003 compiied by
EnviroAfrica, as well as those specified in the follbvying Specialist Reports, must be
incorporated also in the operational phase of the project: Appendix K, Maring Studies
Report dated § May 2003, pages 9&10; Appendix L, Botanical Report dated 12 May 2003
undertaken by Nick Héime; Appendix M, Avifaunal Report compiled by K N Barnes in
March 2003; Appendix 5, Archaeological Report dated August 2003 must be adopted and
implemented.

i. The RoD further stipulates that the residential component of this application must adhere

to the setback lines identified by the avifaunal specialist along the lagoon frontage.

j.  Finally, the RaD stipulates that the Homeowners’ Assoclation / or operator of the faclity
must implement and incorporate the conditions of authorizations given In this Record of
Decision, as appropriate to the operational phase of the project.

The existing restrictions above pravide space for wildiife. Allowing tourist activities would
negates this deliberate step and there will be pressure to “clean-up the beach” in order to make
it appealing to customers, destroying the natural habitat of wildlife. How can the above points
be reconciled with the application?

There is alsp a bird nesting near the access road to the site which would be impacted by

increased activities.
How would an approval of the application be reconciled with the above restrictions?

UNCLEAR INTERPRETATION OF THE CONTENT OF THE APPLICATION

The present application requests a permit that would allow a maximum Interpretation of the
consent use. In the medium and long term, this would lead to an uncontroliable commercial
exploitation of the shoreline (plot 220), which would cause irreparable damage to the protected

area.
In order to avoid later misinterpretations, the application must therefore describe exactly what

the consent use is being requested for.

Page 2 of the application refers to the use of a trlmaran boat. For which boat is consent use
requested, for the currently used “Lady Bonnie" ar for any other boat?

Are there any consent use matters included in the application that concerns public or residents or
boating access to the conservation area below the formal approved walkway as well as to
anywhere on the beach areas, apart from the footprints of the two jetties in the positians specified
in the DEADP Record of Decision?

ILLE! Al AND MECHANICAL DISTURBANCE O £ BEACH AND CONSERVATION AREA
Already now, while the application is pending illegal work has been carried out on the "beach” on
the plot 220. These was documented photographically (Appendix 1). On the pictures you can see

3|rage
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Martina and Michael Brandstetter
81 Benguela Cove Estate
Hermanus 7209

e-mail

that a so-called digger-loader and workers are in the protected area and are doing some work.
It must be pointed out that this disturbance is totally illegal a5 no permission was obtained from
Department af Environmental Affairs and Development Planning.

BCHO CONSTITUTION (N RELATION TO PUBLIC PROPERTY,
According to the Deeds register, plots 210 and 220 are "common property", i.e. they belong to

all home owners (HO). Article 30 of the BCHO Constitution clearly states the following:

"Neither the whole nor aniy portion of the common progesty shall be sublected to apy rights,

whether registered in the deeds registry or not, of use, occupation or servitude, save those

enjoyed by the Members of the Association...”
This means that the Constitution prohibits changing usage unless ALL membars benefit from this

application.

Strester emphasized in various inquiries regarding this change that the change to a tourist
facility Is for the sole benefit of the owner of the pontoon boat.

Even if she retracts this statement, it is unthinkable that all HOs should have the right to exploit
the designated area commercially for tourism purposes. Such use is prohibited for nature
conservation reasons alone,

ENVIRONMENTAL IMPACT ASSESSMENT
The initial application for the devalopment of the estate included an environmental impact

study. The application does not make it clear if a new EIA was conducted and is part of the
application.

RESIDENTS SECURITY
Tourist activities will increase the amount of people on the estate, who will not be vetted,

properly registered and meaningfully monitored, increasing the security/crime risk an the estate
which eventually will result in higher security costs for the HO,

NOISE DISTURBANCE
Tourist activities and increased road traffic will increase the noise footprint on the estate and

disturb residents.

MONITORING AND ENFORCEMENT OF RESTRICT 1ONS
Approval of “Portion 229 of Farm 575, Benguela Cove - Proposed Amendment Of Approved Site

Development Plan And Departure” has shown that the ability to monitor and enforce

restrictions by the competent authorities is fimited.
1 have little confidence that potential restrictions to the current application would allow

monitoring and enforcemnent.
FINAN ONSEQUENCES FOR HO

The operation of a tourist facility would mean additional financial and administrative burdens
for the HOA'and an additional burden on the infrastructure, The application should therefore

4|Page
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Martina and Michael Brandstetter

81 Benguela Cove Estate

. Hermanus 7200
e-mail

contaln a detailed list of the additional costs to be expected and the distribution of these
costs.

APPLICATION IN REGARDS OF THE PONT T [LADY BONNI

The Estuary Regulation {Appendix 3) clearly state on page 10 & 11 under section General 1{a)
that “No person shall in the water area, without the prior written consent of the Councif -
(a) Offer for reward or profit any show or entertainment or conduct any business or trade;
{c) Keep or use any vessel for the transport of passengers or goods for payment or reward,”

Streeter and Rea, both directors of BCl; which is the owner and operator of the pontoon boat,
stated thiat BC) does not charge passengers for the transport on their vessel. Streeter confirmed

this in an answer to a2 HO and Rea did so in his developer report presented at the AGM of the
HOA on 29-04-2023 were he sald: “An application has been made and paid by BCI for the
operating of Lady Bonnie (the pontoon} for a fee. All local authorities are aware of operations
but we have decided to formalize this in order to charge; as it is not sustainable to have it
running for free.”

Every HO on the estate is aware of the fact that the developer BClis in fact for the past years
running a paid commercial operation with the pontoon boat. 8Cl's website at .

httas:/iwww.be {acove.co.za t-attractl even advertises the pontaon cruises which
operate 4x daily and are complimentary for two people when buying a case of wine with 6
bottles.

In fact we know people who have received written confirmation of the price and conditions for a
boat trip. The current rate this year is ZAR 250.00 p.P. and was ZAR 200.00 |last year.

Streeter and Réa, in thelr capacity as trustees and representing the developer have been
untruthful with regards to the charging of a fee whilst unlawfully operating the pontoon boat.

With regards to waving the administrative penalty, | beliave that the By-Law and the Estuary
Regulation is clear. Therefore, the Overstrand Municipality has a duty to act in accordance with
these regulations and not authorize the waiver of penalties.

MISSLEADING APLLICATION

The Application is misleading. The Application attempts to create the impression that the HOA
and all of its memnbers consent to the Application. There is no indication anywhere In the
application that BC) owns and operates the pontoon (Lady Bonnie). Rather, it appears that this
application is desired by the majority of HOA members, aithough the-HO has never been
consulted or even informed about the application by the Trustees. The developer controls the
majority of the HOA's trustee board and have put this Application forward on behalf of the HOA,
without the consent of the majority’s members hut in their very own business interests.

5|FPage
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Martina and Michael Braridstetter
81 Benguela Cove Estate
Hermannos 7200

e-mall, C,

In closing, we re-iterate that we appeal to the Overstrand Munlcipality to reject this Application
-altogether and prohibit the Hlegal operation of the boat Lady Bonnje.

Yours faithfully

j‘, Gz}ﬂlw{ shdr)

Martina Brandstetter Michael Brandstetter

6|Page
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Appendix 2
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S
BENGUELA COVE
HOME OWNERS’ ASSOCIATION
CONSTITUTION
UPDATED 20™ APRIL 2018
CONTENTS
1. NAME
1. DEFINITIONS
i OBJECT AND PLUIRPQOSE
+ MEMBERSHIP
3. CRSSATION OF MEMBERSHIP
6. TRUSTEE COMMITTEE
7. REMOVAL AND ROT.-\"I' 1ON OF TRUSTEE MEMBERS
8. QFFICE OF TRUSTEES
9, FUNCTIONS AND POWERS OF THE TRUSTEE COMMITTEE
10, OBLIGATION TO BUILD!
1. PROCEEDINGS OF THE TRUSTEE COMMITTEE
12 GENERAL MEETINGS OF THE ASSOCIATION
) NOTICE OF MEETING
14, SERVICE OFF NOTICES
13, YVENUE OF MEETINGS
16, QUORUNM
17. AGENDA AT MEETINGS
18. PROCEDURE AT GENERAL MEETINGS
19 PROXIES
20. VOTING
21 FINANCIAL YEAR END
10 jAN 208
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22. ACCOUNTS
23. ALIDIT

24, INDEMNTFY

25. PRIVILEGE IN RESPECT OF DEFAMATION

26, BREACH

27, WATIER

28, RATES AND TANES

29, TRANSFER OF THE COMMON PROPERTY

50. DEALINGS WITH THE COMMON PROPERTY

3. NO SUBDIVISION AND NOT MORE THAN ONE DWELLING
32, BUILDING STANDARD RULES AND AESTHETIC APPROVAL!
3. sec{iﬁm AND BUILDING DEPOSITS

3+, CONDUCT RULES

ANNEXURES:

(e} By-laws rciaﬁng 1w the conteol and use of the-Bat River Estuary
(A AGRICULTURAL BENEFITS AGREEMENT
(B) SERVICES AND MAINTENANCE
(C) CONSTRUCTION ENVIROMENTAL MANAGEMENT PLAN
(D) URBANAND ARCHITECTURAL DESIGN CONTROLS MANUAL ¥ 2h3firn 7
(£)  BV-LAWS RELATING TO THE CONTROL AND (USE OF THE BOT RIVIER ESTUARY

(Government Gazette NO. 5093, P.N. 48071996 dated the 15th November 1996]

(M BUILDER'S CODEOF CONDUCT ' "

1. NAME

The name al the \ssoviation is: "Henguela Cove Home Owners Assnciation”

2, DEFINITIONS

2.1 The headnotes to the paragraphs in this constitution are inserted for reference purposes ooly and shalt

nat affecr the interpretation of any of the provisions to which they velate.

Y IMMN7Npiale Rystdutton- bbsRersos l o -vathetic-appros sty

7 April 208, Maguin Uieconer, 9
C7h Aped X, Martin Dicsowe, Zullnhl7-\'|\--ci;|-al-mllllicm- [FRpRUTEI =
R lntioared | Nen dieatgiegatdelines M M‘Immm :

c07th Aprdl 2038, Martn Diezaser, JHSOMITSpaccial
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L a6 b oy J I U O R O Y

Words importing the singular shall include the plural and vice versa

Words imparting the masculine hall include the femitnine,

Unfess the contest dearly indicates a contrary intention, the following words and expressions shall bear

the fullowing meanings:

240 “the Developer™ shall mecan Benguela Cove Investments (Piy) Ltd, Registration No.
2002/004722/07, Ambition House, 107 Voortrekker Road, Bellville, Cape Town, 7535.

2,4.2 *the development™ or “the estate” shall mean the land together with all improvemems and
servives thareon,

2.3 erf shall mean 4 portion of private land owned by the Member within the development which
shall have bren allocated a cadastral number by the surveyor geoeral upon approval of the

general plan.

2.4.4  "the common prnp«rl'\"' shall mcan the land transferred to the 14,03, A, which shall mclude
Erven 222 10 227 inclusive, which is designated: as Private Roads, Erven 205 1o 211 and Erven
214 t0 220 inclusive, which is designated as Private Open Spaces, Erf 221 which is designated as
the Nature Reserve and Erf 212 which is designated as the Grazing Area, bul shalt exclude Erven
231 and 232, which is dwsignatcd as the Agricul!ural Enterprixe which shall be rewined by the
Develnper for the cultivation of vines, olives and lavender fields, togerher with all the residential
erven, the hotel, being Fri 228 and the commercial component,.being Erf 229 within the

development and atl the dams, buing Erf213.

245 "The Agricuhural Eaterprize” shall mcan the Vineyards, the Olive wrees and the Lavender
fiedds and dams. Situated on Erven 231,232 and 23 3.

246 "The Commurcial Component slafl mean Lrf 229 which includes the Public Arca, buing the
Winery, Restaurant, Farm S1all, the Chapel ond the Conference Facilities, but the Member:
shall have certain rights over these fcilities as governed Dby ihe Agricultural  Beuefirs
Agreemoent.

24,7 "th¢ gencral plan® shall mean the general plan relating to the lanwl 2x approved by the surveyor
general;

248 “the association” shall mean the Benguéla Cove Lagoon Home (wners Association;

249 "the At shall mean the Companies Avt No, 61 of 1973

24,10 "accupant” shall mean any person fawllly occupying an erl by virtue ol his relationship to or
with a dember of the Association.

24 1) UADRC™ means the Urban aad Archirectural Design Review Committes.

L3 P |
s T e -

R  MUNICIPALITY
P O BOX 20, HERMANUS, 7200 _
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the case may be, but save as afuresald, shall not be entitled to any other remuneration fecs or salary in

respect of the performance of stieh duties,

8.7  The durstion of the Trustees' appointment hall not be less than two years.

FUNCTIONS & POWERS OF THE TRUSTEE COMMITTEE

9.1 Subject to the express provisions of this constitution, the Trustee Committes shall manage and control

the business and affairs of the Association, shall have full powers in the management and direcdon of
such business and affairs and, save as may be expressly provided in this constitution, may exercise all
such powers of the Association, and do all such acts on behalf of the Association as may be exercised
and done by the Association, and as are not either by virtue of the provisions of the Companics Act, or
by this constitution required to be exercised or done by the Association in general mecting, subject
nevertheless to sny regulations as may be prescribed by the Assoctation in gencral meeting from time to
time, provided that no regulstion made by the Association in general meeting shall invalidate any prior
act of the Trustee Committee which would have been valid if such regulation had not been made, which

aforementioned powers shall not include the Agricultrual Enterprise whatsoever,
9.2 The Trustee Committee shall have the right to vary, cancel or modify any of itz decisions and
resolutions from time to time.

9.3 The Trustce Committee shall have the right to co-opt onto the Trustee Committee any person or
persons chosen by it. A co-opted Trustee shall enjoy all the rights and be subject to all the obligations of

the Trustees.

94 The Trustee Commirtee may, should it 5o decide, investigate any suspected or slleged breach by any

Member or Trustec, in such reasonable manner as it shall decide from time to time,

9.5 ‘The Trustees may make regulations and rules not inconsistent with this Constitution or any regulations

or rules prescribed by the Association in general meeting:

9.5.1  asto the settlement of disputes, generally;

9.5.2 for the furtherance and promotion of any of the objects of the Assoclation;
9.5.3 for the better management of the affairs of the Association;

9.5.4 for the advancement of the interests of Members;

9.5.5 for the regulation and control of the conduct of Members and occupants while in the estate,
whether on erven or on the common property (excluding the Agricultural Enterprise which

vests with the Developer);
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9,5.6 governing the manner and methods of the use of the common property by or on behalf of the

Members of the Association or any accupant;

9.5.7 for the conduct of Trustee Committee meetings and general meetings;

9.5.8 to assist it in administering and governing its activities generally; and shall be entitled to
cancel, vary or modify any of the same from time to time. Further to monitor and report on

the services and maintenance provided by the Developer in terms of the Services and

Maintenance Agreement which has been entrenched and is annexed hereto marked Annexure

" bll‘
9.6 For the purpose of transacting its business as provided herein, the Trustee Committee shall be entitled
to open and operste a banking account in the name of the Association at a registered banking

institutdon.

10. OTHER PROFESSIONAL OFFICERS (*existing clause*)

Save as specifically provided otherwise in this consritution, vhe Trustes Commitice shall at all imes have the rights to
chgage on behall of the Association, the services of Accountanty, Auditors, Attorneyy, Advocates, Architeets,
Engincers, any other professional person or fieem and/or any other employee/s whatsoever, for any reasons deemed

necessary by the Trustee Conymitter and on such terms as the Trustee Commities shall decide,

10, OBLIGATION TO BUILD” {*new clause added®)

10.1 The Member acknowledges that the erection of a dwelling and the establidimens and lantdicaping of 2

garden on every erf shall: ~

10.1.] in the case of a sale concluded as between the Developer and the first purchaser of an erf,
commence within 24 {twenty four) months of the date of registration of transfer of the erf into

the name of the sald first purchaser and shall be completed within 36 (thirty six) months

thereifter; or

10.1.2 in the case of a sale concluded between a Meamber ather than the Developer, and a bona fide
purchaser of an erf, commence within 12 {twelve) months of the date of registration of

wrensfar of the erf into the name of the said bona fide pmﬂw and shall be compieted within
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19.2 The instrument appointing a proxy and the Power of Attorney or other authority (if any) under which it

is signed, or a certified copy thereof shall be deposited ot the office at any thne before the time

appotnted for the commencement of the meeting, or adjerrned meeting, at which the person mamed in

the instrument i3 proposcd tn vote. No instrument appointing a proxy, shatl be valid afier the
expiration of 12 {twelve) months from the date of its execution,

19.3 A vote given in aceordance with the terms of an instrument of proxs shall be valid nmwilhslanding the

previous death of the principal or revocation of the prosy, provided that no intimation in writing of the

death or revocation shall have been received by the Trustee Commitee at least one hour before the

time fived for the holding of the mecting.

VOTING

20.1 At every general meeting, every Member in person or by proxy and entitled to vote shall have one vote
for each Erf registered in his name subject to the provisions of paragraph 4.,1.2 hereof. The Developer
shall be entitled to a single vote in respect to each erf held by it, in terms of the general plan and in

accordance with the deeming provition of paragraph ¢.1.1 above.

I~
=4
o

Save as expressly provided for in thuse preseats, no person other than a Member duly registered, “who
i not under suspension and who has not had voting rights suspended in accordance with clawve 26,1.3,
shall be entitled 10 be present or to vote on any question, either personally or hy proxy. at any general
meeting.

20.3 Atany general meeting a resolution put 10 the vote of the meeting shall be decided on a show of hands,

unless either prior to or on the declaratinn by the Chairman of the result of the show of hands, a poll is

demanded by any persan entitled to vote at sich meating,

204 Notwithstanding the previsions of 20.3 aforesaid, voting on the election of a Chairman of a general
mecling (il necessary) or un any guesbion of adjournment, shall be decided on 2 show af hands by a
majority of the Members preseat in person or by prosy, and entitled 1u vole,

20.5 Every vezolution and every amendment of 2 resolution proposed for adoption by a general meeting shalt
be seconded ar the meeting aned, if not seeonded, shall not be voted upon,

206 An ordinary resolution (that is a resolutdon uther than a épecial resolution) or the amendment of an
ordinary resolution, shall be carried un 3 simple majority 'of all the vates caxt therean, and an abstention
shall not be counted as 4 vote for or against the rezolution in qiwstion. In the case of an equality of
votes, whether on a show of hands or on a poll, the Chairman of the general meeting shall be entitled to

a casting vole in addition 1o his vote as Member, aubjeat to Clause 6.3 in favour of the Developer,

1207 Notwithstanding avything contained in this constitution, any resalution or the amundment of 4
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20.7.1 which would have the effect of amending or repealing any part of this constitution, ar

20.7.2 which would have the effect of smending or vepealing paragraph 31 of this constitution which
paragraph precludes subdivision or rezoning of the erven or the ercevion of more than ane
dwelling per erf, or

20.7.3 which would have the effect of amending or repealing paragraph 32 and 33 dealing with the
Urban and Architectural Review Controts Manual the Architectural Conteols, shall require a

75% (three quarters) majority of all Alembers entitled to voie before the resolution mav be

passed, which shall be knnwn ag a special resolution.

20.8 Unless any Member present in person or by proxy at a general meetng shall before closure of the
mevting have objected 10 any declaration made by the Chairman of the meeting as 10 the result of any
voting at the mecting, whether by show of hands or by poll, or o the propriery or validity of the
procedure at such meeting, such dectaration by the Chairman shatl be deemed 1o be o true and corrert
statement of the voring, and the meeting shall in all respeets be deemed 10 have bren properly snd
validle congtituted and conducted, and an entry i the minutes 1o the elfect that any mution has been
carvied oy Jost, with or without a record of the number of votes ecorded in favour of or against such
mation, shall be ronclusive evidence of the vore so recorded if such eney conforms with the declaration

made by the Chairman of the meeting as to the result of any vonng at the meeting,

21, FINANCIAL YEAR END

The financial Year End of the Association is the end of February each year,

22.  ACCOUNTS

220 The Association in a general mecting or the Trustee Committee, may trom time 1o lime make
reasonable conditions and regulations as the time and manner of the inspection by the Members, of
the accounts and buoks of the Association, or any of them, and subject to such condittons and
regulations, the accounts and books of the Association shall be apen to the inspection of Members ar all
reasonable times during normal business hours

22.2 At each Annual General Moeting the Trustee Commitiee shall tay before the Assoviation a proper
income and expenditure account for the immediately preseding financial year of the assaviation, or i
the case of the first account, for the pcr'wd since the incorporation of the Association, together with 3
proper balance shect made up ax at the lasy financial year of the Asrociation Lvery such balance shent
shall be :u:(:nmp.mi-,-d by proper extensive reports of the Trustee Committee and the Auditors, and
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30.

DEALINGS WITH THE COMMON PROPERTY

$0.1 Neither the whale nor any portion of the common property shall be:

30.2.1 sold, alienated, otherwise disposed of, subdividud or tranderred; or

30.2 2 subjected (o 2 mortgages or

30.2 3 subjected to any rights, shether registered in the Deeds registry or stot, of use, ootypration or
= — *

servisude. save those enjuved by the Members of the Assocwation in terms hareof, ot which

allow for agriculturd) ‘activities to be conduictedl similar in fature to the Agricultural

Enterprise; or'!

30.24 builcupon, improved or enhanced in value by the canstruction ol bukdings, erection of
- ”

(acilities or amemities, other thap as vomained i this conitution and in the approved faynut

plan, without the sanction of 3 sprcial resolution of the Members of the Association.

31.

32.

NO SUBDIVISION OR REZONING AND NOT MORE THAN ONE DWELLING

31 1 No Member shall be entitled to subdivide or rezone his erf, it being nated that that Erf 228 has heen

zoned as the Hotel and Related Facilities Develapriwent, logethcr with the Agricullural Enterprise.
which shall enjuy a separate zoning status commensurate with i1z function as main farm complex for the
cultivation, harvesting, processing and marketing of the produce of the agricultural property, together
which the Commervial Component, bring Erf 229, comprises of with the Winery, Restaurant, Farm

Stall, the Chaped, Conference facilities being zoned as Commercial.

31.2 No more than one dwelling together with sauch owthuldings as are ordinarily required to be used in

comeetion therewith, shall be erected on any Member's orf in accordance with the UADC Manual,

BUILDING STANDARD RULES AND AESTHETIC APPROVAL

321 1t is recorded that the Trustee Conumitree has apponted the Benguela Cove Urban and Architectural

Design Review Committeé which comprises of B o oo R st and two Members
appointed by the Developer. In compliance with paragraph +.6.2 abuve no owner of any exl shall be

entided Lo build on his erf or effect any improvement thereto or erect auy structure thereon without

100t April 2005, Martan Dicssoer, _'ﬂlleIT-Sqm-ml-Rc-s-nlmmn-u‘)-('unummdm--.m-.hl\'m' slragri-husitiss
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ANNEXURE ‘E’

OVERBERG DISTRICT COUNCIL
BY-LAW RELATING TO THE CONTROL AND USE OFTHE BOT RIVER ESTUARY

Definitions 1. In this by-law, unless inconsistent with the context — “authorised officer” means any person
authorised by the Council to perform the functions of an authorised officer under this by-law or a member of the
South African Police; “boat” or “vessel” means any conveyance capable of floating on or in water or designed to
pavigate on or in water and includes, but is not restricted to a motor boat, sailing boat, sailing board, rowing
boat, canoe, paddleski, power boat, fishing boat, jet-driven boat, fiat-bottomed boat, ferry, houseboat, water
cycle and raft; “bow” means the front part of a vessel; “canoe” means a vessel designed to be propelled by means
of paddles without any mechanical assistance; “Council” means the Overberg District Council; “due date” means
30 June of every year or such other date as may be determined by the Council; “éstuary” means the Bot River
Estuary within the area of jurisdiction of the Coundil; “helmsman” means a person who steers or controls a
vessel; “houseboat” includes any vessel, irrespective of whether or not it is propelled under its own power, upen
which facilities for day or night accommodation or for any kind of food preparation have been provided, or a
vessel upon which any kind of toilet or washing facilities have been provided; “inland waters” such estuary within
the area of jurisdiction of the local authority which promulgated this by-law; “vicinity of the estuary” includes the
properties adjacent to or in the immediate vicinity of the estuary; “operate” or “coptrol” or any like expression, in
relation to a boat, means to launch, use, sail, navigate or moor a boat or to permit a boat to be launched, used,
sailed, navigated or moored on the estuary, or to have a boat, or to permit a boat to be, on the estuary;
“permissibn" means the written permission of the Council; “port” means the left side of the boat as seen from the
stem; “power boat” means a vessel propelled by means of an engine or other mechanical apparatus, either in- or
outboard, irrespective of whether or not such engine or apparatus is the main source of power;

“registered boat” a boat issued with an identification number in terms of to section 6 of the by-law;

“rowing boat” means a vessel designed to be propelled by means of oars without any mechanical assistance;

“sail” or “under way” means the situation of a vessel when it is not anchored or moored or on dry land;

“sailing boat” includes every boat which is under sail and is not propelled by mechanical power;

“starboard” means the right side of the boat as seen from the stern; “stern” means the back part of a vessel;
“visible” means visible by somebody with reasonable eyesight during a dark night when the atmosphere is clear;
“water area” means the water level between the banks of the estuary at any specific time; “water ski” means to ski
or skate on or in the water with or without the assistance of any kind of skating apparatus and where the water-
skier is towed by a vessel by means of a towing-rope; “water-skier” or “skier” a person water-skiing,

!
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OPERATION OR CONTROL OF BOATS ON THE ESTUARY

No person shall operate or control any boat or vessel on the estuary, excluding a canoe, paddlesid, sailing board
and rowingboat, unless such boat has been {fnsed by the Council or a temporar): permit has been issued for
such boat in terms of this by-law and the identification number allocated by the Council is displayed according to
the provisions of this by-law.

No person under the age of sixteen years shall operate and control I a boat equipped with 2 motor of 4.5 kW or
more, unless such person is accompanied by a person over the age of sixteen years. Where any licensee of a boat
allows any person who, in the opinion of an authorised officer, is not competent to operate or control such boat
efficiently, to operate or control it, such officer may direct the licensee not to allow sach person to operate or

control such boat, and if the licensee thereafter continues to allow such person to operate or control such boat,

{a) in a reckless or negligent manner;

(b) while under the influence of intoxicating liquor or a narcotic drug, or while the percentage of alco-
hol in his blood is 0,08 or more, expressed in grams per hundred millilitres of blood;

(c) while suffering from an infirmity which renders him unfit to do so;

(d) in a manner dangerous to the public or to the occupants of such boat or in a manner alculated to
endanger or damage any property or facility, regard being had to all the circumstances of the case;

(¢) in a manner which constitutes a nuisance;

(f) without reasonable consideration for the rights of other persons using such estuary;

(g) while it is leaking oil, petrol or any toxic or noxious substance;

if the boat is not registered and licensed by the Council and the identification number issued in respect of the
boat, is not permanently affixed thereto in figures of a size and colour determined by the Council.

Equipment of vessels

No person shall use any vessel, excluding & canoe and paddleski, with regard to the provisions of subsection (1)(c)
and a sailing board with regard to the provisions of subsection (1) {(b) and (c), on the estuary unless the following
equipment is on board;-

(a) An effective life-belt, life-buoy or other floating device for each person on board;

(b) sufficient and suitable oars, paddles or a pole to land the vessel;
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a pump or other suitable bailer, unless the vessel has been designed to float with the maximum permissible
pumber of persons on board even if it is waterloggeil; in the case of a power boat which is used to tow a water-
skier, suitable water-skiing rear mirror and a red flag of 300 mm by 300 mm; in the case of a power boat, an
effective whistle or siren which can be employed to prevent collisions; in the case of a power boat, an effective
fire-extinguisher; an effective flame-arrester for each carburettor of any petrol engine on the vessel except an
outboard engine; an effective silencer on the exhaust of an engine-driven vessel; the following lights, which must
be visible at a distance of at least 200 meters, when the vessel is used between sunset and sunrise:

() in the case of a power boat or sailing boat, 2 white light visible from all directions;

(i) in the case of vessels such as a sailing boat, canoe, sailing board and a paddleski, a lantern or flash-

light which may be shown in order to prevent collisions; a suitable container for refuse;

a suitable anchor with a sufficient anchor line.

All life-saving apparatus on board a vessel in the water must be in go_od warking condition and within easy reach

for immediate and effective use.

Rules for boating

No person shall leave a vessel unattended in the water area unless it bas been properly anchored, moored or
removed to dry land a safe height above the water level,

No vessel shall be moored or launched at any place other than that indicated or approved by the Council and an
authorised officer of the Council may move any vessel or moor it at any other place without the consent of the
ovner if he deems this to be in the public interest.

No vessel shall be moored to any other vessel or to a marker, buoy or other navigational aid.

The helmsman of any vessel must ensure that he can at all times exercise full control over the vessel while it is
under way.

The helmsman of any vessel towing a line, cable or rope for any purpose whatsoever, must ensure that he does
not thereby endanger any other person or cause any inconvenience.

No person shall handle a vessel or allow it to be handled in such a manner that it endangers or creates a nuisance
to any other vessel or the occupants thereof or to other persons or property or installations in the water or at the
water’s edge.

No power boat which is under way and no person practicing water-skiing in the estuary, shall approach closer
than 100 meters from any spot where people are swimming or closer than 100 meters from the side of the water
or closer than 50 meters from any other vessel, unless —

(2) circumstances are such that the said distances cannot be maintained;
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(b) assistance is being given in an emergency situation; or
(c) the power boat or any water-skier towed by it is landing leaving the shore;

Provided that when the prescribed distances are not maintained, the power boat must immediately reduce its

speed to less than 10 km per hour.

No person shall be on the bow, forward deck or gunwale of any power boat which is under way unless sufficient

safety rails or guard rails have been installed, and no person shall jump or dive from any power boat which is

under way, except when help is being given in an emergency or whien it is necessary to mooy or to land the
power boat.

Where it is possible, a vessel shall be piloted in such a manner that the median line of the sailing area shall always

be on the port side of the vessel, in other words all power boats must move in an anticlockwise direction.

(10)  Whenever two vessels approach each other head-on or approximately head-on, each must be piloted in

such a manner that it passes the other on its own port side and, subject to the provisions of subsection
(7) at such a distance and at such a speed that the wake of cither of the vessels shall not endanger the
other.

(11) (@@ No vessel shall pass another vessel which is proceeding in the same direction, unless it is sefe to do
so and such vessel shall, when it does so, pass the other vessel on its port side and, subject to the
provisions of subsection (7), at such a distance and at such a speed that its wake-shall not endanger
the other vessel.

(b) A vessel which is passed shall maintain its speed and direction until the passing vessel is safely past.

(12)  Whenever two vessels approach each other in a manner other than referred to in subsections (10) and

(11), the vessel which finds the other on its port side shall maintain its speed and direction and the vessel
which finds the other on its starboard side shall stay out of the way of the other vessel by changing its
direction to starboard so as to pass the other vessel from the stern and shall if necessary stop or reverse
to avoid a collision.

13 (2) Whenever two sailing boats are approaching one another in such 2 way as to involve risk of
collision, not withstanding the provisions of subsections (10), (11) and (12), they shall keep out of
one another’s way as follows:

[6)) ‘When each has the wind on a different side, the vessel which has the wind on the port side
shall keep out of the way of the other;

(i) when both have the wind on the same side, the vessel which is to the windward shall keep
out of the way of the vessel which is to leeward.

(b) For the purpose of this subsection, the windward side shall be deemed to be the side opposite to

that on which the mainsail is carried.
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(14)  To avoid a collision between vessels, a power boat shall give way to all other vessels, and a rowing boat or
a canoe shall give way to a sailing boat when circumstancés require it, not withstanding the provisions of
subsections (9), (10), (11), (12) and (13): Provided that this by-law shall not give the right to the helms-
man of any vessel to unnecessarily obstruct or interfere with the course of any other vessel.

(15)  The helmsman of any vessel shall maintain a safe and cautious speed in the area where vessels are
moored, where angling is taking place or where buoys and placed, and whenever visibility is obstructed
due to fog or ather causes he shall pilot the vesse] under his control in such a manner that people, other
vessels or other property are not endangered.

(16)  No vessel shall follow closer than 100 meters in the wake of a water-skier.

(17)  No vessel or vehicle which is propelled by means of a propeller above the water, shall be used in the
water area.

(18)  Except in the case of an emergency, no aeroplane shall Jand in or take off from the water area,

(19)  No boat shall be left on any slipway except for purposes of repair.

Water-skiing — where allowed

)] No person shall practice water-skiing on water unless an effective life-belt or other floating device is
attached to his body.

No steel or metal cable or steel wire shall be used to tow a water-skier.

The helmsman of any vessel which tows a water skier-shall, before such water-skier is taken in tow, ensure that

the water skier is familiar with the distress signal for water-skiers, namely drawing the hand across the throat.

No water-skiing shall be practised between sunset and sunrise and the Council may also prohibit water-skiing at

other times.

No vessel shall tow a water-skier unless a second person older than 14 years is present in the vessel to observe

the water-skier.
No water-skier shall drop a water-ski except at a spot where the discarded water ski does not constitute a danger
to any other water-skier or vessel.

As soon as a water-skier drops the towing-line, the helmsman of the vessel towing the water-skier shall pull in the
towing line immediately and if the water-skier has dropped the towing line by accident, the said helmsman shall
turn the vessel immediately and take the water-skier in tow: again or take him aboard.

‘Water-skiing shall be permitted in designated areas only in accordance with Proclamation 357 dated 28
September 1972 as published in Official Gazette 3691 dated 6 October 1972.

When a skier falls, a red flag measuring a minimum of 300mm x 300 mm shall be held up and kept up until the

skier boards the boat or resume skiing,
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Registration and licensing of boats

)

o)

3

)

)

®)
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®

(10)

Any person intending to operate a hoat on the estuary shall apply in writing on the prescribed form to
the Council for a registration and licence for such boat.

Any such application shall be accompanied by the fees, as

determined from time to time by special resolution of the Council, which shall be refundable if the
application is not approved.

A boat in respect of which an application for a licence has been made, shall be submitted/for examina-
tion by an authorised officer of the Council at a date, place and time appointed by the authorised officer
unless such applicant is advised by the authorised officer that such examination is not required.

When considering applications for licensing, the Council may distinguish between riparian and non-
riparian owners, boats belonging to land-owners, house-owners or residents, and boats belonging to
non-land-owners, non-house-owners or non-residents, so as to Jimit the number of boats which may be
licensed.

The Council may approve or refuse to approve such application and may, in approving it, impose such
conditions as to the manner of operation of or repairs or alterations to such boat as it may deem neces-
sary in the interests of safety or to ensure compliance with this by-law.

The Council shall refuse to approve an application if it is satisfied that the operation of such boat will -
(a) be a source of pollution in the estuary or the vicinity of the estuary;

(b) cause a nuisance;

(c) or constitute 2 danger to persons using it to the public or any section of the public.

The registration of a boat not transferable from any person to another or from any boat to another
except where an owner of a reg_istered boat in terms of this by-law transfers his registration to another
boat belonging to him with the written permission of the Council.

The registration shall specify the name of the person to whom it is issued, the maximum number of per-
sons permitted to be carried in the boat, the type and overall length of the boat, the maximum power of
the engine and the identification number allocated to the boat.

Registration and licensing will solely be at the discretion of the Council and reasons will be given if it
refuses to register or license a boat.

The Council reserves the right to limit the number of registrations issued per person.

Validity of licences and displaying of tokens

M

The licence of a boat expires on the 30th of June every year and is valid for a period of twelve months or

such shorter period as may be determined by the Council.
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The Licensee of a boat shall forthwith affix the license or cause it to be affixed to such boat in 2 manner

acceptable to the Council.

Automatic lapsing or cancellation of licences

M

@

A licence shall lapse automatically if a boat has been removed by or on the authority of the Coundil in
terms of section 14.(4) on account of pollution being caused in the estuary.

If the Council is of the opinion that a boat no longer qualifies for licensing in terms of this by-law or in
terms of any conditions on which the licence was issued, the licence may be cancelled after notice of

thirty days to that effect has been given to the licensee, at the address on the licence.

Cancellation of licences

M

)

The Council may cancel any licence if —

(2)  itis satisfied that the boat in respect of which such licence was issued is no longer safe or
seaworthy, or is a source of pollution in the vicinity of the estuary, or is operated in a manner
which constitutes a nuisance or danger to other boats or to the public or any section of the public;

(b) the boat is transferred, sold or disposed of or if the Council is satisfied that the licensee has ceased
to exercise control over the said boat or to supervise it; or

(c) the licensee has been convicted of an offence relating to the operation or control of a boat in terms
of this by-law.

If the Council cancels any licences in terms of this by-law, the authorised officer shall forthwith notify

the licensee of such cancellation, at the address an the licence.

Fixing of tariffs, fees and levies

M

@

€))

The Council may by special resolution determine tariffs, fees and levies for the licensing of boats and the
provision of discs and tokens.

In fixing tariffs, fees and levies in terms of subsection (1) the Council may distinguish between various
classes of boats making use of the estuary or any facilities, or in respect of their size, method of propul-
sion or use, or may make any other distinctions which, in the opinion of the Council are relevant in fix-
ing such tariffs or fees.

Any application for the licensing of a boat or the use of any facilities by any boat shall be accompanied by

the prescribed fees as determined by the Council.

Fouling and poliution of the estuary (1)

No person shall, while he is in the water area —

(a) use indecent, offensive or improper language;

(b) behave in an offensive, improper or disorderly manner;



145
\0(9' 23]

25|9%
Appendix 3

ﬁn EIJ JE)L-—}‘
Q' - AR "y g
LAGOON w I NE BSTATE

(c) stay, bathe or sunbathe in the nude or not properly clothed,

(d) whether on a vessel or not;

(e) wilfully or negligently do anything which will cause an inconvenience to any ather person using the
water area, or which may disturb the peace.

(2) No person, except with the permission of the Coundil and in compliance with the provisions of the Sea-
shore Act, 1935 (Act 21 of 1935), shall allow any sewer pipe or tank to discharge into the estuary or
allow any other waste water from any other source to drain into the estuary.

3) No substance such as petrol, oil or any toxic or noxious substance shall be deposited or disposed of in
the estuary.

“) No bottles, cans, garbage or refuse of any kind whatsoever shall be thrown into the water or onto abut-
ting land or any facility except in receptacles furnished for that purpose.

)] Nao person shall by any act or omission, whether directly or indirectly, allow a nuisance or the creation or
continuation of a source of danger, or allow any interference with the convenience or comfort of persons
in the vicinity of the estuary.

(6) Any person fouling or polluting the estuary, any Jand adjacent thercto or any facility in connection there-
with shall be guilty of an offence.

Powers of authorised officers

1) Any person who operates an unlicensed boat on the estuary or contravenes any provision of this by-law,
may be ordered by an authorised officer to remove such boat forthwith from the estuary or to cease such
contravention, and non-compliance with such order shall constitute an offence.

(2) Any authorised officer shall have the right to board a boat at any time and to inspect it for the purposes
of ensuring compliance with the provisions of this by-law.

3) Any person who is authorised in writing by the Council may, in the water area —

(a) investigate and test, any vessel or part thereof or any equipment thereon in order to determine
whether the vesse! is suitable for navigation on or in the water and whether any particular pravision
of this by-law has been complied with;

(b) call for any information regarding the vessel from the helmsman and may, if the helmsman is unahle
to furnish the information, order him to remove the vessel forthwith from the water area until
such time as the request can be complied with;

(c) require the helmsman to furnish his name and address or the name and address of the owner of the

vessel and any other information required for identification purposes;

(d) require any other person in the vessel other than the helmsman, to furnish his name and address as
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well as any other information required for the identification of the helmsman or the owner of the
vessel;

if it appears to him that the helmsman of any vessel, owing to his physical or mental condition,
irrespective of how this originated, is not capable of steering the vessel or in control of it, forbid
the helmsman temporarily from continuing to steer or being in control of the vessel and may make
any arrangements which in his opinion are necessary or advisable for the safe disposal of the vessel;
if it appears to him that the load or number of persons transported in any vessel is more than the
vessel was designed or built to carry or more than can be transported in reasonable safety under
prevailing conditions, forbid the helmsman of such a vessel to proceed until the load or the number
of persons has been reduced in the manner he considers necessary or advisable;

if it appears to him that any vessel or part thereof is unnavigable in or on the water, order the
helmsman to remove the vessel forthwith from the water area until such time the vessel or the part
thereof has been made navigable in or on the water; .

if it appears to him that any of the equipment prescribed by this by-law is not on board the vessel
or in a good working condition or not easily available for immediate use on board, order the
helmsman to remove the vessel forthwith from the water area until such time as all the provisions
of this by-law regarding equipment have been complied with;

remove any fishing red or line that has been left unattended, from the river, if, in his opinion, the

rod or line constitutes a threat to the safety of others.

) (@) No person shall obstruct or interfere with any authorised officer whilst the latter is engaged in the

execution of his duties, and

(b) no person shall refuse to furnish his/her correct name and address when requested to do so by an

authorised officer,

Deleg_aﬁon of power

13. The Council may delegate and/or transfer any powers conferred on it under this by-law, with the excep-

tion of the power to levy or determine fees, to any person or persons or organisation, and such person

or persons or organisation shall, after such delegation or transfer, have the same power as the Council

would have had in terms of the provisions of this by-law.

Removal of boats from the estuary

4. (1)

If the owner of an unlicensed boat fails to remove such boat from the estuary after having been

requested to do so by the Council or any autharised officer, the Council may remove such boat

forthwith.
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) (3) In the event of the Council cancelling any licence, or if any licence expires or lapses in terms of
this by-law, the owner of the boat, the licence of which has expired or lapsed or has been can-
celled, shall immediately remove such boat from the estuary.

(b) 1f the owner of a boat, the licence of which has expired or lapsed or has been cancelled fails to
remove such boat from the estuary within thirty days after such licence has expired or lapsed or
after notification to him of the said cancellation, he shall be guilty of an offence and the Council
may remove such boat forthwith.’

3) Any boat in or on the estuary for which the fees as prescribed by thie Council are in arrears for more

than thirty days, may be removed from the estuary by the Council after written notice of the Council’s

intention has been given to the owner or licensee.

@ If; in the opinion of the Council, any boat constitutes a danger in the estuary or causes pollution by the

discharge of petrol or oil, such boat may be removed forthwith by the Council.

Where the Council is entitled to remove a boat, an authorised officer may make any arrangements

)

considered necessary by him to ensure the removal of such boat, and the Council may recover the cost of
such removal from the owner.

&) If boats removed from the estuary in terms of the provisions of subsections (1), (2)(b) or (4) are not
claimed within ninety days after such removal, or in the case of boats referred to in subsection (3), with-
in ninety days after the said written notice has been given and all fees in arrears have been paid, the
Council may confiscate such boat or bosts by court order to claim fees in arrears.

Exception from liability in respect of injury and/or damage

[¢)) The Council shall not be liable for any injury which is sustained by any person using the estuary or any
facility, or for damage to any property thereon, whatever the cause may be.

(2) (a) The Council as a whole, individual councillors, any person or independent contractor in the serv-
ice of the Council or any authorised officer shall not, except in the event of any wilful act or omis-
sion on the part of the Council or the said persons, be liable for any Joss or damage to property
which is caused by or arises out of or in connection with anything which is done or performed in
good faith in the exercise or performance of a power or duty conferred or imposed in terms of
this by-law. '

(b) If any question arises as to the good faith of any such person, his good faith shall be presumed
unless the contrary js proved.

General
1 NeTaon shall i thie Trater arga, Withoue th PRaT )
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@
(b) keep or usc any house boat;
©
(d) hold any fishing competition, or

(e) hold any race, meeting or regatta.
) When the Council grants its authority in terms of subsection (1), the Council may set the conditions
which it sees fit in the
circumstances in any particular case, to ensure the safety of the public,
A) No person is allowed:
(a) to fish from any bridge;
() to scuba dive, spearfish or use fish nets other than a landing net or casting net in the estuary with-
out a permit, or
(©) to catch fish without a licence.
“) The following is prohibited;
(a) any form of organised power boat race on the water area of the estuary, and
(b) hovercraft, jet-driven craft (jetski’s) and seaplanes are specifically excluded from using any part
of the water area of the Botriver estuary.
Penalty
17. Any person who contravenes any of the provisions of this by-law or refuses to comply with any order
lawfully given there under by the local authority shall be guilty of an offence and liable upon conviction
to a penalty as prescribed in section 215 (3) of the Divisional Councils Ordinance, 1976 (Ordinance 18
of 1976).

Waiver of by-law
18. The Council may, if it deems it desirable to do s, waive compliance with any provision of this by-law, or

permit deviations, exceptions and exemptions in respect of any provisions of. this by-law, subject to such

conditions as it may deem fit.

PN.481/1996 15 November 1996

Signed by the Purchaser on the - day of e

11
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From: penny.streeter@benguelacove.coza 4
Subject: Re: Portions 210 & 220 of Farm 575, Benguela Cove (Consent Uge, Determine Admin Penalty) // questions by ‘ P

Digssner Family Trust 246
Date: 25 April 2023 at 20:03
To: Mariin Digssnar martin diessner@gmail.com, BC SA HOA hoa@benguelacove.co.zs, hoaaccounts @benguelacove.co.za

Cc: Martin Diessner martin.diessner@me.com

Dear Martin, please find answers 10 your questions below. Please note that the notice was submiited late to owners and an
extension {o the time limit will be circulated shortly. t hope you dont mind but | would liks to circulate your questions, which |
fee! address soms of the questions from members via the whatsapp group, please confirm this is ok with you?

On 4/24/23, 9:54 PM, "Martin Diessner” <martin.diessner@gmail.com> wrote:

Dear Trustees,

We confirm the receipt of the below nofice. Somehow the emall ended up in funk folder, although we nomnally receive emalls
from the HOA without any izsues. Whan you respond pis include <marin.dissener@me.com> which permits all incoming mall

without any fiker.
Befare we consider responding to the application, can you please address the following items:

1) Pleass provide us with a copy of the titie deed(s) relating to portion 210 and 220 of Benguela Cove. it appears that this is
T77627/2017 in Annex C, ho_wever.AnnaxCisnothdudedinMappllmﬁon.

Thenpp!ieaﬁonbelngmmmmmmmmmmmmwmmmwmmemd

Pereonal information act (POPI). ﬂmhddemmerdmmwmdﬂﬂedeeds,unﬂlsmwwsmlamnmeatme
municipality for inspsction as indicated in the advertisement that was sent to the interested and affécted parties.

2) PlenseprovideuswithaeopyofmaAnnng-powarundmsoluﬂmwMehlsnmlmluded in the appéication.

See comment above.

23 Can you please slaborate why the HOA and not BCI has submiited this application to Overstrand Municipality? (Please
confirm that BCI and not the HOA is the owner and operalor of the pontoon boat)? -

ThepropeﬁiesfromwhluhtheLadyaomlelsupemtedareowmdbyﬂ»HOAandﬂmMorehopowsro!mmyfmmﬁnHOA
was required for the submission of the application. Benguela Cove Investments is the ownsr and operator of the pontoon boat.

4)Whylsmsconsemmeappﬁcationnecemw7l1wmemmisrbmlimdinmeﬁm:re.menwhylsmspomoonboat
operating now? Seems Just contradictory.

Thammmbmqmmdweorﬁnueﬂmopemﬁmsmmudyaomhasmopemnmbmgamasammaﬂonalmdmy
for which epproval of a consent use for a tourist faciity is required. The operations of the pontoon boat were discussed with

Cape Nature and the Overstrand Municipality and thelr firisl comment on the consent required. A number of years have passed
without any feedback forthcoming. mwmmmmmyimmmatmwmaMmma

touriem facility is required.

it Is not currently being charged for and a price has not yet been determined.

8) Are and/or will any income of the tour operating business be shared with the HOA and/or any property owners of the
Benguela Cove estate?
No this forms part of the activities of Benguela Cove Invesiments, the owner and operetor of the commercial area and farm.
9)IammtonmeHOAWhatsAppgroupandmywﬂedoesnmncallhnvhgseenanysuwaymngm HOA members if the

ma]oﬁtydthgpmpenyawnpmwﬁponsuchanappiicauon.}nparﬁwlarpmpeﬂyownersad}acemtomoeﬂecwdewsnmoand
2207 Can you please advise it any property owners have been consulted prior to this application by the HOA and if yes provide

more background?
No consuliation with these owners has tiken place.
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10) Who is paying for the application, BC or the HOA?
The cost of the appBication is being carried by BCI.

1) The application of consent use as tourist facility is rather wide (cee appiication page 4 - shooting range, gift shop, cafes,
elc). How is the HOA managing the risk thal, il the application wes to ba approved, the consent use as tourist facifity of the
effected erven is not abused beyond the desired commercial boat operating facifity? From the outset it appears that once the
consent use is approved, anything that falls within the approved extension will be permitted?

The appiication has been submilied for a tourism facillty and although the definition mey be broad, It Is indicated In the circulated
advertisament and application document that the application only appliss to the Pontoon Boat. No other tourism facility is
inciuded in the application.

Once we recelve the above information, we will be able to delermine if we need to comment/object to the application or not,

Many thanks
Martin Diessner

On Behatf of The Diessner Family Trust
Benguela Cove 246

On 12 Apr 2023, at 15:03, hoa@benguelacove.co.za wrole:

Dear Homeowners

Please find seff — explanatory note for your attention.
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OWNERS ASSOCIATION

Developers report

We have seen an increase in building activity and plot resales to individuals who obviously intend to
construct houses. BCl is also finalizing details to construct another four houses. Plot prices have now
made an amazing recovery. Benguela Cove as well as being a great place to live is a great investment.

Benguela Cove Wines will shortly be available throughout South Africa via a respected retailer. Large
volumes are being sold across the globe. We have again won numerous awards including 5 Star Platters.

BCI is working on a plan for an extension to the Cellar and the Agriculture Centre area surely a
testament to our wines and our wine maker Johann Fourie.

All jocal authorities are aware of operatlons but ; ;
A ETsETEbe YTt GEmear fie s “This has heen mnning sutcessfully fora number af years
and your support for the appllcatlon will be appreciated. The transport methodology will not change, all
guests are escorted to the pontoon.  The boat is correctly licenced.

Benguela Cove Is now very much on the map and the Estate is gradually maturing and a great place to

live,

Benguela Cove investments

Higk#ea

April 2023

BENGUELA COVE HOME OWNERS ASSOCIATION
Benguela Cove Lagoon Wine Estate » PO Box 327, Beliville 7535 « Walker Bay » Western Cape ¢ South Africa
Tel: +27 (0)21 944 1041 » Fax: 0B60 967 524 » info@benguelacove.co.za * www. benguelacove.co.za
Trustees: PM Streeter OBE » NW Rea * SE Kent « J Pieterse
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Attention: From 30 April. Benguela Adventure will be tempoiarily closed foi the winter O
thawing, we'll be sure to open our doors again.

BUY WINE BOOK A TABLE BOOK A ViILLA

WINE DINE VISITUS  EVENTS

ACCOMMODATION ABOUT CONTACT

The pontoon boat cruise is complimentary for two people when you buy any case of wine - 6 botties
or more at Benguela Cove.

Pontoon cruise available Wednesday to Sunday - weather permitting, 10:00 | 12:00 | 14:00 | 16:00

Booking essential: 087 357 0637 | info@penqguelacove.co.za

A perfect way to experience our nautical property is by taking a cruise on our pontoon. Climb aboard the

Lady Bonnie and enjoy a Scenic trip across the lagoon. Arrive an hour before the departure time to stock
up on refreshments.

-

CONTACT OPENING TIMES QUICK LINKS

Powered by Dineplan

DETAILS

Open Every Day @ Book Now V5

23

htps://www.benguel o0 za/boat-attracti
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Subject: Fwd: Thank you for your reservation
Date: 28 April 2023 at 14:50
it P m—

Sent from my iPhone
Begin forwarded message:

From: Benguela Cove <info@benguelacove.co.za>
Dats 27 April 2023 at 17 00" 15 GMT+2

s“blect Thank you for your reservatlon

LAGOONE;W!NE ES'I'A‘I'E

Reservation Confirmation
L HensE

Thank you for your reservation. We look forward to seeing you on
Apr 29, 2023.

Below you will find information about your reservation.

All Aboard the Lady Bonnie - we can't wait to set sail with you.

Join us for a relaxed boat trip on the Lady Bonnie pontoon across the
moody lagoon, as you take in the natural biosphere of our nautical
estate and the surrounding mountains, vineyards and nature reserve.

£
&l
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« WHAT TO WEAR: It can get windy and chilly on the water
depending on the season and weather, so bring a jacket or
windbreaker just in case. Sunblock and a hat are
recommended for hot days. In the summer months we often
are able fo moor at the sandbar opposite the estate so if you
want to feel the sand between your toes then we recommend
you wear flipflops.

« WHAT YOU'LL SEE: Azure waters, birds, possibly the free-
roaming wild horses and if you are lucky in season, whales.

 WHAT'S ON AT THE ESTATE: there is so much to see and do
for guests of all ages at Benguela Cove.

+ BEFORE YOUR CRUISE: Buy your wine {at cellar door prices)
for the trip from the Tasting Room, nothing beats sipping on a
cool glass of Chardonnay whilst on board.

Pontoon cruise available Wednesday to Sunday 10:00 | 12:00 |
14:00 ] 16:00 *Weather permitting.

*Contact our frienly team for information 087 357
0637 | info@benguelacove.co.za

Pontoon Cruise
Reservation #2666

& Apr 29, 2023 at 12:00 pm
2, 13 guests for Ms" SRt X R250.00

® Benguela Cove
Hermanus

7200

South Africa

View Reservalion =

Add to your calendar
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L’aid by R3,250.00

Please do not hesitate to give us a call at 087 357 0637 or send an
email to info@benguelacove.co.za if you have any questions at all.

Thanks,

Benguela Cove

Benguela Cove
R43 Bot River Lagoon, Hermanus, , 7200, South Africa
087 357 0637

© Benguela Cove 2023
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Proforma Tax Invoice

Benguela Cove Lagoon Wine Estate,R43,Hermanus, 7200 TRCSBNV290423
P.0.Box 327, Bellville, 7535,
VAT No: 4190187668

e —— Ref: Pontoon Crulse
e et A pate 29-Apr-23
Campsbay Zip BOOS Acc no
Purchase order no:
aty | Description Unit Price Incl Total
13  [Pantocn Cruise 250,00 3 250,00
Banking Detalls; Totat Excl 2 826,09
Absa Bank, Acc No: 4074545850, Branch Code: 421109 VAT 15% 423,91
Please use your invoice number as refgrenoe. |Totat inc -3 250,00
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BirdLife South Africa is o portner of BirdLife Intemational, a globat pannership of nafure conservation organisatio’ e

Member of IUCN {Infernational Union for Conservation of Nature). .
Reg No: 001 — 298 NPO _vP - A .Thw,b
LK oliv er)

PBO Exemption No: $30004518
28" May 2023

To: Overstrand Municipality
Via emuoil; [orette @overstrand.gov.za

Dear Sir/ Madam

Re. Application for consent use and determination of an administrative penalty for
portions 210 and 220 (portions of portion 80) of Farm Afdaks Rivier No. 575, Caledon
Division: WRAP Project Office on behalf of Benguela Homeowners’ Association.

BirdLife South Africa is grateful for the opportunity to comment on the above stated consent
use application; however, found the application to be somewhat unclear with respect to its

scope and intent,

BirdLife South Africa asks for confirmation that the consent use application applies to the
current use of both the pontoon boat (the Lady Bonnie) and existing structures, and for
more detail thereof. It is unclear as to whether the application is seeking to develop
additional tourism and/ or recreational facilities, or engage in other related activities, as

defined through OMLUS.

Similarly, BirdLife South Africa requires corroboration that there is/ will be no increase to the
development footprint associated with this consent use application, particularly in poition

220 (the beach area).

Photographic evidence provided by local community members shows that there is clearing
of natural vegetation underway on gortion 220, including, potentially, the removal of
milkwoods Sideroxylon inerme, a Protected Tree'. The presence of a digger on the beach is
also indicative of potential soil movement of more than Sm?, and there is evidence of
extensive vehicle tracks and other disturbance. Given the timing, this has raised gquestions
with respect to the scope and intent of this consent use application.

BirdLife South Africa would also appreciate greater clarification on the permissible activities
specific to the pontoon itself (when on the water), as well as the proposed route. The Bot
River estuary is a Ramisar site, a wetland of international importance, and is ranked 8" in the
country for its conservation importance. It is also a highly dynamic system, changeable in
condition and consequently, its supported biodiversity, including its bird life. The route and
activities of the pontoon require further detail and explanation to ensure the conservation
and protection of this important system throughout, and BirdLife South Africa would be

willing to engage on this further.

1 1t Is illegal to damage, move, or destroy Protected Trees TP' 'S 210
isdet! Howse, 17 Hume Road = R. N b
Dunkeld West, Gouteng 2196 |
PO Box: Frivale Bag X16, Pinegowrie 3 oy nNer 518
2123, South Africo 5 | P RICH| =~ N NO
Teb: 427 {0)11 789 1122 TerEnenavey | Atmmaagosse .
Fox: 427 {0)1? 789 5188 N
bt Infodbiclfe 010,29 Gesselle l
werw birdiife.q.20 =

30 MAY 123 o s G e O ek S COLLABORATOR NO.
| To3=35 |
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Giving Conssrvation Wings -

BirdLife South Affica is o pariner of BirdlLife iIntemational, a global puarinership of noture conservation arganisations.
Member of IICN (International Union for Conservation of Nature).
Reg No: 001 - 298 NPO
PBO Exemption No: 930004518

We await further clarification on the above. Please do get in touch if you have any questions
or need any information in the interim.

Kind Regards,
Dr Giselle Mf:rison

Western Cape Estuaries Conservation Project Manager
BirdLife South Africa

Email. Giselle.murison@birdlife.org.za
Mobile: +27 {0) 71 603 3845

trdall Houss, 17 Hume Rood

Dunkeld Wesl, Gautang 2196

FO Box: Private Bag X) 6. Pinegowie )l oy, s
2123, Soutn Aftico Budlife | oo ey W
Tol +27 (0)41 7891122 INTIVUATIONAL | mEncus-Opmopo

Fax: +27 (0)11 789 5188

Empil: info@bjidiife.org.20

v birdlile.oig.3e

Monomry Polrons: M Goynor Ruped, D Precious Molol e, M Mork
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The Diessner Family Trust

246 Benguela Cove

( \/\ .O\\ua ex\

Office of the Director: Infrastructure & Planning, Town Planning | Fit £ NO. g‘
S Mueller, Director Infrastructure and Planning M 2 NS
Via email to: loretta@overstrand.gov.za SCAN NO. v
Benguela Cove Home Owners’ Association i . F—Q‘ v S5
COLLABORATOR NO. -
Via email: hoa@benguelacove.co.za \%(OZITOl
29 May 2023

To whom it may concern:

Re: PORTIONS 210 AND 220 {(PORTIONS OF PORTION 80) OF FARM AFDAKS RIVIER NO.
575, CALEDON DIVISION: APPLICATION FOR CONSENTUSE AND DETERMINATION OF AN
ADMINISTRATIVE PENALTY: WRAP PROJECT OFFICE ON BEHALF OF BENGUELA COVE

HOMEOWNER'S ASS ON {“Application”

1. This letter contains written comments made in accordance with the provisions of Sections
51 and 52 of the Overstrand Municipality Amendment By Law on Municipal Land Use

Planning in response to the above mentioned application.

2. My name is Martin Diessner, and | am a trustee of the Diessner Family Trust residiﬁg at
246 Benguela Cove, Botrivier Lagoon, R43; Hermanus. Our family trust is the owner of the
consolidated erf 246 {with the underlying erven 171 and 172) and | am authorised to act
on behalf of our trust as can be seen from attached Appendix 1.

24 MAY 2023
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. Our trust pays levies to the Bengueta Cove Home Owners Association (“HOA”) and we are
a member of the HOA by virtue of its Constitution (“Constitution”). | attach a number of

relevant pages from the Constitution as Apgendix 2 (latest version from April 2018).

3.1.  According to the HOA’s Constitution paragraph 2.4.4, portion 210 and 220 (as
referred to In the Application) are part of the land transferred to the HOA by the

developer and that is also known as “the common property”.

The HOA’s Constitution contains annexure (E) which is the BY-LAW RELATING TO THE
CONTROL ANDOISE OF THE BOT RIVIER ESTUARY [Government Gazette NO. 5093, P.N.
+80/1996 dated 15th November 1996}, in short “Estuary Regulation” which is attached as

Appendix 3.

After having received the Application, we contacted Mrs Penny Streeter OBE (“Streeter”)
- who is the sole shareholder of the developer’s company Benguela Cove Investments Pty
Ltd (“BCI") as well as the Chair Person and trustee of the HOA - in order to get more clarity

on the Application. Streeter responded to our questions which are marked up and

attached as Appendix 4.

. The HOA held its annual AGM on 29 April 2023, and | attach a marked up copy of the
developer’s report as Appendix 5. The report was presented by Mr Nick Rea (“Rea”) who

is a director of BCl as well as a trustee of the HOA.

. The title deed T77627 of Portion 210 and 220 both contain the following title deed

condition:

7.1 “The owner and his successors in title will be members of the Benguela Cove Homo
Owners association established in terms of Section 29(1) of the Ordinance 15 of
1985, and shall at all times be subject to the constitution thereof...” (my

emphasis in bold).

yola3
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7.2, Due to the title deed being rather long {84 pages) | do not attach it but can make

it available if required.

8. We obiect to the Application for the following reasons:

8.1. Section 30 of the HOA’s Constitution {“Constitution”) expressly prescribes the
dealings with the common property, which portion 210 and 220 fall under as
explained in paragraph 3.1 above. Subsection 30.2.3 clearly states that, and !
quote “Neither the whole nor any portion of the common praperty shall be
subjected to any rights, whether registered in the Deeds registry or not, of use,

occupation or servitude, save those enjoyed by the Members of the Association in

terms hereof...” {my emphasise in bold).

8.1.1. The title deed of Portion 210 and 220 makes it clear that the HOA (via its

trustees) is bound to be adhere to the Constitution.

8.1.2. The Constitution paragraph 2.4.4 considers Portion 210 and 220 as part of

the common property.

8.1.3. The Constitution clause 30.2.3 prevents that the common is subjected to.a
consent use, unless it is enjoyed by all Members of the HOA.

8.14. Streeter, in her email dated 25 April 2023 (Appendix 4), clearly indicates in

her answer to my question 5 that the consent use as a tourist facility, if

approved, will only benefit the owner of the pontoon boat which is the
developer BCl, and is_not a consent use that will be enjovable by all
members of the HOA.

8.1.5. Therefore, in terms of the Constitution 30.2.3, the consent use must be

denied by Overstrand as it would otherwise considered to be a direct breach

of the HOA'’s Constitution.
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8.1.6. If BCl or any other member of the HOA would like to apply for a consent use
in relation to any of the Portions falling under the Common Property, said
members must assure that the consent use is to be enjoyed by all members
of the HOA. However, it is questionable to permit every member of the HOA
to run a commercial tourism boat o_peration from the HOA's jetty, or any
other commercial tourist operation. One can only imagine what happens to
the estate if some 120 members all start their own commercial tourist

operation on those Portions, if permitted.

8.1.7. Aiternatively, said members must propose a special resolution to amend the
HOA’s Constitution in accordance with the provisions of its section 20.7.
Clearly, the Applicant has not exhausted its remedy to provide for an
application that is not in violation of the HOA's Constitution, and therefore

the Application must be rejected.

8.2. The Estuary Regulation (Appendix 3) clearly state on page 10 & 11 under section
General 1(a) that and | quote “No person shall in the water area, without the prior
written consent of the Council — (a) offer for reward or profit any show or
entertainment or conduct any business or trade; (c] keep or use any vessel for the

transport of passengers or goods for payment or reward.”

8.2.1. Streeter and Rea, both directors of BCI - which is the actual operator of the

pontoon boat - stated that BCl does not charge passengers for the transport

on their vessel.

8.2.2. Streeter did so in her email dated 25 April 2023 (Appendix 4) by answering

question 7, and | quote her confirming: “The pontoon boat is not currently

being charaed for and a price has not yet been determined.”

8.2.3. Rea did so in his developer report {Appendix 5) as presented at the 29 April
2023 AGM of the HOA. He states and | quote: “An application has been
made and paid by BCl for the operating of Lady Bonnie (the pontoon) for a
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fee. All local authorities are aware of operations but we have decided to

formalize this in order to charge; as it is not sustainable to have it running

for free.”

8.24. = Everyone homeowner in the estate is aware of the fact that the developer
BCI is in fact running a paid commercial operation. with the pontoon boat.
BCP’s website at https://www.benguelacove.co.za/boat-attractions
(Appendix 6} even advertises the pontoon cruises which operate 4x daily

and are complimentary for two people when buying a case of wine with 6

bottles.

8.2.5. We know of plenty of people that booked the pontoon cruise and directly
paid for the transport of passengers on the pontoon boat. For example, |
attach Appendix 7 which is a booking confirmation for 13 passengers each
charged R250 with a total of R3,250.

8.2.6. Appendix 8 related to an invoice raised by developer BCl, the operator of

the pontoon boat, to the customer. Please note that for reason of privacy |

have redacted the customer’s contact details.

8.2.7. How come that both Streeter and Rea state that the pontoon boat operates

free of charge, however, customers are being charged a fee which is in

violation of the law?

8.2.8. According to the Application, the pontoon boat is licensed to
accommodate up to 12 passengers. The above mentioned booking clearly
states 13 passengers, which shows that BCl is not only dishonest about

their fee but also violating the permitted number of passengers which is in

violation of the Overstrand Bylaw {Appendix 3) which states that “no
person shall operate a boat on the estuary if it has more persons ora

bigger load on board than the vessel was designed or built to carry or

stated on the license.”
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8.3. Lastly, the Application is misleading. Nowhere does it state that BCl is the operator of
the pontoon boat. The Application attempts to create the impression that the HOA
and all of its members consent to the Application. However, as per Streeter’s email
confirmation (Appendix 4), no members of the HOA have been consulted. Simply put:
The developer (and operator of the pontoon boat) controls the majority of the HOA’s

trustee board and have put this Application forward on behalf of the HOA, without

the consent of the majority’s members.

8.3.1. Streeter and Rea, in their capacity as trustees, have undersigned the trustee

resolution and power of attorney that are part of the Application.

8.3.2. The HOA’s Constitution section 9 prevents the trustees {ie Streeter and Rea)
to act in contravention of the Constitution. | quote section 9.5 which states

“the Trustees may make regulations and rules not inconsistent with this

Constitution...” (bold my emphasis)

8.3.3. Both Streeter and Rea (and the other trustees) have, in my opinion, violated
the powers that the Constitution provides to them as trustees as the

Application is unlawful and contravenes the Constitution clause 30.

9. In closing, | re-iterate that we appeal to the Overstrand Municipality to reject this

Application altogether:

9.1. The operator BC! violates the Constitution and the By-Law, and for that reason

the operation of the pontoon boat should be stopped.

9.2. The HOA trustees violate the Constitution and abuse their powers by acting in

contravention of the Constitution Section 30.

9.3. The members of the HOA are prejudiced as they do not benefit from the pontoon

boat operation. The HOA has no staff operating the pontoon boat and the whole
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notion about the “livelihoods of employees (crew) at stake” is out of context and
has nothing to do with the HOA, but with the developer. No member of the HOA

has been consulted by BC! or the HOA’s trustees prior to this application.

9.4. The developer BCl has alternative means to operate a tour boat if they seek to do

so, i.e. by amending the Constitution via a special resolution, or choosing an

alternative means of marketing the estate.

9.5. streeter and Rea, in their capacity as trustees and representing the developer

have been untruthful with regards to the charging of a fee whilst unlawfully

operating the pontoon boat.

9.6. With regards to waving the administrative penalty, | believe that the By-Law and
the Estuary Regulation is clear: “Any person who contravenes any of the provisions
of this by-law or refuses to comply with any order lawfully given there under by
the local authority shall be guilty of an offence and liable upon conviction to a
penalty as prescribed in section 215 (3} of the Divisional Councils Ordinance, 1976
(Ordinance 18 of 1976).” Therefore, we appeal to Overstrand to act in accordance

with the law and reject the Applicants request to waive the determination of an

administrative penality.

10. Please confirm the receipt of our letter.

On behalf of The Diessner Family Trust
{246 Benguela Cove)
Email:

Phone:
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THE DIESSNER FAMILY TRUST — IT021192/2014

RESOLUTION OF THE TRUSTEES PASSED ON 1 NOVEMBER 2014

The trusteés resolve that:

Either Robyn or Martin Diessner may represent the trust in all matters relating to the ownership of
the Trust's property at Benguela Cove Wine Estate, specifically including but not limited to
attending meetings of the Estate, voting at such meetings, signing resolutions such as may be

required.

e

MARTIN DIESSNER

&—-,—"—"'_ [}
pan—

ROBYN JOAN DIESSNER

ik

MARTIN EDMONDS LUYT
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BENGUELA COVE

HOME QWNERS’ ASSOCIATION

CONSTITUTION

UPDATED 20™ APRIL 2013
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5. CESSATION OF MEMBERSHIP

6. TRUSTEE COMMITTEE

7. REMOYAL AND ROTATION OF TRUSTEFR MEMBERS
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9, FUNCTIONS AND POWERS OF THE TRUSTEE COMMITTEE
10.  OBLIGATION TO BUILLD!

(1. PROCEEDINGS OF THE TRUSTEE COMMITTEE
12 GENERAL MEETINGS OF THE ASSOCIATION
(3. NOTICE OF MEETING

1. SERVICE OF NOTICES

15, VENUE OF MEETINGS
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19.  PROXIES

0. VOTING
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22, ACCOUNTS

23. AuDre

24 INDEMNITY

25, PRIVILEGE IN RESPECT OF DEFAMATION

26. BREACH

27, WATER

28. RATES AND TAXES

9, TRANSFER OF THE COMMON PROPERTY

30. DEALINGS WITH THE COMMON PROPERTY

i1, NO SUBDIVISION AND NOT MORE THAN ONE DWELLING
12, BUILDING STANDARD RULES AND AESTHETIC APPROVAL!
33, SECURITY AND BUILDING DEPOSITS!

I+, CONDUCT RULES

ANNEXURES:

() By-favws relating to the control and use o’ the Bot River Estuary
(A7 AGRICULTUIRAL BENEFITS AGREEMENT
(B) SERVICES AND MAINTENANCE
(C) CONSTRUCTION ENVIROMENTAL MANAGEMENT PLAN

(1»)  URBAN AND ARCHITECTURAL DESIGN CONTROLS MANUAL VEREIGN T

(£)  BY-LAWS RELATING TO THE CONTROL AND LISE OF THE BOT RIVIER ESTUARY

{Government Gazette NEL 5093, PN, 48071996 dated the 151h November 1996]

(M BLHLDER'S COBE O CONDUCT
1. NAME
The name of the Association ise “Benguela Cove Home Owners Association”

2, DEFINITIONS

2.1 The headnotes to the paragraphs in this constitution are inserted Tor reference purposes ooky ‘and ghall

not aflizcr the interpretation of any of the provisions W which they relate.

:

S UFh April 2008, Alaevin Dicsenir, ll)I.\Illuﬂ-,\'lw'ial-kuﬁ-lu(n-41-H-I{clumal -IA--:>llu'tic'-:‘p|u'n|al-d.msr
DT Aprl 018, Martn Divaee, 201 8407 Speecial -Ramatiact - 15-Deposie-

07 Aprd 2008, Marens Dicsaner, ZmMI-HJ?-.\'pmial-k.:mlmiuu-lI-.\‘r-.t'-uI-;.-'i:;u-gulllvlimu--
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Words impurting the singular shall include 1he plural and vice versa
Wards importing the masculine shall include the feminine.,
Undess the: conrext clearly indicates a contrary intention, the tollowing words and expressions shall bear
the [ollowing meanings:
24,1 “the Developer” shall mezan Bcngucl:- Cove Mvestments (Pty) Lid, Registraon No.
2002/004722/07, Ambition Fouse, 107 Vuortrekker Road, Bellville, Cape Town, 7535,

2.4.2 "the development” or "the estate” shall mean the larid together with all improvements and

services l]u:rcnn )

241 "erf shall mean 3 portion of private land owned by the Menmber within the dcve]upm't-m which.

shall have been allovated a vaclastral number by the surveyor gencral upon approval of the

gmeral plan.

493
R jp dix 2

2,44 "the common propesty” shall mean the land transferred to the 11.0.A, which shall include
Frven 222 1o 227 inclusive, which is desi_}nahzd as Private Roads, Erven 205 10 211 and Erven
214 1o 220 inclusive, which is designated as Private Open Spaces, Erl 221 which is designated as
the Nature Reserve and Erf 212 which is designated as the Grazing Area, but shall exclude Erven
231 and 232, which is designated as the Agricultural Enterprise which shall be réwained by the
Developer {or the cultivation of vines, olives and lavender fields, tog\:thcr with all the residential

erven, the hotel, being Erl' 228 and the comimercial componest, being Erf 229 within the

development and all the dams, being Erf213.

245 "The :\gricullural Enterprize” shall mean the Vineyards, the Olive trees and the Lavender
Fields and dams. Siwwated an Erven 231, 232 and 213,

2.4.6  "The Commercial Component shall mean Erf 229 which includes the Public Arca, being the
Winery, Restaurant, Farm Stall, the Chapel and the Conferenve Facilitivs, but the Members
shall have certain ights aver these facilities as governed by the Agricultural Benefivs
Agrecment,

24,7 "the __Q::ncral plan” shall mean the general plan velating 1o the land as appro'\-ed by the surveyor
peneral;

2.4.8  "the association” shall mean the Benguela Cove: Lagoon Home Owners Association;

249 “the Act” shall mean the Compaalies Act Na. 61 of 1973,

2.4.10 "accupant” shall mean any person lawfully occupying an erfl by virtue al his relationship o or
with a Menber of the Assotiation,

2411 UADRC® means the Urban and Architectural Design Review Committee.,

10 N 2019

3
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the case may be, but save as aforusaid, shall not be entided to any vther remuneration fees or salary in
respect of the perlormance of such duties.

§.7  The duration of the Trustees' appointment shall not b less than two years,
9. FUNCTIONS & POWERS OF THE TRUSTEE COMMITTEE

9.1 Subject to the express provisions of this constitution, the Trustee Committee shall manage and control

the business and affairs of the Association, shall have full powers in the management and direction of
such business and affairs and, save as may be expressly provided in this constitution, may exercise all
such powers of the Association, and do all such acts on behalf of the Association as may be exercised
and done by the Association, and as are not either by virtue of the provisions of the Companies Act, or
by this constitution required to be exercised or done by the Association in general meeting, subject
nevertheless to any regulations as may be prescribed by the Association in general mecting from time to
time, pravided that no regulation made by the Asseciation in general meeting shall invalidate any prior
act of the Trustee Committee which would have been valid if such regulation had not been made, which

aforementioned powers shall not include the Agricultrual Enterprise whatsoever.

9.2 The Trustee Committee shall have the right to vary, cancel or modify any of its decisions and

resolutions from time to time.

9.3 The Trustee Committee shall have the right to co-opt onto the Trustee Committee any person or

persons chosen by it. A co-opted Trustee shall enjoy all the rights and be subject to all the obligations of

the Trustees.

9.4 The Trustee Committee may, should it so decide, investigate any suspected or alleged breach by any

Meémber or Trustee, in such reasonable manner as it shall decide from time to time.

9.5 The Trustees may make regulations and rules not inconsistent with this Constitution or any regulations

or rules prescribed by the Association in general meeting:

9.5.1  as to the setdement of disputes, generally;

9.5.2  for the furtherance and promotion of any of the objects of the Association;
9.5.3 for the better management of the affairs of the Association;

9.5.4 for the advancement of the interests of Members;

9.5.5 for the regulation and control of the conduct of Members and occupants while in the estate,
whether on arven or on the common property (excluding the Agricultural Enterprise which

vests with the Developer);

——— S ]

ove m%‘gﬁ‘uﬁ 10 Jan 2019
POBOX 20, HERMANUS, 7200 _
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9.5.6 governing the manner and methods of the use of the common property by or on behalf of the

Members of the Association or any occupant;

967 for the conduct of Trustee Cornmittee meetings and general meetings;

9.5.8 o assist It in administering and governing its activities generally; and shall be entitled to

cancel, vary or madify any of the same from time to time. Further to manitor and report on

the services and maintenance provided by the Developer in terms of the Services and

Maintenance Agreement which has been entrenched and Is annexed hereto marked. Annexure

"b...

9.6 For the purpose of transacting its business as provided herein, the Trustee Committee shall be entitled

to open and operate 2 banking account in the name of the Association at a registered banking

ingtitution.

10. OTHER PROFESSIONAL OFFICERS (*existing clause®)

Save az specifically provided otherwise i this constitution, the Trustee Commitice shall at all times have the rights to

wngage on behall of the Association. the services of Accountants, Auditors, Attormeys, Advocates, Architects,
Engineers, any other professional person or firm and/or any other employeess whatsoever, for any reasuns deemed
necessary by the Trustee Commitice and on such terms ag the Trusiee Commitiee shall decide,

10. OBLIGATION TO BUILD {*new clause added*)

10,1 The Member acknowledges that the erection of a dwelling and the establishment and landacaping of a

garden on every erf shall:

10.1.1 in the case of a sale concluded as between the Developer and the first purchaser of an erf,
commence within 24 (twenty four) months of the date of registration of transfer of the erfinto

the name of the said first purchaser and shall be completed within 36 (thirly six) maonths

thereafter; or

10.1.2 in the case of a sale concluded between a Member vther than the Developer, and a bona fide

purchasur of an erf, commence within 12 (twelve) months of the date of registration of

ransfer of the orf into the name of the said hona fide purchaser and shal! be completed within

tuill cchatrse, Thig pew ebipe 10 way acdiled aftor SRIK was approwsd,
lds exi<ting paragrapls 10} wasc nob

S April 1S, Martis Divasner, 20V Kpvrial- ResobutivmetieNewst hligai
Untewisneately, (he amidn Ting e a0 \hzlul\ f* since SRS {thay wheled have J\:lw\ -l e mruph 9 audd comsbiaed it with tha-

passued

10

10 JaN 1019
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19.2 The instrument appoiating a proxy and the Power of Attarney or ather authority (f any) under which i
is signed, or a certified copy thereot shall be deposited at the office a1 any time before e thie
appomted for the commencement of the meeting, or adjourned meeting, at which the person named in
the instrument is proposed 1o vore. No instrument appuinting 3 praxy, shall be valid afier Lhe
expiration of 12 (twelve) months [rom the date of its execution.

19.3 A vote given in accordance with the terms of an instrument of proxy shall be valid natwithstanding the
previous death ol the principal or revocation of the proxy, provided that no intimation in writing of the
death or revovation shall have been received by the Trustee Committes ab least one howr before the

time lixed for the halding of the meeting.

VOTING

20.1 Ac every general meeting, every Member in person or by proxy and entitled to vote shall have one vote
for each Erf registered in his name subject to the provisions of paragraph 4.1.2 hereof, The Developer
shall be entitled to a single vote in respect to each erf held by it, in terms of the general plan and in
accordance with the deeming provision of paragraph 4.1.1 above,

20.2 Save as expressly provided for in thuse presents, no peeson other than a Member duly registered, whn
is not under suspension and who has nothad voting rights suspended in accordance with clause 26,1.3,
shatt be entitled to be present or 1o vote on any question, either personally or by praxy, at any general
meeting,

20.3 Atany general meeting a resolution pur 1o the vote of the meeting shall be decided on a show of hands,
unless cither prior to or on the declaration by the Chairman of the result of the show of hands, a poll is
demanded by any person entitled o vote at such meeting,

204 Nowwithstanding the, provisions ol 20,3 aforesaid, voting on the electian ol a Chairman of a genvral
meeting (il necessary] or on any guustian of adjournment, shall be decided on a show of hands by a
majority r;!'ilw Members prescatin pcr:&bn ar by proxy, and entitled 10 vote.

20.5 Every resolution and every amendment of a resolution proposed for adoptian by a gencral meeting shalt
be seconded ar the meeting and, il not seconded, shafl not be voted upon,

20.6 An urdinary resobution (that is a resolution other than a special resolution) or the amendment of an
ordinary resolution, shall be carried on a simple majority of all the votes cast therean, and an abstention
shall not be counted a3 o vote for or against the resolution’in question. In the case of an cquality of
votes, whether on a show of hands or on a poll, the Chairman of the general meeting shall be entitled 1o

a casting vole in addition (o his vote ag Member, subject fo Clause 6.5 in fas our of the Developer.

20.7 Notwithstanding anything contained in this constitution, any resalution or the amendment ol a

vesolution ;
1 e |

MUNICIPALITY BT
|POBOX20, HERMANUS, 7200 1 10 jay 70
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20.7.1 which woald have the effect of amending or repealing any pary of this constitution, o

~

20.7.2 which would have the effect of amending or repealing paragraph 31 of this constitution which

paragraph prevludes subdivision or vezoning of the erven vr the erection of more than one

e ity
|

dwelling per ecf, or
20,7 3 which sould have the effect of amending or repealing paragraph 32 and 33 dualing with the
Urban and Architectural Review Controls Manual the Architectural Contrals, shall require a

75% (three quarters) majority of all Members entitled to vote before the resolution may be

passed, which shall be known az a special resolution.

20.4 Unless any Member present in person or by proxy al a general meeting shall before clasure of the
meeting have objected to any declavation made by the Chairman of the meeting ax 1o the resaly of any
voting at the meeting. whether by show ol hauds or by poll, or 1o the propricty or validity of the
procvedure at such meeting, such declaration by the Chairman shall be deemed to be a true and correct
statement of the voting, ad the meeting shall in all cespects be deened to have been properly and
validly constituted and conducted, and an eatry in the minutes to the effect thar any motion has been
carvied or lost, with or without a rerard of the number of votes recorded in favour of or against such
mation, shall be vonclusive evidence of the vote so recorded iff such entry conforms with the declaration

made by the Chairman of the mreeting as to the result of any voting af the maeeting.

21, FINANCIAL YEAR END

The financial Year End of the Association is the end of tebruary each vear

22, ACCOUNTS

22,1 The Association in a general mecting or the Trusice Committee, may from time to time make

reasonable conditions and reg_ulal jons as 1o the time and manner of the fnspection by the Members, of
the accounts and books of the Association, or any of ‘the-m. and subject o such conditious and
regulationg, the accounts and books of the Association shall be open to the inspection of Members acall
reasonable times during normal business hours.

At cach Annual General Meeting the Trustee Commiltee shall lay before the Association a proper
income an(l-e.\‘pcndi(uro account for the immediately preseding financial year of the association, or in
the case of the first account, for the pertod since the incorporation of the Association, together with 2
proper balance sheet made up as at the tast financial year of the Assoriation, Lvery such balance sheet

shall be accompanied by proper extensive reports of the Trustee Comminee and the Aaditors, and

OVERSTRAND MUNICIRALITY | 8
DEPARTMENT : TOWN PLANNING
P OBOX 20, HERMANUS , 7200

10 JAN 20
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30.

DEALINGS WITH THE COMMON PROPERTY

10.1 Neither the whale nor soy portion of the common property shall be:
30.2.1 sold, alienated, otherwise disposed of, subdivided or transecred; or
30.2.2  subjecied o o mortgags: or

30.2.3 subjected to any rights, whether regisiered in the Deeds regisiry or not, of use, occupaton or
s ~ = L ]

servitude. save those enjoved by the Members of the Assariation in terms hereof, or which

allow for agriculiural activities to be conducted similar in natwre 1o the Agncultural
Enterpris2; ov'!

30.2.4  built upon, improved or enhanced in vatue by the construetion })I'bnniltlin1gs, ereclion of
fauilities or amenitles, other than as contained in this constitwiion and in the approved layout

plan, without the sanction of a special resolution of the Members of the Association.

31,

32.

NO SUBDIVISION OR REZONING AND NOT MORE THAN ONE DWELLING

3.1 No Member shall be entitled to subdivide or rezone his orfl it being noted that that Evf 228 has been
zoned a5 the Hotel and Relaled Facilities Development, together with the Agricubvural Carerprise.
which shall enjuy a separate zoning status commensurate with itz function as main farm mmplr.x {or the
cultivation, harvesting, processing and marketing of the produce of the agricuh'ural property, l‘(’)go‘(her
which the Commiercial Component, being Erl 229, comprises of with the Winery, Restaurant, Farm
Stall, the Chapel, Conlerencs lavilities being zomed as Commecdial.

311.2 No more than ane dwelling rngutl\cr with such mlthuiid!ng.\' as ave ordinarily required to be uscd in

connection therewith, shatl be erected onany Member's erf in accordance with the UADC Manual,
BUILDING STANDARD RULES AND AESTHETIC APPROVAL

32.1 It is recorded that the Trustee Commitiee has appointed the Benguela Cove Urban and Architectural
Design Review Committee which comprises of 0 - 1o ot and two Members
appointed by the Developer, In compliance with paragraph +.6.2 abuve no awner of any erl shail be

entitled to buaild on his erf or elfect any improvement thereto or erect any srucwre thereon withouy

B 0Tih Aprid 008, Maton EDnersicr, 200807 Suvial-R esobinion 49O e, a-bease-tiagn-basttoss
aith Apal 2018, Martn Dicsaws, 2018030780ial-R calibiom-10-ARC-Conunatee-U e C1

e TRANDMUNICBALITY |
O INENT : TOWN PLANNING
> BOX 20, HERMANUS, 200 _ 40 jay g

=~




175
- 13 \337 55 ,q 3
Appendix 3

v &t N E ESTATE

Q:ZB—E_.;«?«;.-J’L ~o_g_‘.,—(’-

LAGDON(

ANNEXURE ‘E’

OVERBERG DISTRICT COUNCIL
BY-LAW RELATING TO THE CONTROL AND USE OF THE BOT RIVER ESTUARY

Definitions 1. [n this by-law, unless inconsistent with the context — “authorised officer” means any person
authorised by the Council to perform the functions of an authorised officer under this by-law or a member of the

South African Police; “boat” or “vessel” means any conveyance caj able of floating on or in water or desipned to
H y ¥ P g gn

navigate on or in water and includes, but is not restricted to a motor boat, sailing boat, sailing board, rowing

boat, canoe, paddleski, power boat, fishing boat, jet-driven boat, fiat-bottomed boat, ferry, houseboat, water

cycle and raft; “bow” means the front part of a vessel; “canoe” means a vessel designed to be propelled by means

of paddles without any mechanical assistance; “Council” means the Overberg District Council; “due date” means

30 June of every year or such other date as may be determined by the Council; “estuary” means the Bot River

Estuary within the area of jurisdiction of the Council; “helmsman” means a person who steers or controls a

vessel; “houseboat” includes any vessel, irrespective of whether or not it is propelled under its own power, upon
which facilities for day or night accommaodation or for any kind of food preparation have been provided, or a
vessel upon which any kind of toilet or washing facilities have been provided; “inland waters” such estuary within
the area of jurisdiction of the local authority which promulgated this by-law; “vicinity of the estuary” includes the
properties adjacent to or in the immediate vicinity of the estuary; “operate” or “control” or any like expression, in
relation to a boat, means to launch, use, sail, 'navigate or moor a boat or to permit a boat to be launched, used,
sailed, navigated or moored on the estuary, or to have a boat, or to permit a boat to be, on the estuary;

“permission” means the written permission of the Council; “port” means the left side of the boat as seen from the

stem; “power boat” means a vessel propelled by means of an engine or other mechanical apparatus, either in- or

outboard, irrespective of whether or not such engine or apparatus is the main source of power;

“registered boat” a boat issued with an identification number in terms of to section 6 of the by-law;

“rowing boat” means a vessel designed to be propelled by means of oars without any mechanical assistance;

“sail” or “under way” means the situation of a vessel when it is not anchored or moored or on dry land;

“sailing boat” includes every boat which is under sail and is not propelled by mechanical power;

“starboard” means the right side of the boat as seen from the stern; “stern” means the back part of a vessel;
“visible” means visible by somebody with reasonable eyesight during a dark night when the atmosphere is clear;
“ater area” means the water level between the banks of the estuary at any specific time; “water ski” means to ski
or skate on or in the water with or without the assistance of any kind of skating apparatus and where the water-
skier is towed by a vessel by means of a towing-rope; “water-skier” or “skier” a person water-skiing,

1
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OPERATION OR CONTROL OF BOATS ON THE ESTUARY

No person shall operate or control any boat or vessel on the estuary, excluding a canoe, paddleski, sailing board
and rowingboat, unless such boat has been {jE8nsed by the Council or a temporary permit has been issued for
such boat in terms of this by-law and the identification number allocated by the Council is displayed according to
the provisions of this by-law,

No person under the age of sixteen years shall operate and control I a boat equipped with a motor of 4,5 kW or
more, unless such person is accompanied by a person over the age of sixteen years. Where any licensee of a boat
allows any person who, in the opinion of an authorised officer, is not competent to operate or control such boat
efficiently, to operate or control it, such officer may direct the licensee not to allow such person to operate or

control such boat, and if the licensee thereafter continues to allow such person to operate or control such boat,

he. shall be guilty of an offence.

(@) in areckless or negligent manner;

(b) while under the influence of intoxicating liquor or a narcotic drug, or while the percentage of alco-
hol in his blood is 0,08 or more, expressed in grams per hundred millilitres of blood;

(c) while suffering from an infirmity which renders him unfit to do so;

(d) in a manner dangerous to the public or to the occupants of such boat or in a manner calculated to
endanger or damage any property or facility, regard being had to all the circumstances of the case;

(e¢) in a manner which constitutes a nuisance;

() without reasonable consideration for the rights of other persons using such estuary;

(g) while it is leaking oil, petrol or any toxic or noxious substance;

(h)

if the boat is not registered and licensed by the Council and the identification number issued in respect of the
hoat, is not permanently affixed thereto in figures of a size and colour determined by the Council.
Equipment of vessels
No person shall use any vessel, excluding a cance and paddleski, with regard to the provisions of subsection (1)(c)
and a sailing board with regard to the provisions of subsection (1) (b) and (c), on the estuary unless the following
equipment is on board;-

(a) An effective life-belt, life-buoy or other floating device for each person on board;

(b) sufficient and suitable oars, paddles or a pole to land the vessel;
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a pump or other suitable bailer, unless the vessel has been designed to float with the maximum permissible

number of persons on board even if it is waterlogged; in the case of a power boat which is used to tow a water-

skier, suitable water-skiing rear mirror and a red flag of 300 mm by 300 mm; in the case of a power boat, an

effective whistle or siren which can be emp]oyed to prevent collisions; in the case of a power boat, an effective

fire-extinguisher; an effective flame-arrester for each carburettor of any petrol engine on the vessel except an

outboard engine; an effective silencer on the exhaust of an engine-driven vessel; the following lights, which must

be visible at a distance of at least 200 meters, when the vessel is used between sunset and sunrise:

(i) in the case of a power boat or sailing boat, a white light visible from all directions;

(i) in the case of vessels such as a sailing boat, canoe, sailing board and a paddleski, a lantern or flash-

light which may be shown in order to prevent collisions; a suitable container for refuse;

a suitable anchor with a sufficient anchor line.

All life-saving apparatus on board a vessel in the water must be in good working condition and within easy reach

for immediate and effective use.

Rules for bdating

No person shall leave a vessel unattended in the water area unless it has been properly anchored, moored or

removed to dry land a safe height above the water level.

No vessel shall be moored or launched at any place other than that indicated or approved by the Council and an

authorised officer of the Council may move any vessel or moor it at any other place without the consent of the

owner if he deems this to be in the public interest.
No vessel shall be moored to any other vessel or to a marker, buoy or other navigational aid.

The helmsman of any vessel must ensure that he can at all times exercise full control over the vessel while it is

under way.

The helmsman of any vessel towing a line, cable or rope for any purpose whatsoever, must ensure that he does

not thereby endanger any other person or cause any inconvenience,

No person shall handle a vessel or allow it to be handled in such a manner that it endangers or creates a nuisanceé

to any other vessel or the occupants thereof or to other persons or property or installations in the watéer or at the
water’s edge.

No power boat which is under way and no person practicing water-skiing in the estuary, shall approach closer

than 100 meters from any spot where people are swimming or closer than 100 meters from the side of the water
or closer than 50 meters from any other vessel, unless —

(a) circumstances are such that the said distances cannot be maintained;
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(b) assistance is being given in an emergency situation; or
(c) the power boat or any water-skier towed by it is landing leaving the shore;

Provided that when the prescribed distances are not maintained, the power boat must immediately reduce its

speed to less than 10 km per hour.

No person shall be on the bow, forward deck or gllnwale of any power boat which is under way unless sufficient

safety rails or guard rails have been installed, and no person shall jump or dive from any power boat which is

under way, except when help is being given in an emergency or when it is necessary to moor or to land the
power boat,

‘Where it is possible, a vessel shall be piloted in such a manner that the median line of the sailing area shall always

be on the port side of the vessel, in other words all power boats must move in an anticlockwise direction.

(10)  Whenever two vessels approach each other head-on or approximately head-on, each must be piloted in

such a manner that it passes the other on its own port side and, subject to the provisions of subsection
(7) at such a distance and at such a speed that the wake of either of the vessels shall not endanger the
other.

(11) (@) No vessel shall pass another vessel which is proceeding in the same direction, unless it is safe to do
so and such vessel shall, when it does so, pass the other vessel on its port side and, subject to the
provisions of subsection (7), at such a distance and at such a speed that its wake-shall not endanger
the other vessel.

(b) A vessel which is passed shall maintain its speed and direction until the passing vessel is safely past.

(12)  Whenever two vessels approach each other in a manner other than referred to in subsections (10) and

(11), the vessel which finds the other on its port side shall maintain its speed and direction and the vessel
which finds the other on its starboard side shall stay out of the way of the other vessel by changing its
direction to starboard so as to pass the other vessel from the stern and shall if necessary stop or reverse
to avoid a collision.

(13) (a) Whenever two sailing boats are approaching one another in such a way as to involve risk of
collision, not withstanding the provisions of subsections (10), (11) and (12), they shall keep out of
one another’s way as follows:

@) When each has the wind on a different side, the vessel which has the wind on the port side
shall keep out of the way of the other;
(ii) when both have the wind on the same side, the vessel which is to the windward shall keep
out of the way of the vessel which is to leeward.
(b) For the purpose of this subsection, the windward side shall be deemed to be the side opposite to

that on which the mainsail is carried.
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(14)  To avoid a collision between vessels, a power boat shall give way to all other vessels, and a rowing boat or
a canoe shall give way to a sailing boat when circumstances require it, not withstanding the provisions of
subsections (9), (10), (11), (12) and (13): Provided that this by-law shall not give the right to the helms-

man of any vessel to unnecessarily obstruct or interfere with the course of any other vessel.

(15)  The helmsman of any vessel shall maintain a safe and cautious speed in the area where vessels are
moored, where angling is taking place or where buoys and placed, and whenever visibility is obstructed

due to fog or other causes he shall pilot the vessel under his control in such a manner that people, other

vessels or other property are not endangered.
(16)  No vessel shall follow closer than 100 meters in the wake of a water-skier.
(17)  No vessel or vehicle which is propelled by means of a propeller above the water, shall be used in the
water area.
(18)  Except in the case of an emergency, no aeroplane shall land in or take off from the water area.
(19)  No boat shall be left on any slipway except for purposes of repair.
Water-skiing — where allowed
(1) No person shall practice water-skiing on water unless an effective life-belt or other floating device is
attached to his body.
No steel or metal cable or steel wire shall be used to tow a water-skier.
The helmsman of any vessel which tows a water skier-shall, before such water-skier is taken in tow, ensure that
the water skier is familiar with the distress signal for water-skiers, namely drawing the hand across the throat.
No water-skiing shall be practised between sunset and sunrise and the Council may also prohibit water-skiing at

other times.

No vessel shall tow a water-skier unless a second person older than 14 years is present in the vessel to observe

the water-skier.

No water-skier shall drop a water-ski except at a spot where the discarded water ski does not constitute a danger
to any other water-skier or vessel.

As soon as a water-skier drops the towing-line, the helmsman of the vessel towing the water-skier shall pull in the

towing line immediately and if the water-skier has dropped the towing line by accident, the said helmsman shall

turn the vessel immediately and take the water-skier in tow again or take him aboard.

Water-skiing shall be permitted in designated areas only in accordance with Proclamation 357 dated 28
September 1972 as published in Official Gazette 3691 dated 6 October 1972,

When a skier falls, a red flag measuring a minimum of 300mm x 300 wmm shall be held up and kept up until the

ckier boards the boat or resume skiing.
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Registration and licensing of boats
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(2

(3
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(10)

Any person intending to operate a boat on the estuary shall apply in writing on the prescribed form to
the Council for a registration and licence for such boat.

Any such application shall be accompanied by the fees, as

determined from time to time by special resolution of the Council, which shall be refundable if the
appijcation is not approved.

A boat in respect of which an application for a licence has been made, shall be submitted/for examina-
tion by an authorised officer of the Council at a date, place and time appointed by the authorised officer
unless such applicant is advised by the authorised officer that such examination is not required.

When considering applications for licensing, the Council may distinguish between riparian and non-
riparian owners, boats belonging to land-owners, house-owners or residents, and boats belonging to
non-land-owners, non-house-owners or non-residents, so as to limit the number of boats which may be
licensed.

The Council may approve or refuse to approve such application and may, in approving it, impose such
conditions as to the manner of operation of or repairs or alterations to such boat as it may deem neces-
sary in the interests of safety or to ensure compliance with this by-law,

The Council shall refuse to approve an application if it is satisfied that the operation of such boat will -
(@) be a source of pollution in the estuary or the vicinity of the estuary;

(b) cause a nuisance;

(c) or constitute a danger to persons using it to the public or any section of the public.

The registration of a boat not transferable from any person to another or from any boat to another
except where an owner of a registered boat in terms of this by-law transfers his registration to another
boat belonging to him with the written permission of the Council.

The registration shall specify the name of the person to whom it is issued, the maximum number of per-
sons permitted to be carried in the boat, the type and overall ]ength of the boat, the maximum power of
the engine and the identification number allocated to the boat.

Registration and licensing will solely be at the discretion of the Council and reasons will be given if it
refuses to register or license a boat.

The Council reserves the right to limit the number of registrations issued per person.

Validity of licences and displaying of tokens

(1)

The licence of a boat expires on the 30th of June every year and is valid for a period of twelve months or

such shorter period as may be determined by the Council.
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The licensee of a boat shall forthwith affix the license or cause it to be affixed to such boat in a manner

acceptable to the Council.

Automatic lapsing or cancellation of licences

M

2

A licence shall lapse automatically if a boat has been removed by or on the authority of the Council in
terms of section 14.(4) on account of pollution being caused in the estuary.

If the Council is of the opinion that a boat no longer qualifies for licensing in terms of this by-law or in
terms of any conditions on which the licence was issued, the licence may be cancelled after notice of

thirty days to that effect has been given to the licensee, at the address on the licence.

Cancellation of licences

M

2

The Council may cancel any licence if —

()  itis satisfied that the boat in respect of which such licence was issued is no longer safe or
seaworthy, or is a source of pollution in the vicinity of the estuary, or is operated in a manner
which constitutes a nuisance or danger to other boats or to the public or any section of the public;

(b) the boat is transferred, sold or disposed of or if the Council is satisfied that the licensee has ceased

to exercise control over the said boat or to supervise it; or

(c) the licensee has been convicted of an offence relating to the operation or control of a boat in terms

of this by-law.

If the Council cancels any licences in terms of this by-law, the authorised officer shall forthwith notify

the licensee of such cancellation, at the address on the licence.

Fixing of tariffs, fees and levies

M

)

3)

The Council may by special resolution determine tariffs, fees and levies for the licensing of boats and the

provision of discs and tokens.

In fixing tariffs, fees and levies in terms of subsection (1) the Council may distinguish between various
classes of boats making use of the estuary or any facilities, or in respect of their size, method of propul-
sion or use, or may make any other distinctions which, in the opinion of the Council are relevant in fix-

ing such tariffs or fees.

Any application for the licensing of a boat or the use of any facilities by any boat shall be accompanied by

the prescribed fees as determined by the Council.

Fouling and pollution of the estuary (1)

No person shall, while he is in the water area —

(a) wuse indecent, offensive or improper Janguage;

(b) behave in an offensive, improper or disorderly manner;
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(c) stay, bathe or sunbathe in the nude or not properly clothed,

{d) whether on a vessel or not;

(e) wilfully or negligently do anything which will cause an inconvenience to any other person using the
water area, or which may disturb the peace.

No person, except with the permission of the Council and in compliance with the provisions of the Sea-

shore Act, 1935 (Act 21 of 1935), shall allow any sewer pipe or tank to discharge into the estuary or

allow any other waste water from any other source to drain into the estuary.

No substance such as petrol, oil or any toxic or noxious substance shall be deposited ar disposed of in

the estuary.

No bottles, cans, garbage or refuse of any kind whatsoever shall be thrown into the water or onto abut-

ting land or any facility except in receptacles furnished for that purpose.

No person shall by any act or omission, whether directly or indirectly, allow 2 nuisance or the creation or

continuation of a source of danger, or allow any interference with the convenience or comfort of persons

in the vicinity of the estuary.

Any person fouling or polluting the estuary, any land adjacent thereto or any facility in connection there-

with shall be guilty of an offence.

Powers of authorised officers

M

@

3

Any person who operates an unlicensed boat on the estuary or contravenes any provision of this by-law,
may be ordered by an authorised officer to remove such boat forthwith from the estuary or to cease such
contravention, and non-compliance with such order shall constitute an offence.

Any authorised officer shall have the right to board a boat at any time and to inspect it for the purposes

of ensuring compliance with the provisions of this by-law.

Any person who is authorised in writing by the Council may, in the water area -

(a) investigate and test, any vessel or part thereof or any equipment thereon in order to determine
whether the vessel is suitable for navigation on or in the water and whether any particular provision
of this by-law has been complied with;

()  call for any information regarding the vessel from the helmsman and may, if the helmsman is unable
to furnish the information, order him to remove the vessel forthwith from the water area until
such time as the request can be complied with;

(c) require the helmsman to furnish his name and address or the name and address of the owner of the
vessel and any other information required for identification purposes;

(d) require any other person in the vessel other than the helmsman, to furnish his name and address as
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well as any other information required for the identification of the helmsman or the owner of the

vessel;

(e) if it appears to him that the helmsman of any vessel, owing to his physical or mental condition,
irrespective of how this originated, is not capable of steering the vessel or in control of it, forbid
the helmsman temporarily from continuing to steer or being in control of the vessel and may make
any arrangements which in his opinion are necessary or advisable for the safe disposal of the vessel;

() if it appears to him that the 10ad or number of persons transported in any vessel is more than the
vessel was designed or built to carry or more than can be transported in reasonable safety under

prevailing conditions, forbid the helmsman of such a vessel to proceed until the load or the number

of persons has been reduced in the manner he considers necessary or advisable;

(g) ifitappearsto him that any vessel or part thereof is unnavigable in or on the water, order the
helmsman to remove the vessel forthwith from the water area until such time the vessel or the part
thereof has been made navigable in or on the water;

(h) if it appears to him that any of the equipment prescribed by this by-law is not on board the vessel
or in a good working condition or not easily available for immediate use on board, order the
helmsman to remove the vessel forthwith from the water area until such time as all the provisions

of this by-law regarding equipment have been complied with;

(i) remove any fishing rod or line that has been left unattended; from the river, if, in his opinion, the

rod or line constitutes a threat to the safety of others,

No person shall obstruct or interfere with any authorised officer whiist the latter is engaged in the

Sy @
execution of his duties, and
(b) no person shall refuse to furnish his/her correct name and address when requested to do so by an

authorised officer.

~Delegation of power

13. The Council may de]egate and/or transfer any powers conferred on it under this by-law, with the excep-
tion of the power to levy or determine fees, to any person or persons or organisation, and such person
or persons or organisation shall, after such delegation or transfer, have the same power as the Council
would have had in terms of the provisions of this by-law,

Removal of boats from the estuary

14. (1) If the owner of an unlicensed boat fails to remove such boat from the estuary after Ea\ring been

requested to do so by the Council or any authorised officer, the Council may remove such boat

forthwith.
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(a) In the event of the Council cancelling any licence, or if any licence expires or lapses in terms of
this by-law, the owner of the boat, the licence of which has expired-or lapsed or has been can-
celled, shall immediately remove such boat from the estuary.

(b) If the owner of a boat, the licence of which has expired or lapsed or has been cancelled fails to
remove such boat from the estuary within thirty days after such licence has expired or lapsed or
after notification to him of the said cancellation, he shall be guilty of an offence and the Council
may remove such boat forthwith.

Any boat in or on the estuary for which the fees as prescribed by the Coundil are in arrears for more

than thirty days, may be removed from the estuary by the Council after written notice of the Council’s

intention has been given to the owner or licensee.

If, in the opinion of the Council, any boat constitutes a danger in the estuary or causes pollution by the

discharge of petrol or oil, such boat may be removed forthwith by the Council.

Where the Council is entitled to remove a boat, an authorised officer may make any arrangements

considered necessary by him to ensure the removal of such boat, and the Council may recover the cost of

such removal from-the owner.

If boats removed from the estuary in terms of the provisions of subsections (1), (2)(b) or {4) are not

claimed within ninety days after such removal, or in the case of boats referred to in subsection (3), with-

in ninety days after the said written notice has been given and all fees in arrears have been paid, the

Council may confiscate such boat or boats by court order to claim fees in arrears.

Exception from liability in respect of injury and/or damage

Q) The Council shall not be liable for any injury which is sustained by any person using the estvary or any

facility, or for damage to any property thereon, whatever the cause may be.

) (@ The Council as a whole, individual councillors, any person or independent contractor in the serv-
ice of the Council or any authorised officer shall not, except in the event of any wilful act or omis-
sion on the part of the Council or the said persons, be liable for any loss or damage to property
which is caused by or arises out of or in corinection with anything which is done or performed in
good faith in the exercise or performance of a power or duty conferred or imposed in terms of
this by-law.

(b) If any question arises as to the good faith of any such person, his good faith shall be presumed
unless the contrary is proved.

General

&)

10
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(a)
(b) keep or use any house boat;
(©
{d) hold any fishing competition, ot

(e} hold any race, meeting or regatta.

(2) When the Council grants its authority in terms of subsection (1), the Council may set the conditions

which it sees fit in the
circumstances in any particular case, to ensure the safety of the public,
3 No person is allowed:
(2) to fish from any bridge;
(b) to scuba dive, spearfish or use fish nets other than a landing net or casting net in the estuary with-
out a permit, or
(c) to catch fish without a licence.
G The following is Prohibited;
(a) any form of organised power boat race on the water area of the estuary, and

{b) hovercraft, jet-driven craft (jetski's) and seaplanes are specifically excluded from using any part

of the water area of the Botriver estuary.

Penalty
17. Any person who contravenes any of the provisions of this by-law or refuses to comply with any order
lawfully given there under by the local authority shall be guilty of an offence and liable upon conviction

to a penalty as prescribed in section 215 (3) of the Divisional Councils Ordinance, 1976 (Ordinance 18

of 1976).
Waiver of by-law

18. The Council may, if it deems it desirable to do so, waive compliance with any provision of this by-law, or

permit deviations, exceptions and exemptions in respect of any provisions of this by-law, subject to such
conditions as it may deem fit.

PN. 481/1996 15 November 1996

Signed by the Purchaser on the . dayof . o

11
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From: penny.streeter@benguealacove.co.za
Subject: Re: Portiohs 210 & 220 of Farm 5§75, Benguela Cove {Consent Use, Determine Admin Penalty) // questions by
Diessner Family Trugt 246
Date: 25 April 2023 at 20:03
To: Martin Diessner martin.diessner@gmail.com, BC SA HOA hoa@benguelacove.co.za, hoaaccounis@benguelacove.co.za

Ce¢: Martin Diessner martin.diessner@me.com

Dear Martin, please find answers to your questions below. Please note that the notice was submitted late to owners and an
extension to the time limit will be circulated shortly. | hope you don't mind but § would llke to clreulate your questions, which |
feel address some of the questions from members via the whatsapp group, please confinm this is ok with you?

On 4/24/23, 9:54 PM, "Mastin Diessner" <martin.diessner@gmall.coms wrote:

Dear Trustess,

We confirm the recelpt of the below notice. Somehow the emall ended up In junk fotder, atthough we normally receive emails
from the HOA without any issues. When you respond pis include <martin.dlessner@me.com: which permits all incoming mail

without any fitter,

Before we consider responding to the application, can you please address the following items:

1) Please provide us wilth a copy of the title deed(s) relating to portion 210 and 220 of Bengueta Cove. It appears that this is
T77627/2017 in Annex C, however, Annex C is not included in the application.

The application being shared with the Interested and affected parties have some Information redacied due io the Protection of

Personal Information act (POP). These include the power of attorney and fitle deeds, but it is however stlll avallable at the
municipality for inspection as indicated In the advertisemeant that was sent to the inlerested and affected parties.

2) Please provide us with a copy of the Annex A - power and resofution which Is not included in the application.

See comment above.

3) Can you please elaborate why the HOA and not BCI has submitted this application to Overstrand Municipality? (Please
confirm that BC! and not the HOA is the owner and operator of the pontoon boat)?

The propertles from which the Lady Bonnle is operated are owned by the HOA and therefore the power of attorney from the HOA
was required for the submission of the application. Benguela Cove Investments is the owner and operator of the pantoon boat.

4) Why is the consent use application necessary? If consent use is required in the future, then why is the pontoon boat
operating now? Seems just contradictory.

The consent use is required to continue the operations of the Lady Bonnis as the operation is regarded as a recreational facility
for which approval of a consent use for a tourist facliity is required. The operations of the pontoon boat were discussed with
Cape Nature and the Overstrand Municipality and their final comment on the consent required. A number of years have passed
without any feedback forthcoming. Only recently the Overstrand Municipality indicated that the approval of a consent use for a
tourism facility is required.

ALREHIET GREON CUITETHY ISl it

It is not currently belng charged fer and a price has not yet been determined.

8) Are and/or will any income of the tour operating business be shared with the HOA and/or any property owners of the
Benguela Cove estate?

No this forms part of the activities of Benguela Cove Investments, the owner and operator of the commerclal area and farm.

9) 1 am not on the HOA WhatsApp group and my wife does not recall having seen any survey amongst HOA members if the
majority of the property owners support such an application, in particutar praperty owners adjacent (o the effected erven 210 and
2207 Can you please advise if any property owners have been consulted prior to this application by the HOA and if yes provide

more background?

No consultation with these owners has taken place.
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10) Who is paying for the application, BCI or the HOA?

The cost of the application is being carried by BCI.

11) The application of consent use as tourist facility is rather wids (see application page 4 - shooting range, gift shop, cafes,
efc), How is the HOA managing the risk that, if the application was fo be approved, the consent use as tourist facility of the
effected erven is not abused beyond tha desired commerclal boat operating facility? From the outset it appears that once the
cohsent use is approved, anything that falls within the approved extension will be permitted?

The application has been submitted for a tourism facility and aithough the definition may be broad, it is indicated in the circulated
advertisement and application document that the application only applies to the Pontoon Boat. No other tourism facility is

included in the application.
Once we recelve the above information, we will be able to determine if we need to comment/object to the application or not.

Many thanks
Martin Diessner-

On Behalf of The Diessner Family Trust
Benguela Cove 246

On 12 Apr 2023, at 15:03, hoa@benguelacove.co.za wrole:

Dear Homeowners

Please find self ~ explanatory note for your attention.



188

gafze1 6893
Appendix 5

Coe

OWNERS ASSOCIATION

Developers report

We have seen an increase in building activity and plot resales to individuals who obviously intend to
construct houses. BCl is also finalizing details to construct another four houses. Plot prices have now
made an amazing recovery. Benguela Cove as well as being a great place to live is a great investment.

Benguela Cove Wines will shortly be available throughout South Africa via a respected retailer. Large
volumes are being sold across the globe. We have again won numerous awards including 5 Star Platters.

BCl is working on a plan for an-extension to the Cellar and the Agriculture Centre area surely a
testament to our wines and our wine maker Johann Fourie.

Al local authontles are aware of operations but G :{o) [ : 3 5
7 Sy RYERIENGTIRESEr e This has been running successfully for a number of years

and your support for the appllcatlon will be appreciated. The transport methodology will not change, all
guests are escorted to the pontoon. The boat is correctly licenced.

Benguela Cove is now very much on the map and the Estate is gradually maturing and a great place to
live.

Benguela Cove investments

NigkcBea

April 2023

BENGUELA COVE HOME OWNERS ASSOCIATION
Benguela Cove Lagoon Wine Estate « PO Box 327, Bellville 7535 » Walker Bay » Western Cape * South Africa
Tel: +27 (0)21 944 1041  Fax: 0860 967 524 » info@benguelacove.co.za » www.benguelacove.co.za
Trustees: PM Streeter OBE « NW Rea ¢ SE Kent = ) Pieterse
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16/05/2023, 20:26

Attentien: From 30 April, Benguela Adventure will be temporarily closed for th
thawing, we'll be sure to open our doors again.

BUY WINE BOOK A TABLE BOOK A VILLA

WINE DINE VISITUS EVENTS,

ACCOMMODATION ABOUT CONTACT'

boat cruise is complimentary for two people when you buy any case of wine - 6 bottles
or more at Benguela Cove.

The pontoon

Pontoon cruise available Wednesday to Sunday - weather permitting, 10:00 | 12:00 | 14:00 | 16:00

Booking essential: 087 357 0637 | info@benguelacove.co.za

experience our nautical property is by taking & cruise on our pontoon. Climb aboard the

A perfect way to
ore the departure time to stock

Lady Bonnie and enjoy a scenic trip across the lagoon. Arrive an hour bef
up on refreshments.

CONTACT OPENING TIMES QUICK LINKS

Powered by Dineplan

DETAILS

Open Every Day % Book Now ®

(' Maat. ~Hon:

OVECO

hitps://www.beng
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Subject: Fwd: Thank you for your reservation
Date: 28 April 2023 at 14:50 .
. irwdimm o

Sent from my iPhone

Begin forwarded message:

Helio e,

Apr 29, 2023.

From: Benguela Cove <info@benguelacove.co.za>
Date: 27 April 2023 at 17:00:15 GMT+2

‘Subject: Thank you for your reservation

LAGOON;;WINE S TATE

190

. Reservation Confirmation

Thank you for your reservation. We look forward to seeing you on

! Below you will find information about your reservation.

All Aboard the Lady Bonnie - we can't wait to set sail with you.

51287 10]93
Appendix 7

Join us for a relaxed boat trip on the Lady Bonnie pontoon across the
i moody.lagoon, as you take in the natural biosphere of our nautical
. estate and the surrounding mountains, vineyards and nature reserve.
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Appendix 7

« WHAT TO WEAR: It can get windy and chilly on the water
depending on the season and weather, s0 bring a jacket or
windbreaker just in case. Sunblock and a hat are
recommended for hot days. in the summer months we often
are able to moor at the sandbar opposite the estate so if you
want to feel the sand between your toes then we recommend

you wear flipflops.
« WHAT YOU'LL SEE: Azure waters, birds, possibly the free-

roaming wild horses and if you are lucky in season, whales.
« WHAT'S ON AT THE ESTATE: there is so much to see and do

for guests of all ages at Benguela Cove.
. BEFORE YOUR CRUISE: Buy your wine (at cellar door prices)

for the trip from the Tasting Room, nothing beats sipping on a
cool glass of Chardonnay whilst on board.

Pontoon cruise available Wednesday to Sunday 10:00 | 12:00 |.
14:00 | 16:00 *Weather permitting.

*Contact our frienly team for information 087 357
0637 | info@benguelacove.co.za

Pontoon Cruise
Reservation #2666

&) Apr 29, 2023 at 12:00 pm

S, 13 guests for Ms TEEmewk X R250.00

© Benguela Cove
Hermanus

7200

South Africa

View Reservation —

Add to your calendar
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|Paid by - R3,250.00

Please do not hesitate to give us a call at 087 357 0637 or send an
email to info@benguelacove.co.za if you have any questions at all.

Thanks,

Benguela Cove

Benguela Cove =
R43 Bot River Lagoon, Hermanus, , 7200, South Africa
087 357 0637

© Benguela Cove 2023



193

E ESTAT

15| 81

13

93

Appendix 8

E
Proforma Tax Invoice

Benguela Cove Lagoon Wine Estate,R43,Hermanus, 7200 TRCSBNV290423
P.0.Box 327, Bellville, 7535.
VAT No: 4190187668
‘]Cushomer Ref: Pontoon Cruise
Vat no
Address T B Date 29-Apr-23
Address Campsbay zip 8005 Accno
Tel Contact Purchase order no:
Email Contact
Qty Description Unit Price Incl Total
13 - |Pantoon Cruise 250,00 3 250,00
Banking Detalls: Total Excl 2 826,09
Absa Bank, Acc No: 4074545850, Branch Code: 421109 VAT 15% 423,91
Please use your invoice number as reference. Total Inc 3 250,00
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23" May, 2023
Overstrand Municipality \ Y- A T\’\w
Town Planning LH o\wer)
Att: Mr. Henk Oliver
16 Paterson Street
Hermanus, 7200 via E-Mail: enquiries@overstrand.gov.za

holivier@overstrand.gov.za

Dear Mr. Olivier,

Ref.: Portion 210 and 220 of Farm 575, Afdaksrivier
APPLICATION FOR THE APROVAL OF A CONSENT USE AND DETERMINATION OF AN ADMINISTRATIVE

PENALTY

We refer to the above matter and notice received from your office. The following is placed on

record formally.

We are owners of plot and house 182 at Benguela Cove and members of the Benguela Cove Home
Owner Association and writing to you to comment and object to the a.m. application.

Preliminary remark:

1. This application is being made on behalf of the Benguela Cover Home Owner Association
(BCHOA), although portions of the motion do not concern the BCHOA at all. | refer here to the
application in respect of the boat (named Lady Bonnie) owned by Benguela Cove investment

Ltd. (BC) or an affiliated company.

2. Penny Streeter is the sole shareholder of BCl and Nick Rea is a director of BCI. Both are also
trustees of the HOA. Together with an employeé of BCI, Shante! Kent, they represent the

majority of the BCHOA.

3. streeter and Rea signed the application on behalf of the BCHOA, which is raising the question
of a conflict of interest or using the HOA for their very own business interests.

REASONS AND COMMENT: OUR OBJECTION.

1. ACTIVITIES AND DEVELOPMENT RESTRICTIONS RELATING TO THE CONSENT

APPLICATION
An environmental impact assessment for the proposed Benguela Cove Lagoon Wine Estate was

conducted that resulted in the issuance of a Record of Decision (RoD} by .DEADPR. This RoD was

187 Beruela ¢ FILE NO.Pbns 20 &220
ve
Herne12rg1::,a;280 AfdoxSrivier 5715
A% E-Mail: SCAN NO.
'A\ L AT 28 1ipage COLLABORATOR NO. |
HFVLBLO 1L KR, |
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approved on the impact assessment that included a number of specialist studies e.g: botanical
survey, archaeological survey, avifaunal survey, etc.

Of importance in this consent use application {written by WRAP) is that the “beach area” of the
Botrivier Lagoon along the southern and western boundaries of Benguela Cove Lagoon Wine
Estate is designated as a Globally Important Birding Area {ZA097} by Birdlife International. This
was based on extensive specialist avifaunal studies conducted on the Botrivierviei, by K N Barnes
during 1997 and 2003, the latter commissioned as a specialist study during the environmental
impact assessment process for the Benguela Cove Lagoon Wine Estate

Botrivierviei now enjoys the status of Globally Important Bird Area as designated by Birdlife
International, giving the area status as one of the most important sites for bird conservation in
the world. This importance formed an important part of the constraints and environmental
controls incorporated in the outcome of the environmental impact assessment Scoping Report.
This Scoping Report formed the body of information on which environmental authorization was
given and specified in the Record of Decision E12/2/1-213-Farm 575/10-18, Hermanus, dated 15
December 2003, that is applicable to all aspects of the Benguela Cove Lagoon Wine Estate

development.

The following controls and constraints are applicable to give effect to the requirements contained in the

said Record of Decision:
a. The positions of the two approved jetties are specified in relation to the headland point

of reference known as South Cape.

b. The erven boundaries were set well back from the high-water mark of the Botrivier Vlei
to prevent human disturbance of birdlife on the northern, west and southern boundaries
of the conservation area of the Benguela Cove property development.

c. A boardwalk/demarcated walkway was placed well back from the beach areas
surrounding Benguela Cove to prevent disturbance of birdlife on these areas.

d. A pet policy is in force where cats are not allowed on the properties and dogs must be

contained in fenced erven or kept on a leash when outside the erven.

No access to the lagoon edge is allowed from the boardwalk/walkway apart from the

footprints of the two jetties that provide boating access to the Botriviervlei.

f. No boats or watercraft may be beached anywhere on the waterside perimeter of

Benguela Cove but may only be moored to the two approved jetties.

The Botrivier Lagoon Management Plan in force at the time must be adhered to at all

times.

h. The Record of Decision also specifically mentions that “the mitigation measures as
detailed on pages 37 to 40 in the Scoping Report dated August 2003 compiled by
EnviroAfrica, as well as those specified in the foliowing Specialist Reports, must be
incorporated also in the operational phase of the project: Appendix K, Marine Studies
Report dated 5 May 2003, pages 9&10; Appendix L, Botanical Report dated 12 May 2003
undertaken by Nick Helme; Appendix M, Avifaunal Report compilted by K N Barnes in
March 2003; Appendix S, Archaeological Report dated August 2003 must be adopted and

impiemented.
The RoD further stipulates that the residential component of this application must adhere

182 Benguela Cove
Hermanus, 7200
E-Mail:

2jPage
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to the setback lines identified by the avifaunal specialist along the lagoon frontage.

j- Finally,. the RoD stipulates that the Homeowners’ Association / or operator of the facility
must implement and incorporate the conditions of authorizations given in this Record of
Decision, as appropriate to the operational phase of the project.

The existing restrictions above provide space for wildlife. Allowing tourist activities would
negates this deliberate step and there will be pressure to “clean-up the beach” in order to make
it appealing to customers, destroying the natural habitat of wildlife. How can the above points
be reconciled with the application?

There is also a bird nesting near the access road to the site which would be impacted by

increased activities.
How would an approval of the application be reconciled with the above restrictions?

UNCLEAR INTERPRETATION OF THE CONTENT OF THE APPLICATION

The present application requests a permit that would allow a maximum interpretation of the
consent use. In the medium and long term, this would lead to an uncontrollable commercial
exploitation of the shoreline (plot 220}, which would cause irreparable damage to the protected
area.

In order to avoid later misinterpretations, the application must therefore describe exactly what
the consent use is being requested for.

Page 2 of the application refers to the use of a trimaran boat. For which boat is consent use
requested, for the currently used "Lady Bonnie" or for any other boat?

Are there any consent use matters included in the application that concerns public or residents
or boating access to the conservation area below the formal approved walkway as well as to
anywhere on the beach areas, apart from the footprints of the two jetties in the positions
specified in the DEADP Record of Decision?

ILLEGAL ACCESS AND MECHANICAL DISTURBANCE OF THE BEACH AND CONSERVATION AREA
Already now, while the application is pending illegal work has been carried out on the "beach" on

the plot 220. These was documented photographically (Appendix 1). On the pictures you can see
that a so-called digger-loader and workers are in the protected area and are doing some work.

it must be pointed out that this disturbance is totally illegal as no permission was obtained from
Department of Environmental Affairs and Development Planning.

BCHO CONSTITUTION IN RELATION TO PUBLIC PROPERTY
According to the Deeds register, plots 210 and 220 are “common property", i.e, they belong to
all home owners {HO). Article 30 of the BCHO Constitution clearly states the following:

"Neither the whole nor any portion of the common property shall be subjected to any rights,
whether registered in the deeds registry or not, of use, occupation or servitude, save those

182 Benguela Cove
Hermanus, 7200
E-Mail:

3|Page
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10.

enjoyed by the Members of the Association...
This means that the Constitution prohibits changing usage unless ALL members benefit from this

application.

Streeter emphasized in various inquiries regarding this change that the change to a tourist
facility is for the sole benefit of the owner of the pontoon boat.

Even if she retracts this statement, it is unthinkable that all HOs should have the right to exploit
the designated area commercially for tourism purposes. Such use is prohibited for nature

canservation reasons alone.

ENVIRONMENTAL IMPACT ASSESSMENT
The initial application for the development of the estate included an environmental impact

study. The application does not make it clear if a new EIA was conducted and is part of the

application.

RESIDENTS SECURITY
Tourist activities will increase the amount of people on the estate, who will not be vetted,

properly registered and meaningflilly monitored, increasing the security/crime risk on the estate
which eventually will result in higher security costs for the HO.

NOISE DISTURBANCE
Tourist activities and increased road traffic will increase the noise footprint on the estate and

disturb residents.

MONITORING AND ENFORCEMENT OF RESTRICTIONS

Approval of “Portion 229 of Farm 575, Benguela Cove - Proposed Amendment Of Approved Site
Development Plan And Departure” has shown that the ability to monitor and enforce

restrictions by the competent authorities is limited.
] have little confidence that potential restrictions to the current application would allow

monitoring and enforcement.

FINANCIAL CONSEQUENCES FOR HO

The operation of a tourist facility would mean additional financial and administrative burdens
for the HOA and an additional burden on the infrastructure. The application should therefore
contain a detailed list of the additional costs to be expected and the distribution of these

costs.

APPLICATION IN REGARDS OF THE PONTOON BOAT (LADY BONNIE]

The Estuary Regulation {Appendix 3) clearly state on page 10 & 11 under section General 1({a)
that “No person shall in the water area, without the prior written consent of the Councit ~
(a) Offer for reward or profit any show or entertainment or conduct any business or trade; -
(c) Keep or use any vessel for the transport of passengers or goods for payment or reward.”

Streeter and Rea, both directors of BCI; which is the owner and operator of the pontoon boat,

stated that BCI does not charge passengers for the transpoit on their vessel. Streeter confitmed

182 Benguela Cove
Hermanus, 7200
E-Mail:

4|Page



e 19)9%

5 |287
Volkhard + lise-Marianne
Buchholz

11.

this in an answér to a HO and Rea did so in his developer report presented at the AGM of the
HOA on 29-04-2023 were he said: “An application has been made and paid by 8CI for the
operating of Lady Bonnie (the pontoon) for a fee. Afl tocal authorities are aware of operations
but we have decided to formalize this in order to charge; as it is not sustainable to have it
running for free.*

Every HO on the estate is aware of the fact that the developer BCl is in fact for the past years
runnlnga paid commercial operation with the pontoon boat. BCI’s website at

e,.0 at-a even advertises the pontoon cruises which
operate 4x dally and are complimentary f.or two people when buying a case of wine with 6
bottles.
in fact we know people who have received written confirmation of the price and conditions for
a boat trip. The current rate this year is ZAR 250.00 p.P. and was ZAR 200.00 last year.

Streeter and Rea, in their capacity as trustees and representing the developer have been
untruthful with regards to the charging of a fee whilst unlawfully operating the pontoon boat.

With regards to waving the administrative penaty, | befieve that the By-Law and the Estuary
Regulation is clear. Therefore, the Overstrand Municipality has a duty to act in accordance with
these regulations and not authorize the waiver of penaities.

MISSLEADING APLLICATION

The Application is misleading. The Application attempts to create the impression that the HOA
and alf of its mermbers consent'to the Application. There is no indication anywhere in the
apphcatlan that BCi owns and operates the pontoon {Lady Bonnie). Rather, It appears that this
application is desired by the majority of HOA members, aithough the HO has never been
consulted or even informed about the application by the Trustees. The developer controls the
majority of the HOA’s trustee board and have put this Application forward on behalf of the
HOA, without the consent of the majority’s members but in their very own business iriterests.

In closing, we re-terate that we appeal to the Overstrand Municipality to reject this Application
altogether and prohibit the illegal operation of the boat Lady Bonnie.

Yours faithfully

N VOV ST SY N

{Volkhard Buchhol2) {lise M: Buchholz)

182 Benguela Cove
Hermanus, 7200
E-Mail:

e/5 e e



199

. - |u>\387 19193

ANNEX 1
Diggerloader and workers on the shoreline of plot 220
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Diggerloader and workers on the shoreline of plot 220
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Overstrand Municipality 'T?" A Theort
Town Planning L
Atk M. Henk Dilver no I \lle,r)
16 Paterson Street
Hermanus, 7200 E-Mail: giri n

p holivier@overstrand.gov.za

Dear Mr. Olivier,
A

o
Ref,; Portion 210 and 220 of Farm 575, Afdaksiivier
APPLICAYION FOR THE APROVAL OF A CONSENT USE AND DETERMINMATION OF AN ADMENISTRATIVE

PENALTY
We refer to the above matter and notice received from your office. The following is placed on
record formaily.

ers of plot and house 240 at Benguela Cove and members of the Benguela Cove Home

Vife are own
slect to the a.m. application.

pwner Assoclation and writing to youto

f g!obally )mportant Bird Area as designated by Birdiife
us as ong of the most imporiant sites for bird

1. Botrivierviei enjoys the status ©

international, giving the area status &
conservation in the world. This importance formed an important part af the eonstraints

is incorporated in the outcome of the environmental impact
assessment Scoping Report. This Scoping Report formed the body of information on
which envirenmental authorization was given and specified in the Record of Decision
£12/2/1-213-Farm 575/10-18, Hermanus, dated 15 December 2003, that is applicable to
all aspects of the Benguela Cove Lagoon Wine Estate deveiopment. We are proud to be a

part of this wonderful nature-side as a houseowner on Benguela and fell fses_ponsible.

Tourist facilities in this area, especially along the shoreline of the Botriverviei are

according to the regulation not possible.

and environmental conto

2. The Application is misteading It attempts to creste the impression that the HOA and all
of its members cansent to the Application. Nowhere in the application is it indicated that
BCI is the ownet and operaiof of the boat Lady Bonnie. Rather, it appears that this
application is desired by the majority of HOA members; although the HO has never been
consulted or even informed about the application by the Trustees. There werg no
minutes of the trusiee meatings toncerning this application. The developer controls the
majority of the HOA's trustee board and have put this Application forward on behalf of

the HOA, without the consent of the majority’s members

2 3 MAY 2003

COLLABORATOR NO.

[12S 9830
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3. The present application requests 3 permit that would aliow a miaximum interpretation of
the consent use, in the medium and fong term, this would lead to an uncontrollable
commercial exploitation of the shoreline {ptot 220}, which would cause irreparable
damage to the protected area.
in order to avoid later misinterpretations, the application must therefore describe
exactly what the consent use is beipg-requested? for.

4. Streeter and Rea, both directors of BCl; which is the owner and operator of the pontoon
boat, stated that BCi does not charge passengers for the transport on their vessel. This is
not true. For the past years people are alway$ charges a fare. This can he also seen on
the Benguela Website. This years the fare is 250 Rand p.P.

5. Already now, while the application is pending illegal work has been carried out on the

*heach” on the plot 220. A diggev-tosder and workers are In the protected area and are

doing some work.
it must be pointed out that this disturbance is totally illegal as no permission was

obtained from Department of Environmental Affairs and Development Planning.

Based on the above statements, we request that the application be rejected in its entirety and
prohibit the illegal operation of the boat Lady Bonnie.

Yours faithfully

Dr. Klaus Stroemer
Dr. Beate Helgers

/
7 ‘,"r
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‘Nico Boris Buchholz

Tef. (home): -
e-mail:
House 130
sergue o FILE NO.HNS 2104220
South Africa |Va-;m @&h&m‘g
SCAN NO. -

Overstrand Municipality i ]
Town Planning Section ;
lorettaoverstrand.gov.za C?Lé‘%BgRSA TZOZ NG - | I

‘ - j
May 20, 2023 .

Portions 210 an 220 (Portions of Portion 80) of farm Afdaks Rivier No 575, Caledon Division: “Application
for consent use and determination of an administrative penalty: Wrap project office on behalf of
Benguela Cove Homeowner's Association” i

Ref.:

Dear Sir or Madam,

1 am writing to you regarding the above subject.
The purpose of this letter is to object to the application.

1 am the home owner of plot 130 — Banguela Cove and a member of the HOA.

In general, if approved, the proposed changes may have a significant negative impact on the lifestyle, safety and
security of some residents, the wildlife and the environment of the estate.

Objections:

Objection 1 — Fundamental Change Of Character And Vision Of The Estate:

When | purchased my property at Benguela Cove | gave consideration to the site development plan and the
approved activities. | think | am entitled to have a reasonable expectation for this to remain unchanged. The
proposed change may furidamentally impact the character and vision of the estate.

Benguela Cove was envisaged as a PRIVATE, RESIDENTIAL low density, rural, in “the middle of nature” estate,
undisturbed by the daily activities of towns and cities with private access to the Botrivier Lagoon via a jetty and a
boat ramp {210/575). Relatively untouched wetland area (220/575) which primarily serves as a habitat for wildlife
and plants are an essential part of that vision.

The vision was NOT to allow access of the general public and to be a place of tourist activities (as defined by
OMLUS), of public entertainment, impacting both residents and wildlife. The.application will result in changing that
vision and to commercially exploit the estate by third parties and the natural habitat it tries to protect (with the
exception of the boutique hotel by the developer and the commercial precinct which is located outside the

security boom which controls access of the residents part of the estate).
This is a residential and NOT a commercial estate and | strongly object to the mixing of both and blurring the lines.

27 MAY 2013
AP
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Objection 2 — Non-compliance ROD 15/12/2003 — 220/575]

The current application may nat be allowed with regards to the ROD, 15/12/2003

Objection 3 ~— Non-compliance of Environmental Development Plan {March 2004) - {220/575]
The current application may not be in compliance with the Environmental Development Plan {March 2004)

Objection 4 — Disturbance to — Wildlife {220/575]

Increased human activities will disturb wiidlife, particularly the bird sanctuary on the wetlands of ERF 220/575
which is an internationally recognized RAMSAR site.

These existing restrictions provide space for wildlife. Allowing tourist activities would negates this
deliberate step and there will be pressure to “clean-up the beach” in order to make it appealing to
customers, destroying the natural habitat. How can the below points be reconciled with the application

?
The following controls and constraints are applicable to give effect to the requirements contained in the

said Record of Decision.
- The positions of the two approved jetties are specified in relation to the headland point of

reference known as South Cape.

- The erven boundaries were set well back from the highwater mark of the Botrivierviei to
prevent human disturbance of birdlife on the northern, west and southern boundaries of the
conservation area of the Benguela Cove property development.

- A boardwalk/demarcated walkway was placed well back from the beach areas surrounding
Benguela Cove to prevent disturbance of birdlife on these areas.

- A pet policy is in force where cats are not allowed on the properties and dogs must be contained
in fenced erven or kept on a leash when outside the erven.

- No access to the lagoon edge is allowed from the boardwalk/walkway apart from the footprints
of the two jetties that provide boating access to the Botrivierviei.

- No boats or watercraft may be beached anywhere on the waterside perimeter of Benguela Cove
but may only be moored to the two approved jetties.

- The Botrivier Lagaon Management Plan in force at the time must be adhered to at all times.

- The Record of Decision also specifically mentions that “the mitigation measures as detailed on
pages 37 to 40 in the Scoping Report dated August 2003 compiled by Enviro Africa, as well as
those specified in the following Specialist Reports, must be incorporated also In the operational
phase of the project

- The RoD further stipulates that the residential component of this application must adhere to the
setback lines identified by the avifaunal specialist along the lagoon frontage.

- The Homeowners’ Association / or operator of the facility must implement and incorporate the
conditions of authorisation given in this Record of Decision, as appropriate to the operational

phase of the project.
There is also a bird nesting near the access road to the site which would be impacted by increased activities.

Objection 5 — Environmental Impact Assessment:

The initial application for the development of the estate included an environmental impact assessment. The
application does not make it clear if a new EIA was conducted and is part of the application.
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Objection 6 — Residents Security/ Crime (210/575, 220/575|

Tourist activities will increase the amount of people on the estate, who will unlikley be vetted, properly registered

and meaningfully monitored, increasing the security/ crime risk on the estate.
These concerns apply to the protection and wellbeing of residents, private houses and items in the boat storage

facilities.
Once on the estate tourists will have unhindered access to the entire estate.

Objection 7 — Resident Noise Disturbance:
Tourist activities and increased road traffic will increase the noise footprint on the estate and disturb residents.

Obiection B — Resident Road Safety;
Tourist activities will result in increased road traffic, increasing the risk to residents in particular children playing

and dogs.

Obiection 9 — Scope of Application/ Lack of Saecificity {210/575, 220/575});

The applicant is seeking the broadest scope of approval by re-designating the land as a “rourist facilities” (OMLUS).
The activities allowed under this approval category are too broad, not restrictive ehough, provide few guardrails,

are easy to abuse and the consequences difficult to foresee.
The applicant must state what specific activities the applicant wants to engage in, instead of wanting to be issued

“card blanche”.
Informal, legally not relevant and binding assurances by the Board of Trustees representing the developer are not

enough to keep in restrict what might be planned in the future.

What stops the general integration of 210/575 & 220/575 into winery related, sponsored and commercial for
trade/profit activities ? What stops tumning the boat ramp into a public ramp, what stops water sport equipment
rental, what stops public functions at the boathouse (turning itinto a “pop-up restaurant”}, what stops
entertainment functions {concerts) on the beach, what stops renting out beach chairs, what stops beach sports
{e.g. volleyball/ tennis), what stops ice-cream or hamburger stands, what stops the HOA owned swimming pool

and tennis courts to be used by the general public ?
if an approval was given, it needs to state what specific activities are approved. A general approval for all “tourist

activities” with some exceptions is NOT acceptable.

oilets} §210/575, 220/575

There are no public toilet facilities to support tourism.
The boat house is for the private use of residents and HOA members and their {(non commercial guests) and not for

the general public.

Oblection 11 — No monitoring & Enforcement Of Actlvities and Restrictions. {210/575, 220/575).

Approval of “Portion 229 Of Farm 575, Benguela Cove — Proposed Amendment Of Approved Site Development
Plan And Departure” has shown that the ability to monitor and enforce restrictions by the competent authorities is

limited.
| have little confidence that potential restrictions to the current application would be monitored and enforced..

Oblection 12 — Impact on relationshio with HOA not addressed (210/575. 220/575]

The proposed change places additional burdens onto individual homeowners which have not been addressed by

the applicant. The burden Is administrative and financial.

| am personally not willing to financially subsidize (through HOA levies) the establishment/ running of tourist
facilities and the additional pressure on Infrastructure this would amount to.

Part of the application, in my view, should be a detailed agreement how the financlal bourdon is paid for.
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Obiection 13 —Impact on Property Value (210/575, 220/575]

The developer has a history of wanting to make Benguela Cove appealing to a much wider audience by changing
the original vision of the estate from an exclusive, quiet area to that of a mass, high impact tourism site,
Specifically introducing facilities like mini-golf, a splash park, muitiple bus parking bays are testament of that
changed vision towards commercialization.

As the result of the proposed change | am concerned that the value of my property will fall.

Objection 14 — Municigality Consultation Model:

The municipality has delegated to the HOA to make Individual HOA members aware of the application. Can this be
legal, the normal process or it be reasonable to delegated the sole means of notification to the very party seeking
the application ?1 In addition this is the party which in the past has failed to forward the identical application ina
reasonable timeframe ?1 Please note that forwarding the application was done my email-only without any

feedback loop. )
What are the requirements governing the notification of affected parties ?

Points To Note:

To fully understand the application and the applicant consider the following:

1. Whois The Applicant:
The application may give the impression that the proposed changes are the desire of the majority of
individual home-/ plot owners. It is unlikely that commercialization and the resulting risk to security,
safety and Increased nolse (see points above) is the desire of the majority of homeowners.

2. HOAvs. HOA trustees vs. BCl ([develoger) vs. BCI {operator of winery and related activities|:
Whilst the HOA is the applicant, the dynamics of the application are more complex.
Decisions on behalf of the HOA, like this application, are made by the Board of Trustees on a simple
majority basis. The HOA has 4 trustees, 2 nominated by the developer (BCl), who also runs the winery and
related tourist activities, and twa voted for by HOA members {home and plot owners). As unsold
developer plots entitles the developer to have one vote per plot towards trustee elections, one HOA
trustee was essentially voted for by the developer, giving the developer (BCt) a majority to make decisions
on behalf of the HOA. The potential tor.cgnﬂjgg of interest are obvious,
In essence the developer may apply for changes on behalf of the HOA without necessari ly representing
the view of a majority of individual home-/plot owners.
As a consequence the question that needs to be asked is who is set to benefit the most from the
application ?
Of particular note is that the name of the developer was not mentioned once in the application |

3. Relationship Developer vs, individual homeowners:
In my opinion the relationship between the developer, represented by some members on the Board Of
Trustees and the majority of individual homeowners has been fractious and disagreeable, as the many
legal cases are testament too. The application has to be viewed in this context.

4. Non-Alignment of Interests;
The vision and Interests for the estate between many individual home-/ plot owners and the operator of
the winery and related tourist facilities may not be the same and diverging. One party may be interested
in commercial expansion whilst the other focused on preserving the existing situation.
Please note that outside the residential area the developer is running an extensive tourist facility. The
reassignment of 210/575 and 220/575 would potentially expa nd those activities onto residential land.
The developer and the HOA are separate entities, yet for the reasons mentioned this application blurs the
lines and may allow the developer to use HOA land to further its own commercial interests.
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5. No Consultation;

Similar to previous applications, please note that | and the majority of individual HOA members have at no
stage been consulited by the applicant about this application. There would have been ample opportunities
to do so and even vote on during recent HOA meetings. Hence the application cannot be viewed as the
agreed desire of the majority of individual plot-/ home owners.

6. Hotel:
Some land adjacent to ERF 220/575 is owned by the developer and operator of the winery/ tourist facility

and as part of the existing site development plan has been approved to build a boutique hotel facility on.
Plans are currently underway to do so.

The approval of 220/575 as a tourist facility will create a carridor to link hotel with ERF 210/575 increasing
human activity, impacting residents and wildlife. There is an alternative road to link hotel and jetty.

7 Pontoon Boat:
a. The owner/operator of the boat pontoon boat “Lady Bonny” is the same company that owns and

runs the winery and related tourist activities and is also the developer. The application makes no
mention of this. The HOA has no business interest or association with the boat. The application
may give the impression that the HOA has an interest in the usage of the boat. Due to the
reasons above the opposite is likely the case.

Of note is that the owner/operator of the boat was not mentioned once in the application

b. Individual plot-/ home owners were not consulted at the inception of the boat tours or ever
since.

To me the boat operation of the pontoon boat and associated activities has always been
undesirable and | would like them to cease immediately.

d. The pontoon boat has continued to operate FOR HIRE (ZAR 250 per person as of May 2023) even
after the application has been submitted. The determination of the operation of the boat as not
being legal has not stopped its commercial usage. This also speaks to the inability of the
authorities to effectively monitor and enforce rules and the operator to adhere to restrictions.

8. 220/575 Actlvities.
There Is plenty of evidence that the applicant has elther scant regard for or knowledge of the purpose of
220/575. “Beach clearing” activities are testament of that. There is photographic evidence that exists of
extreme disturbance of the beach area by a digger loader in front of the clubhouse located at Jetty 1. It
must be pointed out that this disturbance is illegal as no permission was obtained from Department of
Environmental Affairs and Development Planning for what constitutes a listed activity under NEMA 2014

as amended.
If existing rules and restrictions are not followed, a logical conclusion could be that future restrictions, as

the result of this application, may not be followed either.

Further Specific Points Contained In The Application:
1. The WRAP document needs to describe in detail what it is that consent use is applied for, so that

there can be no confusion as to the exact detail.
2. Which boat is “consent use” applied for, the existing Lady Bonny or another? Be specific and provide

details of the craft to be used.
Are there any consent use matters included in the WRAP application that concerns public or residents

or boating access to the conservation area below the formal approved walkway as well as to
anywhere on the beach areas, apart from the footprints of the two jetties in the positions specified

in the DEADP Record of Decision.

(n summary, | obiect to the commercial exploitation of this private. residential estate and due to the reasons
outlined above ) am strongly opposed to the proposed changes contained in the in the application.
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Please contact me if | can be of assistance to you.

Best regards

YA



- 5 MAY 2023

Office of the Director: -
Infrastructure & Planning —
Town Planning

S\ 08 MAY 3 )
X S
-r‘94ND MUN\B\?F\‘

5 May 2023

Dear Sir/Madam

OBJECTION: APPLICATION FOR CONSENT USE AND DETERMINATION OF AN ADMINISTRATIVE
PENALTY: WRAP PROJECT OFFICE ON BEHALF OF BENGUELA COVE HOMEOWNER'S ASSOCIATION

We- hereby confirm our objection to the present application for consent use and determination of an
administrative penalty: wrap project office on behalf of Benguela Cove Homeowner's Association.

We have reviewed this application with Mr Paul Olden of Urban Dynamics Western Cape and object

as follows:

1. Prior to the HOA submitting this application, the application should've gone through the
necessary process required to gét consent from the homeowners as to whether or not the
HOA may apply for this consent use.

2. The applicant needs to complete a NEMA checklist and obtain written confirmation from
DEADP that the consent use does not trigger a NEMA EIA application in terms of the

reguiations.
3. The application needs to define any ancillary land uses on the site that the operation of the

pontoon boat may create.
4, The application needs to confirm the maximum number of BCI clients and staff that will be

on the BCHOA land at any one time.

5. The application needs to include an SDP that demarcates the specific limited shoreline and
land area from where the boat will be operated and stored as this use cannot apply to the
whole erven.

6. The application needs to confirm that there will only ever be one pontoon boat operating.

7. The application needs to include an access plan for emergency vehicles in the event that the
pontoon boat is involved in an emergency.

8. The application is incorrect and misleading as it states the pontoon boat is used for BCl
guests and is not charged for, this is however incorrect. The boat is part of a commercial
wine enterprise and is charged for at R250 p/p, see attached email quote received from BCL

9. The existing clubhouse at the slipway and jetty belongs to the HOA and is by definition not
available for the commercial use for any of its members, therefore the applicant should at its
cost provide its own ablution facilities subject to the approval of the HOA or enterinto a
rental lease to rent and maintain the toilets and use of the clubhouse.

sent on behalf of the Iris McCarthy Family Trust FILE NO. HlNy
Owner of portion 179 . Bn%c:zoéws )
. SCANNO.
b r ]
COLLABORATOR NO
CS McCarthy . : )
Email: [ [85[_, 775 j
Tel:
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From:
Sent:
To:
Subject:

Reply2Request <reply2request@icloud.com>

Monday, 24 April 2023 16:11

Martin Diessner

Fwd: Booking for weekend of 28th April. '

Begin forwarded message:

From: Cinzia Sebastian-Beckett <cinzia.sebastian-beckett@benguelacove.co.za>
Date: 24 April 2023 at 11:29:42 GMT+2

To: Reply2Re

quest <reply2request@icloud.com>, BC SA Info <info@benguelacove.co.za>

Subject: RE: Booking for weekend of 28th April.

Geood mornin

g Jarod

Thank you for getting in touch with us. We can definitely accommodate your guests with a lunch

and pontoon

cruise.

Just be aware that our pontoon is always weather permitted.

No drinks is offered on the pontoon but they are welcome to purchase drinks from the tasting room

to take on board.
We do charge R250 per person for the pontoon cruise, and it goes out on the following time slots

10h00 | 12h00| 14h00| 16h00

Let us know which time slot will be suitable for your guests and will reserve it for them.

Awaiting on your feedback.

Kind regards,
Cinzia Sebast

ian-Beckett

Customer. Service Consultant

E-Mail:
Web:

E-Mail:
Web:

cinzia.sebastian-beckett@benguelacove.co.za
www.benguelacove.co.za

cinzia.sebastian-becketi@benguelacove.co.za
www.benguelacove.co.za

IMPORTANT-
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THIS E-MAIL AND THE INFORMATION THAT IT CONTAINS, MAY BE CONFIDENTIAL, LEGALLY
PRIVILEGED AND PROTECTED BY LAW. ACCESS BY THE INTENDED RECIPIENT ONLY IS AUTHORISED.

--—--Qriginal Message-----

From: Reply2Request <reply2request@icloud.com>
Sent: Monday, 24 April 2023 10:47

To: BC SA Info <info@benguelacove.co.za>

Subject: Booking for weekend of 28th April.

Hi there

We are arranging a sight seeing tour for some overseas visitors and would like to make a booking for
lunch for 5 people on Sat 29th April.

We'd also like to show them the lagoon and ! believe that a tour / cruise may be possible.

Could you advise on pricing for lunch and a cruise for 5 and lunch only for Sat 29th April for 1pm and
we can then confirm what's suitable. Please also advise on duration of the cruise and if it includes

any drinks.
Look forward to hearing from you.
Regards

Jarod
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Loretta Gillion

From: Marcia Mkansi <! _ >

Sent: Thursday, 04 May 2023 19:38

To: Loretta Gillion -

Subject: Re-circulation: Portions 210 & 220 of 575, Benguela Cove (consent use, admin
penalty)

Re-circulation_Notice to HOA.pdf: Re-circulation_Ptn 210 & 220 of 575, Benguela

Cove (consent use, admin penalty).pdf
( \A .O\'\Jch

Attachments:

Dear Loretta

Good morning!

I am a home owner requested to send you my comments regarding the circular mentioned on the subject matter.

Firstly, | have concerns about the environmental impact of the boat. The emission from the boat have an impact on
"o diversity.

Secondly, the activities pose security issues to us homeowners, and no vetting of tourist is in place to avoid people
with criminal records accessing the estate.

Thirdly, we pay a high amount of levy and | don’t see how the business benefits us in terms of reduced levies. it
appears to me that we pay levy for someone to appropriate profit under the disguise of homeowners. { would like to

know how this benefits us in terms of maintenance, reduced levies etc.

Lastly, the estate impose penalties on homeowners that are beyond the homeowners’ control i.e. obligation to build
which was not disclosed prior to purchase. Yet, they request their penalties to be erased for operating without
consent. | find this request to be of double standards, when they can not apply their minds to other exceptionat
cases. | therefore wish to see HOA lead by example and equally honour the pe ' E?-s

SCAN NO.
Best Regards I i
Ircia
COLLABORATOR NO.

18567 69 Bl

| will appreciate your acknowledgment and feedback.

————————— Forwarded message ---------
From: <hoa@benguelacove.co.za>

Date: Fri, 28 Apr 2023 at 16:09
Subject: Re-circulation: Portions 210 & 220 of 575, Benguela Cove (consent use, admin penalty)

To: <marcia.mkansi@gmail.com>

Dear Homeowner

.

Attached please find new notice for the usage of Lady Bonnie. It has been resent in order to give the homeowners

sufficient time to make comment.
Unfortunately | was on leave when it was initially sent through.

W _ 5 WAY 3 :



213

Loretta Gillion L )

From: Harry Elcock < S
Sent: Sunday, 23 April 2023 19:05

To: Loretta Gillion

Cc: hoa@benguelacove.co.za

Subject: Portion 210 and 220 of farm Afdaks River 575 Caledon Division Application

Dear Loretta

I received the application for Consent Use and Determination of an Administration Penalty relating to Lady Bonny
boat tours on the lagoon from the HOA on 12 April 2023.

My name is Harry Elcock. My wife and | live permanently at 186 Benguela Cove, on the beachfront close to were the
Lady Bonny operates. Other than this email address, my mobile number is

My interest in the application is being a resident and living very close to where the Lady Bonny launches and in clear
" te of her lagoon boat trips.

{ My reason for commenting is to fully support this application. We first took residence in 2009, initially as a holiday
home and then as permanent residents for more than 3 years now and are fully familiar with these wonderful boat

trips that a significant number of people enjoy.

it gives us great pleasure seeing tourists enjoying this beautiful lagoon and the operations of the Lady Bonny do not
hinder us in the slightest, despite living right on the beachfront all year round.

We feel that these tours promote tourism and spending in the local economy which is good for commerce and
employment in the region and for exposure of the Benguela Cove estate.

If there are any objections to this application from other residents, then this could surely only be out of spite or
selfishness, from owners who are more than likely not SA residents and who are only on the estate for a few months
of the year. The Lady Bonny operates all year round, even in Winter, when there are many beautiful days for
tourists to get out onto the water and take in the splendour of the surroundings all year round.

. summary, we support this application 100% and look forward to hearing in due course that it has been formally

pproved.
L
Kind regards
Harry and Hansie Elcock
186 Benguela Cove

FILE NO. P oiny
Eﬁﬁ? “

SCAN NO.

oo
COLLABORATOR NO.

RLT=293 1“

B .
“T7a, N e 1
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Pro]ect Oe

Town Planning & Project Mma_gﬂn_eﬁt_-_

Our Reference: 22/164
Your reference: Pin 210 & 220 Farm 575, HBENG

7 August 2023 FILENO.PLin'S
ver 518

The Municipal Manager SCAN NO.
Overstrand Municipality

P O Box 20

HERMANUS COLLABORATOR NO.
7200 1398625

Attention: Mr H QOlivier

o [IONS 210 AND 220 OF THE FARM A DAKS RIVIER 575 CALED

Your email dated 8 June 2023, refers.

The comments and objections were received, are addressed herein. Where required the
Benguela Cove Investments provided feedback on certain aspects.

These responses are attached as:

¢ Annexure B - Financial Consequences for HOA;

» Annexure C - Impact on relationship with HOA not addressed;

* Annexure D - Response to Concemns Regarding Levies and Benefits; and

* Annexure E - lllegal access and mechanical disturbance of the beach and conservation

areq.

it should be noted that there was a letter of support received which is acknowledged.

Project Planning | Project Feasibility | Land Use Applications | Project Execution Management | Liquor Licensing

Unit B, Standard House, P O Box 1247 Tel: 427 (0)28 313 1411 * =
Crw Royal and Dirkie Uys Street Hermanus, Email: admin@wrapgroup.co.za ‘ YEARS
Hemanus 7200 Web: www.wiapgroup.co.2a -
WRAP Group Established 2002

10 AUG 2013
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LETTER OF SUPPORT
PUBLIC PARTICIPATION o |
Comment from Harry and Hansle Elcock: !
My reason for commenting is to fully support this application. We first fook residence m
2009, initially as a holiday home and then as permanent residents for more than 3 years
now and are fully familiar with these wonderful boat trips that a significant number of !

people enjoy.

It gives us great pleasure seeing tourists enjoying this beautiful lagoon and the operations
of the Lady Bonny do not hinder us in the slightest, despite living right on the beachfront

oll year round. l

We feel that these tours promote tourism and spending in the local economy which is
good for commerce and employment in the region and for exposure of the Benguela '
Cove estate.

If there are any objections to this application from other residents, then this could surely
only be out of spite or selfishness, from owners who are more than likely not SA residents
and who are only on the estate for a few months of the year. The Lady Bonny operates
all year round, even in Winter, when there are many beautiful days for tourists fo get out
onto the water and take in the splendour of the surroundings all year round.

In summary, we support this application 100% and look forward fo hearing in due course
j that it has been formally approved.
i
Environmental Officer: Coastal Management

Depariment of Environmental Affairs and Develogpment Planning
West Cape ernment

The following is noted:
e No further boats will be allowed to operate within the Bofriver Esfuarine System only

, Lady Bonnie.
| » CapeNature has previously been consulted and agreed on the usage of the boat |

within the estuarine system.

As such, we do not object against the usage of Lady Bonnie within the Botriver Esfucuy

provided that the condition of approval state that this will be the only boat within the

estuarine system. (Refer annexure A) i
.
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Conclusion

These objections have revealed the concerns of the home owners and members of the
BCHOA. The application is submitted to allow the continuation of the operation that will
have a positive impact on the economy as well as invite mare tourist to visit the QOverstrand
and increase the overall appeadl of the area.

Considering the response to objections, it is recommended that the planning application
be approved as submitted.

Yours faitjfully

PROFESSIONAL TOWN PLANNER (A/2858/2019)

30
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From: Mercla J Liddle

Tot WRAP

Subject: RE: PORTIONS 210 AND 220 OF THE FARM AFDAKS RIVIER 575, CALEDON
Date: Wednesday, 02 August 2023 13:08:20

Attachments: image001,0ng

Good day Thian,

Our telephonic conversation between you, leptieshaam Bekko and myself
earlier today and your email below refers.

The following is noted
« No further boats will be allowed to operafe within the Botriver Estuarine

System only Lady Bonnie.
« CapeNature has previously been consulted and agreed on the usage of
the boat within the estuarine system.

As such, we do not object against the usage of Lady Bonnie within the Botriver
Estuary provided that the condition of approval state that this will be the only
boat within the estuarine system.

Kind Regards

Mercia Liddle
Environmental Officer: Coastal Management
Department of Environmental Affairs and Development Planning

Western Cape Government

4" Floor, Leeusig, 1 Dorp Street, Cape Town, 8000
Tel: +27 (0)21 483 4627

Email: mercialiddle@westerncape.gov.zg
Website: www.westerncape.gov.za/eqadp

Western Cape
Government

FOR YOU

Be 110% Green. Redd from the screen.

From: WRAP <admin@wrapgroup.co.za>

Sent: Wednesday, 2 August, 2023 12:43 PM

To: Mercia J Liddle <Mercia.Liddle @westerncape.gov.za>

Subject: PORTIONS 210 AND 220 OF THE FARM AFDAKS RIVIER 575, CALEDON

Good afternoon Mercia

Thank you for you time earlier.
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As discussed, there will only be 1 boat (The Lady Bonnie) and no additional vessels will ever be
used.

If you need to state that this needs to be a condition of approval you are more than welcome to
do so as a way to ensure the municipality only ever approves the Lady Bonnie.

Kind Regards,

THIAN JANSEN

PROFESSIONAL TOWN PLANMER

Email: i !

T:+27 (28) 313 1411 | M:427 (72) 1227704

Unit B, Standard House, Cnr Royal and Dirkie Uys Street
P O Box 1247, Hermanus, 7200

Project Office 9G:

Town Planning & Project Manligemant

“All views or opinions expressed In this electronic message and its attachments are the view of the sender and
do not necessarily reflect the views and opinions of the Westem Cape Government (the WCG). No employee
of the WCG is entifled to conclude a binding contract on behalf of the WCG unless he/she is an accounting
officer of the WCG, or his or her authorised representative.

The information contained in this message and its attachments may be confidential or privileged and is for
the use of the named recipient only, except where the sender specifically states otherwise.

If you are not the intended recipient you may not copy or defiver this message to anyone.”
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FINANCIAL CONSEQUENCES FOR HOA

The operation of a tourist facility would mean additional financial and administrative burdens for the
HOA and an additional burden on the infrastructure. The application should therefore contain a detailed
list of the additional costs to be expected and the distribution of these costs.

We understand the homeowner concerns regarding the approval of the Lady Bonnie pontoon boat for
conducting tours on the Botriver lagoon and its potential impact on the Homeowners Association's
(HOA) costs and burden. We would like to address these concerns and clarify that the operation of the
boat and its associated services, which are owned and operated by Benguela Cove Investments, will not

lead to any costs being passed onto the HOA.

Benguela Cove Investments, as the operator of the commercial area, is committed to ensuring that all
costs associated with the pontoon boat service are borne entirely by their company. They have
consistently paid their levies as a responsible member of the homeowners association, and they will
continue to do so. As such, any expenses arising from the operation of the boat will be solely accounted

for by Benguela Cove Investments.
It's essential to note that the boat's operation will not impose any further burden on the infrastructure

or amenities used by the homeowners association. Benguela Cove Investments will utilize the jetty in
the same manner as any other member of the HOA, and they are fully aware of their responsibilities in

maintaining and using the shared facilities.

Regarding the potential financial and administrative burdens for the HOA, we assure you that Benguela
Cove Investments is responsible for handling all expenses related to the operation of the tourist facility.
They have been diligent in conducting a thorough analysis of the associated costs, and they are prepared
to cover these expenses without any reliance on the HOA's resources.

The Lady Bonnie pontoon boat offers a unique opportunity to enhance tourism and local business in the

area, providing benefits for the community as a whole. We believe that working collaboratively with
Benguela Cove Investments can lead to a successful arrangement without imposing any adverse effects

on the homeowners association.
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Objection 12 - Impact on relationship with HOA not addressed (210/575, 220/575)

The proposed change places additional burdens onto individual homeowners which have not been
addressed by the applicant. The burden is administrative and financial. | am personally not willing to
financially subsidize (through HOA levies) the establishment/ running of tourist facilities and the
additional pressure on infrastructure this would amount to. Part of the application, in my view, should
be a detailed agreement how the financial bourdon is paid for.

Thank you for sharing the owner concerns rega rding the Lady Bonnie Boat and its impact on the
homeowners association (HOA). We understand that transparency and addressing potential burdens are
essential when considering any new development within the community.

First and foremost, it's important to clarify that the Lady Bonnie Boat and its activities are entirely
funded by Benguela Cove Investments, the owner of the commercial area. As 2 member of the
homeowners association, Benguela Cove Investments contributes fully to the infrastructure costs
through its levy payments, just like any other owner. This means that they share the financial
responsibility for maintaining the community's infrastructure and amenities.

Regarding your objection that the proposed boat service may place additional burdens on individual
homeowners, we want to assure you that Benguela Cove Investments has carefully considered the
impact on the infrastructure. It is not anticipated that the running of the boat service will cause any
strain on the community's infrastructure. Therefore, there will be no increase in costs to the
homeowners association due to the boat service.

As rightly pointed out, financial transparency is crucial. We would like to reiterate that the Lady Bonnie
Boat and its operations are self-sustaining, Independently funded by Benguela Cove Investments. The
boat service will not be subsidized by the homeowners association or any individual homeowner. There
will be no financial burden on any homeowner to support the tourist facilities or the boat's running

expenses.

Fu2
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“Thirdly, we pay a high amount of levy and | don't see how the business benefits us in terms of reduced
levies. It appears to me that we pay levy for someone to appropriate profit under the disguise of
homeowners. | would like to know how this benefits us in terms of maintenance, reduced levies etc.”

Subject: Response to Concerns Regarding Levies and Benefits at Benguela Cove Estate

I hope this letter finds you well. On behalf of Benguela Cove Investments, | would like to address the
concerns raised by the homeowners regarding the levies and benefits at Benguela Cove Estate.

Firstly, we appreciate the opportunity to clarify our role in the estate and the contributions made asa
mixed-use residential, commercial, and farming business. As a levy-paying member of the homeowners'
association, we understand that our levies, along with those of other homeowners, are essential for the
overall upkeep and operation of the entire estate. We share the common goal of maintaining a well-

managed and thriving community.

While it is true that the commercial and farming activities we conduct are integrated into the estate and
contribute to its functioning, we acknowledge that the benefits might not be immediately apparent to
individual homeowners. We would fike to assure all homeowners that our presence and activities have a
positive impact on the estate as a whole, which in turn benefits the entire community.

The levies paid by all members, including Benguela Cove investments, are primarily used for various
essential services such as maintaining common facilities, providing security, landscaping, and other
shared amenities that enhance the guality of life for all residents. Our farming enterprise plays a role via
the Services and Maintenance agreement in reducing certain maintenance and operational costs within
the estate. These cost savings help in keeping levies at a reasonable level for all homeowners.
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“)LLEGAL ACCESS AND MECHANICAL DISTURBANCE OF THE BEACH AND CONSERVATION AREA

Already now, while the application is pending illegal work has been carried out on the "beach" on the
plot 220. These was documented photographically (Appendix 1). On the pictures you can see that a so-
called digger-loader and workers are in the protected area and are doing some work.

it must be pointed out that this disturbance is totally illegal as no permission was obtained from
Department of Environmental Affairs and Development Planning.”

Subject: Response to Allegations of lllegal Access and Mechanical Disturbance of the Beach and
Conservation Area

I am writing in response to the owner allegations of illegal access and mechanical disturbance of the
beach and conservation area on plot 220, | represent the homeowners association and the farm team
involved in the clean-up activity in question.

First and foremost, we would like to clarify that the images presented as evidence of illegal activity are
misleading and fail to demonstrate any wrongdoing on our part. The team responsible for the clean-up
fully understands the sensitivity of the area, its conservation issues, and the importance of protecting
the bird life within the vicinity. They are committed to adhering to all relevant environmental

regulations and guidelines.

It is crucial to note that our team does not undertake any work without first conducting a thorough
inspection of the entire area to identify and avoid any nesting bird sites or other environmentaily
sensitive locations. Our commitment to conservation and protection of the ecosystem is a top priority
during all our activities.

Regarding the specific clean-up activity, the farm team was tasked with removing accumulated debris on
the shores of the lagoon and particularly underneath the clubhouse and the jetty, The use of a digger-
loader was restricted to an area that was less than 100 meters from the jetty. We can confirm that no
work was conducted in proximity to the Milkwoods, and no nesting birds were present during the

operation.

Moreover, during the clean-up process, debris and rubbish were manually removed by hand and
carefully placed into the digger-loader for disposal. The machine was not used for any mechanical
disturbance on the main beach or shorelines.

We understand the concerns raised about the necessity of obtaining permission from the Department of
Environmental Affairs and Development Planning before conducting any activity in the protected area.
We want to assure you that the farm team was acting in good faith and believed they were within the
scope of permissible activities for beach and conservation area clean-up.

In conclusion, we firmly deny any intentional illegal access or mechanical disturbance of the beach and
conservation area. Our actions were geared towards maintaining the ecological balance and preserving

41|z
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the beauty of the surroundings. We are committed to learning from this incident and working closely
with the appropriate authorities to ensure all future activities are conducted within the bounds of the

law and environmental best practices.

Please do not hesitate to reach out to us if you have any further questions or concerns. We look forward
1o resolving this matter amicably and continuing our dedication to the conservation and protection of

the environment.
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COMMENTS FROM THE ENGINEERING SERVICES DEPARTMENT FOR:
CONSENT USE & DETERMINATION OF AN ADMINISTRATIVE PENALTY:
PORTION 210 & 220 (PORTIONS OF PORTION 80) -OF FARM
AFDAKSRIVIER N0.575, DIVISION CALEDON (4336/2023)

Electricity . Eskom area
Stormwater : No services available
Water : No services available
Sewer : No services available
Roads and traffic : No services available
Conditions:

1. that the developer arrange with ESKOM for the provision of
electricity and that he complies with all conditions as may be set by

ESKOM;

2. that the developer will be responsible to obtain the necessary
approval, licences and permits from the applicable authorities
(Department of Environmental Affairs, health, BOCMA etc.) for the
registration and licensing dams and for the use of any other water

resources and the extraction thereof;

3. that the developer is responsible to provide potable water to the
development that complies with SANS0241 standards and that
relevant proof be submitted to the Senior Manager: Engineering
Services, Overstrand Municipality;

4, that waste water disposal be done in a safe and healthy manner
and that plans thereof be submitted to the Municipality and
Department Of Environmental Affairs for approval;

5. that the developer complies to all the conditions set by Department
Of Environmental Affairs and BOCMA.

6. that the conditions set by the Department of Transport and Public
Works be adhered to.

p.p N Qaf 4 02
/DENNIS HENDRIKS TE

SENIOR MANAGER:
ENIGINEERING SERVICES




257

‘open )serve

0 Jheat
(W) .Oliue)

Our reference: WWIP_WCN+1228 23

Your reference: Ptn 210 & 220 of Farm 575, HBENG
Enquirie s: P. Ngqakayi

TEL: 0437056236/0813922403

EMAIL: Portian®openserve co.za

61 Oak Avenue, Highveld,

Port Elizabeth

Private Bag X881, Pretoria, Gauteng, 0001
Techno Park, Centurion 0157,

3 April 2023 FILE NO. P 20\ss
0 \ceruaes -

Attention: S. MULLER SCAN NO.

Overstrand j

P. O BOX 20 COLLABORATOR NO.

HARMANUS ’ 1841328 j

7200

OPTIC FIBRE & COPPER PLANT AFFECTED

RE: PORTIONS 210 AND 220 [PORTIONS OF PORTION 80) OF FARM AFDAKS RIVER NO 575. CALEDON DIVISION:
APPLICATION FOR CONSENT USE AND DETERMINATION OF AN ADMINISTRATIVE PENALTY: WRAP PROJECT OFFICE

ON BEHALF OF BENGUELA COVE HOMEOWNERS ASSOCIATION

With reference to your application received 18 March 2023.

As important cables are affected, please contact our representative Marius Makler telephone number 081 348
2317, | hereby inform you that Open Serve approves the proposed work indicated on your drawing in principle. This
approval is valid for 6 months only, 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.

Telecommunication services position is shown as accurately as possible but should be regarded as approximate

only.

Should alterations or relocation of existing infrastructure be required, such work will be done at the requ est and

cost of the applicant.

Telkom SA SOC Limited: Reg no 1991/005476/30. Directors: MS Meloko {Chalrperson), SN Maseko (Group Chief £ Officer), D Reyneke (Acting Group Chief Financial
Officer), N Kapila®, PCS Luthuli, DD & {e, KW Mzondeks, F P Cook, KA Rayner, A Samueis, SP Siblsl, K Singh, RG Tomlinson, UL Von Zeuner.

Company Secretary: ACCeba “*Indis
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Please notify this office within 21, working days from this letter of acceptance and if any alternative proposal is
available or if a recoverable work should commence.

It would be appreciated if this office can be notified within 30 days of completion of the construction work.
Confirmation is required on completion of construction as per agreed requirements.

Should Open Serve infrastructure be damaged while work is undertaken, kindly contact our representative

immediately.

All Open Serve rights remain reserved.

Yours faithfully

P Ngqakayi

For Selwyn Bowers
Operations Manager

Wayleave Management: Southern and Western Region

Telkom 5A SOC Limited: Reg no 1991/005476/30, Diractors: M5 Moloko (Chalrperson), SN Maseko (Group Chief E: ive Officer], D Reyneke (Acting Group Ghlef Financlal
Officer], N Kapila®, PCS Luthuli, DD Mokgatle, KW Mzondeki, F Petersan-Cook, KA Rayner, A Samuels, SP Sibis), H Singh, RG Tomlinson, LL Van Zeuner.

Company Secretary: AC Ceba *Indla
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‘ Annexure H 1)2

CONSERVATION INTELLIGENCE

postal 16 17th Avenue, Voélklip, Hermanus, 7200
physical 16 17th Avenue, Voéiklip, Hermanus, 7200
website  www.capenature.co.za

enquiries Rhett Smart

telephone 087 087 8017

email rsmari@capenature.co.za

reference LS14/2/6/1/7/2/575-210&220_consent_Fisherhaven

date 28 May 2
Overstrand Municipality OTHLE NO.HnS = O
P.O. Box 20 - O Nrcae B Nctis Giuiet =
Hermanus .. '\ SCAN NO v
7200 (N Qi B e I
Attention: Henk Olivier COLLABORATOR NO,

il yverstrand.gov.za |

By emdil: loretta{@overstrand.gov.za \Bo2y 2R ]

]

Dear Mr Olivier

Application for Consent Use and Administrative Fine for Tourist Facilities on
Portions 210 and 220 of Farm Afdaks Rivier 575, Benguela Cove Estate,

Fisherhaven
{Overstrand Municipality ref. no.: Ptn 210 & 220 of Farm 575, HBENG/4336/2023)

CapeNature would like to thank you for the opportunity to comment on the application and
would like to make the following comments. Please note that our comments only pertain to
the biodiversity related impacts and not to the overall desirability of the application.

The application is for tourist facilities {defined to include recreational facilities) which consists
of the existing activity of boat cruises on the Bot River Estuary for guests of Benguela Estate.
Although not explicitly referred to, the structures located on the two subject properties
which facilitate the provision of the boating activity, namely jetty/boardwalk, slipway and
boathouse need to form part of the application. The other recreational activities located these
two properties are not mentioned and we wish to query if these also require authorisation
as tourist facilities, since it is for public use e.g. clubhouse, tennis courts, swimming pool.

The development of the structures within 100 m of the high water mark (5 m contour) of
the estuary require environmental authorisation. If the tourist facilities already received
environmental authorisation with the initial authorisation for Benguela Cove Estate, the
record of decision/environmental authorisation should be included as an appendix for
confirmation. Structures below the high water mark require a lease in terms of the Sea Shore
Act from CapeNature. There is currently no Sea Shore Lease in place for this property and
therefore is non-compliant. As a minimum the jetty and slipway extend below the high water
mark of the estuary. It is further noted that additional activities have been reported to

CapeNature which will be followed up.

The operation of the boat below the high water mark is beyond the scope of this application,
as the application only relates to the two cadastres which do not extend below the high water
mark. The operation of the boat is controlled by the Bot River Estuary Management Plan
(EMP) compiled in terms of the National Environmental Management: Integrated Coastal -

The Wastem Cape Nature Conservation Bosrd trading as CapeNature
Board Members: Assaciate Prof Denver tHendricks (Chairperson), Prof Gavin Mansveldt (Vice Ctalrperson). Ms Marguerite Loubser, Mr Mervyn

Burton, Dr Colin Johnson, Prof Aubrey Rediinghuls, Mr Paul Slack

2 9 MAY 2023
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Management Act. The zonation of the EMP defines the sections of the estuary which can be
accessed by the boat.

In conclusion, CapeNature does not object to the consent use application. Environmental
impacts associated with the recreational facilities can be determined from the environmental
process followed in order to assist with determining the penalty for unlawful activities. An
application for a Sea Shore Lease must be submitted to CapeNature for the attention of

Rowena Crowe (rcrowe(@capenature.co.za) accompanied by an environmental authorisation.

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

Yours sincerely

Boet:

Rhett Smart
For: Manager (Landscape Conservation Intelligence)

cc. Steve Gildenhuys, CapeNature
Rowena Crowe, CapeNature

2|2
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Annexure T ife

Department of Environmental Affairs and Develepment Planning

Western Cape Mercia Liddle
Government Biodiversity and Coastal Management

Mercia.liddle@westerncape.cov.za | Tel: 021 483 4627

CMU Reference: 17/1/8(CMU 0019/2023)
TP- A Theaorto
U:Lo lixier)

&

The Office of the Director: infrastructure & Planning
Town and Spatial Planning
Overstrand Municipality

P.O. Box 20
HERMANUS
2500 FILE NOYbNS 240 €.220
| [AEKS Rivver 515 I
Attention; Mr livier SCAN NO.
|
I wc o Tel: 028 313 8900
COLLABORATOR NO. Email: alida@overstrand.gov.za
\ €219

RE: REQUEST FOR COMMENT FROM THE SUB-DIRECTORATE: COASTAL MANAGEMENT ON THE
APPLICATION FOR CONSENT USE AND DETERMINATION OF AN ADMINISTRATIVE PENALTY ON
FARM 210/575 AND FARM 220/575, BOTRIVIER, OVERBERG DISTRICT.

Dear Madam

Your request for comment from the Sub-directorate: Coastal Management on the above-
mentioned pre-application basic assessment report received on 29 March 2023, refers.

1. CONIEXT

1.1. The Integrated Coastal Management Act, 2008 (Act No. 24 of 2008) ("NEM: ICMA") is a
Specific Environmental Management Act under the umbrella of the National
Environmental Management Act, 1998 {Act No. 107 of 1998} (“NEMA"). The NEM: ICMA
sets out to manage the nation's coastal resources, promote social equity and best
economic use of coastal resources whilst protecting the natural environment. In terms of
Section 38 of the NEM: ICMA, the Department of Environmental Affairs and Development
Planning {‘the Department') is the provincial lead agency for coastal management in
the Western Cape as well as the competent authority for the administration of the
“Management of public launch sites in the coastal zone (GN No. 497, 27 June 2014)
“Pyublic Launch Site Regulations”.

1.2. The Department, in pursuant of fulfiling its mandate, is implementing the Provincial
Coastal Management Programme (“PCMP"}). The PCMP is a five (5) year strategic
document, and its purpose is to provide all departments and organisations with an
integrated, coordinated and uniform approach fo coastal management in the Province.

Page 10ofé
30 MAY 2083 et s BICARE DOV I
Depariment of Environmental Affairs and Development Planning
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The Department is in the process of finalising the next generation PCMP that includes
priority objectives for the next 5 years. This PCMP was adopted on 19 May 2023 and may
be viewed at Western Cape draft PCMP 2022-2027.

A key priority of the PCMP is the Estuary Management Programme, which is predominantly
implemented through the Estuary Management Framework and Implementation Strategy
{"EMFIS") project. The Department is implementing estuary management in accordance
with the NEM: ICMA and the National Estuarine Management Protocol (“NEMP").
Relevant guidelines, Estuarine Management Plans, Mouth Management Plans need to be
considered when any listed activities are triggered in the Estuarine Functional Zone. The
Depariment is in the process of approving a series of Estuarine Management Plans. Both
draft and approved plans may be viewed at DEA&DP: Coastal Management.

The facilitation of public access to the coast Is an objective of the NEM: ICMA as well as
a Priority in the WC PCMP. The Department developed the Provincial Coastal Access
Strategy and Plan, 2017 {“PCASP") and commissioned coastal access audits per
municipal district fo assist municipalities with identifying existing. histeric, and desired
public coastal access. These coastal access audits also identify hotspots or areas of
conflict to assist the municipalities with facilitating public access in terms of Section 18 of
the NEM: ICMA. The PCASP as well as the coastal access audits are available on the
Deparimental website at DEA&DP: Coastal Management.

COMMENT

The sub-directorate; Coastal Management (“SD: CM") has reviewed the information as
specified above and have the following commentary:

The applicant is requesting consent use in terms of Section 16{2){o) of the Overstrand
Municipal Amendment By-Law on Municipal Lland Use Planning. 2020, and the
determination of an administrative penalty in terms of Section 16(2){q) of the By-Law for
the unauthorised land use activities as stipulated above. The subject properties serve as
recreation areas for private landowners and guests of the wine estate, mainly for access
to the Botriver Estuary. Furthermore, Farm 210/575 is used for storing water vessels and
features amenities like a tennis court and pool for residents, while Farm 220/575 improved
with a jetty and boathouse. is proposed to be converted info a tourist facility offering
pontoon boat experiences on the Botriver Estuary. Both properties are owned by the
Benguela Cove Homeowners Association and the title deeds don't have any restrictive
conditions that prohibits the proposed fourist facility.

. According to the Western Cape Biodiversity Spatial Plan (2017), both subject properties

partially fall within an Ecological Sensitive Area. These areas are not essential for meeting

biodiversity targets but play an important role in supporting the functioning of protected

areas or CBAs and are often vital for delivering ecosystem services. The management

objective of such sites is to maintain them in a natural or near-natural state, with no further
Page 2 of &
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loss of habitat. Degraded areas should be rehabifitated and only low impact, biodiversity-
sensifive land uses are appropriate.

. Be advised that Farm 220/575 is located within the Coastal Protection Zone ("CPZ") as

defined in Section 16 of the NEM: ICMA and the purpose of the CPZ is to avoid increasing
the effect or severity of natural hazards in the coastal zone and to protect people and
properties from risks arising from dynamic coastal processes, including the risk of sea level
risks. Due to the subject property's location within the CPZ, Section 63 of the NEM: ICMA
must be considered where an authorisation is required in terms of Chapter 5 of the NEMA.
Furthermore, Section 62 of the NEM: ICMA obliges all organs of state that regulates the
planning of land to apply that legislation in @ manner that gives effect to the purpose of
the CP1. As such, Section 63 of the NEM: ICMA must be considered by local authorities for

land use decision making.

in terms of coastal risk modelling commissioned by the SD: CM, Farm 220/575 is located
seaward of the Overberg coastal management line {"CML"). The delineation of the CML
is based on the methodology that was informed by various factors including Section 25(B)
of the NEM: ICMA, taking into consideration ownership and zonation of vacant land. As
the proposed property is located along a sheltered bay as indicated by the applicant,
erosion is not a concern, however, impacts from inundation, flooding, storm surges and
seq level rise as a result of climate change must be considered. Furthermore, in terms of
the Departmental Risk Zones (see Figure 1 below) Farm 220/575 is also locaied within the

Rural Risk Zone.

Farm 210/575 is not located within the CPZ and is landward of the Overberg District CML,
however it is located within the Rural Risk Zone as depicted in Figure 1 below. Furthermore,
the applicant failed to indicate how the concerns as a result of impacts of climate

change were considered for this appilication.

Be advised Farm 220/575 is located within the Estuarine Function Zone (“EFZ") which
equates to the 5m contour around an estuary. This areais used as a delineation boundary
within estuaries as it encapsulates most dynamic areas influenced by long-term estuarine
sedimentary processes. It provides a buffer zone that allows an estuary to swell within the
flioodplain of an estuary in the event of flood events, inundation as well as sea-level rise
due to climate change. It also allows for the inclusion of some temrestrial fringe vegetation
that contribute detritus to the system and refuge areas for many animal species during

floods.

Although the applicant considered the draft Bot/Kleinmond Estuarine Management Plan
(2019). it should be noted that the Western Cape EMFIS Best Practise Activity Guidelines
{2019) recommends in item 1.3.. no development shouid be approved to fake place in
the EFZ or the highly dynamic littoral active zone. These Guidelines further recommend
that developments must take info consideration any adopted coastal management lines
and applicable controls, and/or coastal risk lines where high risk areas are identified.

Page 3of
www.weslemeare.aryv.za
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Avoiding development in at-risk or sensitive areas will help to maintain the ecological
integrity of the estuarine environment, prevent disruption of the natural coastal processes,
maintain aesthetic quality, and ultimately protect coastal developments and people.

. In terms of the Departmental Circular, DEA&DP 0004/2021, regarding 'The consideration

of coastal risk in land use decisions as well as the way forward with respect to the
establishment and implementation of Coastal Management Lines in terms of the NEM:
ICMA', a precautionary approach must be adopted with respect to land use decisions
within risk areas. The Circular also recommends development parameters to be
considered for general risk and general estuarine risk areas. This includes maintaining
coastal quality; reducing public liability; reducing risk to human life; preventing
intensification of development in general risk areas but allow exercising of existing rights
within reason; prevention of encroachment that will impact on the integrity of the
shoreline ecology; and enables safe evacuation in an emergency. The Circular further
advises that any new development be set far back from the EFZ as possible and existing
coastal processes and indigenous vegetation within the EFZ must be maintained.

With the country experiencing more severe weather conditions, the applicant must be
cognisant that in the event of any erosion or accretion on the subject property, Section
15 of the NEM: ICMA states:

(1) No person, owner or occupier of land adjacent fo the seashore or other coastal public

property capable of erosion or accretion may require any organ of state or any other
person to take measures to prevent the erosion or accretion of the seashore or such

other coastal public property, or of land adjacent to coastal public property, unless
the erosion is cqused by an intentional act or omission of that organ of state or other

person.

(2) No person may construct, maintain or extend any structure, or take measures on
coastal public property to prevent or promote erosion or accretion of the seashore
except as provided for in this Act, the NEMA or any other specific environmental

management Act.
As such, the applicant must be informed in terms of Section 15 of the NEM: ICMA the
applicant may not erect any protection measures aguainst erosion or accretion outside
of their property boundary.

Considering the location of the subject properties, the applicant must be informed of risk
pertaining to the loss of property should the high-water mark of the sea move inland of
the property boundary or during a flooding event. In this regard, Section 14 of the NEM:
ICMA and the Adbvisory Nofe from the office of the Chief Surveyor General, dated 15

October 2021, is applicable.

It must be noted that no aiternatives were submitted with the application and the SD: CM
would advise that the proposed development be located landward of the CPZ and CML
and be set further inland from the rural risk zone to provide an adequate buffer from storm

surges.
Page 4 of 6
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2.1.12.The SD: further recommends that the applicant adeguately considers the impacts of
climate change on the proposed development and that they inform the exact location

of the footprint and design of the proposed structure.

2.1.13. If the nature of the development does not require that it be placed within the EFZ, then
an alternative location must be sought. Where no location alternatives are possible and
the development needs to occur within the EFZ or broader Littoral Active Zone, an EIA
must be conducted to identify and mitigate impacts, and an EA obtained where
necessary. No location alternatives were submitted with this application and the SD: CM
would advise the proposed tourist facility to be located iondward of the CML, Rural Risk

Zone and EFZ.

2.1.14. Based on the above, the SD: CM does not support the consent use for a tourist facility on
Farm 220/575 as requested, as the soid development is proposed to be within the CPZ,
EFZ, Rural Risk Zone and seaward of the Overberg CML.

2.1.15. Be advised the determination of the administrative penalty and whether such a penalty
should be issued is at the discretion of the municipadlity.

2.1.16.The applicant must be reminded of their general duty of care and the remediation of
environmental damage, in terms of Section 28(1) of NEMA, which, specifically states that:
“...Every person who causes, has caused or may cause significant pollution or
degradation of the environment must take reasonable measures to prevent such pollution
or degradation from occurring, continuing or recurring, or, in so far as such harm fo the
environment is authorised by law or cannot reasonably be avoided or stopped, to
minimise and rectify such pollution or degradation of the environment..." together with
section 58 of the NEM: ICMA which refers to one's duty to avoid causing adverse effects

on the coastal environment.

3. The SD: CM reserves the right to revise or withdraw its comments and request further
information from you based on any information that may be received.

Yours faithfully

H Digitally signed by
|€pt|€$haa m Jeptieshaam Bekko
Date: 2023.05.30 14:24:25

Bekko +02'00'

lepfieshaam Bekko
CONTROL ENVIRONMENTAL OFFICER
SUB-DIRECTORATE: COASTAL MANAGEMENT

DATE: 30 May 2023

Page 5 of &
www . westerncage..2ov.za
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Figure 1: DEA&DP Risk Zone in relation fo Farm 210/575 and Farm 220/575
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Department of Environmental Affairs ond Development Planning

.| Western Cape D'miiri Matthews
Government Directorate: Development Management, Regicn |

D'mitri.Matthews@westerncape.gov.za | Tel: 021 483 8350

REFERENCE:  16/3/3/6/6/E2/27/1109/23
DATE: 10 May 2023

The Municipal Manager
Overstrand Municipality
P. Q. Box 20

HERMANUS

7200

Altention: L. Isaacs

Tel.: +27 (0) 313 8900
Email: loriaanisaacs@overstrand.gov.za

Dear Madam

RE: APPLICABILITY OF THE NATIONAL ENVIRONMENTAL MANAGEMENT ACT, 1998 (ACT NO. 107 OF
1998) (“NEMA") ENVIRONMENTAL IMPACT ASSESSMENT (“EIA”) REGULATIONS, 2014 (AS AMENDED),
WITH RESPECT TO THE PROPOSED APPLICATION FOR CONSENT USE AND DETERMINATION OF
ADMINISTRATIVE PENALTY: PORTION 210 AND PORTION 220 (PORTIONS OF PORTION 80} OF FARM

AFDAKS RIVIER, CALEDON (OVERSTRAND)

1. The electonic comespondence dated 28 March 2023, as received by the Department on the same
day, refers.

2. Following the review of the new information contained in the electronic correspondence, this
Department notes the following:

2.1 The application is for the consent use to operate a pontoon boat as a recreational facility, that
will be used for guided boat tours.

3.  Your attention is therefore drawn to the listed activities in terms of the NEMA EIA Regulations 2014 (as
amended) as defined in Listing Notices (*LN"} 1, 2 and 3 of 7 April 2017. Be advised that, based on the
information provided, the proposed development on the abovementioned properly, does not
constitute any listed activities as defined in terms of the NEMA EIA Regulations 2014 (as amended).
Environmental Authorisation is therefore not required prior to the proposed development.

4. The above-mentioned is based on the following:
4.1 The pontoon boat will be used for guided tours and not ovemight accommodation.

5.  However, should any future development frigger any listed activity in terms of the EIA Regulations, 2014
{as amended), an application form for Environmental Authorisation must be submitted to the
Competent Authority and the Environmental Authorisation obtained prior to the development
proposal being commenced with on the proposed site. The relevant application forms are avdilable
on this Department's website: www.westermcape.gov.za/eadp.

6. You are further reminded of your general duty of care towards the environment in terms of section
28{1} of NEMA which states:

www . westermcape,Qov.zQ

Department of Environmeniai Affairs and Development Planning
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“Every person who causes, has caused of may cause significant pollution or degradation of the
environment must take reasonable measures ta prevent such poliution or degradation from occurring,
continuing or recuring, or, in so far as such harm to the environment is authorised by law or cannot
reasonably be avoided or stopped, to minimise and recfify such pollution or degradation of the
environment."

7. Please note that the applicant must comply with any other statutory requirements that may be
applicable to the undertaking of the activity.

8. Kindly quote the abovementioned reference number in any future comrespondence concerning the
proposed development.

9.  This Department reserves the right fo revise or withdraw its comments and request further information
based on any information received.

Yours faithfully

Digitally signed by
Marbe paah e
Date: 2023.05.10

Coetzee inwus oo
HEAD OF COMPONENT
ENVIRONMENTAL IMPACT MANAGEMENT SERVICES: REGION 1
DEPARTMENT OF ENVIRONMENTAL AFFAIRS AND DEVELOPMENT PLANNING

www . weslerncaie gov.za
Department of Environmental Affoirs and Development Planning
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BREEDE-OLIFANTS

< H

Cnr Mountain Mill & East Lake Road, Worcester 6850, Private Bag X3055 Worcester 6849
Enquiries: Vhengani Ligudu " Tel: +27 23 346 BOOD Fax: +27 23 347 2012 E-mall: viigudu@bocma.co.za

REFERENCE NO: 4/10/1/G40G/AFDAKS RIVER 575/210& 220
Date: 23 November 2023

The Municipal Manager
Overstrand Municipality
P. 0. Box 20
HERMANUS

7200

Attention: Mr H Olivier

RE: APPLICATION FOR CONSENT USE AND DETERMINATION OF AN ADMINSTRATIVE
PENALTY: PORTIONS 210 AND 220 (PORTIONS OF PORTION) OF FARM AFDAKS

RIVIER NO. 575, CALEDON.

With reference to the above-mentioned document received by this office on the 01/11/2023,
requesting comments.

This o has reviewed the above mentioned application and has no objections on the

proposed activities subiect to the following comments:

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

2. The properties are located along the Bot River Estuary, please note that an Estuary is not
a watercourse in terms of the National Water Act, 1998 (Act 36 of 1998) and therefore
water uses are not triggered by the use of Lady Bonnie boat.

3. Please consult the Department of Environmental Affairs and Development Planning
regarding the use of Estuary for recreational purposes.

4. The minimising of waste must be promoted and alternative methods for waste
management must be investigated.

This office reserves the right to revise initial comments and request further information based
on any additionai information that may be received. The onus remains with the registered
property owner to confirm adherence to any other relevant legislation that any activities might
trigger and/or need authorization.

Please do not hesitate to contact the above official should there be any queries.

Yours faithfully

M:I;JAN VAN STADEN

CHIEF EXECUTIVE OFFICER (Acting)
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I-_Ignk Olivier_

From: Andre Olivier

Sent: Wednesday, 21 February 2024 09:23
To: Henk Olivier

Cc: Jacques Wilkinson; Riaan Marinus
Subject: RE: Benguela Cove

Morning Henk

My take on the questions posed by members of the Benguela HOA.
1. Whether the HOA followed the correct processes/ procedures when submitting a planning application with regard
to the Common Property.

a. Interms of clause 2.4.4 of the Constitution “common property” means all land transferred to the HOA. In this
regard clause 29 confirms that this has in fact been done. This includes Erven 210 and 220. R

b. Clause 3.1 determines that the main business of the HOA is to promote, advance and protect the interests of
Members in the development. This is confirmed and expanded on by clause 3.2 which clearly determines that
the main object and purpose of the HOA is to provide for the “control over and protection and maintenance of

the “common property” of areas regarded as “common to all Members”.

All registered owners are members of the HOA — see clause 4.1. If, in terms of clause 4.5 all members shall be
jointly liable for any expenditure incurred in connection with the main object or(?) purpose of the HOA for
anything done by the HOA with the intention of benefitting its Members, then this surely means that the
members have a constitutional right to be informed as to what the HOA does or intends doing in the
development? Common sense dictates that Members cannot be saddied with responsibilities and liabilities
only and not have any say or a right to be informed as to how liabilities are to be incurred.

Despite the provisions of clause 9.1, which seems to give the HOA unfettered powers with regard to the
management and control of the business and affairs of the HOA this seems to be tempered by clause 9.5.4
which clearly states that whatever rules and regulations the HOA may make, said rules and regulations must be

made for the advancement of the interests of Members, which in terms of clause 9.5.5 necessarily includes

the conduct of Members on the common property and, in terms of clause 9.5.6 the manner and methods of
use of the common property by Members of the HOA.

d. In my opinion clause 30.2.4 is probably the most important provision which confirms the rights of members of
the HOA because it states that the common property shall not be built upon etc “...without the sanction of a

special resolution of the Members of the HOA”".

In considering the above it is correct that the HOA “owns” the common property, but it does not mean that it
owns the common property to the exclusion of the members of the HOA because all the members are charged
monthly levies to cover all expenses which are incurred or anticipated which includes expenses regarding the
common property. It stands to reason that without the levies paid by the Members, it will not be possible for
the HOA to cover the costs of maintaining the common property and in this regard, it would appear that the
Developer apparently attends to the Services and Maintenance of the Development.
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As to this question | am of the opinion that given the proven constitutional rights of Members of the HOA they had the
right to be informed by way of a Special General Meeting of the intention of the HOA to submit a Planning Application
for whatever reason concerning the common property.

Furthermore, | doubt whether the HOA will be able to rely on clause 14.4.

2. Do all Members of the HOA have the right to use common property for the same purpose, ie, to operate a boat for
paying tourists?

a. If1understood your question correctly, it would appear that the Developer has decided to operate a pontoon
excursion for tourists on the river without having complied with the development’s constitutional requirement
that such an idea first had to have been canvassed and discussed with the Members on a Special General.
Meeting of the HOA? In addition to this it would appear that the money generated by the pontoon is/will be
claimed by the Developer alone in other words, the money is not shared /will not be shared with the HOA and
uitimately the Members?

Well again, and in furtherance of the exposition above, the Benguela Cove development consists of the HOA and the
registered owners as Members of the HOA. The HOA and the Members are 2 sides of the same coin, ie, the one cannot
exist without the other.

Furthermore, and as demonstrated above, the constitution of the development makes provision for the rights and
duties of both the HOA and the Members — it can never be that the HOA only has rights and the Members only duties. in
the matter at hand Erven 210 and 220 are common property to which the Owners qua Members of the HOA enjoy an
unassailable right of access, use and enjoyment.

As | see it the question posed seems a bit vague namely: should all Members of the Association have the right to use the
common property for the same purpose, ie, to operate a boat for paying tourists? If this is indeed the question then my
answer from a purely practical point of view will be no because if every Member in that development wants to launch a
boat (pontoon?) it will obviously be chaos, to say the least. On the other hand, from a legal point of view they
(probably) have the right given their constitutional rights to use and enjoy the common property.

If the real question is whether the Developer must/should share the income generated from its pantoon excursions,
then the answer is probably yes, because the Developer must necessarily make use of the common praperty in order

to:

1. Transport the tourists across the common property of the development to and from the launch site.

2. Use the common property as the launch site of the pontoon.
3. Use the common property in order for the tourists to board and disembark the pontoon.

Given the above, and assuming that the HOA decided to permit the Developer to use the common property for its own
private business without having taken into account the rights of the Members, then it would appear that the HOA is in
contravention of the constitution, especially clauses 3.1; 3.2; 9.5.4; 9.5.6.

| furthermore assume that this issue was never tabled at a General or perhaps more aptly a Special General Meeting
which in itself is constitutionally irregular given the fact that all matters which affect or might affect the rights and duties
of the Members must be canvassed on a meeting. The foregoing is of course subject to whether the Trust Committee
decides to convene such a meeting given the fact that it has a discretion whether or not to convene such a meeting -
please refer to clause 12.4: “...whenever they think fit...” 11

2
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How the Members { excluding the Developer as an Owner and Member of the HOA) will be able to overcome this
challenge is unknown because it would appear that the Developer ( also supposedly an ordinary registered owner of at
least one erf and therefore an ( ordinary) member of the HOA) has somehow managed to ingrain itself into the Trust
Committee and to have obtained certain rights with regard to the management and control of the development
inclusive of the common property — please refer to clause 11.3 where the Developer must be present at all meetings of
the Committee and seemingly represented by at least 50% of the quorum.

If, for instance an issue is tabled at a Meeting, and the Developer represents at least 50% of the quorum how will any
decision which might be adverse to the Developer ever be taken and more importantly, passed? It seems as if the Trust
Committee and the Developer “rule the roost” in this development and that the rights of the ordinary members areto a

large degree only token.

Regards

Andre Olivier
Legal Advisor
Overstrand Municipality/Munisipaliteit

T:+27 (0) 28313 8903 | F: +27 (0) 86 400 6638
E: aolivier@overstrand.gov.za

From: Henk Olivier <holivier@overstrand.gov.za>
Sent: Monday, February 19, 2024 12:39 PM

To: Andre Olivier <aolivier@overstrand.gov.za>
Subject: Bengule Cove

Andre

Vind aangeheg die lugfoto van die twee erwe 500s versoek, e nook n afskrif van die Soneringskaart in wit en swart. Die
erf nommers is gemerk, zoom maar net bietjie in.

lKinds Regards/Vriendelike Groete

Henk Olivier
Town Planner

FRSTRANIT) Overstrand Municipality
~ @ A 1Magnolia Street, Hermanus, 7200 | P P.O Box 20, Hermanus, 7200

T+27 {0 28313 8900 | F +27 {0128 312 1894
€ holivier@®overstrand gov.zal

To be a centre of excellence for the community”

From: holivier@overstrand.gov.za <holivier @overstrand.gov.za> On Behalf Of scans@overstrand.gov.za

Sent: Monday, February 19, 2024 12:20 PM

To: Henk Olivier <holivier@overstrand.gov.za>
Subject: Message from KM_C558
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Interpretation Benguela Cove Constitution: Portion 210 and 220 farm 575, Benguela Cove

From Henk Olivier <holivier@overstrand.gov.za>

Date Wed 14-Feb-24 9:55 AM

To Andre Olivier <aolivier@overstrand.gov.za>
Cc Loretta Gillion <loretta@overstrand.gov.za>

@ 1 attachment (2 MB)
SKM_C55824021409240.pdf;

Andre

The Benguela Cove HOA applied to the municipality on common property to enable the Developer (BCl) to
utilize a pontoon for tourist facility (commercial) purposes, for boat trips for paying customers on the lagoon.
in the public participation process of the Municipality objections were received from residents/members of
the HOA that they were not informed about the application prior to the application being submitted to the
Municipality. They are also of the opinion that the processes in terms of the Benguela Cove Constitution were
not correctly followed (no special meeting was held with members.). Please see the attached Constitution
specifically Sections 9.5 and Section 30.

My questions are as follows?

1. Did the HOA follow correct process i.t.o the Constitution when submitting the planning application on
common property, without tabling the proposal at a special meeting of its members of the Association

for a vote.

2. Some objectors make the interpretation that Section 30,2.3 implies that should any additional rights be
approved on common properties, all members of the Association should have the right to use the
common property for the same purpose. In this case operate a boat for paying tourists.

| also attach a copy of a map showing the position of the two relevant portions in Benguela Cove.

Town Plannings concern is that should we further process the application and decide on the application, there
could be some form of legal implication for the Municipality.

Kinds Regards/Vriendelike Groete

Henk Olivier
Town Planner
R ERNTRAND Overstrand Municipality
- adguipld-> - A 1 Magnolia Street, Hermanus, 7200 | P P.O Box 20, Hermanus, 7200

T427(0) 283138900 | F 2270128 332 1804

£ holivier@overstrand.gov.2a |

To be o centre of excellence for the community”

From: holivier@overstrand.gov.za <holivier@overstrand.gov.za> On Behalf Of scans@overstrand.gov.za
Sent: Wednesday, February 14, 2024 9:25 AM
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Our Reference: 22/164
Your Reference: Pin 210 & 220 of Farm 575, HBENG

The Municipal Manager
Overstrand Municipality
P O Box 20

HERMANUS

7200

Attention: Mr Henk Olivier

PORTIONS 210 AND 220 OF THE FARM AFDAKS RIVIER 575, CALEDON: APPLICATION FOR A
CONSENT USE AND DETERMINATION OF AN ADMINISTRATIVE PENALTY

Herewith the response to your letter dated 27 February 2024 os received from the Chairman
of the Benguela Cove Homeowners Association:

“BACKGROUND

1. The Benguela Cove Lagoon Wine Estate is a mixed-use development which were / are
developed as such for residential, agricultural and commercial purposes by Benguela
Cove investments Pty Ltd (BCl) as developer in terms of the rezoning of the property and
subsequent registration of the Benguela Cove Home Owners™ Association Constitution.

2. Par 3.1 of the Constitution states that the main business of the Association is fo promote,
advance and protect the interests of its Members, relative to their ownership in the
development. In addition Par 3.2 of the Constitution confirms that the main object and
purpose of the Association is to provide for the promotion and enforcement of standards
in keeping with the character of the Benguela Cove Lagoon wine Estate development
in such a way that Members derive the maximum collective benefit by control over and
protection and maintenance of the common property of areas regarded as common
to all Members and fo apportion the expenses in relation therefo between the Members
by the charging of levies to the Members.

3. BClis a Member of the HOA, which was reconfirmed by arbitration order during October
2020. BCl is paying monthly levies os registered owner of the commercial as well as all

unsold residential portions.
Project Planning | _Project Feasibilty | Land Use Applicoiio_r_\s | Project Execution Management | Licuor Licensing

Unit B, Standard House, PostNet Hermanus Suite 170 Tel: +27 {0)28 313 1411
Cnr Royal and Dirkie Uys Street Private Bag X164, Hermanus,  Email: admin@wrapgroup.co.za 2 6 YEARS
Hermanus 7200 Web: www.wrapgroup.co.za o

o P ] - WRAP Group Established 2002
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4. BC! is a private company with one of its’ purposes to derive profit subject to the
contents of the Constitution.

5. Portions 210 & 220 are defined in the Constitution as common property. The aforesaid
portions were fransferred to The HOA during 2018. It follows that the HOA as registered
owner of the aforesaid portions is obliged to comply with paras 3.1 & 3.2 of the
Constitution and to manage these portions to the benefit of all the residential owners
and BCI.

6. The Trustee Committee shall manage and control the business and affairs of the HOA
subject to the provisions of the Constitution - par 9.1.The Trustees are fully entitled to
make regulations for the advancement of the interests of ifs members ( par 9.5.4). the
regulation and control of the common property | par 9.5.5) & for governing the manner
and methods of use of the common property by or on behalf of the Members of the
HOA ( par 9.5.6).

7. Conduct Rule 14 contains the provisions regarding the Jetty & Mooring Slipway. The use
of the area shall be reserved for owners and / or occupiers and their guests. BCl as
owner cannot be excluded from this provision.

FACTS

BCI wishes to use Portions 210 & 220 as a member of the HOA in accordance with the
Constitution.

1. By virtue of ifs" ownership and nature of business, such use can only be for commercial
purposes.

2. The registered owner of the abovementioned properties is the HOA and BCI
consequeritly approached the Trustees Committee to consent to the proposed use.

3. The application to the Trustee Committee was made on 20 January 2023.

4. BCl is fully aware of the provisions of Annexure E to the Constifution and no deviation
was applied for.

5. The Trustees duly considered and supported the application. It was so resolved on 20
January 2023 ( copy of resolution annexed hereto).

CONCLUSION

In view of the aforesaid:

1. BCI as member of the HOA is fully entitled to the use of Portions 210 & 220. It would be
unconstitutional to refuse BCI to use the aforesaid properties as long as the provisions of
the Constitution including Annexure E had been complied with

BCI's application for consent was not unconstitutional.

The Trustees had full locus standi to consider BCI's application for consent.

The Trustees® consent was in terms of paras 3, 9, Conduct Rule 14 and Annexure £ of the

Constitution.

5. The aforementioned consent did not have the effect that any provision of the
Constitution was amended. The Trustee Committee’s consent is a ratification of BCl's
entitiement to use Portions 210 & 220.

6. Consequently, it was unnecessary to obtain a special resolution or even an ordinary
resolution from the members of the HOA.

7. Clearly there is no prejudice to the residential members of the HOA."”

Ao
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ANNEXURES:

Annexure A: Benguela Cove Home Owners™ Association Constitution

Annexure B: Annexure E of Benguela Cove Home Owners™ Association Constitution
Annexure C: Trust Resolution

We trust that you will find the above in order. Should you require any additional information,
please do not hesitate to contact us.

Yours faithfull
Fnit.;

//: ]
THIAN JANSEN -
PROFESSIONAL TOWN PLANNER (A/2858/201%)
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Annexure A: Benguela Cove Home Owners’ Association Constitution
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BENGUELA COVE
HOME OWNERS’ ASSOCIATION

CONSTITUTION

UPDATED 20™ APRIL 2018

CONTENTS

1. NAME

2. DEFINITIONS

3. OBJECT AND PURPOSE
4, MEMBERSHIP

16.
17.
18.

20.

21.

CESSATION OF MEMBERSHIP
TRUSTEE COMMITTEE

REMOVAL AND ROTATION OF TRUSTEE MEMBERS
OFFICE OF TRUSTEES

FUNCTIONS AND POWERS OF THE TRUSTEE COMMITTEE
OBLIGATION TO BUILD*

PROCEEDINGS OF THE TRUSTEE COMMITTEE

GENERAL MEETINGS OF THE ASSOCIATION

NOTICE OF MEETING

SERVICE OF NOTICES

VENUE OF MEETINGS

QUORUM

AGENDA AT MEETINGS

PROCEDURE AT GENERAL MEETINGS

PROXIES

VOTING

FINANCIAL YEAR END

! o7th April 2018, Martin Diessner, 20180407-5pecial-Resolution-06-New-Obligation-to-build-clause
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22. ACCOUNTS

23. AUDIT

24. INDEMNITY

25. PRIVILEGE IN RESPECT OF DEFAMATION

26. BREACH

27. WATER

28. RATES AND TAXES

29, TRANSFER OF THE COMMON PROPERTY

30. DEALINGS WITH THE COMMON PROPERTY

31. NO SUBDIVISION AND NOT MORE THAN ONE DWELLING

32, BUILDING STANDARD RULES AND AESTHETIC APPROVAL?

33 SECURITY AND BUILDING DEPOSITS?

34, CONDUCT RULES

ANNEXURES:

(e) By-laws relating to the control and use of the Bot River Estuary
(A) AGRICULTURAL BENEFITS AGREEMENT
(B) SERVICES AND MAINTENANCE
(C) CONSTRUCTION ENVIROMENTAL MANAGEMENT PLAN
(D) URBAN AND ARCHITECTURAL DESIGN CONTROLS MANUAL VERSION 7*
(E) BY-LAWSRELATING TO THE CONTROL AND USE OF THE BOT RIVIER ESTUARY

[Government Gazette NO. 5093, P.N. 480/1996 dated the 15th November 1996]

(F) BUILDER’S CODE OF CONDUCT

1. NAME
The name of the Association is; "Benguela Cove Home Owners Association".

2, DEFINITIONS

2.1 The headnotes to the paragraphs in this constitution are inserted for reference purposes only and shall

not affect the interpretation of any of the provisions to which they relate.

z 07th April 2018, Martin Diessner, 20l80407-Special—R:so]ubion-l4-Remo\'a| -of -esthetic-approval-clause
*07th April 2018, Martin Dieasner, 20180407-Special-R esolution-15-Deposits
* 07th April 2018, Martin Diessner, 20180407-Special-Resolution- 21 -New-design-guidelinel-editition-?
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Words importing the singular shall include the plural and vice versa.
Words importing the masculine shall include the feminine.
Unless the context clearly indicates a contrary intention, the following words and expressions shall bear

the following meanings:
2.4.1 “the Developer” shall mean Benguela Cove Investments (Pty) Ltd, Registration No.
2002/004722/07, Ambition House, 107 Voortrekker Road, Bellville, Cape Town, 7535.

2.4.2 "the development” or "the estate " shall mean the land together with all improvements and

services thereon. 4
2.4.3 "erf" shall mean a portion of private land owned by the Member within the development which

shall have been allocated a cadastral number by the surveyor general upon approval of the

general plan.

2.4.4 "the common property" shall mean the land transferred to the H.O.A, which shall include
Erven 222 to 227 inclusive, which is designated as Private Roads, Erven 205 to 211 and Erven
214 to 220 inclusive, which is designated as Private Open Spaces, Erf 221 which is designated as
the Nature Reserve and Erf 212 which is designated as the Grazing Area, but shall exclude Erven
231 and 232, which is designated as the Agricultural Enterprise which shall be retained by the
Developer for the cultivation of vines, olives and lavender fields, together with all the residential
erven, the hotel, being Erf 228 and the commercial component, being Erf 229 within the
development and all the dams, being Erf 213.

2.4.5 "The Agricultural Enterprise” shall mean the Vineyards, the Olive trees and the Lavender
fields and dams. Situated on Erven 231, 232 and 213.

2.4.6 "The Commercial Component shall mean Erf 229 which includes the Public Area, being the
Winery, Restaurant, Farm Stall, the Chapel and the Conference Facilities, but the Members
shall bhave certain rights over these facilities as governed by the Agricultural Benefits
Agreement.

2.4.7 "the general plan" shall mean the general plan relating to the land as approved by the surveyor
general;

248 “the association" shall mean the Benguela Cove Lagoon Home Owners Association;

2,49 "the Act" shall mean the Companies Act No. 61 of 1973.

2.4.10 "occupant” shall mean any person lawfully occupying an erf by virtue of his relationship to or
with a Member of the Association.

2.4.11 UADRC" means the Urban and Architectural Design Review Committee.
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3. OBIECT AND PURPOSE

3.1 The main business of the Association is to promote, advance and protect the interests of its Members,

relative to their ownership of erven in the development.

3.2 The main object and purpose of the Association is to provide for:

« the promotion and enforcement of standards in keeping with the character of the Benguela Cove
Lagoon Winc Estate development, in such a way that Members derive the maximum collective
benefit,

- control over and protection and maintenance of the common property of areas regarded as common
to all Members, and to apportion the expenses in relation thereto between the Members by the
charging of levies to the Members,

3.3 It is recorded that the agricultural property within the development designated for the cultivation of
vines, olives trees and lavender felds are under the direct control and ownership of the Developer,
notwithstanding the fact that the Developer has granted the H.O.A and its Members certain rights and
benefits, which are governed by the Agricultural Benefits Agreement annexed hereto marked Annexure
A" It is further recorded that notwithstanding the aforementioned owmership of the Developer, the
Developer shall be unconditional obliged to develop the agricultural enterprise and commercial
facilities in order to fulfil its obligations to the H.O.A and its Members in terms of the aforementioned

Agricultural Benefits Agreement,

4. MEMBERSHIP

4.1 Membership of the Association shall be limited to registered owners of erven in the development which
Membership shall commence simultaneously with the transfer of an erf in the development into the
name of the registered owner; provided that:

4.1.1 a person who is entitled to obtain in terms of the provisions of Section 43 of Act No. 47 of
1937 a Certificate of Registered Title to any such erf shall be deemed to be registered -owner
thereof;

4,1.2  when any such owner is more than one person or entity, all the registered owners of that erf
shall be deemed, jointly and severally, to be one Member of the Association.

4.2 When a Member ceases to be the registered owner of an erf, he shall immediately cease to be a
Member of the Association.The registered owner of an erf may not resign as a Member of the

Association.
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The rights and obligations of a Member are not transferable and every Member shall;
4.3.1  tothe best of his ability further the aims and objects of the Association and;,
4.3.2 observe and be bound by, this constitution and all rules and regulations made by the

Association or by the Trustee Committee from time to time.

Nothing contained in this constitution shall prevent a Member from ceding his rights in terms of this
constitution as security, to the mortgagee of that Member's erf.

Each Member of the Association shall be jointly liable for any expenditure incurred in connection with
the main object or purpose of the Association and for anything done by the Association with the
intention of benefiting its Members. The Association shall charge monthly levies to cover all expenses
which are incurred or anticipated, and which shall be borne by each Member equally, as to a 1/126
share per erf until such time as the buildings are completed on the Hotel Site, the Public Areas and the
Commercial Components, thereafter the Association shall charge monthly levies to cover all services to
be provided, which shall amount to approximately 1/136 of the total costs save for the Hotel and
Commercial Components, which shall be levied at 6/136 each respectively of the total costs. It is
hereby recorded the H.O.A has entered into a Services and Maintenance Agreement with the
Developer and that all Members have been made aware of such agreement as per Annexure "b ". It is
further recorded that the Agricultural Enterprise shall be liable and obliged to meet all of its own costs

and/or expenses from services received and all maintenance of its Enterprise and thus will not be liable

to pay any levies to the H.O.A.

No Member shall be entitled to transfer an erf, unless a duly authorised representative of the Trustee
Comimittee or the relevant party to which such function has been delegated has in writing consented to
the transfer, and the following conditions of title are imposed, namely:

4.6.1 The property, or any part thereof, shall not be transferred without the written consent of the
Benguela Cove Home Owners’ Association of which the Purchaser and his successors in title,
for so long as they are the registered owners of the property, shall be obliged to be a Member
and bound by its constitution, rules and regulations.

4.6.2 No improvements, alterations, restructuring, repairs or any building work of any nature shall
be effected to the property, nor shall the access to the property be altered, without the prior
written approval of the Association.

A consent to transfer an erf as contemplated above shall be withheld by the Trustee Committee until

the following have been complied with:

47.1 Levies and any other amounts due to the Association by the registered owner (and all

952
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occupants claiming through him) of the property sought to transferred, have been paid up to
date to transfer or that provision has been made to the satisfaction of the Trustee Committee

*for the payment thereof against registration of transfer

4.7.2  All structures and improvements on the property sought to be transferred, not approved of by
the UADRC of the Association as contemplated herein, have been removed to the satisfaction
of the UADRC or the approval of the UADRC has been given in rcspect of such structures or
improvements, as contemplated herein,

4.8 The Trustee Committee may, by regulation, provide for the issuc of a Membership certificate, which

certificate shall be in such form as may be prescribed by the Trustee Committee.

4.9 Every Member must register with the intranet of the Association at www.mybenguela.com, which is a
digital medium that provides information, regulations and notifications with regards to the Association
and its Members. Members are to register and maintain their contact details in 2 dedicated Member
Directory to be used as the address for all clectronic and registered email/ postal notifications and
Correspondence. Electronic notifications and correspondence sent via the intranct or to the Member’s
email address are decemed to have been sent to the correct electronic address as registered with the
Member Directory at the time of sending. In the event of a disphte, the sending and receiving of cmails is

governed by section 23 of the Electronic Communications and Transactions Act 25 of 2002.°
5. CESSATION OF MEMBERSHIP

No Member ceasing to be a Member of the Association for any reason shall, (nor shall any such Member's
executors, curators, trustees or liquidators) have any claim upon or interest in the funds or other property of
the Association, but this clause shall be without prejudice to the rights of the

Association to claim from such Member or his estate any arrears of levies or other sums due from him to the

Association at the time of his so ceasing tobe a Member.

TRUSTEES

6. TRUSTEE COMMITTEE

6.1 There shall be a Trustee Committee for the Associaton which shall consist of 4 (FOUR) Members.

5 07th April 2018, Martin Diessner, 201 80407-Special-Resolution-03-Duty-to-register-with-Intranet
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6.2 A Trustee Member shall be an individual, but need not himself be a Member of the Association.A Trustee
Member, however, by accepting his appointment to office as such, shall be deemed to have agreed to be
bound by all the provisions of these presents.

6.3 The Trustee Committee shall consist of not less than two representatives of the Developer and/or a
50% [fifty per centum] representation of the Developer at all times.

6.4 Ata meeting of the trustees 50% (Fifty Per centum) of the number of trustees, but not less than two
shall form a quorum. If the number of trustees falls below the number necessary to form a quorum, the
remaining trustees who shall not be less than two, may continue to act, but only for the purpose of
appointing or co-opting additional trustees to make up a quorum or for the purpose of convening a
general meeting of owners.

6.5 In the event of any decision resulting in a deadlock, the Chairman shall have the casting vote, providing
that in the event that the decision shall affect the obligations of the Developer in terms of the
Agricultural Benefits Agreement and/or any decision which may affect the Agricultural Enterprise in
any manner whatsoever, such decision shall not be valid and binding, unless the Developer forms part

of the quorum and the Developer shall further have the right to veto any such decision.

7. REMOVAL & ROTATION OF TRUSTEE MEMBERS

7.1 Save as forth in 7.2 below, each Trustee shall continue to hold office until the Annual General Meeting
next following his said appointment, at which meeting each trustee shall be deemed to have retired
from office upon the election or re-election of the new trustees, but each trustee will be eligible for re-
election to the Trustee Committee at such meeting.

7.2 A Trustee shall be deemed to have vacated his office as such upon:

7.2.1  his estate being sequestrated, whether provisionally or finally, or his surrendering his
estate;

7.2.2  his making any arrangement or compromising with his creditors;

7.2.3  his conviction for any offence involving dishonesty;

7.2.4  his becoming of unsound mind or being found lunatic;

7.2.5 his resigning from such office in writing delivered to the Trustee committee at
trustees@mybenguela.com®;

7.2.6 his death;

7.2.7  his being removed from office as provided in Section 220 of the Act, provided that any-

6Q7th April 201 8, Martin Diessner, 20180407-Special ‘Resolution-04-Trustee-resigning-via-email
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thing done in the capacity of a Trustee in good faith, by a person who ceases to be a Trustee,
shall be valid until the fact that he is no longer a Trustee has been recorded in the Minute Book
of the Trustee Committce.
7.3 Upon any vacancy occurring on the Trustee Committee prior to the next Annual General Meeting, the
vacancy in question shall be filled by a person nominated by those remaining for the time being of the

Trustee Committee.
OFFICE OF TRUSTEES

8.1 The Trustces shall appoint from amongst themselves, a Chairman and Vice-Chairman.

8.2 The first Chairman, and Vice-Chairman, shall be appeinted by the Developer, and such office bearers
shall hold their respective offices until the First Annual General Meeting following the date of their
appeintment, provided that any such office shall ipso facto be vacated by the Trustee holding such office
upon his ceasing to be a Trustee for any reason.

8.3 Within 7 (seven) days of the holding of such Annual General Meeting, the Trustee Committee shall
meet and shall elect from its own number the Chairman and Vice-Chairman, who shall bold their

respective offices until the Annual General Meeting held next after their said appointment,

provided that the office of the Chairman or Vice- Chairman shall ipso facto be vacated by the Trustee
holding such office upon his ceasing to be a Trustee for any reason. No one Trustee shall be appointed
to more than one of the aforesaid offices.

In the event of any vacancy occurring in any of the aforesaid offices at any of the aforesaid offices at any
time, the Trustee Committee shall immediately meet to appoint one of their number as a replacement
to such office.

8.4 Save as otherwise provided in these presents, the Chairman shall preside at all meetings of the Trustee
Committee, and all general meetings of Members, and shall perform all duties incidental to the office of
Chairman and such other duties as may be prescribed by the Trustee Committee or by the Members,
and to allow or refusc to permit invitees to speak at any such meetings, provided however, that any
such invitees shall not be entitled to vote at any such meetings.

8.5 The Vice-Chairman shall assume the powers and duties of the Chairman in the absence of the
Chairman, or his inability or refusal to act as Chairman, and shall perform such other duties as may
from time to time be assigned to him by the Chairman or by the Trustee Committee.

8.6 Trustees shall be entitled to be repaid all reasonable and bona fide expenses incurred by them

respectively in or about the performance of their duties as Trustees and/or Chairman,ViceChairman, as
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the case may be, but save as aforesaid, shall not be entitled to any other remuneration fees or salary in

respect of the performance of such duties.

8.7 The duration of the Trustees' appointment shall not be less than two years.

FUNCTIONS & POWERS OF THE TRUSTEE COMMITTEE

9.1 Subject to the express provisions of this constitution, the Trustee Committee shall manage and contro}
the business and affairs of the Association, shall have full powers in the management and direction of
such business and affairs and, save as may be expressly provided in this constitution, may exercise all
such powers of the Association, and do all such acts on behalf of the Association as may be exercised
and done by the Association, and as are not either by virtue of the provisions of the Companies Act, or
by this constitution required to be exercised or done by the Association in general meeting, subject
nevertheless to any regulations as may be prescribed by the Association in general meeting from time to
time; provided that no regulation made by the Association in general meeting shall invalidate any prior
act of the Trustee Committee which would have been valid if such regulation had not been made, which

aforementioned powers shall not include the Agricultrual Enterprise whatsoever.

9.2 The Trustee Committee shall have the right to vary, cancel or modify any of its decisions and

resolutions from time to time,

9.3 The Trustee Committec shall have the right to co-opt onto the Trustee Comumittee any person or

persons chosen by it. A co-opted Trustee shall enjoy all the rights and be subject to all the obligations of

the Trustees.

9.4 The Trustee Committee may, should it so decide, investigate any suspected or alleged breach by any

Member or Trustee, in such reasonable manner as it shall decide from time to time.

9.5 The Trustees may make regulations and rules not inconsistent with this Constitution or any regulations

or rules prescribed by the Association in general meeting:

9.5.1 as to the settlement of disputes, generally;

9.5.2 for the furtherance and promotion of any of the objects of the Association;
9.5.3 for the better management of the affairs of the Association;

9.5.4 for the advancement of the interests of Members;

9.5.5  for the regulation and control of the conduct of Members and occupants while in the estate,

whether on erven or on the common property (excluding the Agricultural Enterprise which

vests with the Developer);
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9,5.6  governing the manner and methods of the use of the common property by or on behalf of the

Members of the Association or any occupant;
9.5.7 for the conduct of Trustecc Committee meetings and general meetings;

9.5.8 to assist it in administering and governing its activities generally; and shall be entitled to
cancel, vary or modify any of the same from time to time. Further to monitor and report on

the services and maintenance provided by the Developer in terms of the Services and
Maintenance Agreement which has been entrenched and is anncxed hereto marked Annexure
" b“

9.6 For the purpose of transacting its business as provided herein, the Trustee Committee shall be entitled

to open and operate a banking account in the name of the Association at a registered banking

institution.

10. OTHER PROFESSIONAL OFFICERS (*existing clause*)

Save as specifically provided otherwise in this constitution, the Trustec Committec shall at all times have the rights to
engage on behalf of the Association, the scrvices of Accountants, Auditors, Attorneys, Advocates, Architects,
Engineers, any other professional person or firm and/or any other employee/s whatsoever, for any reasons deemed

necessary by the Trustee Committee and on such terms as the Trustee Committee shall decide.

10. OBLIGATION TO BUILD? (*new clause added®)

10.1 The Member acknowledges that the erection of a dwelling and the establishment and landscaping of a

garden on every erf shall:

10.1.1 in the case of a sale concluded as between the Developer and the first purchaser of an erf,
commence within 24 (twenty four) months of the date of registration of transfer of the erf into
the name of the said first purchaser and shall be completed within 36 (thirty six) months

thereafter; or

10.1.2 in the case of 2 sale concluded between a Member other than the Developer, and a bona fide
purchaser of an erf, commence within 12 (twelve) months of the date of registration of

transfer of the erf into the name of the said bona fide purchaser and shall be completed within

? 07th April 2018, Martin Diessner, 20180407-Special-leutiun-OG-New-Obliga(ion-to-build-:lause. This new clause 10 was added after SR06 was approved.
Unfartunately, the numbering ia now “slightly off" since SRO45 (that would have changed paragraph 9 and combined it with the old/existing paragraph |0) was not

passed,
10
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36 (thirty six) months of the date of registration of transfer of the erf into the name of the said

bona fide purchaser.

10.2  The date for the commencement and/or the completion of the building works may be extended by
the Association, which extension will only be valid if reduced to writing and signed by Association
and the Member. Completion shall have occurred only upon the issue of a certificate of completion by
the local municipal authorities, the issue of design guideline approval by the designated architect

confirming that the UADRC guidelines have been complied with and the issue of a landscaping

certificate by the Association.

10.3 If a Member fails to comply with the provisions of clauses 10.1 and 10.2 relating to the
commencement and completion of the construction of his dwelling, the Association shall be entitled,
without prejudice to any other rights which it may have in terms of this Constitution and/or at law, at
its election, require the Member to landscape and irrigate the erf at the cost and expense of the
Member, failing which the Association shall be entitled to do same on the Member’s behalf and

recover from the Member all amounts so disbursed.

10.4 Notwithstanding anything to the contrary aforegoing:

10.4.1 and notwithstanding the fact that a Member is up to date with payment of his levies and any

other amount that may be due to the Association, in the event that the construction of the
dwelling and the establishment and landscaping of the garden are not corpleted within the

period stipulated in 10.1 above (or within such extended period as set out in 10.2 above):

10.4.1 1 the rights to the use of the common property by the Member shall automatically
be, suspended until such time as the construction of the dwelling and the
establishment and landscaping of the garden have been completed which shall be

evidenced by a certificate of completion and a landscaping certificate referred to

in 10.2 above;

10.4.1.2 The Member's building deposit shall be forfeited to the Association who shall be

entitled to utilize such deposit in its sole and absolute discretion.

10.4.2 in the event that the buildings have not been erected in accordance with the approved

building plans and/or architectural design guidelines, the Association shall be entitled
11
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without prejudice to its other rights in terms of this Constitution or in law, to impose such
fine as it may determine expedicnt from time (o time on the Member which amount shall be

payable by the Member on demand.

10.5 Notwithstanding anything to the contrary aforegoing, and in addition to any provision herein contained,
if construction of the dwelling and the establishment and landscaping of the garden have not been
completed within the time period prescribed in this clause or within such extended period as may be
granted as sct out above, the Association shall, in its sole discretion be entitled to give notice in writing
to the Member to complete the construction of the dwelling, and the establishment and landscaping of
the garden within a period of 7 (seven) months from the date of such notice, and failing compliance
with such notice, the Association shall have the right to impose a monthly penality in the discretion of
the Association, to be determined by the Trustees from time to dme, which shall be payable by the

defaulting member in addition to any other levie which may be payable.

10.6 The stipulations contained in this clause 10 shall be binding on the Member and his successors in title
and the Member shall include such stipulations in 2 Dced of Alienation for the sale of the erf to a

purchaser thereof.

107 The Association shall be entitled to withhold its consent to the transfer of the erf unless the proposed
Mcmber has undertaken in writing to be bound by this Constitution with effect from the date on which

the Member's obligations cease.

10.8 The aforegoing obligations relating to the erection of a dwelling on cach erf shall not apply to the erven

still registered in the name of the Developer
PROCEEDINGS OF THE TRUSTEE COMMITTEE

11.1 The Trustee Committee may meet together for the dispatch of business, adjourn and atherwise regulate
their meetings as they think fit, subject to any provisions of these presents.

11,2 Meetings of the Trustee Committee shall be held at least once every quarter, provided that if all the
Trustees shall in writing have waived the above requirement in respect of a particular quarter then no
meeting of the Trustee Committee needs be held for that quarter.

11.3 The quorum necessary for the holding of any meeting of the Trustee Committee shall be 2 (two)

Trustees where there arc 4 (four) Trustees and 3 (three) Trustees where there are more than 4 (four)

12
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Trustees, providing that the Developer is present at all times and represented by at least 50% [fifty per
centurn] of such quorum.

11.4 The Chairman shall preside as such at all meetings of the Trustee Committee, provided that should at
any meeting of the Trustee Committee the Chairman not be present within 5 (five) minutes after the
time appointed for the holding thereof, then the Vice-Chairman shall act as Chairman at such meeting,
provided further that should the Vice-Chairman also not be present within 5 (five) minutes of the time
appointed for the holding of such meeting, those present of the Trustees shall vote to appoint a
Chairman for the meeting, who shall thereupon exercise 2ll the powers and duties of the Chairman in
relation to such meeting.

11.5 A Trustee shall take minutes of every Trustee Committee meeting, although not necessarily verbatim,
which minutes shall be reduced to writing without undue delay after the meeting will have closed and
shall then be certified correct by the Chairman of the meeting.All minutes of Trustee Committee
meetings shall after certification as aforesaid be placed in a Trustee Committee Minute Book to be kept
in accordance mutatis mutandis, with the provisions of the law relating to the keeping of minutes of
meetings of directors of companies. The Trustee Committee Minute book shall be open for inspection
at all reasonable times by a Trustee, the Auditors, The Association Members and Local Authority.

11.6 All competent resolutions recorded in the minutes of any Trustee Committee meeting shall be valid and
of full force and effect as therein recorded, with effect from the passing of such resolutions, and until
varied or rescinded, but no resolution or purported resclution of the Trustee Committee shall be of any
force or effect, or shall be binding upon the Members or any of the Trustees unless such resolution is
competent within the powers of the Trustee Committee.

11.7 Save as otherwise provided in this constitution, the proceedings at any Trustee meeting shall be
conducted in such reasonable manner and form as the Chairman of the meeting shall decide.

11.8 A resolution signed by all the Trustees shall be valid in all respects as if it had been duly passed at a

meeting of the Trustee Committee duly convened.

GENERAL MEETINGS
12. GENERAL MEETINGS OF THE ASSOCIATION

12.1 The Association shall before the month of May in each calendar year, hold a general meeting as its
Annual General Meeting. In addition to any other general meetings during that year, and shall specify

the meeting as such in the notices calling it, in terms of paragraph 13 below

13
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12.2 Such annual general meeting shall be held at such time and place subject to the aforegoing provisions, as

the Trustee Committee shall decide from time to time.

12.3 All gencral meetings other than annual general meetings shall be called special general mectings.

12.4 The Trustee Committee, may, whenever they think fit, convene a special general meeting, and a spedial

general meeting shall also be convened on the request of not less than 5 (five) Members,

NOTICE OF MEETING

13.1 The annual general meeting and a meeting called for the passing of a special resolution, shall be called

with not less than 21 (twenty one) days notice in writing, and a special general meeting, other than one
called for the passing of a special resolution, shall be called with not less than 14 (fourteen) days' notice
in writing. In each case, the notice shall be exclusive of the day on which it is given, and shall specify the
place, the day and the hour of the meeting and, in the case of special business, in addition to any other
requirements contained in these presents, the gencral nature of that business, and in the case of a special
resolution, the terms and effect of the resolution and the reasons for it shall be given in the manner
hereinafter mentioned or in such other manner, if any as may be prescribed by the Trustee Committec
to such persons as are under thesc presents entitled to receive such notices from the Association;
provided that a gencral meeting of the Association shall, notwithstanding that it is called by shorter
notice than that specified in these presents, be deemed to have been duly called if it is so agreed:
13.1.1 in the case of a meeting called as the Annual General Meeting, by all the Members entitled to
attend and vote thereat; and
13.1.2 in the case of a special general meeting, by a majority in number of the Members having a
right to attend and vote at the meeting, being a majority together holding not less than 95%

(ninety five percent) of the total voting rights of all Members.

SERVICE OF NOTICES

14.1 A notice shall be in writing and shall be given or served by the Association upon any Member, cither

personally or by post in a prepaid registered letter, properly addressed to the Member at the address of

the Erf owned by him.

14.2 No Member shall be entitled to have a notice served on him at any address not within the Republic of

South Africa, but any Member may require the Association, by notice, to record an address within the
Republic of South Africa which shall be deemed ta be his address for the purpose of the service of

notices.

14



293

. _ 19/52
BBy

e PR T - 4 O

LA S5 0 OCN W.t N E E § ¥ At E

14.3 Any notice by post shall be deemed to have been served at the time when the letter containing the same
was posted; and proof of the giving of the notice by post, shall be sufficient to prove that the letter
containing the notice was properly addressed and posted.

14.4 The accidental omission to give notice of a meeting to, or the non-receipt of notice of a meeting by, any
person entitled to receive notice shall not invalidate the proceedings of that meeting.

14.5 Notification for the service of any Association correspondence shall be permitted to take place via

email ?

15. VENUE OF MEETINGS

General Meetings of the Association shall take place at such place/s as shall be determined by the Trustee

Committee from time to time.

16. QUORUM

16.1 No business shall be transacted at any general meeting unless a quorum is present when the meeting
proceeds to business. The quorum necessary for the holding of any general meeting shall be such, that of
the Members entitled to vote, one-half of the total votes of all Members of the Association entitled to
vote shall be represented at the meeting, save that not less than 5 (five) Members must be present in
person or by proxy.

16.2 ¥ within half an hour from the time appointed for the holding of a general meeting a quorum is not
present, the meeting, if convened on the requisition of Members, shall be dissolved, in any other case it
shall stand adjourned to the same day in the next week, at the same place and time, or at such other
place as the Chairman of the meeting shall appoint, and if at such adjourned meeting a quorum is not

present within half an hour from the time appointed for holding the meeting, the Members present

shall constitute a quorum.

17 AGENDA AT MEETINGS

17.1 In addition, to any other matters as would be required by the Act to apply to a company or to these

presents to be dealt with at an Annual General Meeting, the following matters shall be dealt with at

every Annual General Meeting:

17.1.1 the consideration of the Chairman's report to the Trustce's Committee;

¥ 07th April 2018, Martin Diessner, 20]80407-Special-Reso|ution-07—Notiﬁcaticn-via~email
15
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17.1.2 the election of the Trustee Committee;

17.1.3 the consideration of any other matters raised at the meeting including any resolutions proposed
for adoption by such meeting, and the voting upon any such resolutions;

17.1.4 the consideration of the balance sheet of the Association for the last financial year of the
Association preceding the date of such mceting;

17.1.5 the consideration of the report of the Auditors.
18. PROCEDURE AT GENERAL MEETINGS

18.1 The Chairman shall preside as such at all gencral meetings, provided that should he not be present
within five minutes after the time appointed for the holding thereof, then the Vice-Chairman, shall act
as Chairman at such meeting, provided further that should the Vice-Chairman also not be present
within five minutes of the time appointed for the holding of such meeting, then the Mcmbers prescnt at
such meeting entitled to vote, shall vote to appoint a Chairman for the meeting, who shall thereupon

exercise all the powers and duties of the Chairman in relation to such meeting.

18.2 The Chairman may, with the consent of any general meeting at which a quorum is present (and if so
directed by the meeting) adjourn a meeting from time to time and from place to place, but no business
shall be transacted at any adjourned meeting other than the business which might have been transacted
at the meeting from which the adjournment took place. Whenever a meeting is adjourncd for ten days
or more, notice of the adjourned mecting shall be given in the same manner as of an original meeting.
Save as aforesaid, the Members shall not be entitled to any notice of adjournment, or of the business to
be transacted at an adjourned meeting.

18.3 Except as otherwise set forth in these presents, all general meetings shall be conducted in accordance

with generally accepted practice.
19. PROXIES

19.1 A Member may be represented at a general meeting by a proxy, who need not be a Member of the
Association. The instrument appointing a proxy shall be in writing signed by the Member concerned or
his duly authorised agent in writing, but need not be in any partcular form, provided that where a
Member is more than ane person, any one of those persons may sign the instrument appointing a proxy
on such Member's behalf, where a Member is a company, the same may be signed by the Chairman of
the Board of Directors of the Company or by its secretary, where an association of persons, by the

secretary thereof, where a close corporation, by any Member and where a trust, by any trustee.
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19.2 The instrument appointing a proxy and the Power of Attorney or other authority (if any) under which it
is signed, or a certified copy thereof shall be deposited at the office at any time before the time
appointed for the commencement of the meeting, or adjourned meeting, at which the person named in
the instrument is proposed to vote. No instrument appointing a proxy, shall be wvalid after the
expiration of 12 (twelve) months from the date of its execution.
19.3 A vote given in accordance with the terms of an instrument of proxy shall be valid notwithstanding the
previous death of the principal or revocation of the proxy, provided that no intimation in writing of the

death or revocation shall have been received by the Trustee Committee at least one hour before the

time fixed for the holding of the meeting.

20. VOTING

20.1 At every general meeting, every Member in person or by proxy and entitled to vote shall have one vote
for each Erf registered in his name subject to the provisions of paragraph 4.1.2 hereof. The Developer

shall be entitled to a single vote in respect to each erf held by it, in terms of the general plan and in
accordance with the deeming provision of paragraph 4.1.1 above.

20.2 Save as expressly provided for in these presents, no person other than a Member duly registered, who
is not under suspension and who has not had voting rights suspended in accordance with clause 26.1.3,
shall be entitled to be present or to vote on any question, either personally or by proxy, at any general
meeting,

20.3 At any general meeting a resolution put to the vote of the meeting shall be decided on a show of hands,
unless either prior to or on the declaration by the Chairman of the result of the show of hands, a poll is
demanded by any person entitled to vote at such meeting.

20.4 Notwithstanding the provisions of 20.3 aforesaid, voting on the election of a Chairman of a general
meeting (if necessary) or on any question of adjournment, shall be decided on a show of hands by a
majority of the Members present in person or by proxy, and entitled to vote.

20.5 Every resolution and every amendment of a resolution proposed for adoption by a general meeting shall
be seconded at the meeting and, if not seconded, shall not be voted upon.

20.6 An ordinary resolution (that is a resolution other than a special resolution) or the amendment of an
ordinary resolution, shall be carried on a simple majority of all the votes cast thereon, and an abstention

" shall not be counted as a vote for or against the resolution in question. In the case of an equality of
votes, whether on a show of hands or on a poll, the Chairman of the general meeting shall be entitled to

a casting vote in addition to his vote as Member, subject to Clause 6.5 in favour of the Developer.
20.7 Notwithstanding anything contained in this constitution, any resolution or the amendment of a

resolution
17
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20.7.1 which would have the effect of amending or repealing any part of this constitution, or

20.7.2 which would have the effect of amending or repealing paragraph 31 of this constitution which
paragraph precludes subdivision or rezoning of the crven or the erection of more than one
dwelling per crf, or

20.7.3 which would have the effect of amending or repealing paragraph 32 and 33 dealing with the
Urban and Architectural Review Controls Manual the Architectural Controls, shall require a
75% (three quarters) majority of all Members entitled to vote before the resolution may be

passed, which shall be known as a special resolution.

20.8 Uoless any Member present in person or by proxy at a general meeting shall before closure of the
meeting have objected to any declaration made by the Chairman of the meeting as to the result of any
voting at the meeting, whether by show of hands or by poll, or to the propriety or validity of the
procedure at such meeting, such declaration by the Chairman shall be deemed to be a true and correct
statement of the voting, and the mceting shall in all respects be deemed to have been properly and
validly constituted and conducted, and an entry in the minutes tw the effect that any motion has been
carried or lost, with or without a record of the number of votes recorded in favour of or against such
motion, shall be conclusive evidence of the vote so recorded if such entry conforms with the declaration

made by the Chairman of the meeting as to the result of any voting at the meeting.

21. FINANCIAL YEAR END

The financial Year End of the Association is the end of February each year.

22,  ACCOUNTS

22.1 The Association in a general meeting or the Trustee Committee, may from time to time make
reasonable conditions and regulations as to the time and manner of the inspection by the Members, of
the accounts and books of the Association, or any of them, and subject to such conditions and
regulations, the accounts and books of the Association shall be open to the inspection of Members at all
reasonable times during normal business hours.

22.2 At each Annual General Meeting the Trustce Committee shall lay before the Association a proper
income and expenditure account for the immediately preseding financial year of the association, or in
the case of the first account, for the period since the incorporation of the Association, together with a
proper balance sheet made up as at the last financial ycar of the Association. Every such balance sheet
shall be accompanicd by proper extensive reports of the Trustee Committee and the Auditors, and

18
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there shall be attached to the motice sent to Members convening each Annual General Meeting draft
copies of such accounts, balance sheet and reports, with the audited accounts, balance sheet and reports
(all of which shall be framed in accordance with the provisions of the Companies Act) and any other

documents required by law to accompany same, to be sent to Members at least 72 hours prior to the

Annual General Meeting via electronic communication.?

23. AUDIT

23.1 Once at least in every year, the accounts of the Association shall be examined and the correctness of the

income and expenditure account and balance sheets ascertained by the Auditors.

23.2 The Auditors shall perform such duties as are performed by Auditors of any registered company

24. INDEMNITY

24.1 All Members of the Trustee Committee and the Auditors shall be indemnified out of the funds of the
Association against any liabilities bona fide incurred by them in their respective said capacities and in the
case of a Trustee Member, in his capacity as Chairman,Vice-Chairman, whether defending any
proceedings, civil, criminal or otherwise, in which relief is granted to any such person/s by the Court,

24.2 Every Member of the Trustee Committee, every servant, agent and employee of the Association, and
the Auditors shall be indemnified by the Association against (and it shall be the duty of the
Trustee Committee out of the funds of the Association to pay) all costs, losses and expenses (including
travelling expenses) which such person or persons may incur or become liable for by reason of any
contract entered into, or any act or deed done, by such person or persons in the discharge of any of
his/ their respective duties, including the case of a Trustee Member, his duties as Chairman of Vice-
Chairman. Without prejudice to the generality of the above, the Association shall specifically indemnify
every such person against all losses of whatsoever nature incurred arising out of any bona fide act, deed
or letter done or written by him jointly or se:verally in connection with the discharge of his duties,
provided that any such act, deed or letter has been done or written in good faith.

24.3 A Trustee Member shall not be liable for the acts, receipts, neglects or defaults of the Auditors or of any
of the other Members of the Trustee Committee, whether in their capacities as Trustee Members or as
Chairman or Vice-Chairman, or for any loss or expense sustained or incurred by the Association
through the insufficiency or deficiency of title to any property acquired by the Trustee Committee for
or on behalf of the Association, or for the insufficiency or deficiency of any security in or upon which

any of the monies of the Association shall be invested, or for any loss or damage arising from the

® 21 February 2018, Martin Diessner, Special Resolution 2018022401
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insolvency or tortious act of any person with whom any monies, securities or effects shall be deposited,
or for any loss or damage occasioned by any error of judgment or oversight on his part, or for any other
loss, damage or misfortunc whatever which shall happen in the execution of any of the duties of his
office/s or in relation thereto, unless the same shall happen through lack of bona fides or breach of duty

or breach of trust,

PRIVILEGE IN RESPECT OF DEFAMATION

Every Member of the Association and every Trustee Member shall be deemed by virtue of his Membership
or, as the case may be, his holding office as a Trustee Member, to have waived as against every other Trustce
Member, the Trustee Committee, the Chairman or Vice-Chairman, the Auditors and everybody else engaged
to perform any function or duty on behalf or for the benefit of the Association, or the Trustee Committec, or
any sub-committee, all claims and rights of action which such Member or Trustee Member might otherwise
have had in law arising as a result of any statement, report, complaint or notice of or concerning such
Member or Trustce Member, or any reference to such Member or Trustee Member, made at any Trustce
Committee meeting or gencral meeting, or otherwise in the performance or exercisc of any right, function,
duty power or trust, within the ambit of these presents, being a statement, report, complaint, notice or
reference defamatory to such Member or Trustee Member, or otherwise injurious to the dignity, reputation,

business or financial interest of such Member of Trustee Member, whether such statement be true or false.

BREACH

26.1 Any Member who fails to make payment to the Association on due date therefore of any monthly levy
or other amaunt payable by such Member, or who otherwise breaches or fails in observance of any of
the provisions of these presents may, if so determined by a Resolution passed by not less than 1/2 (onc
half) of the trustees present at the meeting of the trustees committee:

26.1.1 be ordered to pay such outstanding amounts and or

26.1.2 be ordered to pay the Association or any Member or other person aggrieved by the breach or
failure in question, such sum as compensation be ordered to pay such interest as may be
determined on the outstanding amount as in each case shall have been determined at such
Trustees Committee meeting,

26.1.3 be denied voting rights at any general meeting

20
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26.2 The Member concerned shall be invited to attend such Trustee Committee meeting by notice in writing
delivered to such Member not less than 7 (seven) days prior to the holding thereof, and such Member
shall be given the right to speak thereat, and to be represented legally, but not to be present at the

voting or to take part in the proceedings other than as allowed by the chairman of the meeting.

WATER, ELECTRICITY, REFUSE REMOVAL & FIBRE NETWORK

27.1 Each erf shall have a local authority water supply of water for household use and shall be obliged to pay
the local authority for such water consumed. Where the Association is billed directly by the local
authority for such water then a sub-meter shall be installed by the Association, to the cost of the

Association, who shall pay to the Association for all water used, in the manner determined by the

Association.

27.2 All water consumed in respect of the common area, excluding the agricultural areas, in that the
Developer is the owner of the dams, shall be paid for by the Association, out of its funds or levies
collected. As regards the irrigation water sources on the Property, these are for exclusive use of the
agricultural areas. Where the Developer allows irrigation water from its water sources on the property

to be used for commeon area irrigation purposes, such water shall be metered and paid for by the

Association.

RATES AND TAXES

Each owner of an erf shall pay such rates and taxes as are levied in respoct of his erf to the relevant local

authority.

TRANSFER OF COMMON PROPERTY

It is recorded that the Developer has transfered the common property to the Association which shall be
responsible for the maintenance and upkeep thereof, except for the agricultural areas for the purpose of
cultivating vines, olives and lavender, the upkeep of which shall be the responsibility of the Developer™. It is
recorded as understood that the Developer on behalf of the Association, has entered into a long term Services

and Maintenance Agreement with the H.O.A, to provide all services and maintenance to the common

p]'OPC]’ty .

19 Special Resolution 20180407-19, Martin Diessner, 201 80407—Specia|-Reso|utinn»|9—Cummon—use‘area-t.nnsfcr-compler.e-malntenan:e-HOA
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30. DEALINGS WITH THE COMMON PROPERTY

30.1 Neither the wholc nor any portion of the common property shall be:

30.2.1 sold, alicnated, otherwise disposed of, subdivided or transferred; or

30.2.2 subjected to a mortgage; or

30.2.3 subjected to any rights, whether registered in the Deeds registry or not, of use, occupation or
servitude, save those enjoyed by the Members of the Association in terms hereof, or which
allow for agricultural activitics to be conducted similar in nature to the Agricultural
Enterprise; or''

30.2.4 built upon, improved or enhanced in value by the construction of buildings, erection of
facilities or amenities, other than as contained in this constitution and in the approved layout

plan, without the sanction of a special resolution of the Members of the Association.

31. NO SUBDIVISION OR REZONING AND NOT MORE THAN ONE DWELLING

31.1 No Member shall be cntitled to subdivide or rezonc his crf, it being noted that that Erf 228 has been
zoned as the Hotel and Related Facilities Development, together with the Agricultural Enterprise,
which shall enjoy a separate zoning status commensurate with its function as main farm complex for the
cultivation, harvesting, processing and marketing of the produce of the agricultural property, together
which the Commercial Component, being Erf 229, comprises of with the Winery, Restaurant, Farm
Stall, the Chapel, Conference facilities being zoned as Commercial.

31.2 No more than one dwelling together with such outbuildings as are ordinarily required to be used in

connection therewith, shall be erected on any Member's erf in accordance with the UADC Manmal.
32. BUILDING STANDARD RULES AND AESTHETIC APPROVAL

32.1 It is recorded that the Trustee Committee has appointed the Benguela Cove Urban and Architectural
Design Review Committee which comprises of Ellis Associates Architects'? and twoe Members
appointed by the Developer. In compliance with paragraph 4.6.2 above no owner of any erf shall be

entitled to build on his erf or effect any improvement thereto or erect any structure thereon without

1+ 07th April 2018, Martin Diessoer, 20180407-5pecial-Resolurion-09 -Common- use-ares-lease -to-agri-business
1 07th April 2018, Martin Diessner, 20]80407-5peclal-Reso]ution-1O-ARC-Cummittee-Haydn-E"isFAssocia!Es
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the prior written approval of the Urban and Architectural Review Control Committee, hereinafter

referred to as UARCC, as hereinafter set out.

32.2 No owner of any erf shall be entitled to alter any construction thereon or to alter or vary the design or

facade of his building, dwelling or improvements s0 constructed, without the prior written approval of

the said UARCC.,

32.3 Any registered owner within the development shall be obliged to pay a fee as outlined in the
UARCC", for such review and approval of the Architectural Plans to Urban Concepts.

32.4 Scrutinizing of House garden layout plan: Itis recorded that the Trustee Committee has further
appointed Johan De Villiers and Associates as landscape architects The new landscape drawings will be
checked to assess that the layout complies with the Landscape guidelines. A report will by compiled and
issued to the Client. Where revisions are required we would also contact the Landscape Planner
involved and note the corrections, The revised drawings will be rechecked and signed off. Fixed fee
cost per dwelling to scrutinize the garden layout plans. Any registered owner within the developement

shall be obligated to pay a fee as outlined in the Landscape guidelines™ for such review and approval,

32.5 Enviromental controls: It is recorded that the Trustee committee has further appointed Charel
Bruwer to manage the ECO startup with Urban Concepts,. to include site visits, environmental
awareness training of contractors staff, necessary reports and final environmental sign off on completion
of construction. The registered owner shail be obliged to pay for site visits (as necessary) to ensure
compliance with environment controls, of no more than R2,000.00 (two thousand rand)," plus VAT
thereon for such review and approval. This fee will escalate by 5% in January annually. Registered
Owners must be aware that on some residential sites there may need to be a botanical search and rescue

of sensitive plants. In these cases the Registered owner will be obliged to pay the fees of a botanist to
remove and protect these plants.

32.6 Only dwellings which comply with the Urban and Architectural standards as set forth in the Urban and
Architectural Review Control Manual, annexed hereto marked Annexure "d", may be built on the

estate

¥ (7¢h April 2018, Martin Diessner, 20180407 -Special-Resolution- 1 | UARCC-fee- amendment

1 O7th April 2018, Martin Diesvner, 20180407- Speclal-Resolution-12-Landscaping- _fee-amendment

15 p7th April 2018, Martin Diessner, 20180407-Special-Resolution- 1 3-Envir 1-fe dm

16 07th April 2018, Martin Diessner, 20180407-Special-Resolution-14-Removal-of-esthetic- approval-clause
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33, SECURITY AND BUILDING DEPOSITS"?

33.1 Every purchaser of an erf shall pay a security deposit to the Association in such amount as may be
determined by the Association.

33.1.1 The security deposit s to ensurc that the Association, once cstablished, shall have sufficient funds
to execute its obligations.

33.1.2 The security deposit shall be payable within 7 (seven) days by the purchaser, upon acceptance of
an offer to purchase of an erf,

33.1.3 Payment of the deposit constitutes a suspensive condition, and failure to pay such a deposit within
the stipulated time period shall render the offer to purchase null and void at the clection of the
Association who shall be cntitled to refuse to consent to the transfer of the erfin question, and to
be of no force and effect whatsoever.

33.1.4 The Trustees shall cause all security deposits received by the Association to be deposited to the
credit of an intercst hearing account(s) with a registered commercial bank in the name of the
Association and, subject to any direction given or restriction imposed at a general meeting of the
Association, such monies shall only be withdrawn for the purpose of payment of the expenses of
the Association or for further or other investment purposces.

33.1.5 Allintcrest attracted by such an account shall accruc to the Association.

33.1.6 In the event of the purchaser alicnating the property after the purchase thereof, the
aforementioned security deposit shall be refunded to the purchaser, without interest, 4 (four)
wecks after the new owner has taken transfer and paid his security deposit, and all rates and levies
clearance certificates have been obtained. Such a purchaser must also have complied with all the
standard terms and conditions of the Constitution, its accompanying annexurcs and any ordinary
or special resolutions to be passed during the ime of ownership of the erf.

33.2 Every purchaser of a vacant erf shall pay a building deposit to the Association in such amount as may be
determined by the Association.

33.2.1 The building deposit is to cnsure that a every purchaser of a vacant erf shall, in carrying out any
building construction and/ or improvements on his erf, shall comply with his obligations in tcrms
of the Constitution and its accompanying annexures and shall not cause any damage whatsoever to
any roads, pavements, common property infrastructure nor the property of another Member
during the construction of any dwelling or building.

33.2.2 The purchaser shall pay the building deposit within 7 (seven) days of the acceptance of an offer to
purchase of an erf.

33.2.3 Payment of the deposit constitutes a suspensive condition, and failure to pay such a deposit within
the stipulated time period shall render the offer to purchase null and void at the election of the
Association wha shall be entitled to refuse to consent to the transfer of the erf in question.

33.2.4 The Trustees shall cause all building deposits received by the Association to be deposited to the
credit of an interest bearing account(s) with a registercd commercial bank in the name of the

Associaton.

33.2.5 Allinterest attracted by such an account shall accrue to the Association.

' O7th April 2018, Martin Diessner, 20180407-Special-Resolution-15-Deposits
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33.2.6 On the completion of any comstruction and/or improvements and the submission of an
occupational certificate by the local municipal authority, the deposit shall be refunded to the

Member, without interest.

33.3 An increase in the security deposit or the building deposit or any other value adjustment to any deposit
shall be at the entire discretion of the Trustees to determine from time-to-time.

33.4 Intercst on all deposit monies invested shall be used by the Association for any lawful purpose(s) in the

interest of the Association.

CONDUCT RULES

USE OF PROPERTY AND/OR COMMON PROPERTY AND/OR AGRICULTURAL PROPERTY
AND/OR COMMERCIAL COMPONENT

1.1 No owner or occupier of an Erf may, without the prior consent of the Trustees:

1.1.1  use the Erf for any purpose other than residential purposes.

1.1.2  permit any advertisement, name or lettering of any unsightly size, colour or character to be
painted on or affixed to any wall, building or structure on the property and no advertisement,
name or lettering of any kind shall be painted on or affixed to the roof of any building on the
property, save for any advertising allowed by the Trustees for the commercial use of the Hotel
and the Commercial Component.

1.1.3  erect, store or leave or allow to be erected, kept, stored or left any article or thing on any part
of the common property;

1.1.4  remove any shrub, tree or plant on or in the common property;

1.1.5  erect any washing lines nor hang any washing or other items on any part of the building or the
common property so as to be visible from outside the building or from any other Erfnor be
exposed to view on the premises in any unsightly manner whatsoever.

11.6 that no noisy, injurious or objectional trade or business of any kind shall be carried on in any
such dwelling house or building or on the Commercial component and such building shall, at
all times, be kept in such a state as not to be a nuisance or annoyance to any owner and/or
occupier and surrounding neighbours.

1.1.7  build any fires for braaing purposes of any sort on the common property, unless in the
designated braaing areas.

1.2 An owner or occupier shall not place or do anything on any part of the common property or on the
balcony, stoep or patio of his home which, in the Trustees' opinion, is aesthetically displeasing or

undesirable when viewed from outside the bui]ding.
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1.2 An owner or occupier shall not deposit, throw or permit or allow to be deposited or thrown on the

common property any rubbish, including dust, food, scraps, cigarctte butts or any other litter.

1.3 The Owner and/or Occupicr shall have the benefit of exclusive use and access for recreational purposes
over the agricultural property to be retained by the Developer and the aforementioned Rules of
Conduct shall control and govern the conduct of any person whilst in and/or on the agricultural
property. In the cvent of any Member, Occupier and/or guest of any Members transgressing any of the
Conduct Rules and any of the conditions set out in the Agricultural Benefits Agreement, the Trustee

Committee shall have the right to terminate and/or suspend all benefits bestowed onto such Member.

2. DAMAGE, ALTERATIONS OR ADDITIONS TO A HOME, THE AGRICULTURAL PROPERTY AND TO
THE COMMON PROPERTY

2.1, An owner or occupier of a home shall not mark, paint, drive nails or screws or the like into or
otherwise damage or alter any part of the common property without first obtaining the prior written
consent of the Trustees.

2.2. To ensure uniformity of appearance, the prior written consent of the Trustees must be obtained and
must be submitted to the UARCC.

2.3. All internal building alterations are to be approved by the Trustces Committee.An approved plan
together with payment of the requisite fee, is to be submitted prior to commencement of
construction.Any building construction shall be regulated and governed by the Builder's Code of

Conduct which is annexed hereto marked "F"

2.4 Qwner or occupier of a home shall ensure:
2.4.1  anybroken window panc is replaced within 3 days of breaking from whatsoever cause;
2.4.2. that all curtains are to be lined with a white or cream fabric. Blinds are to have a white or

cream backing unless they are wooden blinds.

3, BEHAVIOUR OF OWNERS, OCCUPIERS, GUESTS

3.1. All owners and occupiers shall ensure that their use of their property, the Agricultural Property, the
commercial property and the common property and its facilities is at all tmes conducted in such a
manner as not to:

3.1.1. cause a nuisance, disturbance or inconvenience or annoyance © any other owner or occupier,
particularly in the form of loud music, radio or TV or irritable audible noisome sound.This

rule shall not be applicable to the Hotel and the commercial component.
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3.1.2. detrimentally affect the rights and interests of other owners or occupiers.

Owners and occupiers shall be responsible for the behaviour of their children and guests and shall be

liable for any damage caused by them. Any damage caused by such children or guests shall be repaired at

the cost of the owner or occupier concerned, within 14 days of notice by the Trustees, to the

satisfaction of the Trustees.
No children are permitted to play in the parking area, stairwells & landings or any common property

that may be designated by the Trustees from time to time,

REFUSE DISPOSAL

An owner or occupier of a property shall:

4,1.1, maintain in a hygienic and dry condition, a receptacle for refuse within his property.

4.1.2. ensure that before refuse is placed in such receptacle it is securely wrapped, or in the case of

tins or other containers, completely drained.

4.1.3. for the purpose of having the refuse collected, place such receptacle within the area and at the
times designated by the Trustees.

4.1.4. when the refuse has been collected, promptly return such receptacle to his property,

4.1.5. ensure that no garbage and/or garden rubble may be left outside the property except for
collection on the date of collection. It may not be left out overnight.

VEHICLES

No owner or occupier shall park or stand any vehicle upon the common property or permit.or allow
any vehicle to be parked or stood upon the common property without the written consent of the
Trustees.The Trustees may cause to be removed, wheels clamped or towed away from the
development at the risk and expense of the owner of the vehicle parked, standing or abandoned on the
common property without the Trustees written consent.

Owners and occupiers of their properties shall ensure that their vehicles and the vehicles of their
visitors and guests do not drip oil or brake fluid and/or any other fluid or liquid of whatever nature on
the common property or in any other way deface the common property. If dripping occurs, its removal
will be for the account of the owner or occupier concerned.

No owner or accupier will be permitted to dismantle or effect major repairs to any vehicle on any
portion of the common property, but may be permitted to attend to minor repairs and reconditioning

of vehicles in enclosed garages only

27
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5.4 Only vehicles owned by owners or occupiers may be washed on the common property. The use of hose
pipes and taps for the purpose of washing vehicles is restricted to owners or occupiers.

5.5 Hooters shall not be sounded within the Development other than in emergencies.

5.6 Vchicles may be parked only on such areas of the schemc as arc specifically designated or approved by
the Trustees for that purpose and in such a way that the flow of traffic and access to and egress from
driveways are not obstructed.

5.7 No trucks, caravans, trailers, boats or other heavy vehicles may be parked within the Development
without the prior written consent of the Trustees. It s recorded that the H.O.A shall be the registered
owner of one of the jetties and all of the boat houses. The H.O.A shall monitor the usage and allocate
mooring rights accordingly to the Members.The H.O.A shall enter into agreements of lease with its
Members for the leasing of such boat houses.

5.8 Vehicles parking or entering the Development arc subject to the express condition that it is parked at
the owner's risk and responsibility and that no liability shall attach to the Trustees or its agents or any of
their employees for any loss or damage of whatever nature which the owner, or any person climing
through or under him, may suffer in consequence of his vehicle having been parked on the common
property;

5.9 Motor vehicles of visitors may only be parked on such areas as are specifically demarcared for that
purposc. Where parking arcas arc demarcated for visitors, such areas may only be used for visitors
parking and under no circumstances may any owner or any Member of their families park their vehicles
in such areas;

5.10 Owners shall ensure that their visitors park in the correct place and do not cause any obstruction either
in relation to garages or otherwise;

5.11 Bicycles, motor cycles, tricycles, roller skates, skateboards and the like may not be left on any portion

of the common property

6. PARKING

6.1 Parking is to be confined to the specified parking area allocated to each owner/occupier and owners
and/or tenants are under no circumstances and/ or without specific permission of the Trustees allowed
to park in the visitors' parking bays whatsoever.

6.2 Guests are to use only those bays reserved and specifically demarcated for visitors.A breach of this rule
will entitle the Trustees to have any offending vehicle towed away from the Development at the risk
and at the expense of the owner of the vehicle or alternatively the owner of the property.

6.3 Under no circumstances will parking in front of any fire hydrants be permitted.A breach of this rule

will likewise entitle the Trustees to have any offending vehicle removed or towed away to a public road
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or garage at the expense and Risk of the owner of the vehicle or alternatively the owner of the

property.

ANIMALS, REPTILES AND BIRDS (DOMESTIC PETS, RESTRICTED TO
DOGS)

No animals, reptiles, birds (other than a bird in 2 cage) shall be kept or harboured in the estate unless
expressly authorised in writing by the Trustees subject to the provisions of clause 7.2 herein. When
granting such authority, the Trustees may prescribe any reasonable condition. Should any prescribed
condition be breached, the Trustees may immediately withdraw such authority.

Any owner shall be restricted to two domestic pets only. In the event of such owner on date of
occupation having more than two domestic pets, the owner shall immediately notify the Trustees
hereof. Such domestic pets, providing that it does not exceed three pets, shall be entitled to remain in
the development for the duration of their life. On the demise of such pets, the( owner shall not be

entiled to replace them and shall thereafter be restricted to having two domestic pets as

aforementioned herein.

Any pet that causes any nuisance, disturbance, inconvenience and/or annoyance to any other owner
and/or occupier, particularly in the form of barking, shall be permanently removed from the
development.

Any owner/occupier who has been granted authority to keep or harbour any animal, reptile or pet shall
ensure that such animal, reptile or pet does not foul any part of the common property or otherwisc cause
any nuisance. Owners/occupiers concerned will be responsible for cleaning up any fouled common
property and/or for any damages incurred by such animal.

Cats are specifically not allowed on the Estate due to the abundant bird life which is prevalent to the Bird
Life Reserve.Any pets in the agricultural property and the other common areas must be under control at
all times.The Members shall be aware of the sensitive areas pertaining to the flora and fauna and shall
ensure that their pets do not in anyway cause damage thereto. Dogs shall not allowed into the grazing
areas, being erf 212 without a leash, in order to protect and preserve the existing buck.The H.O.A
reserves the right to restrict these rights should it find that the dogs are creating a disturbance.

It is further recorded that the grazing areas and nature reserve shall be protected with electrical fencing
and the H.O.A shall not in any way whatsoever be liable for any damages and/or injuries sustained by the

Members, any occupiers and/or guests and/or the Members' pets and/or any other animals whatsoever

brought onto the estate.
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8. LEVIES

8.1 Levies are due in advance on the first day of cach month and arc payable within 7 days after which interest
at a rate determined by the Trustees will be payable thereon.
8.2 The Members shall be obliged to sign a Debit Order, which is annexed to the Agreement of Sale, to ensure

such timeous payment of the aforementioned levies.

9. INSURANCE

9.1 The Home Owners' Association shall have no responsibility whatsoever for the insurance of the contents of
any particular property, which shall at all times be the sole responsibility of the owner/occupier in
question.

9.2 An owncr/occupier shall not do or permit to be done on his property or on the common property
anything which will or may increase the rate of premium payable by the trustees on any insurance policy or
which may tend to vitiate any such insurance policy nor bring onto the premises or building any hazardous

substances and/or any form of machinery whatsoever.

9.3 An owner/occupier shall not store or harbour upon the common property or any part thereof or in his
property any goods which may vitiate any fire insurance policy held by the Homeowners Association or

increase the premium payable in respect of such policy.

10. LETTING OF UNITS

-

10.1 All tenants of residential homes and other persons granted rights of occupancy by any owner of the
relevant erf are obliged to comply with these conduct rules, notwithstanding any provision to the contrary
contained in any lease or any grant of rights of occupancy, which Consent shall not be unreasonably
withheld.

10.2 No letting shorter than 6 [six] months shall be allowed whatsoever, without the written consent of the

Trustees.The owner shall be obliged to notify the Trustees of any short term occupancy for security

purposes.

11. ERADICATION OF PESTS

11.1 An owner shall keep his property free of white ants, borer and other wood destroying insects and to this
end shall permit the trustees, the managing agent and their duly authorised agents or employees, to enter

upon his property from time to time for the purpose of inspecting the property and taking such action as
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may be reasonably necessary to eradicate any such pests. The costs of inspection, eradicating any such pests
as may be found within the property, replacement of any woodwork or other material forming part of such
property which may be damaged by any such pests shall be borne by the owner of the property
concerned. Any Member intending to usc any pesticides must first obtain the written approval of the

agricultural property owner, being the Developer, to ensure that such pesticide is not harmful to the

vineyards,

12.  WALKWAYS

The walkways giving access to the vineyards, the lavender fields and olive trees are for the exclusive use
and enjoyment of the Members and for the use of maintenance/gardening staff and may not be used by any
member of the public for gaining access or used as a thoroughfare.

During the periods of chemical treatments and/or extensive maintenance period of harvesting and pruning
of the vineyards, which may result in access to such vineyards being temporarily closed and access to all

pets being denied to ensure their safety. Written Notice shall be furnished to all the Members prior to the

chemical treatment of the vineyards.

13. ACTIVITIES ON COMMUNAL AREAS

No hobbies or other activities may be conducted on the communal areas if they cause nuisance to other

owners and/ or occupiers, The Trustees shall be the final adjudicators resolving complaints of this nature.

14. IETTY AND MOORING SLIPWAY

14.1 An owner/occupier/his visitor/s and/or children shall not be allowed to attend and/or partake of the
following on such aforementioned areas.
14.1.1 No glass bottles or containers arc allowed.
14.1.2 No braaing, except in designated areas.
14.1.3 No loud music.
14.1.4 Only authorised personnel are permitted access so designated by the Trustees
14.1.5 Littering is not permitted, all refuse is to be removed.

14.1.6 Only controlled games shall be permitted; with parents overseeing any children under the age
of 12 [twelve] years old.

14.1.7 No animals are allowed, without being accompanied by its owner.

14.1.8 An ovmer and/or occupier shall be obliged to accompany any guaest.
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14.1.9 The use of such area shall be reserved for owners and/or occupiers and their guests.
14.1.10 The opcrating hours of such area are between 06HO0 to 21H00,Any usage after 21HOO to
06HO0 shall be regarded as a violation of the conduct rules.

14.1.11 Any child under the age of 12 (twelve) must be accompanicd by an adult at all times and have
the appropriate lifc preserve strapped onto his body whilst in the Bot River.

14.1.12  Certain Boat Storage Areas shall be built by the Developer on the common areas on behalf of
the H.O.A, which may be rented from the H.O.A at a levy which shall be a market related
rental and such levy to be agreed upon between the parties.

14.1 13 All Members shall comply with the rules of operation of their boats and the likes as laid down
by the appropriate authority and duly governed by the Overberg District Council, By-Laws
rclating to the control and usc of the Bot River Estuary as framed under PN. 480/1996 dated

the 15th November 1996, and annexed hereto marked Annexure "e"

15. GENERAL

15.

—

The Board of Trustees or its agents shall not be liable for any injury or loss or damage of any description

which any owner or occupier of property or any Member of his family, his employee or servant or his

relative, friend, acquaintance, visitor, invitee or guest may sustain, physically or to his or their property,
directly or indirectly, in or about the common property or in the individual property by reason of any
defect in the communal area, its amenities or for any act done or for any neglect on the part of the

Trustees of any of the Trustees employees, servants, agents or contractors.

15.2 The Trustec or its agent's representatives and servants shall not be lisble or responsible in any manner
whatsoever for the receipt or the non-receipt and delivery or non-delivery of goods, postal matter or any
other property.

15.3 No firearms or pellet guns may be discharged in the development whatsoever.

15.4 An owner shall not use or permit his home to be used for any purpose which is injurious to the reputation
of the development.

15.5 All complaints, viclation of these rules, or any other cause of concern must be in written form, addressed

to the Chairman of the Home Owners' Association and sent to trustees«my] bcnpucla com or submitted

through the Intranet of the Association.'?

16. COMMERCIAL UNIT

16.1 The Developer reserves a right to further amend its rules so as to accommodate the Hotel on Erf 228, the

Commercial Component and Public Facilities being Erf 229, which comprises of the winery, the Public

'8 67th April 2018, Martin Diessner, 20180407-5pecial-Resolution- 18 -Complain-submission-via-emall-intranet
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tasting facilities, the restaurant, the conference facilities, the farm stall, sales and manager's office and

3

chapel and the like, once such components have been built.

16.2 It is recorded that the Hotel,Wine Cellar, the Tasting Rooms, Restaurant, the Farm Stall, the Chapel and
Conference Facilities etc, are designated for Commercial Use and may be utilised as a bed and breakfast

facility, private functions including weddings, various functions and film shoots.

Signed by the Purchaser on the ———————— day of e
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ANNEXURE ‘E’

OVERBERG DISTRICT COUNCIL
BY-LAW RELATING TO THE CONTROL AND USE OFTHE BOT RIVER ESTUARY

Definitions 1. In this by-law, unless inconsistent with the context — “authorised officer” means any person
authorised by the Council to perform the functions of an authorised officer under this by-law or a member of the
South African Police; “boat” or “vessel” means any conveyance capable of floating on or in water or designed to
navigate on or in water and includes, but is not restricted to a motor boat, sailing boat, sailing board, rowing
boat, canoe, paddleski, power boat, fishing boat, jet-driven boat, fiat-bottomed boat, ferry, houseboat, water
cycle and raft; “bow” means the front part of a vessel; “canoe” means a vessel designed to be propelled by means
of paddles without any mechanical assistance; “Council” means the Overberg District Council; “due date” means
30 June of every year or such other date as may be determined by the Council; “estuary” means the Bot River
Estuary within the area of jurisdiction of the Council; “helmsman” means a person who steers or controls a
vessel; “houseboat” includes any vessel, irrespective of whether or not it is propelled under its own power, upon
which facilities for day or night accommodation or for any kind of food preparation have been provided, ora
vessel upon which any kind of toilet or washing facilities have been provided; “inland waters” such estuary within
the area of jurisdiction of the local authority which promulgated this by-law; “vicinity of the estuary” includes the
properties adjacent to or in the immediate vicinity of the estuary; “operate” or “control” or any like expression, in
relation to a boat, means to launch, use, sail, "navigate or moor a boat or to permit a boat to be launched, used,
sailed, navigated or moored on the estuary, or to have a boat, or to permit a boat to be, on the estuary;
“permission” means the written permission of the Council; “port” means the left side of the boat as seen from the
stem; “power boat” means a vessel.propelled by means of an engine or other mechanical apparatus, either in- or
outboard, irrespective of whether or not such engine or apparatus is the main source of power;

“registered boat” a boat issued with an identification number in terms of to section 6 of the by-law;

“rowing boat” means a vessel Jcsigned to be propelled by means of cars without any mechanical assistance;

“sail” or “under way” means the situation of a vessel when it is not anchored or moored or on dry land;

“sailing boat” includes every boat which is under sail and is not propelled by mechanical power;

“starboard” means the right side of the boat as seen from the stern; “stern” means the back part of a vessel;
“visible” means visible by somebody with reasonable eyesight during a dark night when the atmosphere is clear;
“water area” means the water level between the banks of the estuary at any specific time; “water ski” means to ski
or skate on ar in the water with or without the assistance of any kind of skating apparatus and where the water-
skier is towed by a vessel by means of a towing-rope; “water-skier” or “skier” a person water-skiing,

1
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OPERATION OR CONTROL OF BOATS ON THE ESTUARY

No person shall operate ot control any boat or vessel on the estuary, excluding a canoe, paddleski, sailing board
and rowingboat, unless such boat has been licensed by the Council or a temporary permit has been issued for
such boat in terms of this by-law and the identification number allocated by the Council is displayed according to
the provisions of this by-law.
No person under the age of sixteen years shall operate and control I a boat equipped with a motor of 4.5 kW or
more, unless such person is accompanied by a person over the age of sixteen years. Where any licensee of a boat
allows any person who, in the opinion of an authorised officer, is not competent to opcrate or control such boat
efficiently, to operate or control it, such officer may direct the licensee not to allow such person to operate or
control such boat, and if the licensee thereafter continucs to allow such person to operate or control such boat,
he. shall be guilty of an offence.
No person shall operate a boat on the estuary —
(a) in a reckless or negligent manner;
(h) while under the influence of intpxicating liquor or a narcotic drug, or while the percentage of alco-
hol in his bloed is 0,08 or more, expressed in grams per hundred millilitres of blood;
(c) while suffering from an infirmity which renders him unfit to do so;
(d) in a manner dangerous to the public or to the occupants of such boat or in a manner calculated to
endanger or damage any property or facility, regard being had to 2ll the circumstances of the case;
(e) ina manner which constitutes a nuisance;
(f)  without reasonable consideration for the rights of other persons using such estuary;
(g) whileitis leaking oil, petrol or any toxic or noxious substance;
(h)  if it has more persons or a bigger load on board than the vessel was designed or built to carry or
stated on the licence.
if the boat is not registered and licensed by the Council and the identification number issued in respect of the
boat, is not permanently affixed thereto in figures of a size and colour determined by the Coundil.
Equipment of vessels
No person shall use any vessel, ex‘cluding a canoe and paddleski, with regard to the provisions of subsection (1)(c)
and a sailing board with regard to the provisions of subsection (1) (b) and (c), on the estuary unless the following
equipment is on board;-
(@)  An effective life-belt, life-buoy or other floating device for each person on board;

(by sufficient and suitable oars, paddles or a pole to land the vessel;
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a pump or other suitable bailer, unless the vessel has been designed to float with the maximum permissible
number of persons on board even if it is waterlogged; in the case of a power boat which is used to tow a water-
skier, suitable water-skiing rear mirror and a red flag of 300 mm by 300 mm; in the case of a power boat, an
effective whistle or siren which can be employed to prevent collisions; in the case of a power boat, an effective
fire-extinguisher; an effective flame-arrester for each carburettor of any petrol engine on the vessel except an
outboard engine; an effective silencer on the exhaust of an engine-driven vessel; the following lights, which must
be visible at a dist;nce of at least 200 meters, when the vessel is used between sunset and sunrise:

(i) in the case of a power boat or sailing boat, a white light visible from all directions;

(ii) in the case of vessels such as a sailing boat, canoe, sailing board and a paddleski, a lantern or flash-

light which may be shown in order to prevent collisions; a suitable container for refuse;

a suitable anchor with a sufficient anchor line.

All life-saving apparatus on board a vessel in the water must be in good working condition and within easy reach

for immediate and effective use.

Rules for boating

No person shall leave a vessel unattended in the water area unless it has been properly anchored, moored or
removed to dry land a safe height above the water level.

No vessel shall be moored or launched at any place other than that indicated or approved by the Council and an
authorised officer of the Council may move any vessel or moor it at any other place without the consent of the
owner if he deems this to be in the public interest.

No vessel shall be moored to any other vessel or to a marker, buoy or other navigational aid.

The helmsman of any vessel must ensure that he can at all times exercise full control over the vessel while it is
under way.

The helmsman of any vessel towing a line, cable or rope for any purpose whatsoever, must ensure that he does
not thereby endanger any other person or cause any inconvenience.

No person shall handle a vessel or allow it to be handled in such a manner that it endangers or creates a nuisance
to any other vessel or the occupants thereof or to other persons or property or installations in the water or at the
water’s edge.

No power boat which is under way and no person practicing water-skiing in the estuary, shall approach closer
than 100 meters from any spot where people are swimming or closer than 100 meters from the side of the water

or closer than 50 meters from any other vessel, unless —

(a) circumstances are such that the said distances cannot be maintained;
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(by assistance is being given in an emergency situation; or
(c) the power boat or any water-skier towed by it is landing leaving the shore;

Provided that when the prescribed distances are not maintained, the power boat must immediately reduce its

speed to less than 10 km per hour.

No person shall be on the bow, forward deck or gunwale of any power boat which is under way unless sufficient

safety rails or guard rails have been installed, and no person shall jump or dive from any power boat which is

under way, except when help is being given in an emergency or when it is necessary to moor or to land the
power boat.

Where it is possible, a vessel shall be piloted in such a manner that the median line of the sailing area shall always

be on the port side of the vessel, in other words all power boats must move in an anticlockwise direction.

(10)  Whenever two vessels approach each other head-on or approximately head-on, each must be piloted in

such a manner that it passes the other on its own port side and, subject to the provisions of subsection
(7) at such a distance and at such a spced that the wake of either of the vessels shall not endanger the
other.

(11 (@) No vessel shall pass another vessel which is proceeding in the same direction, unless it is safe to do
g0 and such vessel shall, when it does so, pass the other vessel on its port side and, subject to the
provisions of subsection (7}, at such a distance and at such a speed that its wake-shall not endanger
the other vesscl.

(b) A vessel which is passed shall maintain its speed and direction until the passing vessel is safely past.

(12)  Whenever two vessels approach cach other in a manner other than referred to in subsections (10) and

(11), the vessel which finds the other.on its port side shall maintain its speed and direction and the vessel
which finds the other on its starboard side shall stay out of the way of the other vessel by changing its
direction to starboard so as to pass the other vessel from the stern and shall if necessary stop or reverse
to avoid a collision.

(13) (a) Whenever two sailing boats arc approaching one another in such a way as to involve risk of
collision, not withstanding the provisions of subsections (10), (11) and (12), they shall keep out of
one another’s way as follows:

(i) When each has the wind on a different side, the vessel which has the wind on the port side
shall keep out of the way of the other;
(i) when both have the wind on the samc side, the vessel which is to the windward shall keep
out of the way of the vessel which is to leeward.
(by For the purposc of this subsection, the windward side shall be deemed to be the side opposite to

that on which the mainsail is carried.
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(1)  To avoid a collision between vessels, a power boat shall give way to all other vessels, and a rowing boat or
a canoe shall give way to a sailing boat when circumnstances require it, not withstanding the provisions of
subsections (9), (10), (11), (12) and (13): Provided that this by-law shall not give the right to the helms-
man of any vessel to unnecessarily obstruct or interfere with the course of any other vessel.

(15)  The helmsman of any vessel shall maintain a safe and cautious speed in the area where vessels are
moored, where angling is taking place or where buoys and .placed, and whenever visibility is obstructed
due to fog or other causes he shall pilot the vessel under his control in such a manner that people, other
vessels or other property are not endangered.

(16)  No vessel shall follow closer than 100 meters in the wake of a water-skier.

(17} No vessel or vehicle which is propelled by means of a propeller above the water, shall be used in the

water area.

(18)  Except in the case of an emergency, no aeroplane shall land in or take off from the water area.

(19)  No boat shall be left on any slipway except for purposes of repair.

Water-skiing — where allowed

(§)] No person shall practice water-skiing on water unless an effective life-belt or other floating device is
attached to his body,

No steel or metal cable or steel wire shall be used to tow a water-skier.

The helmsman of any vessel which tows a water skier-shall, before such water-skier is taken in tow, ensure that
the water skier is familiar with the distress signal for water-skiers, namely drawing the hand across the throat.
No water-skiing shall be practised between sunset and sunrise and the Council may also prohibit water-skiing at

other times.

No vessel shall tow a water-skier unless a second person older than 14 years is present in the vessel to observe

the water-skier.

No water-skier shall drop a water-ski except at a spot where the discarded water ski does not constitute a danger
to any other water-skier or vessel.

As soon as a water-skier drops the towing-line, the helmsman of the vessel towing the water-skier shall pull in the
towing line immediately and if the water-skier has dropped the towing line by accident, the said helmsman shall
turn the vessel immediately and take the water-skier in tow again or take him aboard.

Water-skiing shall be permitted in designated areas only in accordance with Proclamation 357 dated 28
September 1972 as published in Official Gazette 3691 dated 6 October 1972.

When a skier falls, a red flag measuring a minimum of 300mm x 300 mm shall be held up and kept up until the

skier boards the boat or resume skiing.
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Registration and licensing of boats

1)) Any person intending to operatc a boat on the estuary shall apply in writing on the prescribed form to
the Council for a registration and licence for such boat.

2) Any such application shall be accompanied by the fees, as
determined from time to time by special resolution of the Council, which shall be refundable if the
application is not approved.

3 A boat in respect of which an application for a licence has beecn made, shall be submitted/for examina-
tion by an authorised officer of the Council at a date, place and time appointed by the authorised officer
unless such applicant is advised by the authorised officer that such examination is not required.

4) When considering applications for licensing, the Council may distinguish between riparian and non-
riparian owners, boats belonging to land-owners, house-owners or residents, and boats belonging to
non-land-owners, non-house-owners or non-residents, so as to limit the number of boats which may be
licensed.

(5) The Council may approve or refuse to approve such application and may, in approving it, impose such
conditions as to the manner of operation of or repairs or alterations to such boat as it may deem neces-
sary in the interests of safety or to ensure compliance with this by-law.

(6) The Council shall refuse to approve an application if it is satisfied that the operation of such boat will -
(a) be a source of pollution in the estuary or the vicinity of the estuary;

(b) cause a nuisance;
(c) or constitute a danger to persons using it to the public or any scction of the public.

Q) The registration of a boat not transferable from any person to anather or from any boat to another
except where an owner of a registered boat in terms of this by-law transfers his registration to another
boat belonging to him with the written permission of the Council.

(8) The registration shall specify the name of the person to whom it is issued, the maximum number of per-
sons permitted to be carried in the boat, the type and overall length of the boat, the maximum power of
the engine and the identification number allocated to the boat.

9} Registration and licensing will solcly be at the discretion of the Council and reasons will be given if it
refuses to register or license a boat.

(10)  The Council reserves the right to limit the number of registrations issued per person.

Validity of licences and displaying of tokens

) The licence of a boat expires on the 30th of June every year and is valid for a period of twelve months or

such shorter period as may be determined by the Council.
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(2) The licensee of a boat shall forthwith affix the license or cause it to be affixed to such boat in a manner

acceptable to the Council.

Automatic lapsing or cancellation of licences

N A licence shall lapse automatically if a boat has been removed by or on the authority of the Council in
terms of section 14.(4) on account of pollution being caused in the estuary.

(2) If the Council is of the opinion that a-boat no longer qualifies for licensing in terms of this by-law or in
terms of any conditions on which the licence was issued, the licence may be cancelled after notice of

thirty days to that effect has been given to the licensee, at the address on the licence.

Cancellation of licences

H The Council may cancel any licence if —

(a) it is satisfied that the boat in respect of which such licence was issued is no longer safe or
seaworthy, or is a source of pollution in the vicinity of the estuary, or is operated in a manner
which constitutes a nuisance or danger to other boats or to the public or any section of the public;

(b) the boat is transferred, sold or disposed of or if the Council is satisfied that the licensee has ceased

to exercise control over the said boat or to supervise it; or

(c) the licensee has been convicted of an offence relating to the operation or control of a boat in terms
of this by-law.

(2) I the Council cancels any licences in terms of this by-law, the authorised officer shall forthwith notify
the licensee of such cancellation, at the address on the licence.

Fixing of tariffs, fees and levies

1) The Council may by special resolution determine tariffs, fees and levies for the licensing of boats and the
provision of discs and tokens.

2 In fixing tariffs, fees and levies in terms of subsection (1) the Council may distinguish between various
classes of boats making use of the estuary or any facilities, or in respect of their size, method of propul-
sion or use, or may make any other distinctions which, in the opinion of the Council are relevant in fix-
ing such tariffs or fees.

3) Any application for the licensing of a boat or the use of any facilities by any boat shall be accompanied by
the prescribed fees as determined by the Counil.

Fouling and pollution of the estuary (1)

No person shall, while he is in the water area —

(a) use indecent, offensive or improper language;

(b) behave in an offensive, improper or disorderly manner;
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(c) stay, bathc or sunbathe in the nudc or not properly clothed,

(d) whether on a vessel or not;

(e) wilfully or negligently do anything which will cause an inconvenience to any other person using the
water area, or which may disturb the peace.

No person, cxcept with the permission of the Council and in compliance with the provisions of the Sca-

shore Act, 1935 (Act 21 of 1935), shall allow any sewer pipe or tank to discharge into the estuary or

allow any other waste water from any other source to drain into the estuary,

No substance such as-petrol, oil or any toxic or noxious substance shall be deposited or disposed of in

the estuary.

No battles, cans, garbage or refuse of any kind whatsoever shall be thrown into the water or onto abut-

ting land or any facility except in receptacles furnished for that purpose.

No person shall by any act or omission, whether directly or indirectly, allow a nuisance or the creation or

continuation of a source of danger, or allow any interference with the convenience or comfort of persons

in the vicinity of the estuary.

Any person fouling or polluting the estuary, any land adjacent thereto or any facility in connection there-

with shall be guilty of an offence.

Powers of authorised officers

(M

@

&)

Any person who operates an unlicenscd boat on the estuary or contravenes any provision of this by-law,
may be ordered by an authorised officer to remove such boat forthwith from the cstuary or to cease such
contravention, and non-compliance with such order shall constitute an offence.

Any authorised officer shall have the right to board a boat at any time and to inspect it for the purposes

of ensuring compliance with the provisions of this by-law.

Any person who is authorised in writing by the Council may, in the water area —

(a) investigate and test, any vessel or part thereof or any equipment thereon in order to determine
whether the vessel is suitable for navigation on or in the water and whether any particular provision
of this by-law has been complied with;

() call for any information regarding the vessel from the helmsman and may, if the helmsman is unable
to furnish the information, order him to remove the vessel forthwith from the water area until
such time as the request can be complied with;

(¢) require the helmsman to furnish his name and address or the name and address of the owner of the
vessel and any other information required for identification purposes;

(d) require any other person in the vessel other than the helmsman, to furnish his name and address as
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well as any other information required for the identification of the helmsman or the owner of the
vessel;

if it appears to him that the helmsman of any vessel, owing to his physical or mental condition,
irrespective of how this originated, is not capable of steering the vessel or in control of it, forbid
the helmsman temporarily from continuing to steer or being in control of the vessel and may make
any arrangements which in his opinion are necessary or advisable for the safe disposal of the vessel;
if it appears to him that the load or number of persons transported in any vessel is more than the
vessel was designed or built to carry or more than ean be transported in reasonable safety under
prevailing conditions, forbid the helmsman of such a vessel to proceed until the load or the number
of persons has been reduced in the manner he considers necessary or advisable;

if it appears to him that any vessel or part thereof is unnavigable in or on the water, order the
helmsman to remove the vessel forthwith from the water area until such time the vessel or the part
thereof has been made navigable in or on the water;

if it appears to him that any of the equipment prescribed by this by-law is not on board the vessel
or in a good working condition or not easily available for immediate use on board, order the
helmsman to remove the vessel forthwith from the water area until such time as all the provisions
of this by-law regarding equipment have been complied with;

remove any fishing rod or line that has been left unattended, from the river, if, in his opinion, the
rod or line constitutes a threat to the safety of others.

No person shall obstruct or interfere with any authorised officer whilst the latter is engaged in the

execution of his duties, and

no person shall refuse to furnish his/her correct name and address when requested to do so by an

authorised officer.

Delegation of power

13. The Council may delegate and/or transfer any powers conferred on it under this by-law, with the excep-

tion of the power to levy or determine fees, to any person or persons or organisation, and such person

or persons or organisation shall, after such delegation or transfer, have the same power as the Council

would have had in terms of the provisions of this by-law.

Removal of boats from the estuary

4. (1)

If the owner of an unlicensed boat fails to remove such boat from the estuary after having been

requested to do so by the Council or any authorised officer, the Council may remove such boat

forthwith,
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(@) In the event of the Council cancelling any licence, or if any licence expires or lapses in terms of
this by-law, the owner of the boat, the licence of which has expired or lapsed or has been can-
celled, shall immediately remove such boat from the estuary.

(b) If the owner of a boat, the licence of which has expired or lapsed or has been cancelled fails to
remove such boat from the estuary within thirty days after such licence has expired or lapsed or
after notification to him of the said cancellation, he shall be guilty of an offence and the Council
may remove such boat forthwith.

Any boat in or on the estuary for which the fecs as prescribed by the Council are in arrcars for more

than thirty days, may be removed from the estuary by the Council after written notice of the Council’s

intention has been given to the owner or licensee.
If, in the opinion of the Council, any boat constitutes a danger in the estuary or causes pollution by the
discharge of petrol or oil, such boat may be removed forthwith by the Council.

Where the Council is entitled to remove a boat, an authorised officer may make any arrangements

considered necessary by him to ensure the removal of such boat, and the Council may recover the cost of

such removal from the owner.

If boats removed from the estuary in terms of the provisions of subsections (1), (2)(b) or (4) are not

claimed within ninety days aftcr such removal, or in the case of boats referred to in subsection (3), with-

in ninety days after the said written notice has been given and all fees in arrears have been paid, the

Council may confiscate such boat or boats by court order to claim fees in arrears.

Exception from liability in respect of injury and/or damage

m The Council shall not be liable for any injury which is sustained by any person using the estuary or any

facility, or for damage to any property thereon, whatever the cause may be.

(2) (@) The Council as a whole, individual councillors, any person or independent contractor in the serv-
ice of the Council or any authorised officer shall not, except in the event of any wilful act or omis-
sion on the part of the Council or the said persons, be liable for any loss or damage to property
which is caused by or arises out of or in connection with anything which is done or performed in
good faith in the exercise or performance of a power or duty conferred or imposed in terms of
this by-law.

(b) If any question arises as to the good faith of any such person, his good faith shall be presumed
unless the contrary is proved.

General

(1) No person shall in the watcr arca, without the prior writtcn consent of the Council -

10
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(a) offer for reward or profit any show or entertainment or conduct any business or trade;

(b) keep or use any house boat;

(c) keep or use any vessel for the transport of passengers or goods for payment or reward;

(d) hold any fishing competition, or

() hold any race, meeting or regatta.

When the Council grants its authority in terms of subsection (1), the Council may set the conditions

which it sees fit in the

circumnstances in any particular case, to ensure the safety of the public,

No person is allowed:

(a) to fish from any bridge;

(b) to scuba dive, spearfish or use fish nets other than a landing net or casting net in the estuary with-
out a permit, or

(c) to catch fish without a licence.

The following is prohibited;

(@) any form of organised power boat race on the water area of the estuary, and

(b) hovercraft, jet-driven craft (jetski’s) and seaplanes are specifically excluded from using any part

of the water area of the Botriver estuary.

Penalty

17.

Any person who contravenes any of the provisions of this by-law or refuses to comply with any order
lawfully given there under by the local authority shall be guilty of an offence and liable upon conviction
to a penalty as prescribed in section 215 (3) of the Divisional Councils Ordinance, 1976 (Ordinance 18

of 1976).

Waiver of by-law

18.

The Council may, if it deems it desirable to do so, waive compliance with any provision of this by-law, or

permit deviations, exceptions and exemptions in respect of any provisions of this by-law, subject to such

conditions as it may deem fit.

PN.481/1996 15 November 1996

Signed by the Purchaser on the .. - dayof — R

11
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POWER OF ATTORNEY

I, the undersigned
NAME AND SURNAME: | ENELore  STeeeTEL

70801 093! gk

ID/ PASSPORT NUMBER:

In my capacity as the authorized representative of BENGUELA COVE HOMEOWNERS
ASSOCIATION, the owner of PORTIONS 210 AND 220 OF THE FARM AFDAKS RIVIER
NUMBER 575, CALEDON, hereby nominate, constiltule and appoint WRAP Project
Office (Ply) Lid {Reg No 2022/349604/07), with power of substitution, fo be the duly
authorised attorney and agent in name, place and stead, which may be necessary
in order to sign documents and to perform dll such acts which may be necessary in

connection with the following applications:

APPLICATION FOR CONSENT USE POR A TOURIST FACILITY TO ALLOW THE OPERATION OF
PONTOON BOAT FROM THE PROPERTIES

and generally for effecting the purposes aforesaid, to do or cause {0 be done
whatever shall be requisite, as fully and effectual, for all intents and purposes as |
might or could do if personally present and acting herein - hereby rafifying, aliowing,
confirming, promising and agreeing to rafify, dllow and confrm all and whatsoever
my said Agent shall lawfully do, or cause to be done, by virtue of these presents.

SIGNEDf/ QE%QN mis 20 pAYoF _UANUALY 2023

si|s2 -
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BOARD OF TRUSTEES RESOLUTION

The Trustees of BENGUELA COVE HOMEOWNERS ASSOCIATION, the owners of
PORTIONS 210 AND 220 OF THE FARM AFDAKS RIVIER NUMBER 575, CALEDON
authorises

NAMEAND SURNAME: Penclope  STReeTeEL
ID/PASSPORT NuMaER: __(9 7 0801 093] 8%

In his/her capacity as Trustee to act on behalf of the Board of Trustees regarding the

APPLICATION FOR CONSENT USE FOR A TOURIST FACILITY TO ALLOW THE OPERATION OF
A PONTOON BOAT FROM THE PROPERTIES

T?ED AT 466// \/z//(’ . ON THIS 02 0 % OF Q.FZX—ACWM 2023

WITNESS

<3
WITNESS

52|52
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Annexure N iy

RE: REMINDER [2]: Benguela Cove: Application portion 275 and 220 farm 575: Interpretation
Constitution

s e VSR

From Jacques Wilkinson <jwilkinson@overstrand.qgov.za>

Date Tue 04-Mar-25 2:28 PM

To Loret'tai Gillion <Iorem@overstrand.gg\,_za>; Riaan Marinus <rmarinus@overstrand.gov.za>; Henk Olivier
<holivier@overstrand.gov.za>:

Cc  Andre Olivier <aolivier@overs;r;nd_gov_za>

Dear Loretta

The captioned matter and my meeting with Henk, last week, have reference.

In respect ofth'e QUE;tions previously posed by Henk to Andre Olivier, | can do no better than to agree with
Andre’s reasaning ;4 the advice proffered. All that remains for me to consider, is the subsequent issue raised
by Henk's em o) vo WRAP, of 27 February 2024, and whether WRAP's response thereto, dated 24 April 2024,
adequately .4 qrecced this issue, being:
8. Dif, the HOA comply with the provisions of the Constitution by informing all members of the HOA by
.way of a Special General Meeting of the HOA’s intention to submit a planning application in respect of
common property for the benefit of one member of the HOA, i.e. BCI?
b. In the event that HOA could not prove compliance as stated above, did the HOA provide to Overstrand
Municipality ("OM”) a clear indication in terms of what power(s), in terms of the Constitution, the HOA
acted to submit the planning application?

For the reasons set out below, | am respectfully of the opinion that the HOA did not meet either of the
aforesaid two requirements.

1. As set out in the opinion provided by Andre, it Is clear that the Constitution compels the HOA to hold a
Special General Meeting in order to obtain a “special resolution of the Members of the Association” for
purposes of clause 30.2.4. For the sake of brevity, | will not repeat the arguments (convincingly)
proffered by Andre herein, but {(as stated herein above) find myself in agreement therewith. Therefore,
in the absence of proof by the HOA , as requested in Henk’s abovementioned email, that all members of
the HOA were informed of a Special General Meeting, and a resclution taken at such meeting in
accordance with the provisions of clause 30.2.4 of the Constitution, with the necessary quorum having
attended, it is clear that the HOA failed to adhere to the provisions of the Constitution.

2. The guestion which then bears answering, is whether the aforementioned letter from WRAP gave a
clear indication of what power(s), in terms of the Constitution, the HOA acted upon to submit the
planning application.

2.1 WRAP’s submissions, in paragraphs 1 to 7 of its letter under the heading “Background”, in
respect of the HOA, the Constitution, and BC, are noted.
2.2 it is, howevery, important to note the following submissions and their implications in
particular:
i) In re paragraph 4: BCI's purpose to derive profit is indeed subject to the provisions of
the Constitution.
i) in re paragraph 5: It is submitted that the reference to “residential owners and BCI”
should in fact read, “residential owners, including 8C1”, this being so as the HOA’s
. obligation to manage the common property to the benefit of all its member, in
. accordance with the provisions of clauses 3.1 and 3.2 of the Constitution, is an
obligation owned to ALL its members, of which BCl is but one.
i) In re paragraph 7: Conduct Rul 14 does indeed contain provisions relating to the Jetty
and Mooring Slipway. From the content of Conduct Rule 14 it is clear that these
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facilities exist for the use and benefit of all HOA members, subject to the terms of use
as set out in the Rule.

23 Paragraphs 1 to 5 under the heading “Facts”, set out the steps which were followed by 8Cl to
obtain permission for the intended use of Portions 210 and 220. Save for the following
comments, the remainder of the contents of these paragraphs are merely noted:

i) it is unclear whether the “ownership and nature of business” refers to the HOA or to
BCl. Be that as it may, the HOA has an obligation to manage common property to the
benefit of all members (see clause 3 of the HOA Constitution).

i) Permission for the intended use of Portions 210 and 220 can, therefore, not only be
extended to one member, i.e. BCl, but must apply to all members. Phrased differently,
if BCl is allowed to use Portions 210 and 220 for the intended purpose, the permission
would have to be extended to all members which would create an impractical and
untenable situation.

24 Paragraphs 1 to 7 under the heading “Conclusion”, then goes on to argue, with respect
unconvincingly so, why BCV's proposed use of Portions 210 and 220 of the common property
need not have gone through the process set out in, inter alia, clause 30.2.4. The following are
the main contentions and the reasons why they do not pass muster:

1) In re paragraph 1: This is true both of BCl, as well as every other member of the HOA.
it can, therefore, not be raised n justification of BCl's intended use of the common
property.

ii) In re paragraph 2: For the reasons set out herein above, and further discussed in
detail by Andre, this statement is factually inaccurate.

iil) In re paragraphs 3 and 4: Again, as stated herein above, the meeting at which it was
considered was not constituted correctly.

Iv) In re paragraph 5: Any “entitlement” which BIC may have cannot be to the exclusion
of other members of the HOA. Furthermore, the issue is not whether provisions of
the Constitution were amended, but rather the fact that provisions were not adhered
to.

v) In re paragraphs 6 and 7: Whether prejudice Is suffered by specific members of the
HOA, is not the determining factor for the process which had to be followed.

in light of the foregoing, | am of the view that the HOA did not comply with its own constitution and
furthermore failed to provide OM with a clear indication in terms of what power(s), in terms of the
Constitution, the HOA acted to submit the planning application.

Regards
Jacques Wilkinson

Principal Legal Advisor

Legal Services

Office of the Municipal Manager

T: +27 (0).28 313 8917 | F: +27 (0) 28 313 8931
E: jwilkinsong@overstrand.gov.za

¢ ) FCT'RDANT Y ici

( } / f’f.\ f RAN l,f, Overstrand Municipality

A: 1 Magnolia Street, Hermanus, 7200 | P: P.O Box 20, Hermanus, 7200
T: +27 (0) 313 8000 | F: +27 (0) 312 1894

E: enquiries:zoverstrand.gov.za | W: www.overstrand.gov.za

Vision Statement: “To be a centre of excellence for the community”

From: Loretta Gillion <loretta@overstrand.gov.za>

Sent: Tuesday, 19 November 2024 09:30

To: Jacques Wilkinson <jwilkinson@overstrand.gov.za>; Riaan Marinus <rmarinus@overstrand.gov.za>
Subject: REMINDER [2]: Benguela Cove: Application portion 210 and 220 farm 575: Interpretation Constitution

importance: High
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From: Loretta Gillion ZqOI 2) 1
Sent: Wednesday, October 9, 2024 8:51 AM

To: Jacques Wilkinson <jwilkinson@overstrand.gov.za>
Ce: Riaan Marinus <ymarinus @overstrand.gov.za>; Henk Olivier <holivier@overstrand.gov.za>
Subject: FW: Benguela Cove: Application portion 210 and 220 farm 575: Interpretation Constitution

importance: High

Dear Jacques

Reminder for your outstanding comments on the above application.
Your urgent attention to this matter will be highly appreciated.
Regards

Loretta Gillion

Administrative Officer: Town & Spatial Planning

Directorate: Planning & Development, Overstrand Municipality, Hermanus
A: 16 Paterson Street, Hermanus, 7200 P: P O Box 20

T. 028 313 8900 | E: loretta@overstrand.gov.za

From: Loretta Gillion
Sent: Friday, September 6, 2024 10:05 AM

To: Jacques Wilkinson <jwilkinson@®overstrand.gov.za>
Cc: Riaan Marinus <rmarinus@overstrand.gov.za>; Henk Olivier <holivier@pverstrand.gov.2a>
Subject: FW: Benguela Cove: Application portion 210 and 220 farm 575: Interpretation Constitution

Importance: High

Dear Jacques

Herewith a reminder that your comments in this regard is still outstanding. Kindly provide at your
earliest convenience.

Regards

Loretta Gillion

Administrative Officer: Town & Spatial Planning

Directorate: Planning & Development, Overstrand Municipality, Hermanus
A: 16 Paterson Street, Hermanus, 7200 P: P O Box 20

T: 028 313 8900 | E: loretta@overstrand.gov.za

From: Henk Olivier <holivier@overstrand.gov.za>
Sent: Wednesday, July 17, 2024 4:17 PM

To: Jacques Wilkinson <jwitkinson @overstrand.gov.za>
Cc: Andre Olivier <aolivier@overstrand.gov.za>; Loriaan Isaacs <loriaanisaacs @ overstrand.gov.za>; Loretta

Gillion <loretta@overstrand. gov.za>
Subject: Benguela Cove: Application portion 210 and 220 farm 575: Interpretation Constitution

Jacques
I am sending this e-mail to you as | know Andre probably have lots of work to finalize.

Attached please find three e-mails dated 14, 21 and 27 February 2024 respectively. The content is
self-explanatory
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The applicant has now provided a further response indicating their further opinio
(letter dated 25 April 2024).
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on the matter.

You will see Andre Olivier's original comments on this matter (e-mail dated 21 February 2024).
Please provide your comments on the latest letter received dated 25 April 2024.

| have already prepared a planning report to table at the Planning Tribunal. The applicant wants to
proceed with the application, and | recommend that the report be tabled before the Planning Tribunal,
with your comments and our recommendation. Should you believe the application be dealt

with in another manner, please advise.

Kinds Regards/Vriendelike Groete

Henk Olivier
Town Planner

Overstrand Municipality
A 1 Magnolia Street, Hermanus, 7200 | P P.O Box 20, Hermanus, 7200

T+27(0) 28313 8900 | F 427 (0) 28312 1894
£ hollviersegyersirand.gov.zal
1sio ' To be a centre of excellence for the community”

[

AL AR PRS A AFE
ERSTRAN 1

From: holivier@overstrand.goy.2a <holivier@overstrand.gov.za> On Behalf Of scans@overstrand.gov.za
Sent: Wednesday, July 17, 2024 3:32 PM

To: Henk Olivier <holivier@overstrand.gov.za>

Subject: Message from KM_(558
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Addendum BB

MINUTES : MUNICIPAL PLANNING TRIBUNAL 30 SEPTEMBER 2025

4.6
PORTIONS 210 AND 220 (PORTIONS OF PORTION 80) OF FARM AFDAKS

RIVIER NO. 575, CALEDON DIVISION, OVERSTRAND MUNICIPAL AREA:
APPLICATION FOR CONSENT USE AND  DETERMINATION OF AN
ADMINISTRATIVE PENALTY: WRAP PROJECT OFFICE ON BEHALF OF
BENGUELA COVE HOMEOWNER’S ASSOCIATION

HBENG 210 & 220/575 (4336/2023)
H Olivier (028) 313 8900 Hermanus Administration

28 July 2025

EXECUTIVE SUMMARY

An application was received on 9 February 2023 by WRAP Project Office on behalf
Benguela Cove Homeowner's Association on Portions 210 & 220 (Portions of Portion
80) of Farm Afdaks River No.575, Division Caledon in terms of the Overstrand
Municipality Amendment By-Law on Municipal Land Use Planning, 2020 for the

following:

< Consent Use in terms of Section 16(2)(0) of the Overstrand Municipality
Amendment By-Law on Municipal Land Use Planning, 2020 to allow tourist
facilities (operating of a pontoon boat as a recreational facility).

< Determination of an administrative penalty in terms of Section 16(2)(q) of the
Overstrand Municipality Amendment By-Law on Municipal Land Use Planning,
2020 for the unauthorised land use activity as stipulated above.

RESOLVED:
1. that the objections be noted;

2. that the application in terms of Section 16(2)(0) of the Overstrand Municipal
Amendment By-Law on Municipal Land Use Planning, 2020 for a Consent use
to allow tourist facilities (operating a pontoon boat as a recreational facility) on
Portions 210 & 220 (Portions of Portion 80) of Farm Afdaks River No.575,

Division Caledon, not be approved;

3. that the determination of an administrative penalty in terms of Section 90.(4) of
the Overstrand Municipality Amendment By-Law on Municipal Land Use
Planning, 2020 applicable to Portions 210 & 220 (Portions of Portion 80) of Farm
Afdaks River No.575 for the unauthorised land use (operation of a pontoon boat),

not be imposed; and

4. that the applicant and persons who commented be notified of their right of appeal
in terms of Section 78 of the Overstrand Municipality Amendment By-Law on
Municipal Land Use Planning, 2020 with regard to the above decisions.
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MINUTES : MUNICIPAL PLANNING TRIBUNAL 30 SEPTEMBER 2025

REASONS FOR THE RESOLUTION:

POINT 1

% Itis not possible to determine the desirability of the proposal at this stage due to
a lack of critical information, including:
< The number of trips the pontoon will make per day,
% The expected volume of visitors to the site on a daily basis,
< How visitors will utilise common area facilities, and
% How access will be managed within the privately owned Benguela Cove Estate.
< The concems raised by objectors regarding security risks, increased noise levels,
impacts on privacy, and the potential change to the character of the area are
considered valid and reasonable.
% The objection that the Benguela Cove Estate Homeowners Association (HOA)
failed to comply with the requirements of its own Constitution prior to submitting
the application, is supported by the Municipal Legal Services Department.

POINT 2

% The application lacks clarity on who will be held responsible for the Administrative
Penalty Fee, especially given that:
< the application was submitted by the HOA, but
< the operations appear to be managed by a separate party.

< It would be unfair and procedurally irregular for the general members of the HOA
to be held financially accountable for a penalty arising from an application that was
not processed in accordance with the intemal procedures of the HOA and its
Constitution.

RESPONSIBLE OFFICIAL : H OLIVIER

The meeting adjourned at11:25
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DIRECTORATE: PLANNING & DEVELOPMENT
TOWN & SPATIAL PLANNING

ENQUIRIES | NAVRAE: H Olivier (Town Planner)
FILE REF | LEERVERW- HBENG 210 & 220/575
APP ID | AANSOEK ID: 4336/2023

DATE | DATUM: 17 October 2025

ADDENDUM CC ZCIL”?)B-I

Munisipalitelt = U-Maxipole » Municlpallty

ONERSTRAND

-

WRAP Project Office
Attention: Thian Jansen
PostNet Hermanus Suite 170
Private Bag X16
HERMANUS

7200

Dear Sir

REGISTERED MAIL

admin@wrapgroup.co.za

DECISION LETTER TO APPLICANT

PORTIONS 210 AND 220 (PORTIONS OF PORTION 80) OF FARM AFDAKS RIVIER NO. 5§75, CALEDON
DIVISION, OVERSTRAND MUNICIPAL AREA: APPLICATION FOR CONSENT USE AND DETERMINATION OF
AN ADMINISTRATIVE PENALTY: WRAP PROJECT OFFICE ON BEHALF OF BENGUELA COVE

HOMEOWNER'’S ASSOCIATION

1. The application received on 9 February 2023 refers.

2. You are hereby notified in terms of Section 62 of the Overstrand By-law on Municipal Land Use Planning of
the decision made by the Municipal Planning Tribunal on 30 September 2025.

3. The Resolution in terms of Section 81 of the Overstrand By-Law on Municipal Land Use Planning, with

conditions, are as follows:

RESOLVED;

“1. that the objections be noted;

2

that the application In terms of Section 16(2)(o) of the Overstrand Municipal
Amendment By-Law on Municipal Land Use Planning, 2020 for a Consent use fo
allow tourist facilities (operating a pontoon boat as a recreational facility) on Portions
210 & 220 (Portions of Portion 80) of Farm Afdaks River No.575, Division Caledon,

not be approved;

that the determination of an administrative penafly in terms of Section 90.(4) of the
Overstrand Municipality Amendment By-Law on Municipal Land Use Planning, 2020
applicable to Portions 210 & 220 (Portions of Portion 80) of Farm Afdaks River No.575
for the unauthorised land use (operation of a ponfoon boat), not be imposed; and

that the applicant and persons who commented be notified of their right of appeal in
terms of Section 78 of the Overstrand Municipality Amendment By-Law on Municipal
Land Use Planning, 2020 with regard to the above decisions.”

Tel: 028 313 8900 | E-mail: lorettaiioverstrand.gov.za
PO Box 20 | HERMANUS 7200

www.overstrand.goy.za
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4, Reasons for the above decision are as follows:

POINT 1

¢ It is not possible to determine the desirabllity of the proposal at this stage due to a lack of critical
information, including:
e The number of frips the pontoon will make per day,
» The expected volume of visitors to the site on a daily basis,
+ How visitors will utilise common area facilities, and
e How access will be managed within the privately owned Benguela Cove Estate.
% The concerns raised by objectors regarding security risks, increased noise levels, impacts on privacy,
and the potential change to the character of the area are considered valid and reasonable.
% The objection that the Benguela Cove Estate Homeowners Association (HOA) failed to comply with the
requirements of its own Constitution prior to submitting the application, is supported by the Municipal
Legal Services Department.

POINT 2

% The application lacks clarity on who will be held regponsible for the Administrative Penalty Fee, especially

given that:
o the application was submitted by the HOA, but
o the operations appear to be managed by a separate party.
< It would be unfair and procedurally irregular for the general members of the HOA to be held financially
accountable for a penalty arising from an application that was not processed in accordance with the internal

procedures of the HOA and its

5. You are hereby informed of your right to appeal to the Appeal Authority in terms of Section 78(2) of the By-
law.

5.1 The appeal form must be completed and should be directed to the Appeal Authority (Executive Mayor)
and received within 21 days of notiflcation of this decision together with proof of payment of the appeal
fee (R4171-00).

5.2 The appeal form is available at request or alternatively on the Municipal website.

5.3 Contact details are as follows:

Physical address: 16 Paterson Street, Hermanus, 7200
Postal address: PO Box 20, Hermanus, 7200
E-mail address: loretta@overstrand.qov.za

Yours faithfully

=l
R KUCHAR
DIVISIONAL MANAGER: TOWN & SPATIAL PLANNING

Tek 028 313 8900 | E-maik: lorettaioverstrand.gov.za
PO Box 20 | HERMANUS 7200
www.overstrand.gov.za
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TOWN & SPATIAL PLANNING T ONERSTRAND

ENQUIRIES | NAVRAE: H Olivier (Town Planner)
FILE REF | LEERVERW: HBENG 210 & 220/575
APPID | AANSOEK ID:  4336/2023

DATE | DATUM: 17 October 2025

2%]387

U-Mosipala « Municipelity

Dear Interested & Affected Party

REGISTERED MAIL

DECISION LETTER TO PERSONS WHO COMMENTED

PORTIONS 210 AND 220 (PORTIONS OF PORTION 80) OF FARM AFDAKS RIVIER NO. 575, CALEDON
DIVISION, OVERSTRAND MUNICIPAL AREA: APPLICATION FOR CONSENT USE AND DETERMINATION OF
AN ADMINISTRATIVE PENALTY: WRAP' PROJECT OFFICE ON BEHALF OF BENGUELA COVE

HOMEOWNER'’S ASSOCIATION

1.  Your comment / objection against the above application refers.

2. You are hereby notified in terms of Section 62 of the Overstrand By-law on Municipal Land Use Planning of

the decision made by the Municipal Planning Tribunal on 30 September 2025.

3. The Resolution in terms of Section 61 of the Overstrand By-Law on Municipal Land Use Planning, with

conditions, are as follows:

RESOLVED:

“1.
2.

that the obfections be noted;

that the application in terms of Section 16(2)(c) of the Overstrand Municipal
Amendment By-L.aw on Municipal Land Use Planning, 2020 for a Consent use to
allow tourist facilities (operating a pontoon boat as a recreational facility) on Portions
210 & 220 (Portions of Portion 80) of Farm Afdaks River No.575, Division Caledon,

not be approved;

that the determination of an administrative penalty in terms of Section 90.(4) of the

Overstrand Municipalily Amendment By-Law on Municipal Land Use Planning, 2020
applicable to Portions 210 & 220 (Portions of Portion 80) of Farm Afdaks River No.575
for the unauthorised land use (operation of a pontoon boat), not be Imposed: and

that the applicant and persons who commented be notifled of their right of appeal in
terms of Section 78 of the Overstrand Municipality Amendment By-Law on Municipal
Land Use Planning, 2020 with regard to the above decisions.”

Tek 028 313 8900 | E-maik: lorata(@ove W.Za
PO Box 20 | HERMANUS 7200

wWwWw.overstrand,gov.za
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4, Reasons for the above decision are as follows:

POINT 1

% It is not possible to determine the desirability of the proposal at this stage due to a lack of critical
information, including:
e The number of trips the pontoon will make per day,
» The expected volume of visitors to the site on a daily basis,
» How visitors will utilise common area facilities, and
¢ How access will be managed within the privately owned Benguela Cove Estate.
% The concerns raised by objectors regarding security risks, increased noise levels, impacts on privacy,
and the potential change to the character of the area are considered valid and reasonable.
The objection that the Benguela Cove Estate Homeowners Association (HOA) falled to comply with the
requirements of its own Constitution prior to submitting the application, is supported by the Municipal
Legal Services Department.

o

POINT 2

% The application lacks clarity on who will be held responsible for the Administrative Penalty Fee, especially

given that:
o the application was submitted by the HOA, but

o the operations appear to be managed by a separate party.
< It would be unfair and procedurally irregular for the general members of the HOA to be held financially

accountable for a penalty arising from an application that was not processed in accordance with the internal
procedures of the HOA and its

5. You are hereby informed of your right to appeal to the Appeal Authority in terms of Section 78(2) of the By-
law.

5.1 The appeal form must be completed and should be directed to the Appeal Authority (Executive Mayor)
and received within 21 days of notification of this decislon together with proof of payment of the appeal
fee (R4171-00).

5.2 The appeal form s avallable at request or alternatively on the Municipal website.

5.3 Contact detalls are as follows:

Physical address: 16 Paterson Street, Hermanus, 7200
Postal address: PO Box 20, Hermanus, 7200
E-mail address: loretta@overstrand.qov.za
Yours faithfully
I - s V e
R KUCHAR

DIVISIONAL MANAGER: TOWN & SPATIAL PLANNING

Tel: 028 313 8900 | E-maik: loretta@overstrand.gov.za
PO Box 20 | HERMANUS 7200
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Addendum DD g2

} Project C Office

Town Planning & Projéect’ Managemeﬁ‘t

OVERSTRAND MUNISIPALITEIT
REKORDBEHEER
Our Reference: 22/164 07 NOV 2025
Your reference: Ptn 210 & 220 Farm 575, HBENG ,
DOCUMENT CONTROL
7 November 2025 OVERST RAND MUNICIPALITY
— A Thea o
The Municipal Manager an hher)
Overstrand Municipality
P O Box 20
HERMANUS
7200
Attention: Mr H Olivier
APPEAL APPLICATION: PO NS 210 AND OF FA DAKS C 0O

Attached please find a copy of the Appeal submitted in terms of Section 78 & 79 of the
Overstrand Municipality Amendment By-Law on Municipal Land Use Planning, 2020.

Also attached please find proof of payment to the amount of R4 171.00 for the application
fees.

We trust that you will find the above in order. Should you require any additional information,
please do not hesitate to contact us.

Yours faithfully
7 Wt FILE NO.PEN.S 20
THIAN JANSEN [furm 515
PROFESSIONAL TOWN PLANNER (A/2858/2019) SCAN NO.
COLLABORATOR NO.
Ao\ LS

Project Plonning | Project Feasioliity | Land Use Appfications | Project Execufion Management | Liquor Licensing

Offi . PosiNet Hermarnws Suite 170 Tel: +27 (0)28 313 1411
© 35:3‘: + ’ loul:irkne Uys Private Bag X16, Hermarws, Emai: admin@wrapgroup.co.za 2 ‘ YEARS
et 7200 Web: www.wIgpgroup.co.za il

/\' ‘( WRAP Group Established 2002
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(absa)

Absa Online: Notice of payment
Dear WRAP PROJECT OFFICE (PTY)LTD
Subject: Notice of payment: Overstrand Municipal

Please be advised that you made a payment to Overstrand Municipal as indicated below.

07 November 2025

Transaction number: 8093747CFB-137

Payment date: 2025-11-07

Payment made from: Current account
Payment made to: Overstrand Municipal
Beneficiary's bank name: ABSA BANK
Beneficiary's account number: 3220000035

Bank branch code: 632005

For the amount of: 4,171.00

Immediate interbank payment : N

Reference on beneficiary statement: Ptn 210 & 220 of 575

Additional comments by payer:

Please remember that the following apply to Absa Online payments to non-Absa bank accounts.

»  Payments made on weekdays before 15:30 will be credited to the receiving bank account by midnight of
the same day but may not be credited to the beneficiary's bank account at the same time.

*  Payments made on weekdays after 15:30 will be credited by midnight of the following day.

= Payments made on a Saturday, Sunday or public holiday will be credited to the account by midnight of the

first following weekday.

if you need more information or assistance, please call us on 08600 08600 or +27 11 501 5110
(international calls).
If you have made an incorrect internet banking payment, please send an email to digital@absa.co.za

Yours sincerely
General Manager: Digital Channels

This document is intended for use by the addressee and is privileged and confidential. If the transmission
has been misdirected to you, please contact us immediately. Thank you.

© Copyright. Absa Bank Limited, Reglstration Number 1986/004794/06. All rights reserved
© Kopiereg. Absa Bank Beperk, Registrasie Nommer 1986/004794/08. Alle regte voorbehou
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PORTIONS 210 AND 220 OF THE FARM AFDAKS RIVIER 5§75, CALEDON

APPEAL

Appeal prepared for:
BENGUELA COVE HOMEOWNERS ASSOCIATION

Application prepared by:

WRAP Project Office

PostNet Hermanus Suite 170
Private Bag X16 | Hermanus | 7200
Tel: 028 313 1411

Email: admin@wrapgroup.co.za
Web: www wrapgroup.co.za

Author
Thian Jansen {A/2858/2019)

Submitted
November 2025
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APPEAL FORM

OVERSTRAND MUNICIPALITY APPEAL FORM

R ] TOWN & SPATIAL PLANNING
ONERSTRAND APPEAL FORM
= / {Sections 78 & 79 of the Overstrand Municipality Amendment By-Law, 2020)
\ I'6 Paterson Street / PO Box 20 HERMANUS, 7200 Tel 028 313 8900
KINDLY NOTE:

Please complete this form using BLOCK capitals and ticking the appropriate boxes.
Ajpppend this form to your letter of appeal which must comply with Annexure E of the Ajplication Form as attached.

PART A: APPEAL

if yes, indicate in Part E if the appeal is lodged against

:: I’:’::g’:?:;ﬁ:gla,mt thesdecisianimade By the. audiorized Y | N the whole decision or part thereof. If the latter
ploy ) . applies provide a description of the part.

Are you appealing against the condition(s) of approval imposed Y N If yes, list relevant condition(s) and provide a

by the authorised employee or Tribunal? description in Part E.

Is your appeal based on and primarily concerned with the

process followed prior to the authorised employee or Tribunal Y N If yes, specify in Part E.
decision! |
Is your appeal based on and primarily concerned with the merits
of the land development or land use application on which it is Y N r specify in Part £
believed that the authorised employee or Tribunal erred in yes. spectly in Fart £
coming. to the conclusion? |
Date of decision | Date receiving notice of decision ]
Who took the original decision!? Authorised employee Municipat Planning Tribunal
PART B: APPELLANT’S DETAILS
First name(s) THIAN
. Surname JANSEN
Company name WRAP PROJECT OFFICE
Postal address POSTNET HERMANUS SUITE 170
Postal code PRIVATE BAG X16, HERMANUS, | Tel/Cell: | 0283131411
E-mail address ADMIN@WRAPGROUP.CO.ZA
PART C: APPELLANT’S PROPERTY DESCRIPTION (Property that is affected by proposed developrnent)
Farms N/A - APPEAL AGAINST THE DECISION
Physical Address
GPS Coordinates l Town/City t
PART D: PROPERTY DESCRIPTION OF PROPOSED LAND DEVELOPMENT
Farms PORTIONS 210 AND 220 OF THE FARM AFDAKS RIVIER 575, CALEDON
Physical Address R43, BOTRIVER LAGOON WALKER BAY, HERMANUS, 7200
GPS Coordinates " -34,3478, 19.1264 | Town/City | HERMANUS

PART E: APPEAL MOTIVATION AND REASONS*

» REFER TO ATTACHED APPEAL MOTIVATION AND SUPPORTING DOCUMENTS

PART F: APPEAL FEE (valid from | july 2025 to 30 fune 2026)

Erven | 50m* and smaller R412.00 broof of N '
Erven between | 50m? and 400m? R773.00 roof of payment must be submitted wich appeal.
Erven larger than 400m? R4171.00 Appeal deposit is refundable should the appeal be upheld.
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BANKING DETAILS

Name: Qverstrand Municipality

Bank: ABSA

Account no.: 322 00000 35

Payment Reference: Erf number and suburb / Farm number and portion

PART G: ATTACHMENTS AND SUPPORTING INFORMATION AND DOCUMENTATION
Complete the following checklist and attach all the information and documentation relevant to the appeal.
N Proof of payment. of appeal fees Y N | Motivation and reasons for appeal
Other (specify) —REFER TO ANNEXURE LIST

Y
Y N *Copy of decision and proof of natification Y N
SECTION H: DECLARATION

I hereby wish to confirm the following:
I That the information contained in this appeal form and accompanying documentation is complete and correct.
2. I'm aware that it is an offense in terms of Seccion 84 of the said legislation to supply particulars, information or answers knowing

the particulars, information or answers to be false, incorrect or misleading or not believing them to be correct.

Appellant’s signature: %’W;,; Date: 7 NOVEMBER 2025
7
Full name: THIAN JANSEN
File 22/164
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1. ABBREVIATIONS

Overstrand Municipality Amendment By-Law on Municipal Land

BY-LAW Use Planning, 2020
OMLUS Overstrand Municipality Land Use Scheme, 2020
MSDF Overstrand Spatial Development Framework, 2020

2. PROPERTY DETAILS

Portion 210 of the Farm Afdaks Rivier

Portion 220 of the Farm Afdaks Rivier

Ert Number | 575, Caledon 575, Caladon

Extent 7555m? 4,0028ha

Zoning Open Space Zone 3: Open Space Zone 1:
Private Open Space Nature Reserve

3. BACKGROUND

Portions 210 and 220 of the Farm Afdaks Rivier 575, Caledon (hereafter referred to as the
subject properties), are located within the Benguela Cove Lagoon Wine Estate {refer to Plan
1 - Locality). Both properties are owned by the Benguela Cove Homeowners Association
(hereafter referred to as the property owners). The Boord of Trustees appointed WRAP
Project Office to submit the original land use application and to act as the authorised agent
for this appeal (refer to Annexure A - Power of Aftorney and Resolution).

File 22/164 - Portions 210 and 220 of the Farm Afdaks Rivier 575, Caledon - Appeai

November 2025
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The subject properties serve as recreational areas for private homeowners and guests of the
wine estate, primarily for access to the Bot River Estuary. Portion 210 of the Farm Afdaks Rivier
575, Caledon, is used for storing water vessels and contains amenities such as a tennis court
and swimming pool for residents of the estate.

Portion 220 of the Farm Afdaks Rivier 575, Caledon, which is improved with a jetty and
boathouse, was proposed to be used as a tourist facility offering pontoon boat experiences
on the Bot River Estuary. To ensure compliance with the Overstrand Municipality Land Use
Scheme (OMLUS), approval of the following applications was required to regularise the

existing operation:

» Consent Use for a tourist facility in terms of Section 16(2) (o} of the Overstrand Municipality
Amendment By-Law on Municipal Land Use Planning, 2020; and

« Determination of an Administrative Penalty in terms of Section 90{5) of the Overstrand
Municipality Amendment By-Law on Municipal Land Use Planning, 2020.

The application was considered by the Municipal Planning Tribunal (MPT) and subsequently
refused on 30 September 2025. The refusal has the effect that the continued operation of
the pontoon boat is unlawful, resulting in immediate financial implications for the operator
and potential loss of employment for stoff members dependent on the activity (refer to
Annexure B — Overstrand Municipality’s Decision Letter).

THE ENTIRE DECISION IS HEREBY APPEALED

This appeal is submitted in terms of Sections 78 & 79 of the Overstrand Municipality
Amendment By-Law, 2020, which provides any person whose rights are affected by a
decision taken under delegated authority the right to appeal to the Municipal Manager as
the Appeal Authority.

The appeal is founded on the relevant planning and environmental policy frameworks, as
well as the applicable legisiative norms and principles, including the Spatial Planning and
Land Use Management Act {SPLUMA, Act 16 of 2013), the Western Cape Land Use Planning
Act [LUPA, Act 3 of 2014), and the Overstrand Municipality Amendment By-Law on

Municipal Land Use Planning, 2020.

The motivation below demonstrates that the proposal remains consistent with the objectives
of sustainable spatial development, environmental management, and good administrative
practice, and that the reasons for refusal can be appropriately addressed through the
imposition of reasonable conditions of approval.

File 22/144 - Portions 210 and 220 of the Farm Afdaks Rivier 575, Caledon - Appeal
November 2025
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4. COMPLIANCE OF THE APPEAL WITH SECTION 79 OF THE BY-LAW

The compliance of this appeal with the relevant subsections of Section 79 of the By-Law are

as follow:

| section

Provision

79 (1)

"An appeal that is not lodged within
the fime period contemplated in
Section 78 (2) or that does nof
comply with this section, is invalid.”

_ Compliance
The decision letter is dated
17 October 2025 and notification was
received on the same day. Twenty-one
calendar days were granted within which
an appeal may be submitted and this
submission is made on or before the 7t of
November 2025 and complies with the
relevant time frame.

79 (2)

"An appeal must set out the
grounds on which the appellant
believes the decision-maker emred
in coming to the conclusion it did."”

The grounds on which is believed the
decision maker erred in coming to the
conclusion it did, will be motivated in
Section 5 of this report.

79 (5)

“Any person who lodge an appeal
or apply for intervener status to the
Municipal Manager must submit
proof of payment of appeal fees as
may be determined by the
Municipality”

The appeal fee of R4171.00 was paid and
proof of payment is submitted with this

appeal.

5. REASONS FOR THE APPEAL AND GROUNDS BELIEVED THE DECISION MAKER ERRED IN
COMING TO ITS DECISION

It is of importance to take note that the appellant is appealing the entire decision of the
Municipal Planning Tribunal.

5.1. REASONS PROVIDED FOR REFUSAL

Section 4 of the refusal letter states the reasons for refusal as the following:

“ POINT 1

% {t is not possible to determine the desirability of the proposal at this stage
due to a lack of critical information, including:

The number of trips the pontoon will make per day,

The expected volume of visitors to the site on a daily basis,

How visitors will utilise common area facilities, and

How access will be managed within the privately owned Benguela Cove

Estate.

File 22/164 - Portions 210 and 220 of the Farm Afdaks Rivier 575, Caledon - Appeal
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% The concerns raised by objectors regarding security risks, increased noise
levels, impacts on privacy, and the pofential change to the character of
the area are considered valid and reasonable.

< The objection that the Benguela Cove Estate Homeowners Association
(HOA) failed to comply with the requirements of its own Constitution prior to
submitting the application, is supported by the Municipal Legal Services
Department.

POINT 2

< The application lacks clarity on who wil be held responsible for the
Administrative Penalty Fee, especially given that:

« the application was submitted by the HOA, but
« the operations appear to be managed by a separate party.

& It would be unfair and procedurally imegular for the general members of the
HOA to be held financially accountable for a penalty arising from an
application that was not processed in accordance with the internal

procedures of the HOA and its”

5.2. APPEAL MOTIVATION

The decision was made by the Municipal Planning Tribunal, based on the opinion,
motivation and recommendation of the Municipal Planner.

The main reason for refusal was that the Municipality considered the application lacking
sufficient operational clarity to enable a proper assessment of its desirability. The MPT found
that the motivation report did not provide adequate detail regarding the scale and nature
of the proposed tourist activity, including:

The number of trips the pontoon would undertake per day:;

The anticipated number of visitors accessing the site;

How guests would utilise existing common area facilities; and

How visitor access and security would be managed within the private Benguela Cove

Estate.

Due to this perceived absence of information, the MPT concluded that it was not possible
to fully assess the potential impacts on noise, privacy, and security, or to determine whether
the proposal would alter the established residential character-of the estate.

Furthermore, the Municipal Legal Services Department advised that the Benguela Cove
Homeowners Association {HOA) may not have fully complied with its own Constitutional
requirements prior to submitting the application, as the matter was not tabled for
consideration by the broader membership. The Tribunal accepted this interpretation, noting
that this raised procedural concerns regarding the internal authorisation of the application.

File 22/144 - Portions 210 and 22C of the Farm Afdaks Rivier 575, Caledon - Appeal
November 2025
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A secondary reason for refusal related to the administrative penalty, where uncertainty
existed as to who would be responsible for payment. The application was lodged by the
HOA as property owner, while the operations are conducted by Benguela Cove
Investments (BCI). The Municipality considered it procedurally iregular and potentially unfair
for HOA members to bear any financial liability arising from an application they had not
formally approved in terms of internal HOA processes.

As a result of the above, the MPT resolved that the application, in its current form, could not
be supported and should be refused.

5.2.1. REPLICATION AGAINST REASONS FOR REFUSAL

Each of the reasons for refusal will be addressed individually to ensure that every point is
adequately considered. The information presented in this appeal responds directly to the
information and reasoning provided to the MPT by the Municipal Planner in formulating the

recommendation for refusal of the application.

“ & Itis not possible to determine the desirability of the proposal at this stage due to
a lack of critical information, including:

The number of trips the pontoon will make per day,

The expected volume of visitors to the site on a daily basis,

How visitors will utilise common area facilities, and

How access will be managed within the privately owned Benguela Cove

Estate.”

It is acknowledged that the original motivation did not provide detailed quantitative
information on the daily humber of pontoon trips, the expected number of visitors, or the
specific access and security arrangements for the operation. The absence of this
information does however not render the application undesirable or incapable of

assessment.

The proposed activity was clearly defined as a low-impact, small-scale tourism operation,
limited fo a single pontoon vessel (Lady Bonnie) operating from an existing jetty within the
Benguela Cove Lagoon Wine Estate. The motivation confirmed that:

* The pontoon accommodates a maximum of twelve (12} passengers and two (2) crew
members;

e Each tour lasts approximately one hour; and

+ No additional sfructures, parking, or physical alterations were proposed.

At present, the Lady Bonnie operates a maximum of four (4) trips per day during daylight
hours, depending on demand and weather conditions. This demonsirates that the scale of
activity is modest, well within the estate’s existing operatfional capacity, and not
comparable to large-scale commercial boating or public tourism ventures.

While the Municipal Planner and objectors raised concerns about the absence of
operational specifics, such matters are routinely addressed through conditions of approval

File 22/164 - Portions 210 ond 220 of the Farm Afdaks Rivier 575, Caledon - Appeal
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if it was deemed to be a factor in the outcome of the application rather than constituting
grounds for outright refusal. The Overstrand Municipality via the MPT has the discretion to

impose conditions limiting:

e The number of trips per day;
e Qperating hours;

In addition, formal access routes and parking arrangements can be made a condition of
approval to ensure that the Municipality has a method to control the use and if it is done
outside of the controls the municipality can be made aware and impose penalties etc.

These standard regulatory tools ensure that any operational impacts on privacy, noise, or
security can be effectively managed without prejudicing the estate’s character or

residents’ enjoyment of their properties.

In addition, CapeNature and DEADP: Coastal Management have both confirmed that the
operation of a single pontoon vessel within the Bot River Estuary is acceptable from an
environmental and ecological perspective, subject to standard controls akeady in place.
Their expert opinions confirm that the operation does not pose an environmental risk nor
alter the character of the surounding area.

Accordingly, while the Municipality's concern regarding the lack of detailed operational
information is noted, it is submitted that this issue does not justify refusal. The perceived
uncertainty could have been resolved through the inclusion of appropriate conditions of
approval, ensuring that the operation remains low-impact, environmentally sound, and
compatible with the surrounding residential environment.

To provide guidelines, the operator of the pontoon boat has provided the following
information that can be implemented if approval is granted (Refer to Annexure C - Pontoon
Operational Guideline)
“ & The concerns raised by objectors regarding securify risks, increased noise levels,
impacts on privacy. and the potential change to the character of the area are
considered valid and reasonable.”

The concerns raised by objectors and repeated in the Municipal Planner's report regarding
security risks, increased noise levels, impacts on privacy, and the potential change fo the
character of the area are acknowledged. These concerns were however comprehensively
addressed in the Response to Objections submitted on 7 August 2023 and are respectfully

not supported by factual evidence.

Security and Access Control

The operation of the Lady Bonnie does not permit the general public access into the
Benguela Cove Estate. Access to the jetty area and clubhouse is strictly confrolled by estate
security, and only authorised guests of the pontoon operator are permitted entry under pre-
approved bookings. Each visitor is requested to meet af the tasting room, which'is also open
to the general public, where they are verified upon arrival, ensuring no unauthorised access

File 22/144 - Portions 210 and 220 of the Farm Afdoks Rivier 575, Caledon - Appeal
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to the estate. An employee escort the guest to the clubhouse and no unauthorised
travelling is allowed within the estate.

This process was detailed in the applicant's earlier response to objections, where it was
confirmed that:

» Access will be restricted 1o the “Security Estate,” controlled at the gate where only an
employee can escort the guest of the pontoon boat to the clubhouse.

+ The operation will not interfere with residents' private movement or property access.

+ Only pre-registered guests may enter, and the facility remains under the supervision of
the estate's personnel at all times.

Accordingly, the claim that the pontoon operation will compromise safety or increase
security risks is unfounded. The proposed activity operates within an existing private security
framework and is, in fact, subject to tighter control than most comparable tourist facilities.

Noise Impact

The Lady Bonnie is powered by two 40hp 4-stroke Honda outboard motors, selected
specifically for their low-noise and low-emission performance. The operation involves slow,
guided movement across the estuary at no more than 10 km/h, in full compliance with the
Bot/Kleinmond Estuarine Management Plan and the By-Law Relating to the Control and Use
of the Bot River and Klein River Estuaries (2004).

The claim that the pontoon will generate noise disturbance is therefore speculative and
unsubstantiated. To date, the Lady Bonnie has operated without any noise complaints.
Moreover, as the tours are limited to daylight hours {(09:00-17:00) and only four frips per day,
the activity will not cause a measurable increase in noise within the estate.

Privacy and Use of Common Areas

No public activity is proposed within the private open space or recreation areas of the
estate. Guests are escorted directly to and from the pontoon under supervision and do not
utilise common facilities such as the tennis court or swimming pool.

The pontoon operation therefore has no direct interaction with the residential component
of the estate and will not infringe upon the privacy of property owners. The Municipality's
concern that visitors may utilise these spaces was speculative, as such access is expressly
prohibited under the operational management procedures.

Character of the Area

The Lady Bonnie represents a low-intensity, environmentally responsible tourism activity
aligned with the estate's existing recreational and conservation ethos. The Overstrand
Spatial Development Framework (2020} identifies the Benguela Cove area as a tourism and
eco-recreation node, encouraging controlled nature-based tourism.

File 22/154 - Portions 210 and 220 of the Farm Afdaks Rivier 575, Caledon - Appeal
November 2025
7|Page



350

1| 38]

APPEAL

The proposal does not infroduce new built structures, commercial signage, or noise-
generating uses that could alter the visual or residential character of the area. On the
contrary, the controlled and educational nature of the tours complements the estate’s
existing identity as an environmentally conscious, nature-oriented development.

While the concems expressed by objectors were considered in good faith, they are
addressed and mitigated through existing management and operational controls. The
operation is small in scale, environmentally compatible, and integrated within the private,
secure setting of the estate.

All matters relating to security, privacy, and character can be managed effectively through
conditions of approval should the Municipality deem it necessary, ensuring continued
alignment with the estate’s high residential and environmental standards.

“ & The objection that the Benguela Cove Estate Homeowners Association (HOA)
failed to comply with the requirements of its own Constitution prior to submitting
the application, is supported by the Municipal Legal Services Department.”

The refusal states that the Benguela Cove Homeowners Association (HOA) did not comply
with its Constitution prior to submitting the application and that the application should have
been tabled at a Special General Meeting of members. The Municipal Legal Services
Department's opinion was that the Trustees did not have the authority to act without a

special resolution.

This interpretation is respectfully disputed and the MPT erred by accepting the opinion.

Constitutional Authority of the Trustees

In terms of Paragraph 9.1 of the Benguela Cove HOA Constitution (updated 20 April 2018),
the Trustee Committee is vested with full powers to manage and control the business and
affairs of the Association, including the use and regulation of common property. Paragraphs
9.5.4, 9.5.5, and 9.5.6 expressly empower the Trustees:

« “to make regulatfions for the advancement of the interests of members;"

« “for the regulation and control of the conduct of members and occupants while in the
estate;” and

» “for governing the manner and methods of use of the common property by or on behalf
of the Members of the Association.”

Therefore, the Trustees are lawfully empowered to regulate and authorise the use of
common property, provided that such actions do not involve the alienation, subdivision, or
physical alteration of such land. The consent use application does not constitute any of
these actions, it does not transfer ownership, create a servitude, or authorise any new
building works. It merely regularises an existing activity to ensure compliance with municipal

planning legislation.

No Confravention of Clause 30 of the Constitution

File 22/144 - Portions 210 and 220 of the Farm Afdaks Rivier 575, Caledon - Appeal
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Clause 30 of the Constitution restricts the sale, alienation, or physical alteration of common
property without a special resolution of members. However, the application:

» Did not dispose of or encumber any portion of the common property;
« Did not propose new construction or structural improvement; and
« Maintained the existing use of the jetty and boathouse, which already form part of the

opproved estate layout.

Accordingly, the application did not trigger the requirement for a special resolution under
Clause 30. The Trustees acted within their constitutional powers by approving the use and
authorising WRAP Project Office to lodge the planning application and this appeal on
behalf of the HOA.

Relationship Belween the HOA and BCI

The involvement of Benguela Cove Investments (BCI) as the operator was clearly defined
in the additional correspondence submitted to the Municipality on 7 August 2023 in the
response to objections submitted and, on the 24 April 2024, As recorded therein:

« BClis a member of the HOA and a registered levy-paying owner of commercial and
unsold residential properties within the estate;

o BCl applied to the Trustees for consent to use Portions 210 and 220 for the Lady Bonnie
pontoon operations;

s The Trustees considered and approved this application on 20 January 2023, confirming

compliance with the Constitution.
o The Trustees’' approval did not amend the Constitution, nor did it require a member
resolution, as it simply confirmed BClI's existing right as a member to use common

property subject to estate rules.

The comespondence further clarified that, in terms of Paragraphs 3.1, 3.2, and ¢ of the
Constitution, the Trustees have full locus standi to advance and protect the collective
interests of members and to manage the common property for their mutual benefit,

It is therefore submitted that:

« The Trustees acted within their delegated constitutional authority in approving the use
of the common property for the pontoon activity and in authorising the submission of
the planning application.

« The opplication did not require a special resolution, as it did not alter ownership,
introduce new structures, or modify the approved layout plan.

» The Municipal Legal Services Department’s inferpretation was overly restrictive and
misapplied to a routine land use compliance matter.

» The relationship between the HOA (as landowner) and BCI (as operator) is lawful,
transparent, and compliant with the HOA Consfitution and estate management

provisions.
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For these reasons, the allegation of non-compliance with the HOA Constitution is
respectfully rejected, and it is submitted that this ground does not constitute a valid basis

for refusal of the application.

“ & The application lacks clarity on who will be held responsible for the Administrative
Penalty Fee, especially given that: ’

« the application was submitted by the HOA, but
o the operations appear to be managed by a separate party.

< It would be unfair and procedurally iregular for the general members of the HOA to
be held financially accountable for a penally arising from an application that was
not processed in accordance with the internal procedures of the HOA and its”

It is noted that the Municipality’s reason for refusal includes concern that the application
“lacks clarity on who will be held responsible for the administrative penalty fee” and that if
would be “unfair and procedurally ireguiar for members of the HOA to be held financially

accountable.”

This matter is regulated by Section 90 of the Overstrand Municipality Amendment By-Law
on Municipal Land Use Planning, 2020, which governs the determination of administrative

penalties.
Legal Framework: Sectlion 90 of the By-Law

Section 90(7){a) expressly empowers the Municipality, the Municipal Planning Tribunal, or
the Appeal Authority to designate the person responsible for paying the administrative
penalty. The section states:

“The Authorised Official, the Municipal Planning Tribunal or Appeal
Authority must notify the person who is in confravention of this By-Law
of its decision, and if it decides to impose an administrative penalty,
the notice must set out the administrative penally and the person who

must pay it."”

This provision confirms that the liability for payment is not automatically assigned to the
landowner, but rather to the person who committed or benefited from the contravention.
The Municipality therefore retains discretion to impose the penalty on the actual operator
of the unauthorised land use activity.

Application of Section 90 to this Case

In this instance:

« The Benguela Cove Homeowners Association (HOA) is the registered owner of the land

and the lawful applicant.
« Benguela Cove Investments (BCI) is the operator of the Lady Bonnie pontoon and the

entity that has derived commercial benefit from the use.

File 22/164 - Portions 210 and 220 of the Farm Afdaks Rivier 575, Caledon - Appeal
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The relationship between the HOA and BCl was formalised through a Trustee Committee
resolution dated 20 January 2023, authorising BCl's use of Portions 210 and 220 in
accordance with the HOA Constitution. This operational arrangement was fully disclosed to
the Municipality in the additional correspondence dated 24 April 2024 (refer to Annexure D

- Additional Information Letter)

In light of this, and in terms of Section 90(7){a}. the Municipality can and should designate
BCI as the responsible person for payment of any administrative penally, shouid such a
penaity be imposed.

Nature of the Contravention and Proportionality

The contravention relates exclusively to the commencement of a land use prior to approval
and does not involve unauthorised construction, structural alterafion, or environmental
harm. Section 90(5)(b) specifies that the penalty for a land use contravention may not
exceed 100% of the municipal valuation of the area used uniawfully.

Given that the area in question is limited to a small porfion of the estuarine jetty and mooring
space, the scale and gravity of the contravention are minimal. The Lady Bonnie operates
under environmental controls, existing infrastructure, and with prior noftification to the
authorities. The purpose of this application was to regularise the use, not to concedl it.

Accordingly, any administrative penalty imposed should be:
« Nominal, reflecting the minor and technical nature of the contravention; and

» Imposed on the operator (BCI} as the party responsible for the ongoing activity.
Procedural Fairness and Correction of the Record

The concern raised by the Tribunal that "it would be unfair and procedurally iregular for
members of the HOA to be held financially accountable” is agreed with in principle. This
concern does however not constitute a reason for refusal, as it can be fully addressed

through the proper application of Section 90(7}(a).
The following condition of approval is therefore proposed for clarity and procedural fairness:

“In terms of Section 90(7]{a] of the Overstrand Municipality Amendment By-Law on
Municipal Land Use Planning, 2020, any administrative penalty imposed shall be payable
by Benguela Cove Investments (Pty) Lid, as the operator of the pontoon boaf, and not by
the Benguela Cove Homeowners Association.”

This condition ensures compliance with the By-Law, confirms the Municipality's discretion,
and safeguards the financial interests of HOA members.

The By-Law provides a clear mechanism for assigning responsibility for penalties and does
not justify refusal of a consent use application. The operator’s role and responsibility are well
defined, transparent, and legally supportable. It is therefore respectfully submitted that this
ground for refusal is invalid, as the issue of penalty responsibility can be fully and fairly
resolved through a condition of approval in line with Section 90(7)(a) of the By-Law,
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5. REASON WHY THE DECISION-MAKING AUTHORITY ERRED IN COMING TO THE
__ CONCLUSION

We are of opinion that the reasons for refusal provided by the Municipal Planning Tribunal
are based on information not accurately conveyed to them as decision-making authority
as indicated in the abovementioned replication to these reasons, which are summarised as

follows:

8.1. Lack of operational detail — emor of fact and remedy by condition

The MPT concluded desirability could not be assessed because the application lacked
operational detail (number of trips, visitor volumes, access arrangements). This is incorrect
for two reasons: {a) the original motivation already described the vessel, passenger
capacity {12 passengers + 2 crew), trip duration and that no new physical infrastructure or
parking was required; ond (b) any remaining specifics (e.g. frip frequency and operating
hours) are standard operational matters that the Municipality can and routinely does
manage by condition of approval.

The operator has confirmed a maximum of four trips per day and daylight-only hours,
information that removes the alleged uncertainty and which can be reinforced by
conditions (maximum trips, hours, guest vetting, access. controls). The MPT therefore
elevated a defeasible administrative detail into a fatal planning reason, when a conditional
approval would have been the appropriate, proportionate response.

6.2. Security, noise, privacy and character concermns — specvlative, mitigable and
vnsupported by expert inputs

The MPT accepted objector fears about security, noise and change of character as
reasonable without weighing the factual safeguards in the record. The operation: (a)
restricts access to pre-booked, authorised guests only; (b} operates within the estate
security regime; (c) uses low-noise 4-stroke outboards and slow, guided movement across
the estuary; and (d) does not infroduce new built form or public access to private

recreational areqs.

Additionally, environmental authorities [CapeNature / DEADP Coastal Management) raised
no environmental objections, provided operations remain limited to the one vessel, a strong
technical endorsement that directly rebuts claims of material noise or ecological harm. The
Tribunal therefore relied on speculative impacts rather than the documented operational

controls and expert advice.
4.3. HOA constitutional compliance — misinterpretation of trustees’ powers

The MPT relied on the Municipal Legal Branch's view that the HOA should have convened
a special general meeting before submitting the application. This is legally and factually
flawed: the HOA Constitution vests the Trustee Committee with broad powers to “manage
and control the business and affairs of the Association” and specifically empowers trustees
to regulate the use of common property and fo make rules and approvals on behalf of

members {paragraphs 9.1; 9.5.4-9.5.6).
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The Trustee Committee considered and resolved on 20 January 2023 and provided o written
resolution and supporting letter explaining the trustees’ authority and reasons, documents
that were submitted to the Municipality. The submitted evidence therefore shows trustees
acted within their delegated authority and that no special resolution was required because
the proposal did not alienate, subdivide or alter common property as envisaged by clause
30. The MPT's insistence that a special general meeting was necessary misapplies clause 30
and conflates internal governance issues with statutory planning merit.

é.4. Unclearresponsibility for the administrative penalty — incormrect freatment of municipal
discretion under Section 90

The MPT treated uncertainty over who should pay any administrative penalty as a reason
to refuse. That approach ignores Section 90 of the Municipal Planning By-Law, which
expressly allows the Municipality, the MPT or Appeal Authority to designate who must pay
the penalty and to request further information if the evidence is insufficient.

The record identifies the HOA as owner/applicant and BCI as the operator; the additional
comespondence confirms that the operator (BCI) will assume operational responsibility.
Under the By-Law the Municipality may (and should) direct the administrative penalty at
the party who carried out and benefited from the coniravention {the operator), not the
membership at farge. This is a procedural matter that can be resolved through an explicit
condition {or an undertaking) and does not justify refusal.

6.5. Overdll “not desirable in cumrent format” finding — cumulative error and remedy by
targeted conditions

The MPT's conclusion that the application is “not desirable in its current format” aggregates
the errors above: it treats remedial and procedural gaps as substantive planning defects
and fails to apply the usual remedial toolset (conditions of approval, clarifying undertakings,
or a modest administrative penaity payable by the operator).

The application is for a low-intensity tourist use from existing infrastructure, supported by
environmental authorities and the estate governance instruments. The correct planning
approach was o identify discrete, fixable matters {operational limits, access protocols, a
trustees’ cerlification and an operator indemnity/undertaking} and to require these as
conditions, not to refuse the application outright. The MPT therefore erred by applying an
unduly rigid standard of perfection rather than one of proportionality and administrative

fairness.

7. REASON WHY THE APPEAL IS BASED ON AND PRIMARILY CONCERNED WITH THE PROCESS
FOLLOWED PRIOR TO THE MUNICIPAL PLANNING TRIBUNAL DECISION

The application for the Consent Use and Determination of an Administrative Penalty was
submitted on ¢ February 2023 and officially acknowledged by the Overstrand Municipality
on 13 February 2023. Following the submission of additional information requested by the
Municipality. the application was deemed complete on 27 March 2023.

File 22/164 - Portions 210 and 220 of the Farm Afdaks Rivier 575, Caledon - Appeal
November 2025
13| Page
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In terms of Section 46(3){b) of the Overstrand Municipality Amendment By-Law on Municipal
Land Use Planning (2020), once an application is deemed complete, the Municipality must,
within 30 days, forward copies of the nofice and application to every municipal
department, service provider and organ of state with an interest in the application.

Section 46(3) provides as follows:

"46. Notice of applications in terms of integrated procedures:

(3) The Municipality must, within 30 days of having notfified the applicant that the application
is complete, simultaneously—

a) cause public notice of the application to be given in terms of Section 47(1). and

b) forward a copy of the notice together with the relevant application to every
Municipal Department, service provider and organ of state that has an interest in the
application, unless it has been determined by the Municipality that a procedure in
terms of another law, as determined in Subsection (1), is considered to be public
notice in terms of this By-law.”

The statutory intent of Section 46 is to ensure that interdepartmental comments are sought
and received timeously, providing both the decision-making authority and the applicant
with a consistent and procedurally fair process. The provision ensures that all relevant
depariments have an opportunity to consider the proposal while maintaining certainty and
predictability for the applicant.

7.1 Non-Compliance with Section 46(3)(b) - Late Referral and Comment by the Legal
Services Depariment

The Municipal Legal Services Department provided two separate sets of comments on this
application. Unfortunately:

« Neither of these comments was circulated to WRAP Project Office, the appointed
agent, for comment during the assessment phase;

« Both legal opinions are referenced as a reason for refusal by the Municipal Town Planner
but was never formally provided for review or response by the applicant before the
decision was finalised;

» WRAP Project Office was requested to comment on the first legal opinion in February
2024. WRAP Project Office requested the operators to comment on the opinion and a
response was given in April 2024. WRAP Project Office has however never directly saw
the comments which were attached as an annexure to the report considered by the
MPT; and

« The second set of comments was only received by the Municipal Town Planner on 4
March 2025 — a full 754 days after the application was deemed complete. These
comments were never shared with or allowed the opportunity to be commented on by

the applicant.

File 22/144 - Portions 21G and 220 of the Farm Afdaks Rivier 575, Caledon - Appeal
November 2025
14| Page
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This fimeframe is in direct contravention of Section 46(3)(b) of the By-Law, which mandates
circulation of the application to all internal departments within 30 days of it being deemed

complete.

The inordinate delay and lack of communication with the applicant constitute a procedural

iregularity that materially affected the fairness and integrity of the process. It also resulted
in information being presented to the MPT without the applicant’s knowledge, verification,

or opportunity to provide contextual responses.
7.2 Violation of Section 56 — Applicant’s Right to Reply

Section 56 of the same By-lLaw sets out the applicant’s statutory right to reply to all
objections, comments or representations lodged during the process.

Section 56(1) states:

“Copies of all objections, comments or representations lodged with a Municipality must be
provided to the applicant within 14 days after the closing date for public comment together
with a notice informing the applicant of its rights in terms of this section.”

This provision gives the applicant a legal entittement to receive, review and respond to all
commenis received, including interdepartmental comments, where relevant to the

application’s assessment.

In this case, the Municipality failed to provide the applicant (WRAP Project Office) with the
Legal Services Department’s comments prior to the MPT meeting, despite the fact that those
comments formed the central basis for the Municipal Planner's recommendation of refusal.

The applicant was thus deprived of a fair opportunity to:

o Submit a formal written }esponse to the legal interpretation;
« Provide clarifying information or additional documentation; and
« Correct any factual inaccuracies or misunderstandings that subsequently informed the

MPT's decision.

This procedural omission directly contravenes Section 56 and resulted in an unfair
administrative process.

7.3 Material Impact on the Ovicome

Had WRAP Project Office been given the opportunity to respond within the statutory
timeframe. as envisaged by Section 56, the applicant would have been able to provide
additional information or more evidence:

» Provide additional information regarding the Trustee Committee Resolution, confirming
the HOA's authority to lodge the application;

e Expand on the letter from the HOA Chairman (24 April 2024) explaining BCI's status as a
member and operator acting under frustee authorisation; and

File 22/144 - Portions 210 and 220 of the Farm Afdaks Rivier 575, Caledon - Appeal
November 2025
15| Page
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e« Additional contextual documents demonstrating compliance with the HOA
Constitution.

Consequently, the MPT’s decision was based on incomplete and untested information, a
procedural flaw that undermines both the substantive fairmess and the rationality of the

outcome.

8. RELIEF SOUGHT

The relief sought by the property owner and appellant is for the appeal authority to
reconsider the decision of the Municipal Planning Tribunal and to approve the application
for the consent use and impose an administrative penalty payable on the operators in terms

of Section 90{7)(c) of the By-Law.

9. RECOMMENDATION

It is recommended that the appeal authority upholds this appeal and that the following is
approved:

9.1 Consent Use to allow a tourist facility in terms of Section 16(2){o) of the Oversirand
Municipality Amendment By-Law on Municipal Land Use Planning, 2020; and

9.2  Determination of an admin ive penalty on the operator in terms of Section 90(5)
of the Overstrand Municipality Amendment By-Law on Municipal Land Use Planning,

2020.

File 22/164 - Portions 210 and 220 of the Form Afdaks Rivier 575, Caledon - Appeal
November 2025
16| Page
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TRUSTEE RESOLUTION NO:20251030-01 PASSED BY THE TRUSTEES OF BENGUELA COVE HOME OWNERS
ASSOCIATION ON 30 OCTOBER 2025

WHEREAS:

1. The Benguela Cove Homeowners Association (“the HOA”) submitted an application for consent
use to allow tourist facilities {specifically, the operation of a pontoon boat as a recreational
facility) on the above-mentioned properties;

2. The Municipal Planning Tribunal issued a decision on 30 September 2025, refusing the
application and declining to impose an administrative penalty;

3. The Trustees have reviewed the Municipal Planning Tribunal’s decision and the reasons
provided;

4. The Trustees believe there are substantial grounds to appeal the decision, including but not
limited to:

a. The ability to provide additional clarifying information regarding operational details
cited as lacking in the decision;

b. Concerns regarding procedural fairness and the level of consideration afforded to the
HOA's submissions;

c. The significance of the pontoon boat facility to the amenities, lifestyle, and value of the
Benguela Cove Estate;

S. Interms of the Overstrand Municipal Amendment By-Law on Municipal Land Use Planning,
2020, an appeal must be lodged with the Appeal Authority (the Executive Mayor} within 21 days
of notification, accompanied by the prescribed appeal fee of R4,171.00.

RESOLVED THAT:

1. The Trustees of the Benguela Cove Homeowners Association hereby formally resolve to appeal
the decision of the Municipal Planning Tribunal dated 30 September 2025, refusing the
application for consent use in terms of Section 16(2){0) of the Overstrand Municipal
Amendment By-Law on Municipal Land Use Planning, 2020;

2. The Trustees hereby authorize and instruct the HOA’s appointed representatives and legal
advisors to prepare and lodge alf necessary appeal documentation with the Appeal Authority
within the prescribed 21-day period;

3. The Trustees hereby authorize the payment of the appeal fee in the amount of R4,171.00 from
HOA funds;The Trustees further authorize the engagement of appropriate professional
consultants, planners, and legal representatives to prepare a comprehensive appeal submission
addressing all grounds of appeal;

4. The Trustees commit to providing all necessary information, documentation, and cooperation
required to support the appeal process;

5. The Trustees confirm that this resolution has been duly considered and approved in accordance
with the HOA’s Constitution and all applicable procedures.
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ANNEXURE B: OVERSTRAND MUNICIPALITY'S DECISION LETTER
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ONERSTRAND

DIRECTORATE: PLANNING & DEVELOPMENT
TOWN & SPATIAL PLANNING

ENQUIRIES | NAVRAE: H Olivier (Town Planner)
FILE REF | LEERVERWY: HBENG 210 & 220/575
APPID | AANSOEK ID:  4336/2023

DATE | DATUM: 17 October 2025

REGISTERED MAIL

WRAP Project Office
Attention: Thian Jansen
PostNet Hermanus Suite 170
Private Bag X16
HERMANUS

7200
admin@wrapgroup.co.zg

Dear Sir

DECISION LETTER TO APPLICANT

PORTIONS 210 AND 220 (PORTIONS OF PORTION 80) OF FARM AFDAKS RIVIER NO. 575, CALEDON
DIVISION, OVERSTRAND MUNICIPAL AREA: APPLICATION FOR CONSENT USE AND DETERMINATION OF
AN ADMINISTRATIVE PENALTY: WRAP PROJECT OFFICE ON BEHALF OF BENGUELA COVE

HOMEOWNER'S ASSOCIATION

1. The application received on 9 February 2023 refers.

2. You are hereby notified in terms of Section 62 of the Overstrand By-law on Municipal Land Use Planning of
the decision made by the Municipal Planning Tribunal on 30 September 2025.

3. The Resolution in terms of Section 81 of the Overstrand By-Law on Municipal Land Use Planning, with
conditions, are as follows:

RESOLVED:

1. that the objections be noted;

2. that the application in terms of Ssction 16(2){o) of the Overstrand Municipal
Amendment By-Law on Municipal Lend Use Planning, 2020 for a Consent use to
allow tourist facfilities (operating a pontaon boat as a recreational facility) on Portions
210 & 220 (Portions of Portion 80) of Farm Afdeks River No.575, Division Caledon,

not be approved;

3 that the determination of an administrative penaflty in terms of Section 90.(4) of the
Overstrand Municipality Amendment By-Law on Municipal Land Use Planning, 2020
applicable to Portions 210 & 220 {Portions of Portion 80) of Farm Afdaks River No.575
for the unauthorised land use (operation of a pontoon boat), not be imposed; and

4. that the applicant and persons who commented be nolified of their right of appeal In
terms of Section 78 of the Overstrend Municipality Amendment By-Law on Municipal
Land Use Planning, 2020 with regard to the above decisions.”

Tel 028 313 8900 | E-mail: [oretta@overstrand gov.za
PO Box 20 | HERMANUS 7200

www.overstrand.goy.za
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4, Reasons for the above decision are as follows:

POINT 1

% It is not possible to determine the desirabllity of the proposal at this stage due to a lack of critical
information, including:
o The number of trips the pontoon will make per day,
e The expected volume of visitors to the site on a dally basis,
» How visitors will utiiise common area facilities, and
+ How access will be managed within the privately owned Benguela Cove Estate.

4 The concerns raised by objectors regarding securily risks, increased noise levels, impacts on privacy,
and the potential change to the character of the area are considered valld and reasonable.

¢ The objection that the Benguela Cove Estate Homeowners Association (HOA) falled to comply with the
requirements of its own Constitution prior to submitting the appilication, is supported by the Municipal
Legal Services Department.

POINT 2

< The application lacks clarity on who will be held responsible for the Administrative Penalty Fee, especially

given that
o the application was submitted by the HOA, but -
o the operations appear to be managed by a separate party.
< It would be unfair and procedurally irregular for the general members of the HOA to be held financially
accountable for a penalty arising from an application that was not processed in accordance with the internal

procedures of the HOA and its

5. You are hereby informed of your right to appeal to the Appeal Authority in terms of Section 78(2i of the By-
law.

5.1 The appeal form must be completed and should be directed to the Appeal Authority (Executive Mayor)
and received within 21 days of notification of this decision together with proof of payment of the appeal
fee (R4171-00).

5.2 The appeal form is available at request or alternatively on the Municipal website.

5.3 Contact details are as follows:

Physical address: 16 Paterson Street, Hermanus, 7200
Postal address: PO Box 20, Hermanus, 7200
E-mail address: lorettaf@overstrand.gov.za

Yours faithfully

9 . .
Mt flgr »
=l i (.
R KUCHAR 4

DIVISIONAL MANAGER: TOWN & SPATIAL PLANNING

Tek 028 313 8900 | E-maik: loretta@overstrand.gov.za
PO Box 20 | HERMANUS 7200
www.overstrand.gov.za
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Operational Management Plan: Lady Bonnie Pontoon Boat

1. Purpose

The purpose of this Operational Management Plan is to outline the procedures and
controls for the operation of the Lady Bonnie pontoon boat within the Benguela Cove
Lagoon Wine Estate and the Bot River Estuary. The plan ensures safe, environmentally
responsible, and guest-friendly operations that comply with the Overstrand Municipality
Land Use Scheme and relevant environmental regulations.

2. Operational Overview

Operator: Benguela Cove Investments {Pty) Lid

Owner of the properties: Benguela Cove Homeowners Association (BCHOA)
Vessel Name: Lady Bonnie

Vessel Capacily: 12 passengers and 2 crew members

Trip Duration: Approximately 60 minutes — 90 minutes

Number of Trips: Maximum of 4 trips per day

Operating Hours: Between 09:00 and 17:00 {davlight hours only)

Departure Point: Jetty located on Portion 220 of the Farm Afdaks Rivier 575,
Caledon

Use Type: Low-impact tourist facility providing guided pontoon tours of the Bot
River Estuary

3. Guest Management Procedures

»

Pre-Trip Preparation:

s Guests arrive 30 minutes prior 1o departure at the Benguela Cove Wine
Estate tasting room.

¢ Complete indemnity and registration forms.

e Provide beverages and safety briefing.

¢ Record guest details in the vessel logbook.

s Escort the guests to the clubhouse and pontoon boat.
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» Boarding:
= Escort guests safely to the pontoon using the designated access walkway.

e Crew provides a safety and health briefing prior to departure.

> Post-Trip:
e Escort guests back to the tasting room or designated arrival point.

s Ensure guest satisfaction and record any feedback or incidents in the
logbook.

4, Navigation and Route Management
« The approved pontoon route is indicated on the site plan (Annexure A).

« Operators must follow the prescribed route to prevent environmental
disturbance.

e Avoid approaching the estuary mouth during open flow conditions.
« Maintain vigilance for changing channel conditions after storms or wind events.
» Return via the same designated route after each frip.

5. Environmental and Safety Management

Operations must comply with the Bot/Kleinmond Estuarine Management Plan
(2019).

+ Refuelling is conducted off-site to prevent spills.

« No waste or greywater may be discharged into the estuary.

e Two recycling bins are provided onboard for guest waste.

e Engines: 2 x 40hp 4-stroke Honda outboards (low-noise, low-emission).

= No fishing, swimming. or other unauthorised activities are permitted during tours.
6. Security and Access Control

e Access to the pontoon is restricted to authorised guests and staff only.
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» No public walk-in access is permitted.
» Estate security will verify guest lists before allowing entry.

+ The pontoon and jetty areas remain under the supervision of estate security at all
fimes.

7. Record Keeping and Compliance
s A daily operational log must be maintained, recording:
o Trip times, number of passengers, and crew on duty.
o Weather and water conditions.
o Anyincidents, maintenance actions, or safely issues.

e The logbook must be available for inspection by the Overstrand Municipality or
relevant authorities upon request.

8. Emergency Procedures

» Crew to be trained in basic first cid and emergency response.
+ Life jackets to be worn by alf passengers during tours.
+ A safety briefing must precede every trip.
= The pontfoon is equipped with;:
o Life jackets for all passengers.
o Fire extinguisher and first-aid kit.
o Two-way communication device.
9. Review and Amendment

This Operational Management Plan will be reviewed annually by Benguela Cove
Investments in consultation with the BCHOA to ensure continued compliance with

environmental and municipal requirements,
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ANNEXURE A

The Bot/Kleinmond Estuarine Management Pian Draft January 2019 proposed
some changes to the areas as identified in Photo 1, refer to the following:

- - -
Botfleinmond "" ol o~ ...,:

% Lady Bonnie Route

X 'f._ . ﬁ_": i;"

Area 1: Buffer to Rooisand Nature reserve, no watercraft propelled by engines;
Area 2: Bufter to bird habitat, no boating allowed;

Area 3: Recredational access; and

Area 4: Alleviale congestion at slipway, add to general boating zone.
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== Project Office

Town Planning & Project Management

Our Reference: 22/164
Your Reference: Ptn 210 & 220 of Farm 575, HBENG

24 April 2024

The Municipal Manager
Overstrand Municipality
P O Box 20

HERMANUS

7200

Attention: Mr Henk Olivier
Tl 210 AND F F AFDAK 575, CALEDON: APPLICATION FOR A

CONSENT USE AND D |

Herewith the response to your letter dated 27 February 2024 as received from the Chairman
of the Benguela Cove Homeowners Association:

"BACKGROUND

1. The Benguela Cove Lagoon Wine Estate is a mixed-use development which were / are
developed as such for residential, ogricultural and commercial purposes by Benguela
Cove investments Ply Ltd (BCI) as developer in terms of the rezoning of the property and
subsequent registration of the Benguela Cove Home Owners’ Association Constitution.

2. Par 3.1 of the Constitution states that the main business of the Association is to promote,
advance and profect the interests of its Members, relative to their ownership in the
development. In addition Par 3.2 of the Constitution confirms that the main object and
purpose of the Association is to provide for the promotion and enforcement of standards
in keeping with the character of the Benguela Cove Lagoon wine Estate development
in such a way that Members derive the maximum collective benefit by conirol over and
protection and maintenance of the common property of areas regarded as common
fo all Members and to apportion the expenses in relation thereto between the Members
by the charging of levies to the Members.

3. BClisa Member of the HOA, which was reconfirmed by arbitration order during October
2020. BCl is paying monthly levies as registered owner of the commercial as well as all

unsold residential portions.
Project Planning | Project Feasibility | Lond Use Applications | Project Execution Management | Liquor Licensing
Unit B, Standard House, PostNet Hermanus Suite 170 Tek +27 (@)28313 1411
Cnr Royal and Dirkie Uys Street  Rrivate Bag X186, Hermanus,  Email: admin@wrapgroup.co.za V43S
Hermanus 7200 Web: www. wrapgroup.co.za

WRAP Group Established 2002
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4. BClis a private company with one of its’ purposes to derive profit subject to the
conlents of the Constitution.,

5. Portions 210 & 220 are defined in the Constitution as common property. The aforesaid
portions were fransferred to The HOA during 2018. It follows that the HOA as registered
owner of the aoforesaid portions is obliged to comply with paras 3.1 & 3.2 of the
Constitution and to manage these portions to the benefit of all the residential owners
and BCI.

6. The Trustee Committee shall manage and conirol the business and affairs of the HOA
subject to the provisions of the Constitution — par 9.1.The Trustees are fully entilled to
make regulations for the advancement of the interests of its members { par 9.5.4), the
regulation and conirol of the common property ( par 9.5.5) & for governing the manner
and methods of use of the common property by or on behalf of the Members of the
HOA ( par 9.5.6).

7. Conduct Rule 14 contains the provisions regarding the Jetly & Mooring Slipway. The use
of the area shall be reserved for owners and / or occupiers and their guests. BCl as
owner cannot be excluded from this provision.

FACTS

BC! wishes to use Portions 210 & 220 as a member of the HOA in accordance with the
Constitution.

1. By virtue of its” ownership and nature of business, such use can only be for commercial

purposes.
2. The registered owner of the abovementioned properties is the HOA and BCI

consequently approached the Trustees Committee to consent to the proposed use.

3. The application lo the Trustee Committee was made on 20 January 2023.

4. BClis fully aware of the provisions of Annexure E to the Constitution and no deviation
was applied for.

5. The Trustees duly considered and supported the application. It was so resolved on 20
January 2023 | copy of resolution annexed hereto).

CONCLUSION

in view of the aforesaid:

1. BCl as member of the HOA is fully entitled to the use of Portions 210 & 220. It would be
unconstitutional to refuse BCl to use the aforesaid properties as long as the provisions of
the Constitution including Annexure E had been complied with

2. BCI's application for consent was not unconstitutional.

3. The Trustees had full locus standi fo consider BCI's application for consent.

4. The Trustees” consent was in terms of paras 3, 9, Conduct Rule 14 and Annexure E of the
Constitution.

5. The aforementioned consent did not have the effect that any provision of the
Constitution was amended. The Trustee Commitlee’s consent is a ratification of BCi's
entilement to use Portions 210 & 220.

6. Consequently, it was unnecessary to obtain a special resolufion or even an ordinary

resolution from the members of the HOA.,
7. Clearly there is no prejudice fo the residential members of the HOA."
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ANNEXURES:

Annexure A: Benguela Cove Home Owners" Assoclation Constitution
Annexure B: Annexure E of Benguela Cove Home Owners’ Association Constitution

Annexure C: Trust Resolution

We trust that you will find the above in order. Should you require any additional information,
please do not hesitate to contact us.

Yours f@ithfully
g
b
THIAN JANSEN -
PROFESSIONAL TOWN PLANNER (A/2858/2019)
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' - 17 DEC 2025

DOCUMENT CONTROL
OVERSTRAND MUNICIPALITY

Overstrand Municipality e i
Town Planning (/[ HE ’g‘ \uer)

16 Paterson Street

Hermanus, 7200 via E-Mail: enquiries@overstrand.gov.za
loretta@overstrand.gov.za
holivier@overstrand.gov.za

Ref.: Portions 210 and 220 of Farm 575, Afdaksrivier
Comments on the Appeal of Benguela Cove Home Owner Association (BCHOA) against

the decision of the Municipality

We refer to the above matter and the notice received from your office and hereby formally place
our comments on record.

We are the owners of Plot and House 254 (consolidated 188 and 189) at Benguela Cove and are
members of the Benguela Cove Home Owners’ Association (BCH2450A). We submit this letter
to provide qur comments on the BCHOA's appeal against the Municipality’s recent decision.

1. Scope of the Appeal — Use of Portions 210 and 220

The original application from 2023 and the current appeal concern Benguela Cove Investments
(BCI) via BCHOA securing the tourist development of plots 210 and 220 along the lagoon
(Beach) and the operation of an excursion boat exclusively for its own business purposes, which
are not in the interests of the independent Benguela Home Owners (HO).

i Inour opinion BCl is using the Benguela Home Owners Association (BCHOA) which in our
opinion it has sole control, as a vehicle for the application. The resolution submitted by the
trustees may be legally correct, but in our opinion it is actually proof that BCI is using this body

for its own purposes.

We, and to our knowledge, other BCHOA members as well, were never informed by the
Trustees about the plans, applications, and appeal of the Benguela Home Owner Association

(BCHOA).

Based on the documents available to us, we are concerned that the map extract included in the
appeal submission (dated 7 November 2025) does not appear to reflect the full extent and
character of Portion 220. Portion 220 spans several hundred meters along the lagoon and
effectively connects the existing boathouse area to a plot at the far end of the portion owned by BCI

for future development of a hotel.
FILENOPLNS 2o &

220 | 515

SCAN NO.

Page 1

P lojzjes - | COLLABORATOR NO.
/Q 17 DEC 2075 29337710
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From our perspective as homeowners, this raises questions about potential future tourist-related

use of the beach area by hotel guests and day visitors. We believe that the possible long-term
implications for the nature reserve and the residential environment should be fully assessed.

In our objection submitted on 23 May 2023, we explained that the Botriver Lagoon is a
protected biotope. In our understanding, any intensification of tourist activity in this area may
require assessment and, potentially, the involvement of additional authorities. We respectfully

request that the Municipality confirm the applicable regulatory requirements.

To illustrate the ecological sensitivity of the area, We attach below a photograph showing

birdlife regularly observed on the section of beach in question.
The picture shows flamingos that regularly forage here, and that will lose part of their habitat

dire to the tourist use of the beach.

Pagez
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Globally and in South Africa, the Blue Crane is classified as vulnerable. They are also regular
visitors to the beach. So are Pelicans from time to time, and many other types of rare birds.

2. Relationship between BCI and the BCHOA Trustee Structure

According to the BCHOA constitution, the trustee structure is intended to consist of four
trustees: two representing homeowners and two representing BCL

Page3
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At present, the trustees are:

1. Mrs. Penny Streeter Owner and/or director of Benguela Cove Investment (BCI)
2. Mr. Nick Rea Husband/Partner of Penny Stréeter

3. Ms. Shantel Kent Employee of BCI or a company controlled by Mrs Streeter
4. Mr. Andre Leodolf Unknow to most HO.

We understand that several trustees have close professional or personal associations with BCI.
This arrangement has led to concerns among some homeowners regarding potential conflicts of
interest, particularly where BCHOA decisions may also have implications for BCI’s commercial
activities.

We do not assert any improper conduct; however, I believe the appearance of overlapping roles
can create uncertainty about impartiality. We therefore ask the Municipality to take note of this
context when evaluating the appeal.

3. Examples of Decisions Raising Perceived Conflicts of Interest

Homeowners have expressed concerns about certain decisions made by the trustees in recent
years. These include, for example:

 Changes to rental regulations that now permit short-term rentals (including daily rentals
via online platforms), which may benefit certain business activities of BCL

 The apparent absence of competitive tenders for certain services, although the
constitution indicates that such processes should be used. To my knowledge services are
organised and billed by BCL

» Decisions and practices that some homeowners feel have shifted Benguela’s character in
a more commercial or tourism-oriented direction.

We do not suggest that these actions were improper, but note that they can create the perception
that BCHOA decisions may not always prioritise independent residential interests. We request
that these perceptions be taken into account given the nature of the current appeal.

Additionally, there have been instances reported by homeowners where municipal conditions
particularly noise-related conditions referenced in municipal documents dated 3 April 2019 (File
Ref. HBENG 229/575(3817) and 27 January 2021 (App ID: 2948/2019) did not appear to be
fully complied with. We respectfully ask the Municipality to review whether existing conditions
and enforcement mechanisms are sufficient to protect residential amenity.

Page4‘
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4. Pontoon Boat

It is our understanding that the excursion boat is owned and operated by BCI (or an associated
company) for commercial purposes. We further understand that the BCHOA does not receive
revenue from this operation, although the jetty—belonging to the BCHOA—is commercially
used for boarding. We also experienced in the past that loud music had been played on board

during trips on the lagoon.

We also understand that the commercial district may not currently contribute financially to the
BCHOA in the same manner that residential properties do. I submit this only as context and
request that the Municipality consider whether the governance arrangements relating to the
boat’s operation are appropriate.

Operation of the Boat in the Past

Homeowners have raised concerns that the boat may have been operated by BCI in earlier years
without required approvals. Evidence supporting these concerns was submitted by several
homeowners during the 2023 objection process. We respectfully ask the Municipality to review
this material as part of its consideration of the appeal.

5. Request

We reaffirm the objections set out in our submission of 23 May 2023. We respectfully request
that the Municipality uphold its original decision in order to protect:

» the ecological integrity of the Botriver Lagoon, and
» the residential amenity and character of Benguela Cove.

We thank you for your attention to this matter and for considering the concerns of independent
homeowners like us and others.

Yours sincerely,
Sean Mac Dermott

PumaTech Properties (Pty) Ltd

Page 5
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Loretta Gillion

From: Sean Mac Dermott <seanm@pumatech.co.za>
Sent: Wednesday, 10 December 2025 16:49

To: Enquiries; Loretta Gillion; Henk Olivier

Cc: Kim Mac Dermott .

Subject: Fw: BCHOA - Appeal - Stand 245 Comments
Attachments: BCHOA - Appeal - Stand 245 Comments.pdf

Good day Overstrand Municipality,

Please find attached my comments regarding the BCHOA appeal to the Municipality. We appreciate you
taking the time to review our concerns/comments.

--Kind Regards
sean Mac Dermott
Stand 245 (Consolidated 188 and 189)
PumaTech Properties (Pty) Ltd
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Ref: Ptn 210 & 220 Farm 575, HBENG
Per e-mail

11t December 2025

RE:  APPEAL COMMENT: PORTIONS 210 AND 220 OF THE FARM AFDAKS
RIVIER 575, CALEDON

I am here acting on my personal capacity as a homeowner, in response to the
appeal and communication dated 7th November 2025. First, | would like to express
my appreciation for the collaborative investment efforts between master owners
and homeowners. This message is intended as constructive feedback and a
contribution towards the development and sustainability of the Benguela Estate,
rather than a critique of the master owners.

This response is submitted in terms of Sections 78 & 79 of the Overstrand:
Municipality Amendment By-Law, 2020, which provides any person whose rights
are affected by a decision taken under delegated authority the right to respond to
the Municipal Manager as the Appeal Authority.

The response is founded on the relevant planning and environmental policy
frameworks, Benguela constitution (clauses 3.1, 3.2, and 4.5), as well as the
applicable legislative norms and principles, including the Spatial Planning and
Land Use Management Act {SPLUMA, Act 16 of 2013), the Western Cape Land Use
Planning Act (LUPA Act 3 of 2014}, and the Overstrand Municipality Amendment
By-Law on Municipal Land Use Planning, 2020.

et AN A
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The response below demonstrates that the proposal remains inconsistent with the
objectives of sustainable spatial development, environmental management, and
good administrative practice, and thus, the concerns remain unresolved. See my
comments, without prejudice of rights, regarding the matters raised by the

appellant (left column) and my response (the right columnj of the table below.

Appellant

Homeowner

‘The refusal has the effect that the continued operatior
of the pontoor: boat is unlawful, resulting in immediate
financial impfications for the operator and potential loss
of employment for staff members dependent on the
activity (refer to Annexure B - Overstrand Municipality’s
Decision Letter]. Wine Estate were send to the
complainant in my email dated 17 November 2021.”

As a committed and patriotic member of the community,
| commend initiatives that promote employment and
entrepreneurship, particularly in a country where
unemployment remains at 33%.

However, these proposed employment and business
activities come at the expense of homeowners, whose
levies fund the estate’s infrastructure, roads, and overall
upkeep. The WRAP projects have not demonstrated how
their profits will ease the financial and maintenance
burden currently carried by homeowners, nor have they
indicated any intention to reduce levies using the
proceeds generated. It is risky to expect homeowners to
sustain an environment that enables profitability without
receiving any direct benefits in return.

The constitution of the estate’s provides the following
‘clause 4 .5 Each Member of the Association shall be
Jointly liable for any expenditure incurred in connection
with the main objective or purpose of the Association
and for anything done by the Association with the
intention of benefiting its Members. " Against this clause,
the appellant should detail how the pontoon aligns with
the ‘benefits of its members’ and ‘objective and purpose
of the estate”? Is BCl equal to all homeowners or
homeowners equal to BCI? The appeal document
identifies BCl as a member of HOA, but not as a collective
representation of HOA.

POINTI

The proposed activity was clearly defined as a low-
impact, smalf-scale tourism operation, limited to a single
pontoon vessel (Lady Bonnie) operating from an existing
Jetty within the Benguela Cove Lagoon Wine Fstate. The
motivation confirmed that:

» The pontoon accommodates a maximum of twelve (12)
passengers and two (2) crew members;

» Each tour lasts approximately one hour; and

The issue at hand is sustainability and protected marine,
flora and fauna. The estate is positioned as a WWF
Conservation Champion and certified by Travelife Gold,
The latter sustainable ambition was the main attraction
to the estate.

Although 4-stroke engines are cleaner than older
2-strokes, with lower unburned fuel emissions and better
fuel economy; nonetheless, combustion poliutants and
noise still affect marine ecosystems, birds, and people.
Please note that even though modern 4-stroke
outboards are cleaner than 2-strokes {and many older
models), they still emit:
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* No additional structures, parking, or physical
alterations were proposed.

At present, the Lady Bonnie operates a maximum of four
(4) trips per day during daylight hours, depending on
demand and weather conditions. This demonstrates that
the scale of activity is modest. well within the estate 's
existing operational capacity, and not comparable to
large-scale commercial boating or public tourism
ventures.”

¢  Carbon manoxide (CO)
e Nitrogen oxides (NOx)
® Volatile organic compounds (VOCs)

®  Particulate matter

Small marine engines can emit significant pollutants, and
one hour of operation can produce emissions
comparable to many cars—on a per engine-hour basis—
especially in terms of regulated pollutants {NOx, VOCs)
even with EPA-compliant engines.

The response to point one compromises Benguela’s
value proposition on sustainability. Take pontoon's
operational details as default comparable and
demonstrable example:

Time Period Estimated CO: Emitted
1 hour use ~35kg
Daily (4h) ~140kg
Weekly (7d) ~980kg

Monthly (30d) ~4,200 kg (~4.2 t)

Likely ecological Impacts (birdlife, marine life, endemic
flora & fauna)

These are qualitative but grounded in well-known
impact pathways:

Birdlife

e Disturbance / displacement frequent boat
traffic and noise (engine sound, wakes} cause
birds to flush from feeding/roosting areas;
chronic disturbance reduces feeding efficiency
and breeding success for sensitive species
{especially shorebirds, waders, waterfowi).

¢ Collision risk: small but non-zero risk of collisions
with low-flying birds (higher at dusk/dawn or in
dense colonies).

e Habitat degradation: increased human
presence on shorelines used for nesting can
reduce nesting success.

Marine life

* Noise and vibration: outboard engines produce
underwater noise that can disturb fish and
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invertebrates, affect communication and
behaviour, and stress sensitive species.

* Propeller strike: risk to turtles, large rays or
mammals in shallow waters; also damage to
seagrass beds from propellers.

*  Water pofiution / fue! spllls: even small fuel/oil
drips can harm larvae and plankton; chronic
hydrocarbon loading affects water quality.

e Wake and shorefline erosion: repeated wakes
near shallow, vegetated shorelines can erode
‘banks and damage intertidal plants and
invertebrate habitats.

Endemic flora & fauna

* Habitat fragmentation and trampling: landings
and frequent human access to sensitive shore
areas can trample.endemic plants and disturb
small terrestrial fauna.

* Invasive specles: hulls/gear can move invasive
plants/animals  between water  bodies,
threatening local endemics.

°  Cumuiative stress: small, repeated disturbances
can push narowsrange endemic species
toward decline, especially on islands or isolated
lakes.

Relevant carbon calculators & conversion factor
considered:

® UK Government — Greenhouse Gas
Conversion Factors 2023 {useful conversion
factors for petrol, diesel, upstream WTT);
GOV.UK+1

* EPA —Emission Factors for Greenhouse Gas
Inventories (US EPA emission factor technical
reference; useful for alternative numbers).

Environmental Protection Agency

*  myclimate cruise/ship caiculators — a
respected NGO carbon calculator for marine
trips {good for comparison / voluntary offset

calculations). myclimate CO, Calculator

CarbonFootprint.com — consumer carbon calculator
with a boat/travel section (useful for quick public

estimates). Carbon Footprint
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“These standard regulatory tools ensure that any
operational impacts on privacy, noise, or security can be
effectively managed without prejudicing the estate’s
character or residents' enjoyment of their properties.”

Annexure C does not explain how operational impacts
on homeowners will be managed, including matters
relating to securities, insurance, and guarantees where
security bridges arise. Please note that tourists are often
in high spirits, and noise is one aspect of their celebratory
expression.

Rather, the annexture addresses safety and security and
operational details of the pontoon and tourists but does
not address impact on homeowners.

Furthermore, prejudice to the estate’s character can
viewed from the homeowner perceptive, and from this
standpoint, the proposal is unsettling.

Safety and security

*The operation of the Lady Bonnie does not permit the
general public access into the Benguela Cove Estate,
Access to the jetty area and clubhouse is strictly
controlled by estate security, and only authorised guests
of the pontoon operator are permitted entry under
preapproved bookings. Each visitor is requested to meet
at the tasting room, which is also open to the general
public, where they are verified upon arrival, ensuring no
unauthorised access to the estate. An employee escort
the guest to the clubhouse and no unauthorised
travelling is allowed within the estate.”

Noise impact

‘The claim that the pontoon will generate noise
disturbance s therefore  speculative and
unsubstantiated. To date, the Lady Bonnie has operated
without any noise complaints, Moreover, as the tours are
limited to daylight hours (09:00-17:00) and only four trips
per day, the activity will not cause a measurable increase
in noise within the estate.”

Privacy and Use of Common Areas

No public activity is proposed within the private open
space or recreation areas of the estate. Guests are
escorted directly to and from the pontoon under
supervision and do not utilise common facilities such as
the tennis  cowrt  or  swimming — pool”

“The pontoon operation therefore has no direct
interaction with the residential component of the estate
and will not infringe upon the privacy of property
owners. The Municipality’s concern that visitors may
utilise these spaces was speculative, as such access is
expressly prohibited under the operational managemerit
procedures.”

Character of the Area

‘The Lady Bonnie represents a low-intensity;
environmentally responsible tourism activity aligned
with the estate’s existing recreational and conservation

Against clauses 3.1, 3.2, and 34{points 1.1.6) of the
Benguela constitution, Annexure C does not explain
how operational impacts on homeowners will be
managed, including matters relating to securities,
insurance, and guarantees where security bridges arise.
Please note that tourists are often in high spirits, and
noise is one aspect of their celebratory expression,
impact to be felt by homeowners.

Additionally, the high number of tourists roaming at the
clubhouse prevents homeowners and their guests from
fully enjoying the tennis court, pool, and other facilities,
as they are consistently overcrowded and on view to the
crowd. It will infringe on privacy.
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ethos. The Overstrand Spatial Development Framework
[2020) identifies the Benguela Cove area as a tourism
and ecovecreation node. encouraging controlled
nature-based tourism.”

I trust that the above will be factored in your re-consideration of the appeal.

Yours Faithfully
Marcia Mkansi
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Loretta Gillion

From: Marcia Mkansi <marcia.mkansi@gmail.com>

Sent: Thursday, 11 December 2025 17:41

To: Loretta Gillion

Subject: Re: APPEAL - Portions 210 & 220 (Ptn of Ptn 80) of Farm Afdaksrivier No 575 -
Benguela Cove

Attachments: Response to Municipality.pdf

Dear Loretta,
Good afternoon!

Please find attached my contribution for your consideration.

Best Regards
_ Marcia

On Wed, 10 Dec 2025 at 13:40, Loretta Gillion <loretta@overstrand.gov.za> wrote:

Dear Ms Marcia

The days are calculated as 21 calendar days (not working days) meaning the last day to comment on the
appeal is tomorrow - 11 December 2025.

Regards

" oretta Gillion
Administrative Officer: Town & Spatial Planning
Directorate: Planning & Development, Overstrand Municipality, Hermanus

A: 16 Paterson Street, Hermanus, 7200 P: P O Box 20

T: 028 313 8900 | E: loretta@overstrand.gov.za



387

From: Marcia Mkansi <marcia.mkansi@gmail.com> 3 qgl 587
Sent: Tuesday, 09 December 2025 19:29

To: Loretta Gillion <loretta@overstrand.gov.za>
Subject: Re: APPEAL - Portions 210 & 220 (Ptn of Ptn 80) of Farm Afdaksrivier No 575 - Benguela Cove

Dear Loretta,

Good afternoon!

Please confirm how 21 days is calculated. Is’t from the date we received the email? Meaning our 21
days expires 20 December?

Your clarification will be highly appreciated

Best regards

Marcia

On Thu, 20 Nov 2025 at 14:10, Loretta Gillion <loretta@overstrand.gov.za> wrote:

Dear Interested & Affected Party

This Municipality’s decision letter dated 17 October 2025 refers.

An appeal has been received on 7 November 2025 from the Applicant against the decision made by
the Municipal Planning Tribunal on 30 September 2025.

A copy of the appeal is attached for your information. You are hereby afforded the opportunity to

comment on the appeal within 21 days of this notification.
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Kindly note that in terms of Section 79.(13)(a) of the Overstrand By-law on Municipal Land Use
Planning, the Municipality’s decision is suspended until the appeal has been finalised and you have

been advised accordingly.
Regards

Loretta Gillion
Administrative Officer: Town & Spatial Planning

Directorate: Planning & Development, Overstrand Municipality, Hermanus

A: ter: treet, Her us, 7200 P: P O Box 20

~ T:0283138900 | E: loretta@overstrand.gov.za

Overstrand
Municipality

A: 1 Maanolia Street,
Hermanus, 7200

P: P.O Box 20, Hermanus,
7200

T: +27 (0)28 313 8000 | F:
+27 (0)28 312 1894

enquiries@overstrand.gov.za

W: www.overstrand.gov.za

Vision Statement: "To be a centre of excellence for the community”
PRIVACY AND CONFIDENTIALITY DISCLAIMER: The Overstrand Municipality and Staff are committed to ensuring that it safeguards personal/private
information of data subjects and to respect their right to privacy in accordance with the provisions of the South African Constitution, the Protection of Personal

Information Act, 2013 (POIPA} and the Promotion of Access to Information Act, 2000 (PAIA).

This email message contains information which may be confidential, personal, private, or privileged in nature and is intended solely for use by the recipient
and others authorized to receive it for the specific purpose for which it was sent. If you are not the intended recipient, you are prohibited from using, misusing,
disseminating, altering, forwarding, storing, or copying the information, and are hereby notified that such action in relation to the contents of this information
is unlawful which may result in your being held liable arising out of your non-compliance. If you have received this message in error, please notify the sender

immediately and delete and/or destroy the message from your system.

This email is subject to a disclaimer available HERE, and which disclaimer includes a description of how any personal information that may be provided will

be processed,

NOTICE: The Overstrand Municipality limits all e-mails, including attachments, to 35MB. Your message will not be delivered if it exceeds this limit. Please
create a shorter message, remove attachments, or consult your system administrator if your message exceeds the limit.
Please consider the environment before printing this correspondence.
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Rodney & Ebeline Anderson — Plot 135, Benguela Cove
To: Overstrand Municipality — Town Planning
Att: Mr Henk Olivier

Re: Objection to Appeal: Consent Use & Administrative Penalty — Portions 210 &
220, Farm 575

Dear Mr Olivier,

We submit the following formal objection to the Appeal lodged by WRAP Project
Office on behalf of the Benguela Cove Homeowners Association (BCHOA). We
also confirm that we fully align with the concerns raised by other homeowners,
including the detailed submission from the neighbour at Plot 182.

This objection expands upon our earlier submission and places additional
ecological evidence, photographic documentation, and legal considerations on

record.

1. The Appeal is Misleading — The HOA Cannot Be Treated as a Neutral
Applicant

Three of the four current HOA trustees have direct commercial ties to Benguela
Cove Investments (BCI), including:
= an owner/director of BCI,

* her partner, and
* her employee (as confirmed in the neighbour’s objection).

This composition creates inherent conflicts of interest. The HOA cannot lawfully
front for a development application that directly benefits BCI at the expense of
the homeowners.

The Appeal incorrectly presents the HOA as an independent custodial body
acting for the estate. Evidence strongly indicates:

+ the homeowners did not initiate the application;

« the application serves commercial, not residential, interests;

+ the HOA is being used as a mechanism to legitamise a commercial footprint
that would otherwise not be permissible.

This alone renders the Appeal procedurally defective. o
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2. Non-Compliance With the ROD, EMP, and Environmental Requirements

The Record of Decision (ROD, 2003) governs all development at Benguela
Cove. It is binding and has not been amended (see attached ROD).

Key ROD requirements include:
* 31.5% of the property must remain designated as Private Nature Reserve;

+ no disturbance of natural vegetation outside the approved development
footprint;

* no ad hoc clearing, cutting, thinning, or alteration of shoreline vegetation;

« strict control of boardwalks, pathways, and any movement near the waterline;

* mandatory rehabilitation and ecological oversight.
None of these obligations have been properly met.

2.1 Unauthorised clearing and disturbance of pristine fynbos.

Contrary to repeated assurances, heavy machinery, tractors, trailers and workers
have entered undisturbed fynbos areas. Vegetation has been flattened or
removed. This is in direct breach of the ROD and the EMP.

Work has also taken place in the beach and intertidal zone, where no machinery
or disturbance is permitted without a coastal EIA. None has been obtained.

We have submitted photographs showing these infringements in our previous
objection.

2.2 New informal tracks cut into natural vegetation

Unauthorized tracks have been carved through fynbos and dune vegetation. This

occurred:

= without ecological approval;

» without consideration of the ROD conditions;
= with minimal attempt at rehabilitation.

The Appeal's claims of “environmentally conscious management” are
inconsistent with the conditions observed on the ground.

2.3 Minimal and inadequate rehabilitation

The ROD requires ongoing rehabilitation, invasive species management,
protection of sensitive dune systems, and ecological monitoring. Only annual
alien clearing has been undertaken.

Superficial rehabilitation attempts have been made; none meet the standard
required by the ROD or EMP.
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3. Ecological Impacts on a Ramsar Wetland and “Globally Important Bird
Area” (GIBA)

The ROD acknowledges the exceptional sensitivity of this ecosystem and
requires that foraging, breeding, and roosting habitat must not be disturbed.

We submit further photographic evidence collected from Portion 210/220
showing some of the more than 130 bird species recorded in the Benguela

Cove-Botriver Estuary system, including:

» African Fish Eagles (pair)
* Great White Pelicans

« Cape Cormorants
* Blue Cranes (South Africa’s national bird, Near Threatened)

» Greater Flamingos (as captured by our neighbour)
» Water Thick-knee (Burhinus vermiculatus)

In addition to these photographed species, the Critically Endangered Black
Harrier is also frequently seen hunting over the fynbos and nature reserve at
Benguela Cove, confirming the ecological importance and sensitivity of this area.

These species rely on the shallow shoreline, reedbeds, mudflats, and
surrounding fynbos for feeding and resting. Increased disturbance threatens their
ecological patterns and, in some cases, their conservation status.

The Appeal’s attempt to redefine this sensitive shoreline as a “low-impact
recreational area” is scientifically incorrect and ecologically irresponsible.

4. The Proposed Promenade and Increased Activity Will Cause Irreversible
Ecological Harm

A pedestrian link between the clubhouse and the proposed hotel node would:
» channel continuous foot traffic through sensitive foraging habitat;

« increase noise, light pollution, human presence, and night-time disturbance;
« fragment fragile shoreline vegetation and dune ecosystems;

« displace protected bird species;
- violate the ROD requirement to keep the shoreline intact and undisturbed.

Any such development would require a separate environmental assessment, yet
the Appeal ignores this.
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5. Noise, Light Pollution, Security, and Nuisance Impacts are undermined in
the Appeal

Residents have repeatedly raised concerns regarding:
* loud music and amplified sound from the commercial area and the pontoon

boat;
* increased tourist traffic;
- the misappropriation of “security estate” infrastructure for commercial activity;

- the growing mismatch between a residential lifestyle estate and expanding
tourism operations.

These concerns were raised at past AGMs and in formal complaints but were not
meaningfully addressed by the HOA trustees.

Noise disturbance and light pollution adjacent to a Ramsar environment is not a
matter that can be casually dismissed.

6. Governance Failures - The HOA as Applicant is Improper

The Appeal’s portrayal of the HOA as an “appropriate and unbiased applicant” is
fundamentally incorrect and misleading.

The HOA: _
» has no mandate from homeowners to apply for commercial or tourism-related
rights;

* is materially conflicted in its composition due to direct ties to BCI;

* has failed to comply with municipal noise conditions (2019 & 2021);

* has not fulfilled its statutory and fiduciary duty as environmental custodian of

the estate.

In light of these failures, the HOA cannot be regarded as a legitimate or impartial
applicant. Its involvement compromises the transparency, legality, and integrity of
the entire application process, and goes to the heart of why the Appeal cannot

stand.

7. The Application Remains Void Ab Initio

The application is invalid because it:

» conflicts directly with the ROD and EMP;

* is based on non-compliance with environmental legislation;
* relies on unauthorised disturbance already undertaken;

* misrepresents the HOA’s mandate and authority.

The Appeal does not address these fundamental defects.
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8. Photographic Evidence Attached

We attach photographic documentation showing disturbance and ecological
sensitivity in nature reserve and along the shoreline:

1. Photograph showing the newly formed track cut through pristine fynbos in
the nature reserve from north ridge down to the shoreline.

African Fish Eagles perched and hunting along the shoreline.

Great White Pelican and Cape Cormorants using the affected area.
Blue Crane in natural wetland vegetation adjacent to Portion 210/220.
Greater Flamingos foraging precisely where increased activity is
proposed.

Water Thick-knee (Burhinus vermiculatus) observed along the shoreline

habitat.

gron

o

These images demonstrate the ecological sensitivity and importance of the area
that the Appeal overlooks or understates.

9. Unauthorised Activities & Lack of Required Environmental Oversight

The recent disturbances inside the proclaimed Nature Reserve and along the
beach/intertidal zone are not authorised by the ROD. No approval exists for new
tracks, vegetation clearing, earthmoving, or machinery access in these sensitive
conservation areas. These actions fall outside the permitted development
footprint and directly contradict the environmental protections required by the
ROD. Furthermore, the original environmental practitioner, Charel Bruwer, has
retired, and we are not aware of any newly appointed ECO/EMP manager as
required. In the absence of the mandated environmental practitioner, no such
activities may legally occur, making the current disturbances clear non-
compliance with the ROD and environmental legislation.

10. Conclusion

For all reasons above, and those submitted in prior objections:

We request that the Municipality uphold its refusal of the application and
dismiss the Appeal in full.

This is necessary to:

* protect the ecological integrity of the Botriver Lagoon;

« comply with the binding ROD and EMP;

- prevent irreversible damage to a Ramsar wetland and GIBA;

» safeguard the residential character of Benguela Cove;

* prevent unlawful invasive commercialisation of protected natural areas.
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Thank you for your consideration.

Yours sincerely,
Rodney & Ebeline Anderson
Plot 135, Benguela Cove
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Figure 1 — Unauthorised Track Formation

Photograph showing the newly formed track cut through pristine fynbos in the
nature reserve.

Figure 2 - African Fish Eagles

2506|387

Photographic evidence demonstrating avifaunal sensitivity of the affected area.

Figure 3 — Great White Pelican & Cape Cormorant

Photographic evidence demonstrating avifaunal sensitivity of the affected area.
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Figure 4 — Blue Crane

Photographic evidence demonstrating avifaunal sensitivity of the affected area.

Figure 5 — Greater Flamingos

Photographic evidence demonstrating avifaunal sensitivity of the affected area.

Figure 6 — Pelican Feeding Flock

Photographic evidence demonstrating avifaunal sensitivity of the affected area.
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Figure 7 — Water Thick-knee (Burhinus vermiculatus)

Photographic evidence demonstrating avifaunal sensitivity of the affected area.
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Woodlanis Heights Investments (Pty) Ltd
P O Box 23840 '
Claremomt
7738

. Attantion: Mike Nixon .
Tel: (021) 683 9061
Fax; (021) 883 4215

.Daar Sir

- APPLICATION:  THE CHANGE OF LAND USE FROM AGRICULTURE TQ ANY OTHER
LAND USE FOR THE DEVELOPMENT OF RESIDENTIAL UNITS, A
WINERY, A RESTAURANT, A LODGE, JETTIES AND THE
ESTABLISHMENT OF A NATURE RESERVE ON PORTIONS 10 — 18
OF FARM AFDAKSRIVIER NO. 676, CALEDON, .

With reference to your application, find below the Record of Deeision in'raspect of this
application. . Yo

RECORD OF DECISION

A. DESCRIPTION OF ACTIVITY: . S
The proposad development entalls the change of land use from agriculture to any other
land use for the developmeant of residential units, a winety, a restaurant, a lodge, two
jetties and the establishment of a nalure reserve on portions 10 - 18 of Farm

Afdaksrivier no. 578, Caledon.

The major portion of the propesty (S1%) will be allocated to agricutiure which wilt

- Involve the planting and cuitivation of vineyards, Qlive trees will be planted in selected
locations and afong access roads. Lavender used for commercial purposas will also be

planted on the estate. The remaining agricultural areas will be used as additional

& arazing arcas for game. Stablgs ac well as-three dams will be located within: the
- agricultural zone. The dams will be used for irrigation-and to create areas of visual
The proposed singls residential development makes provigion for 124 arven. The

residential arven will vary from 1500 m? to 4000 m? and will constitute 9% of the tota)
site. The footprint of the bufidings will be between 250m? and 800m°. The densiy of

Utikasguboy, Dorpszaet 1 Utilitas Buikding, 3 Doip Street el No:in21) a83-2700/3183
Privastsak X085, Kaapstad 8000 Pricate Bag %9085, Cape R 6000 - ;ONMM'.. 14834372 - |
WUNES:
Haksi:
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Department of Environmental Affairs & Development Planning
Chisf Direciorate: Environmental Affairs

this part of the development in refation to the overall area of the site will be

2 hectares. The erven are clustered over the site In linear arrangements, B%m s
or 2 suihab!y constructed hiking trafl will be established on the lower portion of the
erven abutting the lagoon for the residents and their visitors to use. Setback lines were
determined by the avifauns) specialist for residential erven located on the shoreline.
The lodge will consist of 40 units and a tennis court and will be locatad on the lagoon
and adjacent o the area Identified for nature conservation.

31,5 % of the site will be proclaimed a Private Nature Reserve in order to conserve the
remaining indiganous vegetation. Boardwalks will be erected in the conservation ares
as part of the lagoon hiking and lelsure walioways and they will provide access to the

proposed jetties.

The winary will be positfoned within the ridgeslines of the sita so that a ridgefine serves
‘as a visual barrier between the winery and the residential devalopment at the southermn
position of the site. The winery will be baged on the concept of gravily feed to minimise

power consumption.

Private roads within the estate will be constructed in accordance with the stariderds of

the local authority. Intsmal roads will consist of surfaced minor roads with a pavement

design that will lsad o the erven while gravel roads will allow access to the
- msintenance areas and stahles,

The sites identified for the proposed jelties have been extensively Investigated. The

southemmast jefly will be located approximataly 270 meters north of the headland

kriown a8 “South Cape™. The gradient of the shore is relatively shallow, therefore, I the
" slipway is to be used at all levels, it would need to extond 50 meters into the water.

The northemmost jetty will be located 770 metears north of “South Cape®. This site is g
dapositional zone and foundations would require placemsnt on bedrock fo prevent
undermining of the structure. This jetty would require a short slipway as it is closs to an
exigting channal. - ’

The closest source of potable water is the Fisherheven Reservoir which is loosted
approximately 2,5km south of the ske. The axtarnal works would consist of & 150mm
diameter prassure pipsline from the Fisherhaven Reservoir. 150mm diameter and
110m diameter pipes will be rieeded fo service the erven on the site,

Salid waste will be coliected by the estate management and stored at a single refuse
collection point on site. The waste will ba romaved as nacessary either by the estate or
the Overstrand Municipality and taken o the Karwyderskraal raglonal landfili site.

The Overstrand Municipality's prefamed option for the management of sewage involves

oo the pumping of sswage from the site to the municipal treatment works at Hawstan.
Treated sewsge -effiuent will also be pumped fram the Hawston treatment works to 2
dam at Benguela Cove, with a capacity of 125 000m?®, for irrigation purposes. The
systemn an she will' consist of gravity fed pipetine networks that will discharge into 2
pump stations. A mini pump station will be required to pump sewage from the northern
half of the site to the southem pump station. A medium sized pump station, lacated on
the southern portion of the site, will be required 1o pump the effluent to the Hawston
treatment works which is situated approximately 4,5km south of the site.

£12/211.213-Fatm §78/110-18, Hormanus 2 L. .
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These are activitles identified in Schedule 1 of Government Notles No R1
September 1997, as amended, being: - R1162 of 8

Haarp 1.(c) - The construction, erection ar upgrading of - with regard to any substance
which is dangerous or hazardous and is controlled by natlonal legistation ~

(i) manufacturing, etoraga, handiing, treatment or processing facilities for any such
substance (this is for the temporary above ground canstruction phase fuel tanks and
the storage of fusl on the site during the construction phase)

Kern 1{d} The construction, erection or upgrading of roads, rai s, airfleld
associated structures; " ¢ | TalRys, sields and

item 1(e¢) The construction, erection or upgrading of marinas, harbours and all
J structures below tha high-water mark of the sea and marinas, harbours and associated
structures on inland watars;

ltem 1{m) The gonstruction, erection or upgrading of public and private resorts and
associated nfrastructure;

lern 2(c) The change of fand use from agricuftural or zoned undetermined use or an
aquivalent zoning to any ather land use; S

hereinafter referred to as “the activity”

B. LOCATION:
The activity will be located on portions B to 10 of Fam Afdakerivier, No. 575, Caledon.

Co-ardinatas: Latihude: 34° 20' 00" South
Longitude:  19° 08' 00" East

(hereinafter referred to as “the property/site™)

C. APPLICANT;
Mr Mike Nbwon
Woodlands Heights Investmants (Pty) LTD
P O Box 23840
Claramont
7735
Tel: (021) 683 8061
Fax: (021) 683 4215

~ D. * CONSULTANT:: %7 ¥« - .
Mr Charel Bruwer e oo
ENVIROAFRICA
6 Green Stresi
Onrusgrivier
7201
Tel: (028) 318 2888
Fax: (028) 316 3791

Etzr2r-213-Furm 575/10-18, Hemanus 3 L
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E. SITEVISIT(S):
gate: 8 November 2002
ersons Present;  Zashir Toefy of the Department Of Environ )
Developmeant Planning (‘DEASDP") mental Affairs &

F. 'DECRSION:
n terms of Sections 22 and by virlua of powers delegated by the Minister n te
Sections 28 & 33 of the Envirorement Conservation Act, 1989 (Act No. 73 of 1983;:,3&‘:
ralevant authorty (as defined in GN No R1182 of 5 September 1997, as amended)
hereby grants authorisation with the conditians contained in this Record of

Decigion, for the execution of the activity described abeve.

This Authorisation has been granted in terms of section 22 of the Environmant
Conservation Act, 1989 (Act No. 73 of 1988) solely for the purposes of undertaking the
activity referred to above, and does not exempt the holdar thereof from compliance

with any other relevant legistation.

G. CONDITIONS OF AUTHORISATION:
1. ‘The activity, including site preparation, may not commence before the stetutory thiny

(30) day appeal peviod expires.
2. One week's naotice, in writing, must be given o the Directorate: Emvironmental
Management, (hereinafter referred to as “this Directorate™), before commencement of

construction activities, :
2.18uch notice shall make clear reference fo the site location details and
vreferenoe number given above.
2.2fhe said notive must also include proof of compliance with the following
conditions desdribed herein:
Conditions: 1,8 & 11 .

3 One week's notice, in writing, must ba given to the Directorate: Environmental
Management, (hereinafter referred to as "this Directorate”), before commencement of
operation aclivities.

3.18uch notice shall make clear refarence to the sile location details and
reference numbey given above. ‘
3.2The said notice must also Inciude proof of compliance with the following
conditions describad herein: .
Conditions: 10

_ 4 An integrated waste management approach must b2 used that is based on waste
minimisation and must incorporate reduction, recycling, re-use and disposal where

oo "~ appropriate. Ary sofid wiaste shall be -disppsed of at a landfll icensed- in ferms of-
section 20 of the Environment Consarvation Act, 1989 (Act No. 73 of 1989). . .

5 The mitigation measures as detailed on pages 37 to 40 in the Scoping Report dated

* ‘August 2003 compiled by EnviroAfrica and in thie Botdnical Survey dated 12 May
2003, undertaken by Nick Helme as well as recommendations in the Speciafist
Avifaunal report compiled by K.N. Bames in March 2003 must be =dopted and

implemented. - .

E122/1-213-Fam 576/10-18, Hermenus 4
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€ The residential component of this application must adhere to the setback ines
. .
idantified by the avifaunal specialist along the lagoon frontage. !

7 The applicant must obtain all the necessary permits relating to the constructi
ngg:;d r:;her mw;tyer l_';lated cis;;fs from the Depariment gf Water Aﬁairso;‘:g ot the !
and Gol with any iions preseribed In terms of i
administered by that Department. P St SgsiSton'iiet s ’
8 The applicant must compile and submit an acceptable construction
Environmental Management Plan ("EMP") for the instafiation of the services amﬂ;ﬁ:
and for the establishment of residential units, the winery, the restaurant the
conferenca center, the jettiss, the private nature reserve and any associated
infrastructure fo this Directorate, The EMP must:
8.1Mdres§. but not be limited to, the demarcation of the site, the erection of a
camp site for construction teams, establishment of working and storage
areas, envirenmental awareness training of employees, protection of flora,
fauna, avifauna, nsturel features end any archaeological material of
significance that may be discovered, cultural Issues (e.g. protection of
archaeologioai artefacts), ercsion prevention methods, refuse and waste
management, dust and noise control, effluent and storm water management,
materials used, the handling, storage and fransport of fertilizers or other
hazardous materials, site rehabilitation and/or revegetation, fencing, fire
prevention measures, pollution control measures, penalties, claims and
damages.
8.2incorporate the mitigation maasures/recommendations made on pages 37 to
40 of the Scoping Report dated August 2003 complled by EnviraAfrica, as
well as those in the following Specialist Reports, where appropriate to the
construction phase of the project: '

Appendix L: Botanical Report dated12 May 2003;
Appendix M: Avifaunal Report dated March 2003;
Appendix S: Archaeological Report dated August 2003;
8.3Be submitted to this- Directorate at least three weeks pifor to construction
activities commencing. This must be approved prior to any land ciearing and
construction commencing.
8.4Describe the level and iype of competency required of the Enwitshmontal
Control Officer (‘ECO™); .
8.5Define and allocate the rofes and responsibiliies of the ECO referad to
abave, and the Environmentai Site Agent where appiicsble;

8.6 Determine the frequency of site visits;

8.7Any substantial changes, updates or upgrades io the EMP must be
communicated to the Chief Directorate: Environmental Affairs within 14 days
of such changes, updates or upgrades being made io the EMP by the
applicant. . .-

8.8 Be included in all contract documentation for the construction phace of the
development.

9 The applicant wmust appoint a suitably experienced Envireonment Control Officer (or
Site Agent where appropriate) before commencement of any land clearing or

E12/2/1-213-Fam 576/10-18, Harmanus 5
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construction gctivlties o ensure that the mitigation/rehabilitation measut"es and
recommandations referred to in this Record of Decision ara implemented and to
ensure compliance with the provisions of the construction phase EMP,

t0 The applicant must complle and submit an accaptable operational phase EMP for the
entire properly. This must be approved by this Directorate before any of the
development components become operational, -

The EMP must-

10.1 Address, but not be limited to, the protection of flora, fauna, avifauna,
natural features and any archaeological material of significance that may be
discovered, landscaping and revegetation of indigenous plants and trees,
8rosion prevention methods, rehabilitation of areas disturbad containing
sensitive vegetation, refuse and waste management, sffiuent and storm
water management, materials used, handling, storage and transpart, safety
and security measures, the management of the private nature resarve,
fencing, the compiete remaval of all. allen invasive plants and fire
management measures, the management of activities onfin the lagoon,
pollution control measures, monitoring and reporting. :

10.2 Incoriorate the mitigation measures/recommendations made on pages 37
fo 40 of the Scoping Report dated August 2003 compiled by EnviroAfrica,
as well as those in the following Specialist Reporis, where appropriate to
the operational phase of the project: '

Appendix K: Marine Studlas Report dated 5 May 2003, pages ¢ and 10;
Appendix L. Botanical Report dated 12 May 2003;
Appendix M: Avifaunal Report dated March 2003;
Appendix 8: Archaaoclogical Report dated August;

10.3 Incorporate the conditions of autharisation given in this Record of Decision,
as appropriate to the operational phase of the project. The Home Owners'
Assaciation / or oparator of the facility must implement and ensure
compliance with this EMP, : )

10.4 Any substantial changes, updates or upgrades to the EMP mwst be
communicated fo the Chief Directorate: Environmental Affairs within 14
days of auch changes, updates or upgrades being made to the EMP by the
applicant.

11 The applicant must, within five calendar days of the date of issue of this Record of
Decision:
« Inform the relevant focal authority as well as all interested and affectad
parties, (*| & AP’s™) registered during the Scoping end Impact Assessment
. ) processes in writing of the outcome of this application and, if requested,
T . ..providg &cples of this Racord of Deelslon withifi'a reéasonabie time bétora
" expiry of the thirly day appeal periad; '
‘¢ Include iri such infannation the:provisionsof Regulation 11 of Govemment
Nofice No. R 1183 of 5 September 1997, as .amended, which reads as
follows:
(1) An appeal to the Minister or provincial authority under saction 35(3) of the
Aot must be done in writing within 30 days from.the date on which the

E120211 -213-Famn 878M0-18, Hamonn &
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_l;%og;d of decision was issued to the applicant in terms of reguiation
(2) An appeal must set out all the facts as well as the grounds of appeal, and

must be accompanied by all relevant documents or copies of them which
are caitified as trus by & commissioner of oaths.

« Include the date an which the recort of declsion was issued to the applicant
in terms of regulation 10(1) and the date by which appeals must reach the
Minister.

¢ Inform all | & AP’s that a signed and certified Appeal Questionnaire, s
obtainable from the Minister's office at tel. (021) 483 4700, email

vdbergipawe weape.gov.za or URL hitp:www, westemcape.gov.zaleadp
must accompany the appeal.

« [f the applicant should appeal against this Record of Declston, he must
inform all interested and affeoted persons that such an appeal Is being
lodged with the Minlster and if requested, the applcant/appellant must
provide those persons with reasonable access to a full copy of the appeal
within a reasonable time bafore expiry of the thirty day appeal period.

12 This Directorate must be notified, within 30 days thereof, of any change of ownership
and/or project developer, as well as any change of address ofthe owner and/or project
davaloper.

13 Al outdoor adverlising associated with this activity, whether on or off the property
cancémed, must comply with the South African Manual for Outdoor Advertising
Control (SAMOAC) available from:

The Director: Environmentsl Impact Management
Department of Environmental Affairs and Tourlsm
Private Bag X447, Pretoria, 0001.

14 The -applicant shall be responsible for ansuring compliance with the conditions
contained in the Record of Dacision by any paracn acting on his behalf, including but
not limited to, an agant, servant, employse or any parson rendering a service to the
applicant in respact of the activity, including but not limited to contractors and
consuftants.

15 The owner and/or developer must notify this Diractorate and any other relevant
authority, in writing, within 24 hours thereof If any condition of this authorisafion js not
adhered to.

16 Departmentai officlals shall be given access to the property referred to in B above for
the purpose of assessing and/or monitoring compliance with the conditions contained

in this Record of Dacisicn, at all reasonable times.

T 4 RN

H. RECOMMENDATIONS: Co .
Consult with WCNCB regarding the establishmant of the Private Nature Reserve and
any other aspect of the ovarall development that-should involve their input (eg. Pet
Policy, selection and application of herbicides/fertilizers, buffer zones between
cultivated land and natural vegetation, placement of boardwalks, horse trails, lagoon
frontage issues, lagoon usage, approval of plant specles selected for landscaping and
screening, stonmwater management to mitigate impacts on lagoon).

E12/2/4-213 F o 575018, Hemenus 7T
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L KEY FACTORS AFFECTING THE DECISION:
T tarai of e
e’ of tha site is fairly undulating with minor cfiff scams in places ajon

River. 70% of the site consists of previously ploughed llz:d in various s%at::ssgft
vegetation. Most of the ploughed land is essentially s grassiand, but about 25%, has
been recolonised by shrubby species such as Renosterbos. The remaining natursl
vegetation on this site Is the highly conservation worthy Overberg Renostervald, It js
generally in very good condition except for a few areas of dense afien vegetation.
Seven rare plants have been recorded from the natural areas with a total species count
of over 170. Most of the housing development will not take place within aress of the
highty sensitive natural vegefation. However, where development in these areas doas
oecar, the implementation of the mitigation measures as prescribed in the Botenical
Spﬁggggs report dated 12 May 2003 will significantly reduce the impact on the
veg .

in 1998 the Bolrivierviei eamed the status of a "Globally Important Bird Area® from
Birdiife International, thereby making it one of the most impartant sites for bird
conservation in the world. it qualified for this status as Rt regularly supports more than
20 000 waterbirds as well as 1% of the Afrotropical populations of six species. The
avifaunal specialist made certain recommendations in order to mitigats the impacts of
the development on the .avifauna and mentioned that further consultation will be
required regarding the design end location ‘of boardwatks, hiking trals and horse trails
to ensure the disturbance to bird populations is kept to a minimum. The existing fauna
on the site will be accommodated in the exieting natural vegstation arsas which will ba
procialmed a Private Nature reserve.

Hydrology
Groundwater flow from the site towards the lagoan is svident in the strong seapage

observed at numerous points along the lagoon edge. Consequently soakaways or
Septic tanks would not be appropriate for this development. The develepment will be

inked to the municipal sewage disposal system.

Socio-sconomic

This development has the potential o draw an additional sector of fourism to the
country with associated spin-offs in revenue and job creation. The detai! of these
activities and design criteria have been thoroughly invastigated by the design team in
conjunction with the environmental speciafists on the Client's team of consultants.

Archasulogical

The archaeological assessment revealed that some Early Stone Age and Middie Stona
Age implements had been unearthed in the extensively ploughed fields. The area is
largely disturbed and the material found is of low significance as the discovery of these
tools ame faitly céithinon in this area. & = ooy -

Visual . , ‘
Attefition way given to thearchitectural and ‘urb&in design detail to minimise the visual
impact of the proposed development. The winery and restaurant complex was moved
from tha highest paint of the site fo lower down the slope to reduce the visual impact
when viewed from the R43 to Hermanus, The final positioning of the winery was within
the ridgelines to create a visual barmier befwean the winsry and the residentiat

E12/2H-213-Farm §75110-18, Hermanus 8
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development at the southem position of the site. The largeat portion of the resident
dwellings will not be visible from the R43 to as they are tucked away below tneeng::
line. A proposal has been made by the engineering consultant to use low levet lighting
which will reduce the visual impact at night. ‘

Altematives

The main atlematives considered during the process consisted of the *no go
aiernative, the posltioning of the winery, the positioning of the jetties, setback lines and
the placement of development sites, alfemstives for waler supply and lasty
architectural and design allernatives. These were assessed with the Input from various
specialist studies. These Inputs have been incorporated info the final design of the
devalopment In an iterative manner. The *no go” altemative was discarded as this may
result in portions 10 to 18 belng sold off to individual owners, thercby increasing the
opporhmities for fragmentation of the existing habitat.

Pubfic Participation . _

{:\‘nd :’x::nstve public participation process was followed for the devslopment which

i : ‘

= Nofices placed in the Hermanue Timea informing the public of the proposed
development and public mastings. .

s The identification and registration of interested and affected parties (I8AP's) to raise
voncems and identify issues and impacts. -

= These concerns, issues and impacts were comnbined into an Issues Report where
they were addressed. This report was referred back to the I1&AP's for camment.

» These issues, concems and impacts, as well as any others identified by the study
team, wera then addressed more extensively in a draft Scoping Report,

s A capy of the draft Scoping Report was made available o the J&AP's at a venue
that was negotiated with them at a public meeting.

» The executive summary of the draft Scoping Report was sent to all registered
t8AP's for their written comment.

s A background information document (BID), which was ntade widely available, was
compiled containing enough information fo enable {8AP's to contribute to the
process in an informed manner.

» Comments received form I&EAP’s were incorporated into the final Scoping Report.

J. DURATION AND DATE OF EXPIRY:
This authorisation shall lapse if the activity does not commence within two (2) years of

the date of issue of this authorisation.

K APPEAL: .
In toarms of Section 35 of the Environment Congervation Act, 1889 (Aot No. 73 of 1989),

formal, molivated appeals must be diracted within thirty (30) days of the date of the
issuing ofthis Resord of Declalon, to: 5 i ; ;
"7 The Minister © of Agricuiftre, Environmental - Affaie and
Development Planning
Western Cape Provinca = *
Private Bag X8179
- Cape Town
8000
Fax: (021) 483-3890

E12r2M-243-Farm §75/10-18, Hermanus 9
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Appeals must comply with the provigions of raguiation 11 of Government Notice No
1183 of 5 September 1997, as amended. R

If the appellant is not the applicant, the latter must be informed of the appeal
within the appeul period referred to above and must provide the applicant with
reasonable access to a full copy of the appeal, if requested,

A signed and certified Appeal Questionnaire, obitainable from the Minister's office at tel

(021) 483 4700, amai lvdbery@pawe weapae. gov,za or URL
http:/ -Gov,za/eadp must accompany the appeal.

i any condition imposed in terms of this authorisation is not being complied with, the
authorisation may be withdrawn after 30 days written notice to the applicant in terms of
Sectian 22(4). Failure to comply with any of these conditions Is also an offence and
may be dealt with in terms of Sections 28, 30 and 31 of the Environment Conservation
Act, 1989 (Act No. 73 of 1988) as well as any other appropriate legal mechanisms.

Provincial Govemment, Local Authority or commiltees appointed in terms of the
conditions of the application or any other public authority or organisation shall not be
held responsible for any damages or losses suffered by the develapar or his successar
in title in any instance where cangtruction or operation subsequent to construction be
temporarily or permanently stopped far reasone of non-compliance by the developer
with the conditions of authoriaation as set out in this document or any cther subsequent
document emanating from these conditions of authorisation.

Your intereat in the future of owr environment is greatly appreciated,

Yours faithfully

D:P\OLELO ELFORD

CHIEF DIRECTOR: ENVIRONMENTAL AFFAIRS

DATE OF DECISION: tf tagns.

Coplasto: (1) Charel Bruwer (EnviraAfiiss) Feo; (028) 316 3781
’ fa;m Stuind {Ovéfepf‘hn'ﬁséom) ® = Fact: (029) 313 0809
(3)Riaan Kuchar (Qversirand Municipality} Fax (026) 423 1014

E12/2/1-213-Parm §75/10-18, Hermanus 10
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Loretta Gillion

From: Rodney Anderson <rodney@hermanusgateway.co.za>

Sent: Wednesday, 10 December 2025 08:51

To: Loretta Gillion; Henk Olivier

Cc: Ebeline; chair@botfriends.org.za; charel@enviroafrica.co.za

Subject: Objection to Appeal: Consent Use & Administrative Penalty — Portions 210 & 220,
Farm 575

Attachments: Objection to Appeal- Consent Use & Administrative Penalty — Portions 210 & 220,

Farm 575 final word.pdf; Benguela cove ROD.pdf

Dear Henk and Loretta

Please find attached our objection against the Consent Use & Administrative Penalty ~ Portions 210 & 220, Farm

575.
Kindly acknowledge receipt.

-~ Regards

odney and Ebeline Anderson
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07" December, 2025 _C.P‘f/ A Theort
_H ohvier)

Overstrand Municipality
Town Planning
16 Paterson Street

Hermanus, 7200 via E-Mail: enquiries@overstrand.gov.za
loretta@overstrand.gov.za
holivier@overstrand.gov.za

Ref.: Portions 210 and 220 of Farm 575, Afdaksrivier
Comments on the Appeal of Benguela Cove Home Owner Association (BCHOA) against

£ the decision of the Municipality

We refer to the above matter and the notice received from your office and hereby formally place
our comments on record.,

We are the owner of Plot and House 182 at Benguela Cove and members of the Benguela Cove
Home Owners’ Association (BCHOA). We submit this letter to provide our comments on the
BCHOA’s appeal against the Municipality’s recent decision.

At the outset of my commentary, we would like to point out that English is not our native
language. In the event that the translation of German words into English has a different meaning,
we emphasize that it is not our intention to offend anyone or to make any insinuations. The

B

The original application from 2023 and the current appeal concern Benguela Cove Investments
(BCI) via BCHOA securing the tourist development of plots 210 and 220 along the lagoon
(Beach) and the operation of an excursion boat exclusively for its own business purposes, which
are not in the interests of the independent Benguela Home Owners (HO).

In our opinion BCI is using the Benguela Home Owners Association (BCHOA) in which in our
opinion it has sole control, as a vehicle for the application. The resolution submitted by the
trustees may be legally correct, but in our opinion it is actually proof that BCI is using this body

for its own purposes. V':f
£
2 Bensuets FILENOPENS 210 E 220
182 Benguela Cove
Benguela Cove Wine Estate FO\/FM 51‘5
Hermanus, 7200 SCAN NO.

Telephone: +27 63 657 2129

COLLABORATOR NO.

/YP Y UL (292717
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We, and to our knowledge other BCHOA members as well, were never informed by the Trustees
about the plans, applications, and appeal of the Benguela Home Owner Association (BCHOA).

From our perspective as homeowner, this raises questions about potential future tourist-related

use of the beach area by hotel guests and day visitors. We believe that the possible long-term
implications for the nature reserve and the residential environment should be fully assessed.

In our objection submitted on 23 May 2023, we explained that the Botriver Lagoon is a
protected biotope. In our understandin , any intensification of tourist activity in this area may
require assessment and, potentially, the involvement of additional authorities. We respectfully
request that the Municipality confirm the applicable regulatory requirements.

To illustrate the ecological sensitivity of the area, We attach below a photograph showing

birdlife regularly observed on the section of beach in question.
The picture shows flamingos that regularly forage here and that will lose part of their habitat due to the

tourist use of the beach.

182 Benguela Cove
Benguela Cove Wine Estate
Hermanus, 7200
Telephone: +27 63 657 2129

Pagez
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Volkhard + lise Buchholz

Globally and in South Africa, the Blue Crane is classified as vuinerable. They are also regular visitors to
the beach. So are Pelicans from time to time and many more other types of rare birds.

2. Relationship between BCI and the BHOA Trustee Structure

According to the BHOA constitution, the trustee structure is intended to consist of four trustees:
two representing homeowners and two representing BCI.

182 Benguela Cove
Benguela Cove Wine Estate
Hermanus, 7200
' Telephone: +27 63 657 2129
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At present, the trustees are:

1. Mrs. Penny Streeter Owner and/or director of Benguela Cove Investment (BCI)
2. Mr. Nick Rea Husband/Partner of Penny Streeter

3. Ms. Shantel Kent Employee of BCI or a company controlled by Mrs Streeter
4. Mr. Andre Leodolf Unknow to most HO.

We understand that several trustees have close professional or personal associations with BCI.
This arrangement has led to concerns among some homeowners regarding potential conflicts of
interest, particularly where BCHOA decisions may also have implications for BCI’s commercial

activities.

We do not assert any improper conduct; however, I believe the appearance of overlapping roles
Can create uncertainty about impartiality. We therefore ask the Municipality to take note of this

context when evaluating the appeal.

e e e e e e e ra— . e e e e e — i .

3. Examples of Decisions Raising Perceived Conflicts of Interest

Homeowners have expressed concerns about certain decisions made by the trustees in recent
years. These include, for example:

» Changes to rental regulations that now permit short-term rentals (including daily rentals
via online platforms), which may benefit certain business activities of BCI.

* The apparent absence of competitive tenders for certain services, although the
constitution indicates that such processes should be used. To my knowledge services are
organised and billed by BCI.

* Decisions and practices that some homeowners feel have shifted Benguela’s character in
a more commercial or tourism-oriented direction.

We do not suggest that these actions were improper, but note that they can create the perception
that BCHOA decisions may not always prioritise independent residential interests. We request
that these perceptions be taken into account given the nature of the current appeal.

Additionally, there have been instances reported by homeowners where municipal conditions
particularly noise-related conditions referenced in municipal documents dated 3 April 2019 (File
Ref. HBENG 229/575(3817) and 27 January 2021 (App ID: 2948/201 9) did not appear to be
fully complied with, We respectfully ask the Municipality to review whether existing conditions
and enforcement mechanisms are sufficient to protect residential amenity.

182 Benguela Cove
Benguela Cove Wine Estate
Hermanus, 7200
Telephone: +27 63 657 2129
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4. Pontoon Boat

S. Request

We reaffirm the objections set out in our submission of 23 May 2023. We respectfully request
that the Municipality uphold its original decision in order to protect:

* the ecological integrity of the Botriver Lagoon, and
» the residential amenity and character of Benguela Cove.

We thank you for your attention to this matter and for considering the concerns of the
independent homeowners.

Yours sincerely,

I
[ Lae ML@«Q

182 Benguela Cove
Benguela Cove Wine Estate
Hermanus, 7200
Telephone: +27 63 657 2129
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Loretta Gillion

From: VC Buchholz <volbuchholz@hotmail.com>

Sent: Tuesday, 09 December 2025 10:07

To: Loretta Gillion

Cc: Enquiries

Subject: AW: APPEAL - Portions 210 & 220 (Ptn of Ptn 80) of Farm Afdaksrivier No 575 -
Benguela Cove

Attachments: 2025-12-07 Comments to appeal.pdf

Dear Mrs Gillion,
please find attached our comments to the appeal in the a.m. matter.

Best regards and wishes for the upcoming holidays.

Volkhard + lise Buchholz
182 Benguela Cove

Telephone: 063 657 2129

Von: Loretta Gillion <loretta@overstrand.gov.za>
Gesendet: Donnerstag, 20. November 2025 13:09

An: Loretta Gillion <Ioretta@overstrand.gov.za>
Betreff: APPEAL - Portions 210 & 220 (Ptn of Ptn 80) of Farm Afdaksrivier No 575 - Benguela Cove

Dear Interested & Affected Party

This Municipality’s decision letter dated 17 October 2025 refers.

An appeal has been received on 7 November 2025 from the Applicant against the decision Mmade by the
Municipal Planning Tribunal on 30 September 2025.

A copy of the appeal is attached for your information. You are hereby afforded the opportunity to comment
on the appeal withi i ificati

Kindly note that in terms of Section 79.(13)(a) of the Overstrand By-law on Municipal Land Use Planning, the
Municipality’s decision is suspended until the appeal has been finalised and you have been advised

accordingly.

Regards

Loretta Gillion
Administrative Officer: Town & Spatial Planning

Directorate; Planning & Development, Overstrand Municipality, Hermanus
A: 16 Paterson Street, Hermanus, 7200 P: P O Box 20

T:028 3138900 | E: loretta@overstrand.gov.za
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Loretta Gillion

From: Klaus Strémer <dr.stroemer@t-online.de> DOCUMENT CONTROL
Sent: Saturday, 06 December 2025 10:00 OVERSTRAND MUNICIPALITY
To: Loretta Gillion
Subject: Re: APPEAL - Portions 210 & 220 (Ptn of Ptn 80) of Farm Afdaksrivier No 575 -

Benguela Cove
Attachments: SKM_C55825112013500.pdf; APPEAL DOCUMENT - HBENG 210 & 220.575 -

7.11.2025.pdf

P FILE NO.PENnS 20,220
The MunicipalManager SCAN NO.
Overstrand Municipality
P O Box 20
COLLABORATOR NO.

HERMANUS
7200 2. 725 = C)Qtf

We comment to the appeal as an affected party and house owner of Benguela Cove 240

o Thereis no identifiable or compelling reason why the homeowners should endorse such a
project.

+ The benefits accrue exclusively to the operator of the excursion vessel.

o A clear and material conflict of interest exists among the majority of the members of the

Trustee Committee.
o Any further burden on the natural environment should be avoided.

The applicant asserts that the homeowners have an interest in the proposed activity. This assertion
forms a central foundation of the application. In the absence of such an interest, it is neither
conceivable nor defensible that the elected representatives of the HOA could submit an application

of this nature on their behalf.

Yet, to date, the homeowners have not been informed of the matter—neither through a circular nor at
-a meeting—nor has the issue been presented for a vote. Consequently, at best, only a presumed and
ighly questionable interest on the part of the homeowners can be inferred.

Despite careful consideration, | am unable to identify any plausible interest a homeowner—who has
deliberately chosen to reside in a secluded, tranquil, and protected natural area—might have in
supporting additional overtly commercial activities. This includes not only tolerating such activities
but actively initiating them for their own supposed benefit. It should be noted that no fee for the use
of the common facilities is envisaged, from which the HOA could at least derive a financial

advantage.

It must regrettably be emphasized once more that, due to the formal structure of our constitution, the
majority composition of the Trustee Committee overlaps with the ownership of BCI. Since no
reasonable or substantial interest in a commercial use of our natural environment can be attributed
to the average homeowner—while, conversely, the benefits accrue almost exclusively to the owner of
the wine estate and restaurant operation—a significant conflict of interest among most members of

the Trustee Committee must be presumed.

/i{) g DEC 2025 1



= ¥
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allegedly based their decision to submit the application must nonetheless be made transparent. This
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has not occurred.

In the objection letter, the applicant refers on page 8 to duties conferred by the bylaws. The applicant

principally relies on three provisions:

1.

2.

“to make regulations for the advancement of the interests of members”
As demonstrated above, no such interest is identifiable.

“for the regulation and control of the conduct of members and occupants while in the

estate”
This provision is not implicated by the present application.

“for governing the manner and methods of use of the common property by or on behalf of

the Members of the Association”
While correct, this provision can only be interpreted in conjunction with the first.

In the present case, however, the will of the homeowners was neither sought nor established;

instead, a decision was taken without consultation. This constitutes a misuse of the Constitution for

sommercial interests of BCI.

Best regards

Dr. Klaus Stroemer and Dr. Beate Helgers

On 20. Nov 2025, at 13:09, Loretta Gillion <loretta@overstrand.gov.za> wrote:

Dear interested & Affected Party

This Municipality’s decision letter dated 17 October 2025 refers.

An appeal has been received on 7 November 2025 from the Applicant against the decision
made by the Municipal Planning Tribunal on 30 September 2025.

A.copy of the appeal is attached for your information. You are hereby afforded the

opportunity to comment on the appeal within 21 days of this notification.

Kindly note that in terms of Section 79.(13)(a) of the Overstrand By-law on Municipal Land Use
Planning, the Municipality’s decision is suspended until the appeal has been finalised and you

have been advised accordingly.

Regards

Loretta Gillion
Administrative Officer: Town & Spatial Planning
Directorate: Planning & Development, Overstrand Municipality, Hermanus

A: 16 Paterson Street, Hermanus, 7200 P: P O Box 20
T:028 313 8900 | E: loretta@overstrand.gov.za
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House 130
Benguela Cove
Hermanus
South Africa

Overstrand Municipality
Town Planning Section

loretta@overstrand.gov.za

December 07, 2025

OVERSTRAND MUNISIPALITEIT

REKORDBEHEER
09 DEC 2025

DOCUMENT CONTROL

OVERSTRAND MUNICIPALITY

TP- A Th
(H olivier

Tel. thome): +27-810663624
e-mall: nicobuchholz@hotmail.com

Ref.:  Portions 210 an 220 {Portions of Portion 80) of farm Afdaks Rivier No 575, Caledon Division: “Application
for consent use and determination of an administrative penalty: Wrap project office on behaif of
Benguela Cove Homeowner’s Association”

Dear Sir or Madam,

| am writing to you regarding the above matter. The purpose of this correspondence is to record my objection to
the appeal. | am the owner of House 130, Benguela Cove.

Having reviewed the appeal, | respectfully note that it does not appear to address the concerns | raised in my

original objection.

I would like to highlight the following points:

1. Representation of the HOA in the Appeal
a. My understanding is that the Benguela HOA is administered by four trustees, who make

decisions by simple majority. Two trustees are appointed by Benguela Cove Investments (BCl) as
the developer, and two are elected by HOA members. As BCI retains voting rights associated with
unsold plots and houses, its influence on the election of trustees may be significant. In this
context, | believe it is appropriate to note the potential for perceived conflicts of interest.

b. 1was not consulted as an HOA member regarding either the original application or the appeal.
Based on communication with other members, it appears that many individual HOA members
may also not have been consulted. For this reason, 1 am concerned that the application and
appeal may not necessarily reflect the broader views of the HOA membership.

2. Nature of the Application and Appeal
From my perspective, the application and appeal appear to focus primarily on the commercial objectives
of the developer. | have not identified provisions that clearly outline direct benefits for individual HOA

members. This forms part of the basis for my objection.

Please refer to the objection below.

FILE NO.PENS 240 &,
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Kindly tet me know if any further information is required.

Best regards

W ot
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Nico Boris Buchholz

Tel. (home): .+27-810663624
e-mail: nicobuchholz@hotmail.com

House 130
Benguela Cove
Hermanus
South Africa

Overstrand Municipality
Town Planning Section

loretta@overstrand.gov.za

May 20, 2023

Ref..  Portions 210 an 220 (Portions of Portion 80) of farm Afdaks Rivier No 575, Caledon Division: “Application
for consent use and determination of an administrative penalty: Wrap project office on behalf of
Benguela Cove Homeowner's Association”

Dear Sir or Madam,

1 am writing to you regarding the above subject.
The purpose of this letter s to object to the application.

| am the home owner of plot 130 - Benguela Cove and a member of the HOA.

In general, if approved, the proposed changes may have a significant negative impact on the lifestyle, safety and
security of some residents, the wildlife and the environment of the estate.

Objections:

b = Fundam | Chan aracter An lon Of ate:
When | purchased my property at Benguela Cove | gave consideration to the site development plan and the
approved activities. { think | am entitled to have a reasonable expectation for this to remain unchanged. The
proposed change may fundamentally impact the character and vision of the estate.
Benguela Cove was envisaged as a PRIVATE, RESIDENTIAL low density, rural, in “the middle of nature” estate,
undisturbed by the daily activities of towns and cities with private access to the Botrivier Lagoon via a jetty and a
boat ramp (210/575). Relatively untouched wetland area (220/575) which primarily serves as a habitat for wildlife
and plants are an essential part of that vision.
The vision was NOT to allow access of the general public and to be a place of tourist activities (as defined by
OMLUS), of public entertainment, impacting both residents and wildlife. The application will result in changing that
vision and to commercially exploit the estate by third parties and the natural habitat it tries to protect (with the
exception of the boutique hotel by the developer and the commercial precinct which is located outside the
security boom which controls access of the residents part of the estate).
This is a residential and NOT a commercial estate and | strongly object to the mixing of both and blurring the lines.
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Objection 2 — Non-compliance ROD 15/12/2003 — 220/575)
The current application may not be allowed with regards to the ROD, 15/12/2003

Objection 3 — Non-compliance of Environmental Development Plan (March 2004) — (220/575)
The current application may not be in compliance with the Environmental Development Plan (March 2004)

Objection 4 — Disturbance to — Wildlife (220/575)

Increased human activities will disturb wildlife, particularly the bird sanctuary on the wetlands of ERF 220/575
which is an internationally recognized RAMSAR site.

These existing restrictions provide space for wildlife. Allowing tourist activities would negates this
deliberate step and there will be pressure to “clean-up the beach” in order to make it appealing to
customers, destroying the natural habitat. How can the below points be reconciled with the application

?
The following controls and constraints are applicable to give effect to the requirements contained in the

said Record of Decision.

- The positions of the two approved jetties are specified in relation to the headland point of
reference known as South Cape.

- The erven boundaries were set well back from the highwater mark of the Botrivierviei to
prevent human disturbance of birdlife on the northern, west and southern boundaries of the
conservation area of the Benguela Cove property development.

- A boardwalk/demarcated walkway was placed well back from the beach areas surrounding
Benguela Cove to prevent disturbance of birdlife on these areas.

- A pet policy is in force where cats are not allowed on the properties and dogs must be contained
in fenced erven or kept on a leash when outside the erven.

- No access to the lagoon edge is allowed from the boardwalk/walkway apart from the footprints
of the two jetties that provide boating access to the Botriviervlei.

- No boats or watercraft may be beached anywhere on the waterside perimeter of Benguela Cove
but may only be moored to the two approved jetties.

- The Botrivier Lagoon Management Plan in force at the time must be adhered to at all times.

- The Record of Decision also specifically mentions that “the mitigation measures as detailed on
pages 37 to 40 in the Scoping Report dated August 2003 compiled by Enviro Africa, as well as
those specified in the'following Specialist Reports, must be incorporated also in the operational
phase of the project

- The RoD further stipulates that the residential component of this application must adhere to the
setback lines identified by the avifaunal specialist along the lagoon frontage.

- The Homeowners’ Association / or operator of the facility must implement and incorporate the
conditions of authorisation given in this Record of Decision, as appropriate to the operational

phase of the project.
There is also a bird nesting near the access road to the site which would be impacted by increased activities.

Obiection 5 — Environmental Impact Assessment:
The initial application for the development of the estate included an environmental impact assessment. The

application does not make it clear if a new EIA was conducted and is part of the application.
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Objection 6 — Residents Security/ Crime (210/575, 220/575)

Tourist activities will increase the amount of peaple on the estate, who will unlikley be vetted, properly registered
and meaningfully monitored, increasing the security/ crime risk on the estate.

These concerns apply to the protection and wellbeing of residents, private houses and items in the boat storage

facilities.
Once on the estate tourists will have unhindered access to the entire estate.

Objection 7 — Resident Noise Disturbance:
Tourist activities and increased road traffic will increase the noise footprint on the estate and disturb residents.

Objection 8 — Resident Road Safety:
Tourist activities will result in increased road traffic, increasing the risk to residents in particular children playing

and dogs.

Objection 9 — Scope of Application/ Lack of Specificity (210/575, 220/575):

The applicant is seeking the broadest scope of approval by re-designating the land as a “tourist facilities” (OMLUS).
The activities allowed under this approval category are too broad, not restrictive enough, provide few guardrails,
are easy to abuse and the consequences difficult to foresee.

The applicant must state what specific activities the applicant wants to engage in, instead of wanting to be issued
“card blanche”.

Informal, legally not relevant and binding assurances by the Board of Trustees representing the developer are not
enough to keep in restrict what might be planned in the future.

What stops the general integration of 210/575 & 220/575 into winery related, sponsored and commercial for
trade/profit activities ? What stops turning the boat ramp into a public ramp, what stops water sport equipment
rental, what stops public functions at the boathouse (turning it into a “pop-up restaurant”), what stops
entertainment functions (concerts) on the beach, what stops renting out beach chairs, what stops beach sports
{e.g. volleyball/ tennis), what stops ice-cream or hamburger stands, what stops the HOA owned swimming pool
and tennis courts to be used by the general public ?

If an approval was given, it needs to state what specific activities are approved. A general approval for all “tourist
activities” with some exceptions is NOT acceptable.

Obijection 10 — Lack of support facilities (e.g. toilets) (210/575, 220/575)

There are no public toilet facilities to support tourism.
The boat house is for the private use of residents and HOA members and their {(non commercial guests) and not for

the general public.

Obijection 11 — No monitoring & Enforcement Of Activities and Restrictions (210/575, 220/575)
Approval of “Portion 229 Of Farm 575, Benguela Cove - Proposed Amendment Of Approved Site Development
Plan And Departure” has shown that the ability to monitor and enforce restrictions by the competent authorities is

limited.
I have little confidence that potential restrictions to the current application would be monitored and enforced..

Objection 12 — Impact on relationship with HOA not addressed (210/575, 220/57

The proposed change places additional burdens onto individual homeowners which have not been addressed by
the applicant. The burden is administrative and financial.

I am personally not willing to financially subsidize (through HOA levies) the establishment/ running of tourist
facilities and the additional pressure on infrastructure this would amount to.

Part of the application, in my view, should be a detailed agreement how the financial bourdon is paid for.
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Objection 13 ~ Impact on Property Value (210/575, 220/575)

The developer has a history of wanting to make Benguela Cove appealing to a much wider audience by changing
the original vision of the estate from an exclusive, quiet area to that of a mass, high impact tourism site.
Specifically introducing facilities like mini-golf, a splash park, multiple bus parking bays are testament of that
changed vision towards commercialization.

As the result of the proposed change | am concerned that the value of my property will fall.

Obiection 14 — Municipality Consultation Model:

The municipality has delegated to the HOA to make individual HOA members aware of the application. Can this be
legal, the normal process or it be reasonable to delegated the sole means of notification to the very party seeking
the application ?! In addition this is the party which in the past has failed to forward the identical application in a
reasonable timeframe ?! Please note that forwarding the application was done my email-only without any
feedback loop.

What are the requirements governing the notification of affected parties ?

Points To Note:

To fully understand the application and the applicant consider the following:

1. Whols The Applicant:
The application may give the impression that the proposed changes are the desire of the majority of
individual home-/ plot owners. It is unlikely that commercialization and the resuiting risk to security,
safety and increased noise (see points above) is the desire of the majority of homeowners.

2. HOA vs. HOA trustees vs. BCI (developer) vs. BCI (operator of winery and related activities):
Whilst the HOA is the applicant, the dynamics of the application are more complex.
Decisions on behalf of the HOA, like this application, are made by the Board of Trustees on a simple
majority basis. The HOA has 4 trustees, 2 nominated by the developer (BCl), who also runs the winery and
related tourist activities, and two voted for by HOA members (home and plot owners}). As unsold
developer plots entitles the developer to have one vote per plot towards trustee elections, one HOA
trustee was essentially voted for by the developer, giving the developer (BCI) a majority to make decisions
on behalf of the HOA. The potential for conflicts of interest are obvious.
In essence the developer may apply for changes on behalf of the HOA without necessarily representing
the view of a majority of individual home-/plot owners.
As a consequence the question that needs to be asked is who is set to benefit the most from the
application ?
Of particular note is that the name of the developer was not mentioned once in the application !

3. Relationship Developer vs, individual homeowners:
In my opinion the relationship between the developer, represented by some members on the Board Of
Trustees and the majority of individual homeowners has been fractious and disagreeable, as the many
legal cases are testament too. The application has to be viewed in this context.

4. Non-Alignment of Interests:
The vision and interests for the estate between many individual home-/ plot owners and the operator of
the winery and related tourist facilities may not be the same and diverging. One party may be interested
in commercial expansion whilst the other focused on preserving the existing situation.
Please note that outside the residential area the developer is running an extensive tourist facility. The
reassignment of 210/575 and 220/575 would potentially expand those activities onto residential land.
The developer and the HOA are separate entities, yet for the reasons mentioned this application blurs the
lines and may allow the developer to use HOA land to further its own commercial interests.
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5. No Consultation:
Similar to previous applications, please note that I and the majority of individual HOA members have at no

stage been consulted by the applicant about this application. There would have been ample opportunities
to do so and even vote on during recent HOA meetings. Hence the application cannot be viewed as the
agreed desire of the majority of individual plot-/ home owners.

6. Hotel:
Some land adjacent to ERF 220/575 is owned by the developer and operator of the winery/ tourist facility
and as part of the existing site development plan has been approved to build a boutigue hotel facility on.
Plans are currently underway to do so.
The approval of 220/575 as a tourist facility will create a corridor to link hotel with ERF 210/575 increasing
human activity, impacting residents and wildlife. There is an alternative road to link hotel and jetty.

7. Pontoon Boat:

a. The owner/operator of the boat pontoon boat “Lady Bonny” is the same company that owns and
runs the winery and related tourist activities and is also the developer. The application makes no
mention of this. The HOA has no business interest or association with the boat. The application
may give the impression that the HOA has an interest in the usage of the boat. Due to the
reasons above the opposite is likely the case.

Of note is that the owner/operator of the boat was not mentioned once in the application

b. Individual plot-/ home owners were not consulted at the inception of the boat tours or ever
since.

¢. To me the boat operation of the pontoon boat and associated activities has always been
undesirable and | would like them to cease immediately.

d. The pontoon boat has continued to operate FOR HIRE (ZAR 250 per person as of May 2023) even
after the application has been submitted. The determination of the operation of the boat as not
being legal has not stopped its commercial usage. This also speaks to the inability of the
authorities to effectively monitor and enforce rules and the operator to adhere to restrictions.

8. 220/575 Activities.
There is plenty of evidence that the applicant has either scant regard for or knowledge of the purpose of
220/575. “Beach clearing” activities are testament of that. There is photographic evidence that exists of
extreme disturbance of the beach area by a digger loader in front of the clubhouse located at Jetty 1. It
must be pointed out that this disturbance is illegal as no permission was obtained from Department of
Environmental Affairs and Development Planning for what constitutes a listed activity under NEMA 2014
as amended.
If existing rules and restrictions are not followed, a logical conclusion could be that future restrictions, as
the result of this application, may not be followed either.

Further Specific Points Contained In The Application:
1. The WRAP document needs to describe in detail what it is that consent use is applied for, so that

there can be no confusion as to the exact detail.
2. Which boat is “consent use” applied for, the existing Lady Bonny or another? Be specific and provide

details of the craft to be used.
3. Are there any consent use matters included in the WRAP application that concerns public or residents

or boating access to the conservation area below the formal approved walkway as well as to
anywhere on the beach areas, apart from the footprints of the two jetties in the positions specified
in the DEADP Record of Decision.

In summary, | object to the commercial exploitation of this private, residential estate and due to the reasons
outlined above | am strongly opposed to the proposed changes contained in the application.
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Please contact me if | can be of assistance to you.

Best regards

ﬁu@@bw% |
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From:
Sent:
To:
Subject:

Attachments:

Dear Siror Madam,

Nico Buchholz <nicobuchholz@hotmail.com>

Monday, 08 December 2025 08:10

Loretta Gillion

Re: APPEAL - Portions 210 & 220 (Ptn of Ptn 80) of Farm Afdaksrivier No 575 -
Benguela Cove

2025-12-08 - Objection to Appeal.docx.pdf

with regards to the appeal of "Portions 210 & 220 (Ptn of Ptn 80) of Farm Afdaksrivier No 575 -
Benguela Cove" | continue to object to the application and appeal.
Please find my correspondence attached.

Best regards
Nico Buchholz

On 20/11/2025 12:09, Loretta Gillion wrote:
Dear Interested & Affected Party

This Municipality’s decision letter dated 17 October 2025 refers.

An appeal has been received on 7 November 2025 from the Applicant against the decision
made by the Municipal Planning Tribunal on 30 September 2025.

A copy of the appeal is attached for your information. You are hereby afforded the

opportunity to comment on the appeal within 21 days of this notification.

Kindly note that in terms of Section 79.(13)(a) of the Overstrand By-law on Municipal Land Use
Planning, the Municipality’s decision is suspended until the appeal has been finalised and you

have been advised accordingly.

Regards

Loretta Gillion

Administrative Officer: Town & Spatial Planning
Directorate: Planning & Development, Overstrand Municipality, Hermanus

A: 16 Paterson Street, Hermanus, 7200 P: P O Box 20

T: 028 313 8900 | E: loretta@overstrand.gov.za

Overstrand

g

Municipality

A: 1 Magnolia Street,
Hermanus, 7200

P: P.O Box 20, Hermanus,
7200

T: +27 (0)28 313 8000 ) F:

+27 (0)28 312 1894
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From:
Sent:
To:
Subject:

Dear Loretta

Harry Elcock <harry@comparisure.co.za>
Thursday, 20 November 2025 14:58

Loretta Gillion
RE: APPEAL - Portions 210 & 220 (Ptn of Ptn 80) of Farm Afdaksrivier No 575 -

Benguela Cove

Thank you for affording me the opportunity to comment on the appeal.

I was surprised that the original application was rejected and wish to record my full support for the appeal.

As a permanent resident on the estate, living close to the jetty, my daily experience is that many of the
concerns raised in objections are not borne out in practice. In my view, the objections often rely on
technicalities or interpretations of the HOA constitution that do not reflect the true impact on residents.

't would be deeply unfortunate if the appeal were not upheld, as the proposal allows more people to enjoy the
unique natural environment of the Bot River Lagoon and our estate and contributes positively to tourism in the

Overstrand area.

In summary, | fully support the appeal. OVERSTRAND MUNISIPALITEIT
REKORDBEHEER

Regards

Harry 2 1 NOV 2025

From: Loretta Gillion <loretta@overstrand.gov.za> DOCUMENT CONTROL

Sent: Thursday, 20 November 2025 14:15 OVERSTRAND MUNICIPALITY

To: Harry Eicock <harry@comparisure.co.za>

Subject: APPEAL - Portions 210 & 220 (Ptn of Ptn 80) of Farm Afdaksrivier No 575 - Benguela Cove

5 You don't often get email from loretta@overstrand.gov.za. Learn why this is important

Dear Interested & Affected Party

MrH Elcock

This Municipality’s decision letter dated 17 October 2025 refers.

An appeal has been received on 7 November 2025 from the Applicant against the decision made by the
Municipal Planning Tribunal on 30 September 2025.

A copy of the appeal is attached for your information. You are hereby afforded the opportunity to comment

on the appeal within 21 days of this notification.

Kindly note that in terms of Section 79.(13)(a) of the Overstrand By-law on Municipal Land Use Planning, the
Municipality’s decision is suspended until the appeal has been finalised and you have been advised

accordingly.

Regards

Loretta Gillion
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Office of the Executive Mayor
To : MR R KUCHAR, Divisional Manager: Town and Regional Planning

Cc : Dr DGI O’NEILL, Municipal Manager

Date : 23 April 2026

RE : APPEAL AUTHORITY DECISION: APPEAL: PORTIONS 210 AND
2020 (PORTIONS OF PORTION 80) OF THE FARM AFDAKS RIVER 575,
DIVISION CALEDON, OVERSTRAND MUNICIPAL AREA: APPLICATION FOR
CONSENT USE AND DETERMINATION OF AN ADMINISTRATIVE PENALTY:
WRAP PROJECT OFFICE ON BEHALF OF BENGUELA COVE HOME

OWNERS ASSOCIATION

Points noted:
I We note that the MPT site a number of critical information that was lacking in order to arrive

at an informed determination.
2. We do not have clarity on MPT engagement with the Appellant with the intention to get the

necessary clarity.

We therefore make the following decisions:

1 That the MPT did not have sufficient information arrive at a completely considered view.
2. That the Appeal is referred back to the MPT.
3. That the MPT must seek the necessary clarity from the Appellant and re-assess the
Application.
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D.G.I. O'NEILL (PERS. NR/NO: 3468)
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