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3.1

ERF 1735, 71 BERGSIG STREET, SANDBAAI, OVERSTRAND MUNICIPAL AREA:
APPLICATION FOR REZONING AND DEPARTURE: MESSRS WRAP PROJECT OFFICE
ON BEHALF OF TERRA NUOVA DEVELOPMENTS CC

1735 HSB (4409/2023)
B Minnaar (028) 313 8900 Hermanus Administration
23 April 2026

1. EXECUTIVE SUMMARY

An application, in terms of the Overstrand Municipality Amendment By-Law on
Municipal Land Use Planning, 2020 (By-Law), has been received on
3 November 2023 from Messrs WRAP Project Office on behalf of Terra Nuova
Development CC, the owner of Erf 1735, Sandbaai. The application served at a
Municipal Planning Tribunal meeting on 4 October 2024 and was resolved that the
application be referred back to the applicant to submit a revised proposal.
Subsequently a revised application in terms of the By-Law has been submitted for
the following:

+ Rezoning of the property in terms of Section 16(2)(a) of the By-Law from
Residential Zone 1. Single Residential (SR1) to General Residential Zone 3:
Flats (GR4) to accommodate 51 town houses and 83 flats (sectional title) on the
property, and

« Departure in terms of Section 16(2)(b) of the By-Law to:
e relax the southern street building line 4m to Om to accommodate the
proposed refuse room, and
o deviate from the applicable density provision from 50du/ha to 74.44du/ha to
accommaodate the proposed development.

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, and
the Site Development Plan is attached as Annexure C.

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

Erf 1735, Sandbaai is zoned for Residential Zone 1: Single Residential purposes and
measures 18000mz2 (1.8ha). The property is currently developed with a dwelling unit
and various outbuildings. An initial application submitted applicable to the subject site
on 3 November 2023. At an MPT meeting held on 4 October 2024, it was resolved
that the application be referred back to the applicant to submit a revised land use
planning application (attached as Annexure D) which is the purpose of this
application.
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4. SUMMARY OF APPLICANT’S MOTIVATION

Only the main points of motivation are summarised as follows (the detailed report is
attached as Annexure C):

Erf 1735 Sandbaai, situated opposite the Whale Coast Mall in Bergsig Street,
presents an excellent opportunity for a higher-density residential development in
the growing suburb of Sandbaai.

Terra Nuova Developments CC acquired Erf 1735 Sandbaai with the intention of
developing it to address the high demand for residential units in the surrounding
area.

Amended Application and Proposal

Following the initial application, comments received from the municipality and
surrounding community were carefully considered. A revised proposal was
subsequently compiled to ensure that the development integrates more
appropriately with the existing urban fabric than the original concept. The
amended proposal reduces the overall massing of the development by
introducing smaller townhouse units along the property boundaries and
decreasing the number of apartment blocks.

Project Summary

@,
0’0

Erf 1735, Sandbaai (hereafter referred to as the subject property) has an extent
of 1,8Ha / 18 000m2 and is currently zoned as Residential Zone 1: Single
Residential. The subject property has been identified in the Growth Management
Strategy as a suitable densification development area.

This proposed development will consist of the following:

o 83 flats;

o 51 town houses;

o Common areas (open spaces), and

o Common areas (private roads with parking areas).

Applications proposed:

0 Rezoning of the property from Residential Zone 1: Single Residential
(SR1) to General Residential Zone 3: Flats (GR4) to accommodate 51
town houses and 83 flats (sectional title) on the property, and

0 Departures to:

= relax the southern street building line 4m to Om to accommodate
the proposed refuse room, and
= deviate from the applicable density provision from 50du/ha to
74.44du/ha to accommodate the proposed development.
The previous application proposed the subdivision of the property into two
portions. The amended proposal, however, retains the entire property as a single
entity, with the intention to demolish all existing structures to accommodate the
proposed development.
Furthermore, the proposal limits the building height along the boundaries to two
storeys, with three-storey buildings permitted only in the centre of the site, away
from adjoining properties.
This design approach is intended to reduce the visual impact of the development
on neighbouring properties. In addition, all proposed buildings will comply with
the side building line requirements applicable to the intended zoning, thereby
ensuring compatibility with the surrounding built environment.
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+» The amended proposal not only seeks to reduce building heights to two storeys
near the boundaries, rather than the maximum three storeys permitted by the
Overstrand Municipality Land Use Scheme (OMLUS) but also aims to lower the
residential density along the perimeter of the property. These measures have
been introduced to minimise potential impacts on adjacent properties and
demonstrate the property owners’ sensitivity to the surrounding context.

+ This design approach is intended to mitigate concerns such as loss of sunlight
and overdevelopment near neighbouring erven. As such, the proposed
development will comply with the provisions of the OMLUS and is not expected to
have a detrimental impact on the surrounding area.

Population Growth

« The Overstrand Municipal Spatial Development Framework (OMSDF) includes
population growth projections for the municipality’s main areas. According to the
OMSDF, Sandbaai experienced an average annual population growth rate of
7.0% between 2001 and 2011, increasing the population by 1,639 residents, from
2 463 to 4 102. The OMSDF further indicates that the Greater Hermanus area,
which includes Sandbaai, requires the development of several thousand new
dwelling units to accommodate projected population growth (OMSDF, p.28).

Table 1; Housing Need and estimaled land ared required |15dutha)

Year Gregier Hermmonus Areg
Total dwelling units {du) required Estimaoted land area required [ha)
2011 3892 256
20164 5340 357
2021 7127 475
2026 2 104 S07
2031 11 234 7%

Bozed on information obtained within the OMSDF (OMSDF, p28)

Table 2: Housing Need and estimated land area required (20du/ha)

Year Greafler Hermaonus Area
Total dwelling units (du) reguired Estimated land area required (ha)
20110 3892 195
2014 5340 268
2021 7127 356
2026 2108 455
2031 11234 562

Basad on informaotion obtained within the OMSDF (OMSDF, p28)

+ These tables provide clear insights into the scale of housing demand in the
Greater Hermanus area and the associated land requirements. Importantly, the
proposed development will be situated within the existing urban edge of
Hermanus. No additional land was incorporated into the urban edge during the
review of the 2020 OMSDF, which underscores the importance of optimising
available land within established urban areas such as Sandbaai.
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Y/
0'0

The development proposal for Erf 1735 Sandbaai seeks to make efficient use of
land by delivering 134 residential units at a density of approximately 74.44
dwelling units per hectare (du/ha). This figure has been reduced from the
previous proposal of 148 units at over 90 du/ha. The motivation for maintaining a
higher density is to address the pressing demand for housing in the Hermanus
and Sandbaai area while limiting the need for further land expansion. This
approach supports the principles of sustainable development by maximising land
use efficiency within the existing urban footprint.

Reduction of Density

R/
0'0

The reduction of density was a decision informed by feedback from the
municipality and members of the public, as well as a careful reassessment of the
site’s relationship with the surrounding built environment. Lowering the number of
units helps to soften the overall impact of the development, reduce the bulk and
scale of buildings along sensitive boundaries, and improve compatibility with
adjacent residential properties. The revised density also allows for more
meaningful landscaping, increased open space within the development, and
better opportunities for light and ventilation between buildings.

In this way, the proposal seeks to find a middle ground between the need for
higher-density residential development and the importance of preserving the
character and amenities of the existing urban area. The proposed layout and
design demonstrate sensitivity to neighbouring properties while still supporting
the overarching spatial development goals of the Overstrand Municipality.
Ultimately, the amended proposal contributes to a more sustainable and
integrated urban form, delivering much-needed housing without compromising
the liveability or identity of the Sandbaai area.

Design and Layout

The development proposal for the subject property adopts an adapted and

context-sensitive layout. Careful consideration has been given to ensuring that

both the design and layout integrate seamlessly into the surrounding residential

fabric of Sandbaai.

The proposal is to have access to the development being obtained from End

Street and egress being obtained from Bergsig Street. There are also a

pedestrian access and egress proposed on Bergsig Street, which will allow the

residents quick access to the mall.

Flats

0 Three apartment blocks are positioned in the central portion of the site to

minimise their visual impact from adjacent properties. These blocks are
arranged in a U-shape to optimise natural light penetration and internal
open space. Refer to Plan 5, the SDP and Annexure C for the Architect’s
drawings and 3D renders. Each apartment block will be fitted with a lift
and connected by covered walkways, ensuring accessible and convenient
circulation throughout the development. The design of the flat blocks has
been carefully considered to reduce the perceived bulk of the buildings
and maintain compatibility with the surrounding built environment.
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o Two of the apartment blocks will incorporate ground-level parking below
the first floor, which allows the development to meet parking requirements
while making efficient use of the site. The third block has been designed
with parking positioned separately from the building to allow for the
introduction of ground-floor garden units. These units not only enhance
the residential character of the development but also offer future
homeowners a greater variety of housing options, catering to different
lifestyle needs.

0 This approach ensures that the development is both functionally efficient
and visually compatible with its surroundings. It contributes positively to
the aesthetic and spatial quality of the neighbourhood, while also
promoting liveability, accessibility, and choice within the local housing
market.

Figure 1: Internal Street Scape and 3D render of the proposed flats

« Town Houses

o The proposed layout includes three townhouse components, each
grouped together in a single structure along the side boundaries of the
property, thereby creating a softer interface with neighbouring single-
family dwellings.

o Each townhouse will be provided with two dedicated parking bays, one of
which will be a secure, lockable garage. The townhouses will be designed
in a cohesive architectural style, with visual breaks along the boundary to
avoid a continuous built edge and to maintain a sense of openness. The
townhouses will offer a mix of, two-, and three-bedroom units, catering to
a wide range of household sizes and lifestyle needs.

o The overall design of the residential units is modern and functional,
incorporating open-plan living areas and maximising natural light through
appropriate orientation and window placement. Sufficient on-site parking
will be provided, consisting of a combination of covered and open bays for
both residents and visitors. The parking areas have been carefully
positioned to reduce their visual impact and preserve the aesthetic appeal
of the development as a whole.
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Figure 2: Internal Street Scape and 3D render of the proposed townhouses

« Development Proposal (Units)

TOWN HOUSES

Block Type

Type of Units

Number of Units

Townhouses (Duplex) 1 Bedroom units (40m2) 12
1 Bedroom units (44m2) 12
Total Number of Units 27
FLATS
Block Type Type of Units per block Number of units
Flats (Simplex next to | 1 Bedroom units (40m32) 12
Bergsig Street) 1 Bedroom units (44m2) 12
Total number of Units (Simplex) 24
FLATS
Block Type Type of Units per block Number of units
Block A 1 Bedroom units 15
2 Bedroom units 18
Total Units in Block A 33
FLATS
Block Type Type of Units per block Number of units
Block B 1 Bedroom units 11
2 Bedroom units 14
Total Units in Block B 25
FLATS
Block Type Type of Units per block Number of units
Block C 1 Bedroom units 11
2 Bedroom units 14
Total Units in Block C 25
TOTAL DEVELOPMENT UNIT BREAKDOWN
Flats 1 Bedrooms units 24
1 Bedroom units 37
2 Bedroom units 46
Townhouses Bedroom units 9
3 Bedroom units 18
Total Units 134
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0 The proposed development seeks to enhance the property through the
introduction of a diverse range of unit types, as previously described. The
townhouses and flats will be limited to two storeys, with a maximum
height of 8m. All these units are strategically positioned along the side
boundaries of the property to create a transition in scale between the
proposed development and neighbouring single-family dwellings.

o The higher-density flat blocks are positioned centrally within the site, set
back approximately 28m from the nearest property boundaries. This
layout was deliberately chosen to reduce the visual impact of the larger
buildings on surrounding properties and to ensure that the massing of the
development is more respectful of its residential context.

0 This stepped approach to building height, transitioning from three-storey
flat blocks in the centre of the site to two-storey townhouses along the
edges, ensures a gradual and harmonious integration with the existing
built environment. By concentrating height and density away from the
boundaries, the proposal effectively mitigates bulk and scale concerns,
thereby promoting a more balanced urban form.

0 The amended proposal aims to reduce the overall bulk of the
development  while  still  providing  much-needed residential
accommodation. The proposed layout creates a cohesive and visually
appealing urban environment, where building heights are modulated to
respond to their immediate context. The central flat blocks, limited to three
storeys, are set back significantly, while the townhouses and flats
(simplex) units are situated along the lateral and northern street
boundaries respectively at 4.5m and 4m, in full compliance with the
applicable building line requirements as prescribed by the OMLUS.

o Furthermore, the property owners have confirmed their commitment to
adhering to the building line along the boundaries, reinforcing their
intention to limit the impact of the development on adjacent properties,
with the exception of the Southern Street building line to accommodate
the refuse room. This, combined with the tiered layout of the proposed
buildings, ensures that the visual and spatial impact on neighbouring
properties is minimised.

o Overall, the objective of the amended application is to establish a well-
integrated, high-quality residential development that contributes positively
to the surrounding landscape. The proposed architecture and site layout
aim to strike a careful balance between increased residential density and
sensitivity to the existing urban character. The attention to detail in the
elevations and the step-down design approach reflect a clear commitment
to creating a development that is not only functional but also contextually
appropriate and visually pleasing.

Open Space Provision

+ In an effort to exceed these minimum requirements and to create a high-quality,
liveable environment, the proposed development incorporates approximately
2,069m? of functional open space. This represents 11.49% of the total
developable area, exceeding the minimum 10% provision required by the

OMLUS.
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«» The inclusion of this generous open space allocation offers a wide range of
benefits to both the future residents and the broader surrounding community.
Firstly, it provides ample room for outdoor recreational activities and communal
amenities, thereby supporting an active, healthy, and socially connected lifestyle.
The open space has been designed as a cohesive, functional area that may
include features such as walking paths, landscaped gardens, children’s play
zones, braai facilities, and informal gathering areas. These shared spaces
encourage interaction among residents and help build a sense of community
within the development.

+ In addition to the functional benefits, the open space also contributes significantly
to the aesthetic value and overall spatial quality of the development. By
maintaining a balance between built form and open areas, the layout achieves a
sense of openness that helps to mitigate any perception of overdevelopment or
density. The green spaces serve as visual relief and soften the urban
environment, promoting a calm and attractive setting for residents.

Sectional Title Scheme

« Following the approval of the land use application, construction of the
development will commence. Once the buildings have reached a suitable stage,
specifically when they can be surveyed in accordance with the Sectional Titles
Act (STA), a Sectional Plan will be submitted to the Surveyor-General for
approval. Thereafter, the sectional title scheme will be registered at the Deeds
Registry Office.

*» The development will be owned and managed in terms of the Sectional Titles Act,
and as such, specific terminology associated with sectional title schemes
becomes applicable to the proposed development.

Section
+ With reference to the proposed development, each residential units, garage, and
parking bay will constitute a “section” as defined in the Act.

Common Property

+ In the context of this development, the common property will comprise the shared
open spaces, roads, circulation routes, lift systems, gatehouse, refuse area, and
other shared infrastructure or amenities, as determined in the registered

Sectional Plan.

Exclusive Use Areas
R/

+ In this development, possible Exclusive Use Areas could include gardens for
ground-floor units, carports, covered parking bays, and balconies.

Body Corporate

« Once the sectional title scheme is registered, a Body Corporate will be
established in accordance with the Sectional Titles Act. The Body Corporate is
comprised of all owners of sections within the development and is responsible
for:

The management and maintenance of common property

Financial administration (e.g. levies, budgeting, and reserve funds)

Implementation of scheme rules

Ensuring compliance with the STA and any rules adopted by the Body

Corporate

O O OO
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Y/
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Any purchaser of a unit (section) will automatically become a member of the
Body Corporate and will hold an undivided share in the common property. The
extent of each owner’s share is determined according to the participation quota
as calculated under the Act.

This form of property ownership ensures collective responsibility for the
management and upkeep of the shared spaces, without requiring the creation of
individual land units. All common areas will be subject to the rules and
management processes established by the Body Corporate, as per the provisions
of the Sectional Titles Act.

House Rules

@,
0’0

It is important to emphasise that all owners and tenants within the proposed
development will be bound by the constitution and house rules of the Body
Corporate, which will be established in terms of the Sectional Titles Act. These
mechanisms will ensure proper and ongoing management of the development.
Effective management is in the best interest of all residents. Poor maintenance or
rule enforcement would not only affect the surrounding area but also negatively
impact the value and appeal of the development itself, thereby diminishing
property values and investment returns for individual owners. As such, it is
anticipated that the Body Corporate will act in a proactive and diligent manner to
preserve the quality, order, and aesthetic standards of the scheme.
The conduct rules will include several measures such as the following:

o Noise;

o Vehicles, and

o Laundry.

Zoning Compliance

R/
0.0

K/
0‘0

The development plan for the subject property, aims to optimise the available
land by yielding a total of 134 residential units, resulting in a proposed residential
density of approximately 74.44 Du/Ha. The primary objective behind this
proposal, and the associated request for a departure from the applicable density
provision, is to address the housing demand in the Greater Hermanus and
Sandbaai area without increasing urban sprawl or requiring the allocation of
additional land. This objective is consistent with broader sustainable development
principles and municipal policy directives.
In particular, the proposal supports densification within the urban edge, thereby
aligning with the Overstrand Municipality’s legislative framework and forward
planning instruments, including the OMSDF. As referenced in Section 12.3.3 of
this report, the proposed density complies with the intent of the OMSDF and
related policy documents, which continue to guide development despite not being
formally incorporated into the zoning scheme. This property has also been
identified for higher-density development and is one of the last remaining
properties in Sandbaai where such development remains feasible, refer to the
alignment with the Overstrand Municipal Spatial Growth Management Strategy in
Section 12.
While the proposed density exceeds the 50 Du/Ha limit prescribed in Section
6.3.2 of the OMLUS, the proposal is otherwise consistent with the regulations
applicable to General Residential Zone 3: Flats (GR4) and the broader intent of
the spatial framework. Several mitigation measures have been incorporated into
the design to limit the impact of increased density on the surrounding area. These
include:

0 Locating the three-storey buildings centrally within the site and setting

them back approximately 28m from the boundaries;
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o Providing two-storey townhouse units along the periphery (lateral
boundaries) to soften the transition between the development and
adjacent properties;

0 Adhering to the building lines and development parameters outlined in
Section 6.4.2 of the OMLUS, which relate specifically to GR4 zoned
properties.

Importantly, the proposed density is not considered atypical or excessive when
compared to other developments within Sandbaai. For instance, the De Zandt
development, located within the same suburb, includes a range of densities, from
17 to 75 Du/Ha. The highest densities within De Zandt are located on properties
similarly zoned: Flats (GR4) and did not require a departure from Section 6.3.2,
as their densities were deemed consistent with the broader development
framework.

It is also relevant to note that Erf 1735 Sandbaai, like De Zandt, forms part of a
larger, established urban area. The proposed development can thus be
considered a logical extension of existing residential typologies in Sandbaai,
where a mix of lower- and higher-density development coexists harmoniously.
The range of densities in De Zandt, from 17 to 75 Du/Ha, demonstrates that such
variation is already embedded in the area’s spatial character.

In light of the above, the request for a departure from the density provision is
necessary to facilitate a development that is both contextually appropriate and
compliant with the relevant policies. The proposed layout and form are consistent
with recent trends in Sandbaai and reflect a rational response to the limited
availability of land for urban expansion. The departure request is not merely a
deviation from the scheme parameters but a measured adjustment that enables
compact, efficient land use in accordance with the municipality’s strategic
planning objectives.

Land Use Environment

@,
0’0

Upon a thorough analysis of the locality and zoning plan, it has been identified
that the subject property proposed for development is strategically located in a
prime position. The location offers a range of benefits, including its proximity to
the main distributor road that leads towards the popular tourist destination of
Hermanus.

Additionally, the property is situated adjacent to the Whale Coast Mall, which
provides residents with easy access to a top-class shopping experience. This
proximity to a major shopping center is a significant advantage for the proposed
development, as it offers residents the convenience of having all their daily needs
met within a short distance from their home. Moreover, the location of the
property is within walking distance of many local amenities, including restaurants,
cafes, and recreational facilities, which further adds to its appeal.

Title Deed

K/
0‘0

The title deed (T49782/2022) of the property was scrutinized, and upon further
examination, it was found that there are no title deed conditions that could
potentially hinder the proposed development.

Zoning

®
0.0

the subject property is Residential Zone 1: Single Residential (SR1) the proposal
is that the property be rezoned to General Residential Zone 3: Flats (GR4).
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Notification of Intent to Develop

+ Section 38 of the National Heritage Resources Act contains the following
provisions, and the proposed development will necessitate that a Notice of Intent
to Develop to Heritage Western Cape is submitted.

« An NID was be submitted to Heritage Western Cape and it the Record of
Decision confirmed no heritage impacts are present.

Services
+ Electrical and Water

0 The proposed development of Erf 1735, Sandbaai will require the
connection of essential municipal services, namely water, electricity, and
sewerage, to the Overstrand Municipality’s existing infrastructure
networks. As part of the formal application process, all service connection
requests will be subject to technical review by the relevant internal
engineering departments. These departments will assess the proposed
demands and provide input regarding the capacity and any upgrades or
contributions required.

0 To support this process, a bulk water capacity analysis was undertaken
by GLS Consulting (Pty) Ltd, confirming that sufficient capacity exists
within the municipal water supply network to accommodate the proposed
development. The findings indicate that the anticipated impact on the
network is minimal and within acceptable limits.

o In addition to adhering to the engineering requirements, the property
owners have committed to making financial contributions towards the
upgrading of bulk infrastructure where necessary. This commitment
ensures that the proposed development does not place undue pressure
on municipal services and that sufficient infrastructure capacity is
available to serve both the development and the surrounding community.

s Sewage

0 The Sandbaai area currently lacks a formal full bore municipal sewage
system and relies on conservancy tanks to manage wastewater. These
tanks are connected to an existing municipal small bore wastewater
network that only accommodates black water, while solids remain in the
tanks and must be periodically removed through servicing.

o To ensure that the proposed development complies with engineering
requirements, it is proposed that a communal conservancy tank be
installed to serve all units within the development. This proposal is subject
to approval by the Overstrand Municipality and will be designed in
accordance with applicable engineering standards to ensure long-term
viability and operational efficiency.

0 The implementation of a communal system will bring several advantages.
It will significantly reduce the maintenance burden and servicing costs
associated with multiple individual tanks. Centralised management will
also allow for better monitoring and scheduling of waste removal,
ensuring consistent and reliable sanitation for all residents. Furthermore,
a communal tank system promotes better hygiene and reduces the risk of
individual tank failures or environmental contamination, thereby
supporting improved health outcomes within the development.
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(0]

Importantly, the communal system will be designed in line with municipal
guidelines and best practices, ensuring that it is safe, effective, and
sustainable. Should a formal sewage system be introduced to Sandbaai in
the future, the development can be adapted accordingly. For now, the
proposed solution provides a practical and responsible approach to
wastewater management that meets the needs of both the development
and the broader community.

% Solid Waste

(0]

The proposed development will include a refuse room of adequate size,
ensuring that the waste generated from the land unit can be stored for a
week. This will comply with the Overstrand Municipality's by-laws, which
require a refuse storage facility to be of sufficient size (32m?2) and
designed in a manner that is architecturally compatible with the
surrounding structures.

It should also be noted the refuse room will be connected to the water and
sewer to ensure the area can be kept clean and always sanitised and to
be compliant in terms of 17.4.1 of the OMLUS.

The refuse room will also be located adjacent to a public street (End
Street) or in a position that provides acceptable access to a refuse
collection vehicle. These measures ensure that the proposed
development is executed in a manner that is safe, aesthetically pleasing,
and in compliance with the necessary regulations.

« Traffic, Access, and Egress

(0]

(0]

Access and Egress

= To ensure smooth traffic flow and to minimise congestion along
surrounding streets, vehicular access and egress to the subject
property will be split between End Street and Bergsig Street. The
proposed access point on End Street will offer approximately 20m
of stacking distance, exceeding the minimum requirement set out
in the Traffic Impact Statement (TIS). The egress onto Bergsig
Street will allow for 12m of stacking distance, providing ample
space for vehicles to exit without causing backlogs onto the public
roadway.

= Both the access and egress points will be controlled by a security
gate system, which will regulate vehicle flow and prevent
congestion from spilling over into the surrounding streets. This
design significantly improves traffic safety and efficiency,
enhancing safety for both pedestrians and motorists by reducing
the likelihood of queuing or bottlenecks near the entrances.

Traffic

= To assess the potential impact of the proposed development on
the surrounding road network, the property owners appointed a
professional traffic engineer to compile a Traffic Impact Statement
(TIS). The TIS, provides a comprehensive evaluation of
anticipated traffic volumes and patterns resulting from the
proposed development.
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= The TIS confirms that no upgrades to the existing external road
network are required to accommodate the development. However,
it offers a series of engineering recommendations to ensure
optimal functionality and traffic flow within the internal road
network. These recommendations have been considered and
incorporated into the revised site development layout, ensuring
that the internal circulation system is both efficient and safe.

Environmental Considerations

Y/
0'0

The proposed development has been designed with a clear commitment to
environmental responsibility and sustainability, despite its location within a fully
urbanised area. The property is situated within the existing urban edge and is not
located within any environmentally sensitive area, such as a wetland, Critical
Biodiversity Area, or the Environmental Protection Overlay Zone (EMOZ) as
defined by the Overstrand Municipality’s planning instruments. Consequently, the
development does not trigger any listed activities under the National
Environmental Management Act (NEMA), and no Environmental Impact
Assessment (EIA) is required.

Although the site has not been classified as a wetland, the water table and
potential subterranean water movement is noted. The development will include
the installation of an agri-drain (sub-soil drainage system) along the western
boundary wall. This system is designed to intercept and redirect subsurface water
away from neighbouring properties and will be fully integrated with the internal
stormwater management network, which connects to a detention dam that will be
designed and installed by civil engineers. This ensures that the development
does not increase runoff or create any flooding risk for surrounding properties.

In summary, while the subject property is located within an urbanised context and
does not fall within an environmentally sensitive zone, appropriate environmental
considerations have been incorporated into the development design. These
measures demonstrate a responsible approach to stormwater, biodiversity, and
landscape management, ensuring that the development contributes positively to
the overall urban environment without compromising ecological integrity

Need and Desirability

R/
0.0

Socio-Economic Impact

0 The proposed development is expected to contribute positively to the local
socio-economic context. During the construction phase, it will create
short-term employment opportunities, benefiting local contractors,
labourers, and service providers. Once completed, the addition of 134
residential units will attract new households to the area, which will in turn
stimulate local spending and support the growth of surrounding
commercial nodes, including the nearby Whale Coast Mall and smaller
retail centres.

o Furthermore, the development will broaden the range of housing options
available, aimed at middle-income households. This will contribute to
improved housing affordability and accessibility, helping to address the
significant demand for well-located, secure residential opportunities in the
Greater Hermanus area.

0 The increased number of rate-paying households will also contribute to
the municipal rates base, enabling the municipality to invest further in
infrastructure and service delivery. In this way, the proposed development
supports both economic development and the social integration of new
residents into the broader Sandbaai community.
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«» Compatibility with Surrounding Uses

(0]

The proposal to establish a residential development on the subject
property is highly compatible with the surrounding land uses. The area is
predominantly residential in character, and the proposed development will
represent a logical and seamless extension of the existing residential
fabric.

The layout and scale of the proposed development have been carefully
designed to respect the character of the surrounding neighbourhood.
Building form, density, and placement have been considered to ensure
minimal visual intrusion and to maintain the residential nature of the area.
Moreover, the development aligns with the municipality’s spatial
development policies, which encourage the consolidation of urban areas
and the efficient use of land within existing urban footprints. The proposal
supports this objective by introducing a land use that is consistent with its
surroundings and compatible with existing infrastructure and services.

By reinforcing the existing residential context and integrating with the
surrounding neighbourhood, the development will contribute positively to
the built environment, without introducing any conflicting land uses.

< |Impact on Safety, Health, and Wellbeing of the Surrounding Community

(0]

The proposed development is not anticipated to negatively impact on the
safety, health, or general wellbeing of the surrounding community. On the
contrary, it is expected to contribute positively by introducing new
residents to the area, potentially stimulating local investment, and
supporting the long-term vitality of the neighbourhood.

« |Impact on Heritage

(0]

K/
0’0

The subject property is not listed in the OM Heritage Register. A NID was
submitted, and the Record of Decision indicated there is no impact on
heritage.

Impact on Views

(0]

L)

While the protection of scenic views is often a concern in residential
settings, South African case law has consistently confirmed that there is
no legal entitlement to a view. Views are regarded as a personal amenity
or “source of delight,” but not a protected right inherent in land ownership.
Accordingly, aesthetic considerations such as views are not determinative
in land use decision-making.

Notwithstanding the above, the proposed development has been
sensitively designed to minimise any adverse visual impacts. The
buildings along the property boundaries will be limited to two storeys in
height, with any three-storey components restricted to the centre of the
site. This approach creates a stepped built form that respects the scale of
adjacent properties and reduces the visual prominence of the
development.

In addition, the layout has been amended to comply with applicable side
and rear building lines under the OMLUS, further contributing to visual
integration with the surrounding built environment.

» Impact on Sunlight

(0]

The development has been carefully designed to avoid overshadowing of
neighbouring properties. All buildings adjacent to external boundaries will
be set back at least 4,5m, providing adequate separation to preserve
access to direct sunlight. Furthermore, the restriction of three-storey
structures to the interior portion of the site ensures that the height of
buildings near adjoining properties remains modest.
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(0]

The amended site layout includes a reduction in the height and density of
buildings along the perimeter, which serves to mitigate any potential loss
of daylight or overbearing impacts on adjacent dwellings. As such, the
development remains compliant with OMLUS parameters and will not
result in a loss of sunlight or undue shadowing.

% Impact on Character

(0]

The proposal is consistent with the strategic objectives of the municipality
to promote compact urban form and encourage the optimal use of
serviced land within the urban edge. The area is identified as appropriate
for densification, and the development responds directly to this policy
intent by contributing to the delivery of additional housing opportunities in
a sustainable location.

The proposed design will support a balanced neighbourhood character by
incorporating a variety of unit types, internal landscaping, pedestrian
pathways, and adequate internal open spaces. This creates a high-quality
living environment that complements the existing urban grain while
addressing contemporary housing needs.

Moreover, the proposal includes extensive security measures, such as a
gated entrance, optical surveillance, and controlled access, which will
foster a sense of safety and order within the estate, benefitting not only
future residents but also enhancing the broader area's overall sense of
wellbeing.

Densification of this nature can also result in broader community benefits,
such as reduced pressure for outward urban expansion, more efficient
use of infrastructure, and potential improvements to housing affordability.
By integrating well with existing residential developments and enhancing
the functionality of the site, the proposed development will contribute
positively to the long-term evolution of the neighbourhood.

Surrounding Property Values: The primary objective of the proposed
development is to provide additional housing opportunities and to attract
new residents to one of Hermanus’ most desirable and accessible
residential areas. The site is located within a designated densification
zone, and the proposal is fully aligned with the applicable municipal
policies and spatial development frameworks.

Property values are influenced by a wide range of factors, including
location, accessibility, noise levels, proximity to amenities, and overall
neighbourhood character. Given that these aspects will be maintained, or
in some cases enhanced, by the proposed development, there is no
credible basis to suggest that property values will decline as a result.

On the contrary, it is expected that a well-designed and well-managed
development often contribute positively to the desirability of an area. By
introducing a range of housing options, improving the streetscape, and
optimising the use of existing infrastructure, the proposed development
has the potential to enhance the long-term appeal and investment value
of the surrounding area.

Compliance with Policies and Regulations
+ The subject property is not located within the EMOZ.
++ The subject property is not located within the HPOZ.

s SDFE
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o The OMSDF was formulated with extensive input from state departments,

stakeholders, and the public to address the pressing need for adequate
housing options in response to a growing population. The proposed
residential development is consistent with the OMSDF’s objectives,
particularly its focus on accommodating housing demand in the Sandbaai
area, which forms part of the Greater Hermanus region. As reflected in
Tables 3 and 4 of the OMSDF, population growth throughout Overstrand
continues to rise, with Sandbaai experiencing similar demographic trends.
To respond effectively to this growth, the proposed development will
introduce 134 additional dwelling units within the Sandbaai (Hermanus)
area. This aligns with the projected population increases identified in
Table 2.7 on page 25 of the OMSDF. The proposal addresses a specific,
highly sought-after segment of housing demand, contributing meaningfully
to the availability of much-needed residential options in both Hermanus
and Sandbaai.

By aligning with the OMSDF, this application supports the Overstrand
Municipality’s mandate to provide sufficient and diverse housing
opportunities. The development adheres to the principles and objectives
outlined in the framework, facilitating sustainable growth and ensuring that
residential expansion within Sandbaai and the greater Hermanus area is
well-planned and in harmony with the municipality’s broader spatial vision.

% OMGMS

(0]

(0]

(0]

On 27 May 2020, the Overstrand Municipal Council formally adopted the
OMSDF, 2020. Concurrently, the Council rescinded the previous
Overstrand Municipal Spatial Growth Management Strategy (OMGMS) of
2010.

Although the OMGMS was officially rescinded in 2020, the Overstrand
Municipality’s Town Planning Department continues to reference the
document as a valuable guideline in their planning processes.

The subject property is situated within Planning Unit 6, which extends
between the R43 and End Street, as illustrated in the figure 4:

Rz
\' A subject Property [t

A A
Figure 4: Exiract OMGMS — Hermanus Wesi
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0 The proposed development aligns with the densification zone designation
for the subject property, which supports densities more than 30 dwelling
units per hectare. The OMSDF advises that the former Overstrand
Municipal Growth Management Strategy (OMGMS) continue to be used
as a guideline for development decisions.

o Originally, Planning Unit 6 was planned to accommodate approximately
690 dwelling units. This target is however no longer achievable as a
significant portion of the area has since been converted to commercial
and industrial uses, thereby reducing the land available for residential
development. Refer to figure 5:

U ey

Planning Unit 6

A

Proposed Development Sandbaai Industrial Area Exfension
134 Dwelling Units (Residential space used for Industrial)

figure 5: Planning Unit 6

o The diagram depicted in Figure 5 illustrates that the proposed
development on the Remainder of Erf 1735, Sandbaai, represents the
final residential development opportunity within Planning Unit 6. While the
original vision for Planning Unit 6 was to accommodate 690 dwelling units,
this is no longer achievable, as a significant portion of the area has since
been converted to commercial and industrial uses.

o Nevertheless, the proposed higher-density residential development on Erf
1735 Sandbaai will help to alleviate some of the housing demand in the
area. Currently, Planning Unit 6 falls short of the targeted density of 35.2
Du/Ha as outlined in the OMGMS. The development proposal aims to
increase the residential density in this unit, moving it closer to the
prescribed density target and thereby contributing to more efficient land
use and sustainable urban growth.
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o0 Planning Unit 6 spans an extent of 19.6 hectares, and the proposed
development of 134 additional dwelling units would only bring the density
up to 9.03 Du/Ha, far below the targeted density.

o In addition to density, the proposed development’s height, planned to be
up to 9.0m and three storeys high in the central portion of the site, also
aligns with the guidelines set out in the OMGMS. The OMGMS further
specifies that the preferred housing typology for Planning Unit 6 is two- to
three-storey walk-up buildings (classified as D6), which corresponds
directly with the development proposal. The property owners have
deliberately identified this site to accommodate such two- and three-
storey structures.

0 The table below provides a clear comparison of densities from other
notable developments in Hermanus located outside the CBD, illustrating
that the proposed density for this project is within the established range of
recent developments in the area.

Development Name Total Units erf Extent {m®) Du f ha
Belle on Main 42 3103 135
Silver Ogks 30 4441 112
Cak Temrace 50 3284 152
Z-on-Main 20 2456 81

0 These developments were identified because they are located within the
same or lower densification zones as the proposed development and
involve similar residential typologies, making them relevant points of
comparison. It is also acknowledged that many of these developments are
situated close to Hermanus’s central business district (CBD), the primary
commercial and economic hub of the town. Similarly, the proposed
development benefits from its strategic location near key commercial and
business areas, including the Whale Coast Mall and an adjacent industrial
zone, which is designated as a “Business/Industrial Node” within the
OMSDF.

0 This proximity to well-established commercial and employment nodes
provides a strong justification for allowing a higher residential density.
Higher densities near such hubs promote sustainable urban growth by
supporting public transport viability, encouraging walkability, and reducing
reliance on private vehicles. This in turn helps to reduce traffic congestion
and carbon emissions, aligning with broader municipal and provincial
sustainability goals.

0 Moreover, higher-density developments in locations close to commercial
centres optimise the efficient use of existing infrastructure and services
such as roads, water, electricity, and social amenities. This reduces the
need for costly expansion of infrastructure networks and helps the
municipality to manage growth in a fiscally responsible manner.

o0 Allowing increased density also supports economic vibrancy by increasing
the local population base that patronises nearby shops, businesses, and
community facilities. This creates a positive feedback loop where
residential growth sustains commercial investment, which in turn
enhances amenities and services for residents.
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(0]

Furthermore, the proposed development’s density falls within the ranges
of comparable, already approved developments, demonstrating that it is
neither unprecedented nor out of scale for the area. Given that the subject
property is one of the few remaining parcels suitable for higher density
within this zone, permitting the proposed density will assist in addressing
the housing demand efficiently without contributing to urban sprawl.

The combination of the site’s strategic location adjacent to key
commercial and industrial nodes, the efficient utilisation of infrastructure,
and the alignment with sustainability and economic objectives provides a
sound basis for permitting the proposed higher density. This approach
supports the municipality’s spatial development goals while responding to
critical housing needs in the Hermanus area.

Planning Principles
+« Planning Principles will be discussed in point 10.2 of this report.

5. ADMINISTRATIVE COMPLIANCE

Methods of advertising Date published Cllesiing el o]
comments

Local newspaper Yes 30 October 2025 05 December 2025
Notices Yes 28 October 2025 05 December 2025
Internal Departments Yes 29 October 2025 05 December 2025
Ward councillor Yes 29 October 2025 05 December 2025
Total comments FOURTY (40) OBJECTIONS
Total letters of support NONE
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)

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

Name

Date

. Summary of comments
received

Local

Aesthetics Committee

Heritage —and | 13/11/5025 | No objection.

Building

Department

control | 15/11/2025 | No objection.

Environmental
Management Services | 05/12/2025 No objection.
Department
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Engineering Services .
Department: Services | 10/03/2026 Refer to Services Report (attached

Report. as Annexure G).

Refer to ROD (attached as Annexure

Heritage Western Cape 10/02/2026 H)

7. SUMMARY OF COMMENTS RECEIVED DURING PUBLIC PARTICIPATION

40 Obijections (which translates to sixty-six (66) objection points) were received
during the public participation process. A list of the commenters’ objections is
attached as Annexure E.

The applicant was awarded the opportunity to respond to the objections. The
response to the objections summarises the main objection points (attached as
Annexure F).

The objections are discussed and responded to below:

OBJECTION
+PoINT 1

Allegation that the Proposed Density Is Excessive or “Out of Line”
RESPONSE FROM APPLICANT

The obijection that the proposed density of approximately 74.44 Du/Ha is excessive or
unprecedented in Hermanus is factually incorrect. As demonstrated in the application
motivation and comparative analysis, several approved developments within
Hermanus and Sandbaai reflect similar or higher densities, particularly where sites
are located within identified densification zones and in proximity to commercial and
employment nodes.

The subject property is located within Planning Unit 6, an area expressly identified for
densification in the OMSDF and previously guided by the OMGMS. While parts of
Planning Unit 6 have since transitioned to commercial and industrial uses, this does
not negate the remaining residential densification obligation. On the contrary, it
reinforces the need for remaining residential land to absorb a greater share of
housing demand, particularly where infrastructure and accessibility already exist.

The proposed density is therefore contextually justified and consistent with the spatial
intent for the area.

RESPONSE FROM TOWN PLANNER

The subject site is proposed to be rezoned to General Residential Zone 3: Flats
(GR4) which limits the development potential to 50du/ha in terms of the Scheme. In
contrast, the subject site is located in the density area that permits the development
to exceed 30du/ha. The increased density evaluation does consider context of the
relevant policy, legislation, and character of the area.

The increased density of approximately 24.44du/ha is considered favourably for the
following reasons:
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o The subject site is located in one of the last remaining erven that could possibly
consider a dense residential development as per the OMGMS.

o The proposed design of the residential development does not encroach the
applicable development parameters. The only development parameter that is
infringed is the density of 50du/ha and the refuse area (located over the 4m
street building line along End Street).

o The design of the proposal conforms to the setback and 8m height
requirements of the neighbouring properties with increased height (the flats)
proposed in the centre of the development.

OBJECTION
+POINT 2

Use of 20 Du/Ha as a “Norm”
RESPONSE FROM APPLICANT

An assertion was made that Sandbaai has an established density horm of 20 Du/Ha
is not supported by the OMSDF or the guideline document OMGMS. This figure
reflects low-density single residential areas, not properties identified for medium- to
higher-density residential development.

The application explicitly seeks rezoning to General Residential Zone 4, which allows
flats, townhouses, and walk-up buildings at higher densities. Comparing the proposal
to surrounding SR1 developments is therefore a false equivalence and does not
reflect the applicable planning framework. This proposal aligns with the municipality’s
own policy documents that propose and support higher infill densification
development within the urban edge.

It is also important to note that the neighbouring developments contain both Single
Residential and General Residential Zone 1 & 2: Town Housing and not just single
residential properties as was stated by some of the objectors.

RESPONSE FROM TOWN PLANNER

As stipulated in the response to objection point 1, the subject site is located within
one of the last remaining high density area allocations in terms of the OMGMS. This
density in terms of the policy makes provision for the subject property to
accommodate density that exceed 30du/ha.

The Scheme in terms of the proposed zoning makes provision for the site to develop
a 50du/ha residential development. Therefore, the notion of a 20du/ha being a norm
is false when considering the context, relevant policy, and legislation.

OBJECTION
+POINT 3

Population Calculations and Alleged “Overcrowding”
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RESPONSE FROM APPLICANT

The objections rely on worst-case occupancy assumptions, using maximum bedroom
occupancy allowances to derive inflated and unrealistic population figures. In
established planning practice, developments are not assessed on theoretical
maximum occupancy, but rather on reasonable, standardised occupancy
assumptions that are consistently applied by municipalities and professionals. In this
instance, the assumptions used are conservative and fully aligned with accepted
municipal norms.

It is important to emphasise that infrastructure capacity assessments, traffic analyses,
and municipal services planning are not undertaken on speculative or hypothetical
population scenarios. Instead, these assessments are based on recognised planning
ratios, empirical data, and professional engineering methodologies.

In this regard:

e Infrastructure capacity assessments confirm that the existing municipal networks
are capable of supporting the proposed development, subject to standard
conditions and developer contributions.

e The Traffic Impact Statement confirms that the surrounding road network can
safely and efficiently accommodate the anticipated traffic generated by the
development, with no upgrades to the external road network required.

e Engineering inputs confirm that water, sewerage, stormwater, and electrical
services can be provided in a manner consistent with municipal requirements,
again subject to conditions and prescribed contributions.

These findings are substantiated through formal, professionally prepared reports,
compiled in accordance with standard engineering and planning methodologies and
reviewed by the relevant municipal departments. They therefore carry significantly
greater evidentiary weight than speculative assumptions or subjective concerns.

Accordingly, claims of “overpopulation” are not supported by any technical evidence
and do not demonstrate a material risk or impact arising from the proposed
development. Such claims are speculative in nature and do not provide a defensible
basis for refusing or limiting the application.

RESPONSE FROM TOWN PLANNER

The current residential development proposal reduces the density in comparison to
the previous residential development proposal. The current number of dwelling units
proposed is 134 (resulting in a density of 74.44du/ha) in comparison to the previous
application with 148 dwelling units (resulting in a density of +90du/ha) which is
considered more acceptable due to revised design of the development complying
with the relevant development parameters.

The revised design and number of dwelling units have been considered favourably
from an engineering perspective when reviewing the impact of the current
development on infrastructure capacity, impact on traffic, impact on water, sewerage,
stormwater, and electrical services.
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The application was furnished with technical reports and assessments which comply
with standard engineering and planning requirements which have been reviewed by
the relevant municipal departments. It is therefore agreed with the applicant that the
claims of overpopulation are only speculation and is unfounded.

OBJECTION
+PoOINT 4

Comparison with Monte Mare and Other Adjacent Developments
RESPONSE FROM APPLICANT

Repeated comparisons to Monte Mare are misleading and do not constitute a valid
planning comparison. Monte Mare is a single-typology residential development,
approved under a different zoning scheme, and developed within a distinct planning
context. Its approval parameters, density, and built form were informed by site-
specific considerations that are not directly transferable to other properties.

By contrast, Erf 1735 occupies a fundamentally different spatial and policy position.
The site is located in a different planning unit identified as a high density area that
has been transformed into a designated Business/Industrial Node, which, in terms of
adopted spatial planning principles, supports higher residential densities to promote
efficient land use, reduce travel distances, and optimise existing infrastructure. In
addition, Erf 1735 also represents the last remaining residentially developable
properties within Planning Unit 6, where much of the land has already transitioned to
non-residential uses. This places a greater obligation on the remaining residential
land to meaningfully contribute towards accommodating housing demand.

Planning decisions are therefore not made by imposing a uniform density benchmark
across unrelated properties, nor by replicating approvals granted in materially
different contexts. Each application must be assessed on its own planning merits,
taking into account location, zoning intent, surrounding land uses, infrastructure
capacity, policy alignment, and the extent to which impacts are mitigated through
design.

In this case, the proposed density on Erf 1735 is directly informed by its strategic
location, policy designation, and the municipality’s broader densification objectives,
and cannot be evaluated by comparison to developments such as Monte Mare, which
arise from a different planning context altogether.

RESPONSE FROM TOWN PLANNER

Section 2.5 of the approved development guidelines for Monte Mare that the
municipality has on file, stipulates the following: “Single and double storey houses are
only permitted on stands as per the site development plan. Loft rooms and
mezzanine floors are not permitted unless by special approval of the HOA and will
only be allowed in exceptional circumstances at the HOA’s sole discretion.” The SDP
that the guidelines refer to permit erven 1865-1871 to develop double storey houses.
These houses are situated along the perimeter boundary adjacent to the subject

property.
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The architectural guidelines for Ocean Breeze that the municipality has on file does
not make reference to parameters to enable double storey buildings, but it does
stipulate that the development parameters contained in the guidelines are in addition
to the following:

1. Any restrictions imposed in terms of conditions of title;

2. Town planning schemes, and

3. National or any other building regulations.

The town planning scheme at the time that Ocean Breeze was approved (Section 8 of
Ordinance 15 of 1985) made provision for the group housing (Residential Zone II) to
accommodate 2-storeys.

The current application on Erf 1735, proposes two-storey units (8m high- measured
from base level) along the lateral boundary line adjacent to both Monte Mare and
Ocean Breeze residential developments. Further to this, flats are proposed in the
centre of the site that complies with the 9m height restriction (measured from base
level). The various buildings mentioned previously, indicate a gradual height increase
from the lateral and street boundary lines. Furthermore, all three developments are
subject to a 3m permitter building line which is complied. This revised design
proposal creates a seamless integration with the surrounding developments in terms
of density and spatial character.

OBJECTION
+POINT 5

Allegation That Density Is Driven by “Developer Greed”
RESPONSE FROM APPLICANT

Assertions regarding the motives of the property owners or developer are irrelevant in
the assessment of a land use application. Planning legislation and established
decision-making practice require that applications be evaluated on objective and
measurable criteria, not on subjective assumptions or perceived intent. The proper
method is whether the proposal:

o Complies with the applicable planning policies and land use framework,
Is technically supportable by professional reports and specialist inputs,

e Appropriately mitigates potential impacts on surrounding properties and
infrastructure, and

e Advances the strategic objectives of the municipality.

The amended proposal clearly satisfies these criteria and demonstrates a good-faith
response to municipal and public input. Importantly, the revisions are not superficial
but constitute measurable and substantive design changes aimed at reducing impact
and improving contextual compatibility.

These amendments include, inter alia:

e A reduction in the total number of units compared to the previous submission,
resulting in a lower overall density;

e The introduction of two-storey development along all external boundaries,
providing a softer interface with neighbouring properties;
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e The confinement of three-storey building components to the centre of the site,
away from common boundaries, thereby reducing visual bulk and overlooking;

e An increase in the provision of communal open space, exceeding the minimum
requirements prescribed by the land use scheme.

Collectively, these changes represent a clear and deliberate effort to balance the
need for residential densification with sensitivity to the surrounding area. They directly
contradict the assertion that no meaningful concessions were made and instead
demonstrate that the proposal has been refined to address identified concerns while
still fulfilling its intended planning objectives.

The amended proposal therefore reflects a considered and policy-compliant outcome,
rather than an inflexible or insensitive approach to development.

RESPONSE FROM TOWN PLANNER

The objection point relating to density has been resolved in the responses to
objection points 1, 2 and 3. The objector’s allegation of “developer greed” will not be
responded to since it does not provide any constructive means to evaluating the
application or recommendation.

The revised land use planning application proposes to reduce the number of dwelling
units, and the design of the application complies with the municipality’s densification
objectives.

As mentioned in the response to objection point 4, the revised application proposes a
design layout that seamlessly integrates the double storey townhouses with the
permitted heights of the adjacent development buildings on the perimeter.
Furthermore, the proposed height increases to the centre of the subject site
(applicable to the flats) which remain compliant with the relevant scheme parameters.

OBJECTION
+POINT 6

Claim That Density Should Be Absorbed Elsewhere (e.g. Fisherhaven)
RESPONSE FROM APPLICANT

The suggestion that higher-density residential development should be confined only
to “new land” outside existing neighbourhoods is fundamentally contrary to
established planning legislation and adopted spatial policy, including SPLUMA, the
OMSDF, and broader national planning principles. These policy frameworks explicitly
prioritise:

o Infill development within existing urban areas,
o The efficient use of existing infrastructure and services, and
e The containment of urban sprawl.

Directing higher-density development away from serviced, accessible urban areas
and into peripheral greenfield locations would undermine the core objectives of
spatial sustainability and spatial efficiency. Such an approach would result in
increased infrastructure costs, longer travel distances, greater dependence on private
vehicles, and unnecessary pressure on undeveloped land.
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In contrast, the proposed development is located within an established urban area, in
close proximity to existing commercial, employment, and transport nodes. It is
precisely in such locations that higher-density development is encouraged, as it
enables municipalities to maximise return on existing infrastructure investments while
reducing long-term operational and maintenance costs.

Deferring density to the urban periphery would also conflict with the principles of
spatial justice, as it would disproportionately affect lower- and middle-income
households by increasing travel times and reducing access to employment
opportunities and services. For these reasons, the promotion of compact, well-located
urban development is a cornerstone of modern planning practice and is clearly
articulated in adopted policy.

Accordingly, the proposal to accommodate higher density on Erf 1735 represents a
policy-compliant and strategically sound response to housing demand. It aligns with
the intent of national, provincial, and municipal planning frameworks and does not
support the notion that densification should be displaced to undeveloped land outside
existing neighbourhoods.

RESPONSE FROM TOWN PLANNER

The objectors claim that higher density residential developments should be absorbed
elsewhere (such as Fisherhaven) is noted. The proposal to densify the current site is
in line with various legislation and policies as stipulated below:

1. The Overstrand Municipality SDF promotes infill development, efficient use of
existing infrastructure and services, as well as the containment of urban sprawl.

2. The OMGMS, under the planning units 6 which the subject site is located in,
proposes high density residential development.

3. The Scheme under the proposed zoning enables higher density (50du/ha) for the
area and the By-Law makes provision to deviate from the applicable development
parameters.

Taking note of the above, the development proposes a higher density in relation to
the 50du/ha. Furthermore, the only departure proposed to deviate from the applicable
zoning parameters is to accommodate the large refuse area over the street building
line along End Street. With that said, the proposal complies with all the relevant
development parameters under the proposed new zoning. Therefore, the increased
density proposed is considered favourable due to the compliance with the Scheme
development parameters (relating to height, building lines, setbacks etc.) and the
strategic planning for the area (SDF and OMGMS).

Due to the compliance being met with regards to the applicable policies and
legislation, the application is in line with the SPLUMA Principles that will be discussed
in section 10.2 of this report.

OBJECTION
+POINT 7

Departure of the OMLUS density regulations justification
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RESPONSE FROM APPLICANT

The requested departure from the 50 Du/Ha density provision is necessary,
reasonable, and aligned with applicable planning policy. The subject property is
located within a designated densification zone, where increased residential density is
anticipated and supported. While the OMGMS is applied as a guideline document,
the strict application of the 50 Du/Ha limitation would contradict the spatial intent
expressed therein, particularly within areas identified for intensified residential
development. Furthermore, several comparable developments within Hermanus and
Sandbaai have been approved at similar or higher densities, especially where sites
are well located in relation to commercial nodes, transport routes, and existing
infrastructure.

The proposal also incorporates a range of mitigation measures that materially reduce
potential impacts, including stepped building heights, reduced massing along external
boundaries, increased setbacks, and open space provision exceeding minimum
requirements. In addition, the development makes a meaningful contribution to
addressing the ongoing housing demand within a constrained urban area where
limited land remains available for residential development. Departures are an explicit
mechanism within the OMLUS, intended to provide flexibility where the rigid
application of scheme provisions would undermine broader spatial objectives. In this
instance, the departure facilitates a balanced, policy-consistent outcome that
supports sustainable urban growth and efficient land use.

RESPONSE FROM TOWN PLANNER

The By-Law makes provision for the departure of development parameters. The
applicant has therefore submitted an application to accommodate this departure to
increase the density of the subject site in line with the strategic policies of the
municipality (OMGMS).

The application complies with all the relevant development parameters apart from the
density restriction and the departure to accommodate a 35m2 refuse area (since the
location of the refuse area makes it operationally efficient).

Noting that the application complies with all the relevant development parameters and
that the proposal incorporates including stepped building heights, reduced massing
along external boundaries, increased setbacks, and open space provision exceeding
minimum requirements, the proposal is considered favourably since all the relevant
requirements have been met.

APPLICANT’S CONCLUSION ON DENSITY OBJECTIONS

RESPONSE FROM APPLICANT
While the proposed density represents an intensification of land use, it is:

Policy-supported,;

Technically assessed;

Contextually appropriate;

Mitigated through design, and

Necessary to address documented housing demand.
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The objections raised do not demonstrate that the proposal is inappropriate in
planning terms, nor do they outweigh the substantial public interest considerations
supporting approval.

RESPONSE FROM TOWN PLANNER
The applicant’s conclusion on the density objections is noted.

OBJECTION
+POINT 8

Objection relating to flats and GR4 zoning
RESPONSE FROM APPLICANT

Objections have been raised to the proposed rezoning to General Residential Zone 4
(GR4), primarily on the basis that flats are allegedly incompatible with the surrounding
built environment, which largely comprises townhouses and lower-density residential
developments. While it is acknowledged that much of the immediate surrounding area
is developed under GR2 zoning, this does not preclude the consideration of GR4
zoning where the spatial context, policy framework, and site-specific characteristics
support a higher-density residential use.

The subject property is strategically located adjacent to a designated
Business/Industrial Node, in close proximity to the Whale Coast Mall and major
distributor routes. In terms of the OMSDF and broader spatial planning principles,
such locations are specifically identified as appropriate for higher-density residential
development, including flats. The proposal therefore does not represent an arbitrary
zoning request, but rather a policy-aligned response to the site’s location,
accessibility, and role within the broader Sandbaai urban structure.

It is further important to note that GR4 zoning permits both flats and townhouses,
allowing for a mixed residential typology. The proposal deliberately incorporates
townhouses along the boundaries to create a sensitive interface with neighbouring
properties, while positioning the flat components within the interior of the site. This
approach ensures contextual integration rather than incompatibility.

RESPONSE FROM TOWN PLANNER

Sandbaai has various dwelling unit compositions and land uses. The erven located
between the R43, and Bergsig Street comprise of a business use, industrial use, and
town houses. The erven located between Bergsig Street and End Street comprise of
townhouses. And the properties located between End Street and the Sandbaai
coastline are normal residential dwelling units.

In view of the above, the property is located between Bergsig Street and End Street
which comprise of townhouses. The application proposes to rezone the property to
GR4 to accommodate both townhouses as well as flats. The design of the proposal
seamlessly integrates the various heights of the various buildings which complies with
the development parameters relating to height. The effect that the GR4 zoning has is
to accommodate both townhouses and flats as a primary land use right as well as to
accommodate the proposed density to be inline with the future planning of the area.
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OBJECTION
+POINT 9

Clarification Regarding “Simplexes” and Building Typology
RESPONSE FROM APPLICANT

Objections referring to the boundary units as “blocks of flats” are factually incorrect
and reflect a misunderstanding of the proposed built form. The units proposed along
the site boundaries are two-storey townhouses (duplexes) and are not stacked flats.
Each unit has its own ground-floor footprint and independent vertical circulation, and
they do not share the characteristics of flat buildings as contemplated under the land
use scheme.

In this regard, the proposed townhouses fully comply with the definition of town
housing as set out by the Overstrand Municipality, namely:

“Town housing” and “town housing scheme” mean a row or group of linked, attached
or detached dwelling units which are designed and built as a harmonious architectural
entity of which every dwelling unit has a ground floor; such dwelling units may be
cadastrally subdivided or be sold individually in some other manner.

The boundary units meet this definition in all respects. They are designed as a
harmonious architectural entity, each unit has a ground floor, and the scale and
typology are consistent with town housing commonly found in transitional residential
areas. Their placement along the boundaries is intentional and forms part of the
mitigation strategy to create a lower-scale, softer interface with neighbouring
properties, thereby reducing visual bulk, perceived density, and overlooking.

The flat components of the development are clearly limited and strategically located.
Flats are confined to three blocks situated within the interior of the site and along
Bergsig Street, where the surrounding context is more urban in nature and less
sensitive than the internal boundaries shared with adjacent residential estates.
Importantly, the three-storey flat blocks are set back approximately 28 metres from
common boundaries, ensuring that their height and massing do not dominate or
visually overwhelm neighbouring properties.

This deliberate spatial separation, combined with stepped building heights, building
line compliance, and landscaping, directly addresses concerns relating to privacy,
height, and visual dominance. The development therefore does not present an
indiscriminate mix of flats and townhouses, but rather a carefully structured layout
that places higher-intensity elements where they are most appropriate and lower-
intensity typologies where sensitivity to neighbouring properties is required.

Accordingly, the characterisation of the boundary units as flats is incorrect, and the
overall layout demonstrates a considered response to both the planning framework
and the surrounding built environment.

RESPONSE FROM TOWN PLANNER

The explanation by the applicant is agreed with regarding the definition of simplex
units in relation to townhouse definition.



30

AGENDA: SPECIAL MUNICIPAL PLANNING TRIBUNAL 5 JUNE 2026

OBJECTION
+PoOINT 10

Building Height and Three-Storey Development
RESPONSE FROM APPLICANT

Numerous objections focus on the presence of three-storey buildings, with calls for
the development to be limited to two storeys throughout. While the concerns
regarding height are noted, it is important to clarify that:

e A maximum height of three storeys and 9.0 metres is permitted under the
proposed zoning and is consistent with the guidance contained in the OMGMS for
Planning Unit 6.

e Three-storey development is not proposed along the site boundaries. All
boundary-facing buildings are limited to two storeys, ensuring a compatible
interface with adjacent developments.

e The three-storey components are confined to the centre of the property, where
their visual and privacy impacts are substantially reduced.

The assertion that three-storey buildings are entirely foreign to Sandbaai is therefore
not supported when assessed in the context of policy, zoning intent, and the site’s
location adjacent to non-residential land uses.

RESPONSE FROM TOWN PLANNER

The three-storey height (9m height) is not proposed for the entire development. The
dwelling units located along the applicable building lines are two-storey in height
which in in line with the permitted development height of the adjacent properties. The
property is then also proposed to be developed with three-storey flats located in the
centre of the property. This stepped building height seamlessly integrates the
development with the surrounding gated estates.

OBJECTION
+PoinT 11

Privacy and Overlooking Concerns
RESPONSE FROM APPLICANT

Concerns regarding overlooking and loss of privacy have been carefully considered
and addressed through a range of deliberate design responses and mitigation
measures incorporated into the proposal. These include:

e The strategic positioning of flat blocks away from common boundaries, ensuring
that higher buildings are centrally located and do not directly abut neighbouring
properties;

e The orientation of balconies and habitable room windows to limit direct
overlooking into neighbouring private open spaces;

e The retention of existing mature trees along shared boundaries, which already
provide a level of natural screening;
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e Additional tree planting and landscaping to enhance visual buffers and further
mitigate overlooking and perceived bulk;

e Full compliance with prescribed building lines and setbacks applicable to the
proposed zoning.

It is important to note that planning law does not guarantee an absolute right to
unobstructed views or complete visual privacy. Rather, the test is whether reasonable
and proportionate measures have been taken to mitigate potential impacts. In this
regard, the proposal demonstrates a high degree of sensitivity to surrounding
properties.

Furthermore, it is relevant to highlight that townhouses developed on separate erven
are routinely permitted to be constructed closer to common boundaries than the
setbacks proposed in this development. In many conventional town housing and
single residential developments, buildings may be positioned at 3.0m or less from
side boundaries, subject to zoning parameters. By contrast, the proposed
development adheres to larger setbacks and a stepped height approach, particularly
where higher buildings are involved.

When assessed against what could reasonably be developed on the site in terms of
existing zoning rights, the proposal represents a more controlled and mitigated
outcome in terms of privacy and overlooking. The combination of building placement,
setbacks, height transitions, and landscaping ensures that potential impacts are
reduced to an acceptable level and do not constitute a planning basis to refuse the
application.

RESPONSE FROM TOWN PLANNER

The notion of overlooking is not cause for concern since the dwelling units are
setback to comply with both the 3m and 4.5m lateral building lines. The proposed
dwelling units located along the lateral building lines have heights that are similar in
comparison with the permitted dwelling unit heights of the adjacent residential
estates.

Furthermore, the flats that have a 9m height restriction are located £28m from the
common boundaries.

With the stepped building heights and the compliance with the lateral building lines,
the notion of privacy is unfounded since the proposal will be in line with the applicable
development parameters.

OBJECTION
+PoINT 12

Character and Aesthetic Compatibility
RESPONSE FROM APPLICANT

The character of Sandbaai is not uniform, but rather comprises a range of residential
typologies, densities, and built forms, particularly along its interfaces with commercial
and industrial land uses. The proposed development reflects this transitional
character and does not seek to replicate low-density suburban typologies in a location
specifically identified for densification.
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Aesthetic preference is inherently subjective and cannot, on its own, form a
defensible basis for refusal. The proposal has been designed with articulated
massing, stepped heights, landscaping, and varied building forms to reduce visual
dominance and avoid a monolithic appearance.

RESPONSE FROM TOWN PLANNER

The revised development proposal seamlessly integrates the various dwelling unit
typologies and heights with architectural features that reduce impact of visual
dominance to avoid monolithic appearances.

Furthermore, the development is proposed to have internal roads, landscaping and
open spaces which exceeds the minimum requirements that enhance the aesthetic
appearance of the site.

OBJECTION
+PoINT 13

Management and Sectional Title Concerns
RESPONSE FROM APPLICANT

Concerns regarding the long-term management of a sectional title scheme, levy
affordability, and potential future maintenance issues are speculative and fall outside
the scope of land use planning. The establishment and management of a body
corporate are governed by the Sectional Titles legislation, which provides
mechanisms to ensure proper management, financial planning, and maintenance of
common property.

Furthermore, the presence of modern infrastructure such as lifts, backup power, and
shared services is not unique to this development and is routinely accommodated in
contemporary residential estates throughout the Overstrand and wider Western
Cape.

RESPONSE FROM TOWN PLANNER
The management of the development and the sectional title concerns are noted.

OBJECTION
+PoOINT 14

Conclusion on Flats and GR4 Objections
RESPONSE FROM APPLICANT

While objections to flats and three-storey buildings are noted, the proposal has been
carefully structured to respond to its context, comply with policy, and mitigate
impacts. The GR4 zoning is appropriate given the site’s location, accessibility, and
role in addressing housing demand. The amended design clearly demonstrates a
balanced approach, combining townhouses and flats in a manner that respects
neighbouring properties while fulfilling municipal densification objectives.
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The objections raised do not demonstrate that the proposed zoning or building height
is inappropriate in planning terms, nor do they outweigh the substantial policy, spatial,
and public interest considerations supporting the application, as the proposal fully
complies with technical, environmental, and planning requirements.

RESPONSE FROM TOWN PLANNER
The conclusion on the flats and GR4 objections are noted.

OBJECTION
+PoINT 15

Objection point relating to affordability and target market.
RESPONSE FROM APPLICANT

Objections relating to affordability rely on the incorrect assumption that housing
provided in response to municipal objectives must be accessible to all income groups
or must specifically cater for employees working within the adjacent mall or
immediate area. This is not the test applied in land use planning. Municipal housing
objectives seek to broaden the range of housing opportunities across multiple market
segments, including entry-level, gap-market, and mid-market buyers.

The proposed development explicitly provides a range of unit types and price points,
including:

1. One-bedroom flats priced from approximately R1.3—-R1.4 million,

2. Two-bedroom flats in the lower-to-mid price range,

3. Higher-end townhouses positioned along the boundaries to integrate with the
surrounding residential fabric.

This mix directly supports market diversity and inclusion, rather than a single
homogenous product. The fact that not all residents employed in the immediate
vicinity may qualify for a bond does not render the development unaffordable or
misaligned with municipal objectives. Housing markets function across regional
catchments, not solely within walking distance employment nodes.

Importantly, the proposed price points fall well below many recently approved
residential developments in Sandbaai and Hermanus, where unit prices routinely
exceed R3 million. The development therefore contributes to improving affordability
relative to prevailing market trends, rather than exacerbating exclusion.

RESPONSE FROM TOWN PLANNER

The objection to affordability and target market is noted.

OBJECTION
+PoOINT 16

Market Demand and Unsold Flats



34

AGENDA: SPECIAL MUNICIPAL PLANNING TRIBUNAL 5 JUNE 2026

RESPONSE FROM APPLICANT

References to unsold flats currently listed on property platforms do not constitute
reliable planning evidence. Property listings reflect short-term market dynamics,
pricing strategies, timing, and individual seller circumstances, rather than long-term
structural housing demand.

Municipal planning decisions are informed by:

Adopted spatial frameworks,

Population growth projections,

Housing demand modelling, and

The strategic need to diversify housing supply within accessible urban areas.

PwpdE

The OMSDF confirms an ongoing and growing demand for additional dwelling units
within the Greater Hermanus area. The existence of units currently on the market
does not negate this demand, nor does it undermine the legitimacy of providing new,
well-located housing options.

RESPONSE FROM TOWN PLANNER
The point relating to market demand and unsold flats on property platforms do not

constitute reliable evidence of the actual demand for additional dwelling units within
the area of Overstrand.

OBJECTION
+PoINT 17

Applicants’ conclusion on Affordability

RESPONSE FROM APPLICANT

The proposed development provides a balanced, policy-aligned housing response
that improves affordability relative to prevailing market conditions, broadens access to
a well-located area, and contributes meaningfully to addressing documented housing

demand.

The objections do not demonstrate that the proposal is inappropriate in planning
terms, nor do they justify refusal or downscaling of a development that aligns with
adopted spatial objectives and the public interest.

RESPONSE FROM TOWN PLANNER

The applicant’s conclusion on affordability is noted.

OBJECTION
+PoINT 18

Objection relating to Spatial Justice



35

AGENDA: SPECIAL MUNICIPAL PLANNING TRIBUNAL 5 JUNE 2026

RESPONSE FROM APPLICANT

The interpretation of spatial justice advanced in the objections is overly narrow and
misconstrues the intent of the principle. Spatial justice does not require housing to be
free, subsidised, or accessible to every income group within a single development.
Rather, it seeks to:

e Improve access to opportunities;
o Reduce spatial exclusion, and
e Enable more people to live closer to services, employment, and amenities.

The proposed development advances spatial justice by enabling moderate-income
households to access a well-located area that would otherwise remain inaccessible if
limited to low-density, high-value housing typologies only. Without densification, land
in Sandbaai would continue to be consumed by large, expensive units, further
entrenching exclusivity.

With regard to finishes and quality, land use planning does not regulate internal
finishes or market positioning. However, the architectural design, scale, landscaping,
and interface treatment ensure that the development integrates appropriately with its
surroundings, irrespective of internal specification.

RESPONSE FROM TOWN PLANNER

The applicant’s response that stipulates that spatial justice does not require housing
to be free, subsidised, or accessible to every income group within a single
development is agreed with.

OBJECTION
+PoINT 19

Alleged Wetland Status and Requirement for an Environmental Impact
Assessment

RESPONSE FROM APPLICANT

Claims that the subject property constitutes a wetland, or that an Environmental
Impact Assessment (EIA) is required, are not supported by any regulatory or
specialist evidence. The property is located within the existing urban area, is not
identified as a wetland or critical biodiversity area in the OMSDF or associated
environmental mapping and does not fall within an Environmental Management
Overlay Zone.

In terms of NEMA and the EIA Regulations, an EIA is triggered only where listed
activities occur within identified sensitive environments or where thresholds are
exceeded. The proposed development does not trigger any listed activities requiring
environmental authorisation. Historical anecdotal references to seasonal water
presence or prior land conditions do not, in themselves, confer wetland status in law.

Accordingly, the absence of an EIA does not constitute an omission but rather reflects
compliance with the applicable legislative framework.
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RESPONSE FROM TOWN PLANNER

The development was not flagged by the Overstrand Municipality Environmental
Management Services Department.

OBJECTION
+PoOINT 20

Water Table and Groundwater Concerns
RESPONSE FROM APPLICANT

It is acknowledged that parts of Sandbaai experience seasonally high groundwater
levels, which is a known condition within the broader area and not unique to the
subject property. This condition does not preclude development and is routinely
addressed through appropriate engineering design.

To mitigate potential impacts, the proposal includes the installation of a sub-soil drain
/ agri-drain system along the western boundary, designed to intercept and manage
groundwater movement in a controlled manner. This system will be integrated with
the internal stormwater network and linked to the municipal system, subject to
municipal approval.

Concerns regarding interference with groundwater flow, boundary walls, or
neighbouring swimming pools are therefore addressed through engineering controls,
not left unmanaged. Final design and construction will be subject to approval by the
Overstrand Municipality’s engineering departments, ensuring that the system is safe,
effective, and compliant with required standards.

RESPONSE FROM TOWN PLANNER

The response by the applicant is noted and agreed with. Furthermore, the issues
relating to the high-water table and ground water concerns have been mitigated and
supported by the Engineering Services Department.

OBJECTION
+PoINT 21

Stormwater Management
RESPONSE FROM APPLICANT

The proposed development will be required to comply with the municipality’s
stormwater management standards. Stormwater will be managed on-site through a
combination of attenuation and controlled discharge.

The assertion that End Street lacks stormwater infrastructure does not negate the
municipality’s ability to require appropriate stormwater design as part of the
development approval. No development may proceed without approved stormwater
management plans, and any upgrades required to accommodate additional runoff will
be implemented at the developer’s cost.
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Concerns regarding increased runoff as a result of coverage are therefore addressed
through engineering design and municipal oversight, not through speculative
assumptions.

RESPONSE FROM TOWN PLANNER

The applicant has adequately responded to this objection point relating to stormwater
management. Furthermore, the Engineering Services Department has supported the
development proposal.

OBJECTION
+POINT 22

Gas Supply and Fire Safety
RESPONSE FROM APPLICANT

Objections relating to piped gas and fire risk are noted, but it is important to clarify
that gas installations are governed by strict national safety standards and building
regulations. The location, storage, and distribution of gas infrastructure will be subject
to:

e SANS standards,
e Building plan approval processes,
e Fire safety and emergency access requirements.

Gas cylinders or centralised systems will be housed in compliant, ventilated
enclosures and designed to minimise risk. Emergency access, evacuation routes,
and fire safety measures will be incorporated into the final building plans and
approved by the relevant authorities prior to construction.

Concerns about hypothetical evacuation scenarios, while understandable, do not
reflect a planning or regulatory basis to refuse the application. Similar systems
operate safely in numerous residential estates throughout the Overstrand and
Western Cape.

RESPONSE FROM TOWN PLANNER
This objection point will be dealt with at building plan phase.

OBJECTION
+PoINT 23

Borehole Use and Water Management
RESPONSE FROM APPLICANT

The proposed borehole is intended solely for common-area irrigation and forms part
of a water-wise landscaping strategy. Its use will not involve uncontrolled abstraction,
nor will it result in continuous or excessive watering. Borehole use is subject to
regulatory controls and must comply with applicable water use legislation.
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The introduction of alternative water sources reduces reliance on municipal potable
water and is consistent with sustainability objectives.

RESPONSE FROM TOWN PLANNER

Borehole use and water management must comply with the application water usage
legislation.

OBJECTION
+POINT 24

Biodiversity and Wildlife
RESPONSE FROM APPLICANT

Despite the absence of any statutory environmental sensitivity, the property owners
have committed to conducting a manual fauna sweep prior to construction to relocate
any small wildlife encountered. This measure demonstrates a responsible and
precautionary approach, even where not legally required.

RESPONSE FROM TOWN PLANNER

The Environmental Management Services Department provided no objection to the
application. Furthermore, the additional measures proposed by the property owners
are noted.

OBJECTION
+PoOINT 25

Conclusion on Environmental Objections
RESPONSE FROM APPLICANT

The environmental objections raised are largely based on anecdotal history,
speculation, and hypothetical risk scenarios, rather than regulatory triggers or
technical evidence. The proposal complies with environmental legislation, does not
require an EIA, and incorporates appropriate engineering and management
measures to address groundwater, stormwater, fire safety, and sustainability
considerations.

Environmental matters raised do not demonstrate a material planning or
environmental risk that would justify refusal of the application. All relevant aspects will
remain subject to detailed design approval and municipal oversight, ensuring
protection of both the environment and neighbouring properties.

RESPONSE FROM TOWN PLANNER

The applicant’s conclusion on environmental objections is noted.

OBJECTION
+ POINT 26

Compliance with Open Space Requirements
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RESPONSE FROM APPLICANT

Objections have been raised suggesting that the provision of approximately 11.49%
communal open space is insufficient or non-compliant for a development of this
nature. This assertion is incorrect. The OMLUS requires a minimum of 10%
communal open space for developments of this zoning category, excluding parking,
roads, and service areas. The proposed development exceeds this requirement,
providing a larger quantum of open space than is prescribed.

It is important to emphasise that compliance with statutory minimum standards is the
primary planning test. There is no adopted municipal policy or guideline prescribing a
higher mandatory percentage of communal open space for developments of this
scale within the Overstrand Municipality. The claim that the proposal is “significantly
below accepted amenity standards” is therefore not supported by any adopted
planning instrument.

RESPONSE FROM TOWN PLANNER

The provision of the Scheme requires a minimum of 10% open spaces, the
application proposes +11.49% open space, which is a minor increase from the
standard requirement, however proposal remains compliant with the minimum
provisions.

OBJECTION
+PoINT 27

Scale of Open Space Relative to Site Size
RESPONSE FROM APPLICANT

The suggestion that the open space provision is inadequate because of the site’s size
misunderstands the nature of proportional standards. Planning controls operate on
percentage-based thresholds precisely to ensure equity across different site sizes.
Smaller sites are not required to provide disproportionately larger open spaces than
larger sites; rather, they must comply with the same proportional standard.

The argument that open space would be unusable if all residents used it
simultaneously is hypothetical and not a recognised planning assessment criterion.
Communal open space is intended to function as a shared amenity, used at different
times and for varied purposes, not as a space designed to accommodate all residents
concurrently.

RESPONSE FROM TOWN PLANNER
This objection is a duplication of objection point 26.

OBJECTION
+PoOINT 28

Quality, Distribution and Function of Open Space
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RESPONSE FROM APPLICANT

The assessment of open space is not limited to percentage alone, but also considers
guality, usability, and integration. The proposed communal open spaces are:

1. Centrally located and accessible,
2. Landscaped to provide passive recreational opportunities,
3. Designed to function as usable green areas rather than residual land.

The proposal does not rely on a single small area to serve the entire development,
but rather incorporates distributed landscaped areas, pedestrian routes, and green
buffers throughout the site. This approach enhances usability and avoids over-
concentration of activity in one location.

RESPONSE FROM TOWN PLANNER

Applicant is correct when stating that the proposal does not rely on a single small
area to serve the entire development, but rather incorporates distributed landscaped
areas, pedestrian routes, and green buffers throughout the site. This approach
enhances usability and avoids over-concentration of activity in one location.

OBJECTION
+PoOINT 29

Noise and Amenity Concerns
RESPONSE FROM APPLICANT

Concerns regarding potential noise arising from the use of communal open spaces
are noted. However, such concerns are largely speculative and do not constitute a
defensible basis for refusal. Communal open space is a normal and anticipated
component of residential living, particularly within an urban context. The presence of
children playing, residents walking, or limited social interaction within shared spaces
does not amount to an unreasonable nuisance but rather reflects ordinary residential
activity.

The proposed communal open spaces are located both internally within the
development and some space are positioned adjacent to neighbouring properties.
Their design and location, together with landscaping and boundary treatments, assist
in mitigating potential noise spill-over beyond the site. Importantly, the scale and
function of the proposed open spaces are intended for passive recreation, not
organised events, or high-intensity activities.

Furthermore, all owners, occupiers, and future tenants within the development will be
subject to the body corporate constitution and house rules, which provide an effective
and enforceable mechanism to regulate behaviour and protect residential amenity. It
is well recognised that poor management would negatively affect not only
surrounding properties but also the development itself and the long-term value of the
units. As such, the body corporate has a vested interest in ensuring appropriate
conduct and effective management.
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To address potential noise concerns, the constitution and/or house rules will include
provisions similar to the following:

“(1) An owner, occupier and/or tenant must be cognisant of the close proximity of the
sections to one another and must not allow any persistent and unreasonable noise
levels to disturb other owners, occupiers, and/or tenants.

(2) An owner, occupier and/or tenant must not create noise likely to interfere with the
peaceful enjoyment of another section or another person's peaceful enjoyment of the
common property.

(3) Excessive noise must be avoided from 22:00 to 08:00 Sunday to Thursday, and
between 23:00 to 08:00 on Friday and Saturday.

(4) Owners, occupiers, and/or tenants must take every effort that they and/or their
visitors arriving or departing to do so with little disturbance to other owners,
occupiers, and/or tenants.

(5) Radios, musical instruments, CD players, record players, television sets,
Bluetooth speakers etc., must be used in such a manner so as not to be heard in
adjoining units or on the common property.

(6) Power tools and other noise-producing equipment if operated outside the times
stipulated above must cause minimum nuisance to other owners, occupiers, and/or
tenants.”

and

“Vehicles

(1) Any person/s entering the scheme must obey all signs and road markings
containing directions for the use and parking of vehicles on the common property.

(2) No unlicensed person may drive any vehicle on the common property.

(3) No hooters may be sounded within the scheme or outside the security gate, other
than in an emergency.

(4) No slamming of vehicle door/s.

(5) No revving of engines excessively.

(6) No vehicle radio and/or sound system may be set at a volume audible outside the
vehicle.”

These measures provide clear, enforceable standards for acceptable behaviour and
are commonly applied in sectional title developments to successfully manage noise
and protect residential amenity.

In conclusion, the proposed development incorporates both design-based mitigation
and management-based controls to address noise-related concerns. When assessed
in context, the potential for noise impacts is neither excessive nor unusual for a
residential development of this nature and does not justify refusal or further reduction
of the proposal.

RESPONSE FROM TOWN PLANNER

The noise concerns are mitigated by means of the rules proposed for the entire
development. Furthermore, these noise concerns are of a normal residential nature
which is applicable to all residential estates. Therefore, the objection should not be a
cause to refuse the application.

OBJECTION
+PoINT 30
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Landscaping and Retention of Existing Trees
RESPONSE FROM APPLICANT

Objections suggesting that existing trees cannot be retained are premature and do
not take into account the detailed design and construction processes that follow land
use approval. The property owners have committed to a considered landscaping and
tree retention strategy, which seeks to balance development requirements with the
preservation of existing vegetation where feasible.

In this regard, the owners commit to:

1. Retaining mature trees along boundary areas where feasible, particularly where
such trees contribute to visual screening, privacy, and the softening of the
interface between the proposed development and neighbouring properties;

2. Supplementing existing vegetation with additional planting, including indigenous
and climate-appropriate species, to ensure that effective screening and
landscaping objectives are achieved even in instances where individual trees
cannot be retained due to construction or servicing constraints.

It is recognised that not all existing trees can be preserved without compromising
structural safety, building footprints, or engineering requirements. However, the
landscaping approach is not limited to tree retention alone but rather focuses on
achieving equivalent or improved landscaping outcomes through a combination of
retained vegetation, new planting, and structured landscape design.

Detailed landscaping plans will be prepared as part of the subsequent design and
implementation phase and will be subject to municipal approval and enforcement as a
condition of approval. These plans will ensure that landscaped areas are properly
established, maintained, and integrated into the overall development layout.

The obijective is therefore not to preserve every existing tree at all costs, but to deliver
a well-landscaped, visually softened development that enhances amenity, maintains
privacy, and contributes positively to the character of the area. This approach aligns
with accepted planning practice and ensures that environmental and visual
considerations are responsibly addressed in the final development.

RESPONSE FROM TOWN PLANNER

The commitment by the property owner to retain existing trees and vegetation is
noted.

OBJECTION
+PoINT 31

Infrastructure and Amenity Facilities
RESPONSE FROM APPLICANT

References to the size of ancillary facilities such as the refuse room and storage
areas require clarification.
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These facilities form part of the communal property of the development and are
provided to support the day-to-day functioning and management of the scheme.
While they are located within areas designated as communal space for the
development, their inclusion is intentional and appropriate, as they serve an essential
operational role and contribute to the orderly and efficient use of the site.

The sizing of these facilities is based on functional requirements and applicable
municipal standards, ensuring that they are adequate for the scale of the
development without being excessive or intrusive. Their provision does not detract
from the usability of the communal open space, nor does it compromise the overall
amenity of the development. Instead, they are integrated in a manner that balances
operational needs with landscaping and recreational space.

The development does not propose a large or intensive recreational building
commonly associated with a “clubhouse.” Rather, it focuses on providing functional,
well-maintained communal facilities that are appropriate to the nature, scale, and
residential character of the development. This approach ensures that communal
space is used efficiently and responsibly, while still meeting the amenity needs of
residents and complying with applicable planning and management requirements.

SPLUMA Liveability and Sustainability

The proposal complies with SPLUMA principles relating to liveability and
sustainability by:

Providing compliant and usable communal open space,

Integrating landscaping and green buffers,

Locating higher-density housing in a serviced, accessible urban area,
Reducing pressure on peripheral greenfield land.

There is no basis to conclude that the development undermines liveability simply
because it introduces a higher density than adjacent low-density complexes. Density,
when appropriately designed and mitigated, is not inherently incompatible with quality
living environments.

RESPONSE FROM TOWN PLANNER

The communal spaces proposed serve as functional communal spaces. Furthermore,
the creation of a large refuse room at the entrance of the site along End Street
constitutes an acceptable standard for the operational services which do not detract
from the functional open spaces.

OBJECTION
+PoINT 32

Conclusion on Open Space and Landscaping Objections
RESPONSE FROM APPLICANT
The proposed development meets and exceeds statutory open space requirements,

provides usable and well-located communal amenities, and incorporates landscaping
measures that mitigate visual and amenity impacts.
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The objections raised are largely speculative, subjective, or based on expectations
that exceed adopted planning standards.

Accordingly, the objections relating to open space, landscaping, and amenity
provision do not demonstrate non-compliance with planning policy nor justify refusal
or reduction of the proposed development.

RESPONSE FROM TOWN PLANNER
The applicant’s conclusion on open space and landscaping objections is noted.

OBJECTION
+PoINT 33

Building Height and Roof Form
RESPONSE FROM APPLICANT

Objections relating to building height, roof form, or potential future additions are
noted. The proposal complies with the height parameters applicable to the proposed
zoning, and three-storey buildings are not proposed along any common boundary.
Instead, they are deliberately located within the interior of the site to minimise visual
dominance and overlooking.

Any rooftop installations such as solar panels or lift overruns will be subject to
building regulations and municipal approval and cannot be used to create additional
storeys or bulk. The final roof forms and building envelopes will be controlled through
the building plan approval process.

RESPONSE FROM TOWN PLANNER

The building height complies with the relevant height requirements, and the Building
Control Department has no objection to the application which results in no objection
with the roof form.

OBJECTION
+POINT 34

Light Pollution
RESPONSE FROM APPLICANT

Concerns regarding light pollution have been acknowledged and addressed through
specific mitigation measures incorporated into the proposal, including:

1. Use of shielded, downward-facing light fittings to limit light spill;

2. Selection of low-intensity, warm-colour lighting rather than high-glare fittings;

3. Installation of timers and motion sensors to ensure lighting is activated only when
necessary;

4. Use of landscaping and boundary treatments to screen and soften light sources.

These measures ensure that external lighting meets safety and security needs
without causing unreasonable light intrusion into neighbouring properties.
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RESPONSE FROM TOWN PLANNER

The mitigating measures incorporated into the proposal are considered to reduce the
impact of the “so-called” light pollution.

OBJECTION
+PoINT 35

Boundary Walls and Interface Treatment
RESPONSE FROM APPLICANT

Boundary walls and interface treatments will be addressed as part of the detailed
design and building plan approval process. All boundary walls are existing, and it is
important to note that there will be no attachment of buildings, carports, or structures
to neighbouring boundary walls. All such elements will be independently constructed
and subject to municipal approval.

RESPONSE FROM TOWN PLANNER

All boundary walls are existing. Amendments to the boundary wall to accommodate
the proposed development will be subject to building plan scrutiny. Furthermore, the
application proposal was forwarded to the Local Heritage and Aesthetics Committee
which had no objection to the application.

OBJECTION
+PoOINT 36

Views and Visual Impact
RESPONSE FROM APPLICANT

The proposed development will result in a change to the existing visual environment.
Such change is, however, anticipated and supported within a designated densification
area where policy expressly encourages more efficient use of well-located urban
land. Visual change alone does not constitute a planning harm, nor is there a legal
entitlement to the preservation of existing views. Planning assessments instead focus
on whether a development results in an unreasonable or unacceptable visual impact,
taking into account zoning rights, scale, context, and mitigation measures.

The amended proposal has been carefully designed to manage visual impact through
a graduated and sensitive built form response. Building heights step down toward the
site boundaries, with two-storey connected townhouses forming the interface with
neighbouring developments and three-storey components limited to the centre of the
site. This stepped massing approach ensures that the development does not appear
abrupt or dominant when viewed from surrounding properties and streets.
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In addition, generous setbacks, compliance with prescribed building lines, and the
retention and reinforcement of boundary landscaping contribute to softening the
visual presence of the development. Mature trees and additional planting along
boundary areas will further screen-built form and reduce visual intrusion over time.
When combined, these measures ensure that the development does not present as
monolithic, overbearing, or visually intrusive, but rather as a well-integrated
residential environment that responds appropriately to its urban context.

When assessed holistically and against applicable planning policy, the visual impacts
of the proposed development are considered acceptable, proportionate, and
consistent with the intended character and evolution of the area.

RESPONSE FROM TOWN PLANNER

The revised application proposes improved visual impact, density reduction, and
compatibility with the surrounding Sandbaai area (being the normal residential erven,
group housing erven as well as the business and industrial zoned erven). This
improvement is due to the application complying with the applicable building line
parameters (apart from the refuse room situated along End Street), compliance with
the height restriction as well as the stepping of the building heights.

The visual impact has therefore been mitigated since the heights of the buildings
adjacent to the other residential estates and the buildings along Bergsig Street have
been limited to two-storeys which is in line with the surrounding character. The only
increase in height is the flats located in the centre of the property that are proposed to
be three-storeys which is in line with the proposed new zonings height restriction.

OBJECTION
+PoINT 37

Requirement for Additional Studies
RESPONSE FROM APPLICANT

Requests for additional sightline, shadow, or visual impact studies are noted.
However, such studies are not prescribed requirements under the applicable planning
framework. The proposal complies with zoning controls relating to height, coverage,
and setbacks, which are the recognised mechanisms for managing visual and
sunlight impacts.

RESPONSE FROM TOWN PLANNER

The response by the applicant is agreed with. The relevant building line, heights,
coverage, and setbacks have been complied with. Therefore, no additional studies
relating to visual impacts are required.

OBJECTION
+PoINT 38

Conclusion on privacy, overlooking, light pollution, boundary treatment, and
visual impact
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RESPONSE FROM APPLICANT

The amended proposal demonstrates that reasonable, policy-aligned mitigation
measures have been implemented to address privacy, overlooking, light pollution,
and visual impact. The objections raised rely largely on speculative assumptions or
subjective expectations that exceed what planning legislation seeks to protect.

When assessed holistically, the development represents a balanced and defensible
planning outcome that responds to housing demand while respecting the surrounding
context.

RESPONSE FROM TOWN PLANNER

The applicant’s conclusion on privacy, overlooking, light pollution, boundary treatment
and visual impact is noted.

OBJECTION
+PoINT 39

General Approach to Services Assessment
RESPONSE FROM APPLICANT

Objections relating to infrastructure capacity are noted. It is important to clarify that
land use applications are not approved in isolation from engineering oversight. All
service connections, upgrades, and mitigation measures are subject to review and
approval by the relevant internal municipal engineering departments. A development
may only proceed once the municipality is satisfied that sufficient capacity exists or
that appropriate upgrades and contributions are secured as conditions of approval.

The proposal therefore does not bypass infrastructure constraints, nor does it rely on
assumptions. Engineering feasibility is assessed through a regulated, phased
process, and approvals are conditional upon compliance with municipal requirements.

RESPONSE FROM TOWN PLANNER

The Engineering Services Department has supported the application with the
additions of a TIS (attached as Annexure |I) and GLS (attached as Annexure J)
reports. It is therefore considered that the application meets all the requirements of
the Engineering Services Department.

OBJECTION
+ POINT 40

Sewerage and Conservancy Tank System
RESPONSE FROM APPLICANT

It is acknowledged that Sandbaai does not currently have a conventional waterborne
sewer system and relies on conservancy tanks connected to a small-bore network. In
response, a communal conservancy tank is proposed for the development, subject to
approval by the Overstrand Municipality.
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The size, location, and servicing frequency of the communal tank will be determined
by engineering design standards and municipal requirements, not arbitrary
assumptions. The system will be designed to safely accommodate anticipated flows,
with servicing schedules aligned to municipal operational capacity. Concerns
regarding tanker access, frequency, and capacity will be addressed through
engineering design and conditions of approval.

The proposal to consolidate multiple individual tanks into a single managed system is
considered an improvement over dispersed individual systems, reducing
maintenance risk and improving operational efficiency. Failure scenarios are not
unique to this development and are managed through standard municipal emergency
response protocols applicable to all conservancy-based systems in the area.

RESPONSE FROM TOWN PLANNER

In addition to this objection, reference is made to the response relating to the
previous objection point regarding services. The proposed application is accepted
and supported by the Engineering Services Department.

OBJECTION
+PoINT 41

Stormwater Management and Water Table
RESPONSE FROM APPLICANT

Claims that the site constitutes a wetland are not supported as mentioned previously.
The property is located within an existing urban area, is not identified as a wetland or
Environmental Protection Overlay Zone and does not trigger an Environmental
Impact Assessment under applicable legislation.

That said, the presence of a seasonally high-water table has been acknowledged and
addressed. The proposed stormwater management strategy includes:

¢ Installation of sub-soil drainage and agri-drains along the western boundary;
On-site attenuation measures to control runoff;

e Controlled discharge into the municipal stormwater system, subject to engineering
approval.

Stormwater systems are designed based on prescribed return periods and rainfall
intensities, not anecdotal flood events. The final stormwater design will be prepared
by a professional engineer and approved by the municipality prior to construction.
Development will not proceed unless municipal engineers are satisfied that
downstream impacts are mitigated.

RESPONSE FROM TOWN PLANNER

It is noted that the subject property and the Sandbaai area is subject to a high-water
table and require proper stormwater management. The adjacent residential estates
were and is also subject to this high-water table and stormwater concern when they
were developed. The mitigating measures provided by the applicant and the relevant
GLS report were accepted by the Engineering Services Department.
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OBJECTION
+POINT 42

Water Supply
RESPONSE FROM APPLICANT

A water capacity analysis has been undertaken by GLS Consulting (Pty) Ltd, and the
findings indicate that the proposed development can be accommodated without
unacceptable impact, subject to standard conditions and contributions. The
appointment of a professional consultant by the developer does not undermine the
credibility of the assessment, as all findings are independently reviewed and
accepted or rejected by the municipality.

In addition, the development incorporates water-wise measures, including:

e Borehole supply for irrigation of common areas;
o Water-efficient fittings;
e Reduced reliance on potable water for landscaping.

Municipal water conservation directives apply equally to all developments and
residents, and compliance will be enforced through municipal mechanisms.

RESPONSE FROM TOWN PLANNER

The GLS report provided with the application is supported by the Engineering
Services Department. Furthermore, the Engineering Services Department in their
services report stipulated that the upgrading of the water and sewer must be done in
accordance with the mater plan/GLS Report.

OBJECTION
+POINT 43

Electricity Supply and Backup Power
RESPONSE FROM APPLICANT

Electricity supply capacity will be assessed and approved by the relevant municipal
department prior to connection. Any required upgrades will be implemented at the
developer’s cost.

Backup power systems are proposed to support essential services during outages.
These systems will be designed in compliance with applicable standards, including
appropriate housing, ventilation, and acoustic mitigation where required. Generator
noise, fire safety, and placement are addressed at the building plan approval stage
and are subject to strict regulation.

The provision of gas for selected appliances reduces reliance on the electrical grid
and forms part of a broader resilience strategy.
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RESPONSE FROM TOWN PLANNER

The objection regarding the electrical supply and backup power has been queried by
the Electrical Department, however, the concerns raised were resolved and
supported by the Services Report.

OBJECTION
+POINT 44

Refuse Management
RESPONSE FROM APPLICANT

The refuse room size has been calculated based on functional requirements and
municipal standards, not comparisons to private garages. Refuse removal will occur
in accordance with municipal schedules, and the refuse room will be ventilated,
enclosed, and managed to prevent odours and pest issues.

Centralised refuse management is standard practice in developments of this nature
and is subject to municipal inspection and compliance monitoring.

RESPONSE FROM TOWN PLANNER

The refuse room proposed is supported by the Waste management Department. The
Departure regarding the increase size of the refuse room and the position thereof
over the street building line along End Street is supported which will be easily
accessible to the municipal waste collection services.

OBJECTION
+POINT 45

Emergency Access and Fire Safety
RESPONSE FROM APPLICANT

Emergency access, fire separation, evacuation routes, and fire safety systems are
regulated through the building plan approval process and enforced by the fire
department. These requirements apply irrespective of density and are mandatory
conditions prior to occupation.

Gas installations, backup power systems, and lift infrastructure are all subject to
statutory compliance and inspection.

RESPONSE FROM APPLICANT
Several mitigating measures have been proposed such as gas installations, backup

power systems and lift infrastructure must all comply with the relevant SANS
legislation and will form part of the building plan evaluation process.
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OBJECTION
+ POINT 46

Allegations of Infrastructure Collapse

APPLICANTS RESPONSE

Assertions that the development will inevitably lead to infrastructure failure are
speculative and unsupported by technical evidence. If existing infrastructure were
incapable of supporting any additional development, the municipality would not permit
new connections.

Importantly, the developer is required to contribute financially to bulk infrastructure,
ensuring that the municipality is not burdened with unfunded service upgrades. These
contributions benefit the broader area, not only the proposed development.

TOWN PLANNERS’ RESPONSE

It is agreed that the allegations of infrastructure collapse are speculative. The
developer will be required to contribute financially to bulk infrastructure services
which is standard for these types of developments. Furthermore, the bulk
infrastructure contributions ensures that sufficient funds are available to contribute to
service upgrades for the area.

OBJECTION
+PoOINT 47

Request for Additional Studies
RESPONSE FROM APPLICANT

Requests for a “full independent Municipal Services Capacity Assessment” are noted.
However, the municipality already performs this function internally as part of its
statutory mandate. Additional third-party studies are not required unless identified by
the municipality, as necessary.

RESPONSE FROM TOWN PLANNER

Additional assessments relating to municipal service capacity is not required since
the municipal Engineering Services Department has supported the proposal. In the
event that additional assessments are required, the Municipal Engineering Services
Department would have requested additional assessments to be conducted prior to
providing their support of the application.
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OBJECTION
+POINT 48

Conclusion on Services and Infrastructure
RESPONSE FROM APPLICANT

The proposed development has been responsibly planned within the context of
existing infrastructure constraints. All services are subject to municipal approval,
engineering design, and enforceable conditions. The objections raised rely largely on
worst-case assumptions and anecdotal experience rather than recognised planning
and engineering standards.

When assessed through the correct statutory and technical processes, the
development is considered serviceable, manageable, and compliant, with appropriate
safeguards in place to protect both future residents and the surrounding community.

RESPONSE FROM APPLICANT
The applicant’s conclusion on Services and Infrastructure is noted.

OBJECTION
+ POINT 49

Traffic Assessment Methodology
RESPONSE FROM APPLICANT

Objections alleging that the Traffic Impact Statement is inaccurate or misleading are
noted. The Traffic Impact Statement was prepared by a suitably qualified professional
engineer and follows accepted engineering and municipal traffic assessment
methodologies. Traffic assessments are not based on anecdotal observations but on
measured traffic counts, accepted trip generation rates, and engineering modelling,
which are then reviewed by the Municipality’s traffic and engineering departments.

Traffic studies do not rely on isolated worst-case scenarios such as peak holiday
congestion or speculative assumptions about maximum vehicle ownership. Instead,
they assess average weekday peak conditions, which is standard practice and
required to ensure consistency and comparability across developments. Holiday
congestion in Sandbaai is a regional and seasonal phenomenon, driven primarily by
tourism, schools, and commercial activity, and cannot reasonably be attributed to a
single residential development.

RESPONSE FROM APPLICANT

It is agreed with the applicant that the Traffic Impact Statement was prepared by a
suitably qualified professional engineer and follows accepted engineering and
municipal traffic assessment methodologies. Traffic assessments are not based on
anecdotal observations but on measured traffic counts, accepted trip generation
rates, and engineering modelling, which are then reviewed by the Municipality’s traffic
and engineering departments.
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OBJECTION
+PoOINT 50

Trip Generation and Vehicle Ownership Assumptions
RESPONSE FROM APPLICANT

Claims that each dwelling unit will generate two vehicles or that the development will
result in “catastrophic” traffic impacts are speculative and unsupported by planning or
engineering standards. The Traffic Impact Statement applies conservative and
accepted vehicle ownership and trip generation rates based on unit mix and size.
Importantly:

¢ Not all units will generate peak-hour trips simultaneously;
e Smaller one-bedroom units typically generate fewer trips than family homes;
e Trip distribution is spread across multiple directions and times of day.

RESPONSE FROM TOWN PLANNER

The trip generation details provided in the TIS has been accepted by the Engineering
Services Department.

OBJECTION
+PoINT 51

Access Arrangement and Road Network Function
RESPONSE FROM APPLICANT

The proposed access strategy deliberately splits access and egress between End
Street and Bergsig Street to distribute traffic load and avoid concentrating movements
at a single point. This approach improves operational efficiency and safety compared
to a single access arrangement.

End Street functions as a local street and is capable of accommodating the
anticipated increase in traffic associated with the development. The Traffic Impact
Statement confirms that no widening or structural upgrading of End Street is required
to support the proposal. Concerns regarding the inability to widen End Street are
therefore not relevant, as no widening is proposed or required.

Bergsig Street is classified as a higher-order urban road and already accommodates
traffic associated with the mall, schools, and industrial uses. The proposed
development represents a marginal increase relative to existing background traffic,
and the Traffic Impact Statement confirms that this increase can be accommodated
without unacceptable operational impact.

RESPONSE FROM TOWN PLANNER

The response by the applicant is agreed with and the traffic flow for the development
has been proposed in such a manner to reduce possible congestion.
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OBJECTION
+POINT 52

Existing Congestion and Regional Traffic Conditions
RESPONSE FROM APPLICANT

It is acknowledged that Bergsig Street and the Main Road experience congestion
during peak periods. However, this congestion is pre-existing and primarily
attributable to:

The Whale Coast Mall;

Schools and school-related traffic;

Regional through-traffic and delivery vehicles;
Holiday and seasonal tourism peaks.

Pwbh PR

General planning principles does not require new developments to resolve existing
area-wide congestion unrelated to the site. The test is whether the development
materially worsens conditions, which the Traffic Impact Statement confirms it does
not.

Reliance on De Zandlt's infrastructure upgrades is not an avoidance of responsibility
but reflects cumulative planning within the broader road network. Each development
is assessed individually, and this proposal meets the applicable thresholds.

RESPONSE FROM TOWN PLANNER

It is noted that there are issues relating to the traffic congestion and peak school hour
traffic due to the Curro school, the Whale Coast Mall, seasonal tourism peak time,
and the school-related traffic. Master plans for the upgrading of traffic from the R43
and Sandbaai is in the pipeline however there are mitigating measures which are put
in place for the De Zandt residential development to assist in reducing the school
peak time traffic by extending the access of De Zandt to End Street.

Further upgrading will take place to resolve peak time traffic and the “land-locked”
notion of Sandbaai.

OBJECTION
+PoINT 53

Parking Provision and Boundary Parking
RESPONSE FROM APPLICANT

Parking provision within the development complies with municipal requirements and
has been carefully designed to be accommodated on-site. Parking areas along
boundary interfaces are screened and setback, and any covered parking structures
will be subject to building plan approval, including height, design, and material
considerations.

No parking structures will be attached to neighbouring boundary walls, and all parking
layouts remain fully within the subject property.
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RESPONSE FROM TOWN PLANNER

The development complies with the parking requirements. The response by the
applicant is therefore agreed with.

OBJECTION
+POINT 54

Pedestrian Safety and Non-Motorised Transport
RESPONSE FROM APPLICANT

Concerns regarding pedestrian movement are noted. Pedestrian activity along
Bergsig Street is already a function of the mall, schools, and surrounding residential
developments. The proposed development includes controlled access points, internal
walkways, and a pedestrian gate to facilitate safe internal movement.

Any further pedestrian infrastructure requirements identified by the Municipality may
be imposed as conditions of approval. The absence of formal pavements in certain
streets is a broader municipal infrastructure matter and cannot reasonably be
attributed to this development alone.

RESPONSE FROM TOWN PLANNER

The proposed development complies with all the relevant requirements. Additional
access setbacks to the development have been proposed by the Engineering
Department which will be included as a condition of approval. However, pedestrian
safety and non-motorised transport along Bergsig Street is the responsibility of the
municipality and not the developer.

OBJECTION
+POINT 55

Requests for Additional Traffic Studies
RESPONSE FROM APPLICANT

Requests for a new or independent traffic assessment are noted. However, the
Municipality is the competent authority to determine whether additional information is
required. The submitted Traffic Impact Statement meets the standard requirements
for developments of this nature and has been prepared in accordance with accepted
engineering practice.

Further studies are not warranted unless specifically requested by the Municipality
following its technical review.

RESPONSE FROM TOWN PLANNER
The applicant is correct when stating that additional/further studies is unwarranted.

The Engineering Services Department has supported the application and the TIS by
means of the Services Report.



56

AGENDA: SPECIAL MUNICIPAL PLANNING TRIBUNAL 5 JUNE 2026

OBJECTION
+ POINT 56

Conclusion on Traffic and Parking
RESPONSE FROM APPLICANT

The traffic and parking objections are largely based on worst-case assumptions,
anecdotal experience, and regional congestion issues rather than accepted planning
and engineering criteria. The Traffic Impact Statement demonstrates that:

The road network can accommodate the proposed development;
Access arrangements are appropriate and safe;

Parking is adequately provided on-site;

The development will not result in unacceptable traffic impacts.

PwbhE

When assessed objectively and in accordance with municipal standards, the
proposed development represents a manageable and acceptable traffic outcome
within an established urban area.

RESPONSE FROM TOWN PLANNER
The applicant’s conclusion on traffic and parking is noted.

OBJECTION
+PoINT 57

Housing Need and Planning Basis
RESPONSE FROM APPLICANT

Objections questioning the existence of housing need or the financial capacity of
prospective buyers are noted. It is important to clarify that land use planning
assessments do not require a market survey of individual buyers’ financial
circumstances. Housing need is assessed through adopted municipal and provincial
spatial frameworks, population growth trends, and housing supply indicators, all of
which confirm sustained demand for additional residential opportunities within the
Greater Hermanus and Sandbaai area.

The OMSDF explicitly identifies Sandbaai as part of the Greater Hermanus growth
area and acknowledges a significant shortfall in dwelling units over the medium to
long term. The proposed development responds directly to this policy context by
providing additional housing within the existing urban footprint, rather than extending
development into peripheral or environmentally sensitive areas.

The presence of listings on private property platforms does not negate housing
demand. Listings reflect market turnover and pricing, not unmet demand, and do not
account for unit type, size, location, or accessibility. Planning authorities do not
determine housing need based on online listings, but on policy-led growth projections
and spatial planning objectives.
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RESPONSE FROM TOWN PLANNER

This objection is a duplication of the objection points 15, 16 and 17 which were
responded to. The strategic documentation of the Overstrand Municipality provides a
measure to enable the provision of additional dwelling units / residential properties.
The developer on their own initiative provides a range of housing typologies to cater
for the Sandbaai community. Therefore, market surveys and individual buyers’
financial circumstances cannot be a valid objection to refuse the application for
additional dwelling units.

OBJECTION
+PoOINT 58

Affordability and Target Market
RESPONSE FROM APPLICANT

Concerns regarding affordability have been considered. The proposed development
provides a range of unit types and price points, from smaller one-bedroom flats
through to larger townhouses. This approach is consistent with accepted planning
principles aimed at promoting housing diversity and inclusivity, rather than delivering
a single, uniform product.

Affordability in planning terms does not equate to subsidised housing or free
allocation of units. It refers to broadening access to the housing market by providing
units at price points lower than those typically found in newer Sandbaai
developments, which predominantly cater to the medium to higher-end market. Entry-
level housing in coastal towns such as Hermanus is, by necessity, relative to local
market conditions and land values.

The fact that not every resident employed at the mall or in the immediate area may
gualify for a bond does not invalidate the planning rationale. Housing markets operate
across a spectrum, and developments are not required to cater exclusively to one
income group to meet planning objectives.

RESPONSE FROM TOWN PLANNER

This objection is a duplication of the previous objection point 56 which has been
responded to.

OBJECTION
+PoOINT 59

Socio-Economic Impact of Construction
RESPONSE FROM APPLICANT

Objections suggesting that construction activity will impose an undue burden on the
municipality through migrant labour are speculative and not supported by evidence.
Construction employment is temporary in nature, and labour accommodation
arrangements are governed by labour legislation and contractor responsibilities.
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There is no planning basis to assume that temporary construction workers will
permanently settle in the area or that this development will create an additional
housing obligation for the municipality.

Furthermore, while some construction materials may be sourced from regional
suppliers, local service providers typically benefit from labour, logistics,
accommodation, maintenance, and ancillary services during construction. These
impacts are well recognised in planning assessments and form part of the short-term
economic benefit of development.

RESPONSE FROM TOWN PLANNER

The construction of the development regarding to the labourers appointed has no
relevance to this application.

OBJECTION
+PoOINT 60

Long-Term Economic Contribution
RESPONSE FROM APPLICANT
The long-term socio-economic impact of the development arises from:

1. Increased municipal rates and service charges;
2. Additional population supporting local businesses and services;
3. More efficient use of existing infrastructure within the urban area.

Arguments that residents would “spend money at the mall regardless of where they
live” overlook the fundamental planning principle that population growth must be
spatially accommodated. Housing people closer to employment nodes, services, and
retail facilities reduces travel distances, supports local economies, and aligns with
spatial efficiency objectives.

RESPONSE FROM TOWN PLANNER

The response by the applicant is agreed with. The development will contribute to
additional rates and service charges, additional population to support local business
and services.

OBJECTION
+PoINT 61

Perceptions of Social Decline
RESPONSE FROM APPLICANT

Assertions linking higher density housing to social decline, crime, noise, or reduced
property values are generalised and unsupported by planning evidence. Density
alone is not a determinant of social outcomes. Well-designed, well-managed
residential developments across Hermanus and the Overstrand demonstrate that
higher density can coexist with stable, desirable neighbourhoods.
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Such assumptions are subjective in nature and do not constitute a valid planning
consideration.

RESPONSE FROM TOWN PLANNER

The notion that the application will promote social decline is speculative. The
development of another gated residential estate will operate and be managed similar
to the surrounding residential development estates that already exist.

OBJECTION
+POINT 62

Equity and Spatial Planning Objectives
RESPONSE FROM APPLICANT

References to spatial justice and equity have been misunderstood in the objections.
The planning intent is not to impose social change “at the expense” of existing
residents, but to ensure that growth is accommodated fairly, efficiently, and
sustainably within the urban area, as required by adopted spatial policy.

Failure to provide additional housing in well-located areas would exacerbate
exclusion, increase commuting distances, and shift growth pressure to peripheral
locations. The proposed development seeks to balance growth with mitigation, rather
than displacing it elsewhere.

RESPONSE FROM TOWN PLANNER

The intent of the application is not to resolve housing need (subsidised housing). The
application will address the need for additional residential dwelling units (sectional
title) in the Sandbaai area. The additional dwelling units proposed by the
development will accommodate a range of housing typologies as well as to meet a
range of potential buyers’ income/affordability.

OBJECTION
+POINT 63

Access-Related Objection
RESPONSE FROM APPLICANT

The objection relating to the location of the entrance has been noted. As confirmed in
the Traffic Impact Assessment, the split access arrangement between End Street and
Bergsig Street was selected to distribute traffic, improve safety, and reduce
congestion. This configuration has been professionally assessed and is supported by
the traffic engineer and municipal review process.

RESPONSE FROM TOWN PLANNER
The response to the objection by the applicant is noted and agreed with. Specialist

assessments have been conducted to ensure that the development proposal reduces
any possible impact on access, egress, and manoeuvring concerns.
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OBJECTION
+ POINT 64

Conclusion on Socio-Economic Impact and Housing Need
RESPONSE FROM APPLICANT

The objections raised rely largely on assumptions about market behaviour,
affordability, and social outcomes rather than on adopted planning policy or technical
evidence. The proposed development aligns with the OMSDF, responds to identified
housing demand, supports economic activity, and contributes to spatial efficiency
within the Sandbaai area.

From a planning perspective, the socio-economic impacts of the development are
appropriate, manageable, and consistent with municipal objectives, and do not
provide a basis for refusal of the application.

RESPONSE FROM TOWN PLANNER
The applicant’s conclusion on socio-economic impact and housing need is noted.

OBJECTION
+ POINT 65

Objections relating to security
RESPONSE FROM APPLICANT

Comments relating to security concerns have been noted. However, the objections do
not provide any factual or evidence-based reasons demonstrating how the proposed
development would result in a deterioration of security for adjacent properties.
Generalised assumptions regarding the behaviour, age, or gender of future
occupants are speculative, subjective, and not a relevant planning consideration.

Land use planning assessments are based on design, management, and enforceable
controls, not on conjecture about the personal characteristics of future residents. The
suggestion that residents of higher-density housing are inherently prone to
aggressive or criminal behaviour is unfounded and cannot be relied upon in
evaluating a land use application.

It is important to clarify that any boundary wall is the responsibility of the owner on
whose land it is constructed. Where a boundary wall straddles a property boundary,
responsibility is shared between the adjoining owners. This principle also applies to
any electric fencing. The proposed development will not rely on the boundary walls of
neighbouring complexes for security purposes unless formal agreement is in place.
Where required, new boundary walls and electric fencing will be constructed entirely
within the subject property and maintained by the homeowners’ association.

Security is a critical consideration in the South African context, and the owners, who
are also the developers, have taken a proactive and comprehensive approach. The
development will be undertaken using established local construction teams, and a
professional security firm will be appointed during the construction phase.
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This firm will be responsible for securing the site, controlling access, and ensuring
that contract workers remain on the premises during working hours, thereby
preventing unauthorised movement into surrounding neighbourhoods.

Following completion, it is anticipated that the same or a similar professional security
provider will continue to manage security within the development during the initial
operational phase, until the body corporate is formally established and has held its
first annual general meeting. This ensures continuity of security management during
the critical transition period.

The completed development will incorporate multiple layers of security, including:

1. Controlled access points with access control systems for residents, staff, and
visitors;

2. Optical surveillance cameras providing 24-hour monitoring of common areas and
access points;

3. Electric perimeter fencing where required;

4. Managed entry and exit points to prevent unauthorised access.

These measures are standard in contemporary residential developments and are
specifically intended to enhance safety not only for residents of the development, but
also for neighbouring properties. A well-secured, access-controlled residential estate
does not increase crime risk; on the contrary, it often reduces opportunistic crime in
the surrounding area.

Finally, the long-term management of security, common property, and resident
conduct will fall under the authority of the body corporate, which is legally empowered
to enforce rules, appoint professional managing agents, and maintain security
infrastructure. Poor management would negatively affect the value and liveability of
the development itself, providing a strong incentive for effective governance.

In conclusion, the security concerns raised are not supported by evidence and rely on
assumptions that fall outside the scope of land use planning. The proposed
development incorporates robust, professionally managed security measures that are
appropriate to its scale and context and do not present a risk to surrounding
properties.

RESPONSE FROM TOWN PLANNER

The concerns relating to security is speculative as mentioned by the applicant. The
residential development will be subject to the establishment of a body corporate
which will also establish rules in relation (but not limited) to security, noise, and
vehicle safety.

Furthermore, the proposal will accommodate controlled access and egress, 24-hour
surveillance monitoring, electric fencing, and management of unauthorised access. It
is therefore considered that the concerns raised are adequately addressed.
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OBJECTION
4+ POINT 66

Objection relating to property values and neighbourhood character
RESPONSE FROM APPLICANT

It is important to clearly distinguish between substantiated, evidence-based planning
considerations and subjective or emotive assertions. The underlying objective of the
proposed development is to introduce additional housing opportunities in a well-
located, accessible part of Sandbaai, in line with the applicable spatial frameworks
and the municipality’s forward-planning policies. The subject property is located within
a designated densification zone, where increased residential intensity is not only
anticipated but actively encouraged by adopted policy.

Concerns raised regarding a potential decline in property values are largely
speculative in nature and are not supported by any objective valuation evidence,
market analysis, or empirical data. No professional valuation reports, sales analyses,
or comparative studies have been submitted demonstrating that developments of a
similar nature have resulted in a measurable reduction in surrounding property
values. As such, these assertions cannot be afforded determinative weight in the
assessment of the application.

Property values are influenced by a wide range of factors, including location,
accessibility, proximity to services and employment nodes, neighbourhood safety,
guality of design, management of developments, and overall market conditions. The
subject property is situated adjacent to a major retail and employment node, close to
key distributor routes, and within an established urban area. These locational
attributes are widely recognised as positive value drivers rather than detractors.

The suggestion that higher-density or more affordable housing inevitably leads to
neighbourhood degradation, crime, or reduced property values is not supported by
planning or valuation practice. Density in itself is not a determinant of property value.
Poor design, lack of management, and inadequate infrastructure are the factors
typically associated with negative outcomes. The proposed development has been
carefully designed to mitigate these risks through stepped building heights, controlled
access, comprehensive security measures, on-site parking, landscaped buffers, and
body corporate governance.

References to the development being likened to a “ghetto,” “slum,” or similar
characterisations are emotive and inappropriate in the context of land use planning.
Such terminology reflects personal perceptions rather than objective planning impacts
and does not constitute a valid basis for refusing a development that complies with
policy, zoning intent, and technical requirements.

Concerns regarding retirees and long-standing residents are understood; however,
planning legislation does not provide protection against change where such change is
policy-led, reasonable, and appropriately mitigated. Urban areas evolve over time,
and the introduction of new housing typologies does not amount to an erosion of
rights or an unreasonable imposition on existing residents. Importantly, the proposal
does not remove or diminish existing zoning rights of neighbouring properties.
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It is also relevant to note that well-planned residential developments frequently
stabilise or enhance surrounding property values by improving land utilisation,
introducing new infrastructure investment, increasing demand for local services, and
reinforcing the attractiveness of an area. The development does not introduce
incompatible land uses, commercial activity, or industrial operations, but remains
residential in nature, consistent with the broader character of Sandbaai.

Assertions that the proposal will set a “dangerous precedent” are misplaced. Each
land use application is assessed on its own merits, within its specific policy and
spatial context. Approval of this application would not automatically permit similar
developments elsewhere, particularly where sites are not located within designated
densification zones or lack comparable locational attributes.

The concern that rental units will negatively affect property values is similarly
speculative. Rental tenure is a normal component of urban housing markets and is
not a planning ground for refusal. Well-managed sectional title schemes with a mix of
ownership and rental units are commonplace and do not inherently undermine
neighbourhood stability or property values.

In conclusion, while concerns about property values are acknowledged, they are not
supported by objective evidence and rely heavily on assumptions about density,
tenure, and future residents. The proposed development is policy-aligned, well-
located, and designed with mitigation measures that address scale, interface,
security, and amenity. When assessed against accepted planning and valuation
principles, the proposal does not present a credible risk of devaluing surrounding
properties and may, over time, contribute positively to the overall desirability and
vitality of the Sandbaai area.

RESPONSE FROM TOWN PLANNER

The property is located within a densification area as indicated in the municipality’s
strategic planning for the area. The application is therefore in line with this notion.

The concerns relating to the decline in property values are speculative. Furthermore,
property values are influenced by a range of factors including location, accessibility,
proximity to services and employment nodes, neighbourhood safety, quality of
design, management of developments, and overall market conditions.

The suggestion that higher density leads to neighbourhood degradation, crime or
reduced property values is also speculative. The development, as mentioned
previously, will be subject to the establishment of a body corporate which will
establish rules which each property owner must comply with. Any further references
made to a ghetto or slum is also speculation and will not be entertained.

Various housing typologies are proposed which can accommodate various potential
buyers in different financial income groups as well as different stages in their life. The
subject property is not restricted to the development of retirees, however the concern
relating to the long-standing residents that may be retirees is understood.

Each application is evaluated and approved/refused on their own merit. The
application proposed is considered favourably since the rezoning of the property to
accommodate a higher density falls in line with the strategic planning for the area.
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APPLICANTS’ CONCLUSION TO OBJECTIONS RECEIVED

The proposed development on Erf 1735, Sandbaai has been comprehensively
assessed against the applicable planning legislation, municipal policies, spatial
frameworks, and technical requirements. The application aligns with the objectives
and intentions of the OMSDF, the OMLUS, and broader spatial planning principles
that promote compact, efficient urban form, infil development, and the
accommodation of population growth within the existing urban footprint.

The objections received during the public participation process have been carefully
considered and addressed in detail. While the concerns raised are acknowledged, the
majority are based on speculative assumptions, emotive perceptions, or subjective
expectations, rather than on substantiated planning, engineering, environmental, or
valuation evidence. Where legitimate issues were raised, these have been responded
to through design amendments, technical assessments, and enforceable mitigation
measures.

Concerns relating to density, height, visual impact, privacy, traffic, infrastructure
capacity, security, environmental considerations, and property values have all been
evaluated against accepted planning and technical standards. Submitted reports
confirm that the development can be accommodated without unacceptable impact on
the surrounding road network or municipal services, subject to standard conditions
and developer contributions. The amended design demonstrates a clear effort to
reduce bulk and perceived intensity through stepped building heights, increased
setbacks, internalisation of higher-density components, enhanced landscaping, and
controlled access.

Importantly, the proposed development remains residential in nature and is located
within a designated densification area where higher residential intensities are not only
anticipated but required to meet projected housing demand. The development does
not introduce incompatible land uses, does not extend the urban edge, and does not
erode the lawful development rights of neighbouring properties.

Objections relating to social behaviour, future occupants, tenure type, or perceived
decline in neighbourhood character and property values fall outside the scope of land
use planning and are not supported by objective evidence. Planning decisions must
be grounded in policy compliance, technical feasibility, and the public interest, rather
than on speculative outcomes or resistance to change within an evolving urban
environment.

The proposal incorporates appropriate mitigation measures, is subject to ongoing
municipal oversight through conditions of approval and will be managed through a
body corporate structure with enforceable rules governing common property,
behaviour, and security. These mechanisms provide assurance that the development
will function responsibly and sustainably over the long term.

In conclusion, when assessed holistically and objectively, the proposed development
represents a balanced, policy-aligned, and sustainable planning outcome. The
objections raised, whether individually or collectively, do not demonstrate grounds to
refuse or materially constrain the application. The development responds
appropriately to housing demand, supports spatial efficiency, and contributes
positively to the future growth and viability of Sandbaai and the broader Overstrand
area.
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It is therefore concluded that the objections should not impede the approval of the
application, and that the proposed development warrants favourable consideration,
subject to appropriate conditions of approval.

RESPONSE FROM TOWN PLANNER

The applicant’s conclusion to the objections received is noted.

8. SUMMARY OF APPLICANT’S REPLY TO COMMENTS

See paragraph 7 above.

9. MUNICIPAL ASSESSMENT OF COMMENTS

See paragraph 7 above.

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

10.1

10.2

Background
N/A

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

The application is considered consistent in the following manner from a town
planning perspective:

Spatial Justice
The application will not perpetuate spatial development injustices. The

application proposes various housing typologies that will accommodate various
income groups and buyers within various stages of their life.

Spatial sustainability

The application is located within the urban edge and will not lead to urban
sprawl. No natural habitat is impacted upon, and it will have no negative
influence on the natural environment.

Efficiency
The application to rezone that property to allow a higher density is considered

favourably since it will be in line with the strategic planning for the area.
Furthermore, the proposed development with the higher density will be subject
to additional bulk infrastructure contributions which will enable the municipality
to utilise these funds to upgrade necessary bulk infrastructure where needed.
Therefore, the application also seeks to optimize the use of the property in
terms of municipal services and infrastructure.

Spatial resilience

The development of the property will ensure that the existing resource (land) is
used to its maximum in an affordable manner and in line with the Overstrand
Municipality’s forward planning documents regarding densification within the
urban edge, but with an acceptable density.
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10.3

10.4

10.5

10.6

10.7

10.8

Good administration
The application followed the required planning procedures, and the required
public participation process has been followed.

(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.

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

The application to rezone the property to a higher density is in line with the
strategic policy documentation of the Overstrand Municipality being indicted as
a densification area (more than 30du/ha) of the OMGMS planning unit 6.
Furthermore, the proposal to accommodate additional dwelling units is
consistent with the SDF.

(In)consistency with guidelines prepared by the Provincial Minister

N/A

Impact on municipal engineering services

The existing services are available and have been viewed positively by the
Engineering Department, although it indicates that certain infrastructure needs
to be upgraded to accommodate the development, the costs of which will stem
from the bulk infrastructures levies payable by the landowners.

Additional reports such as the TIS and GLS reports have been accepted by the
Engineering Department in line with the master plans for the area.

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

The application does not trigger any listed activities in terms of Local or
National legislation.

Existing and proposed zoning comparisons and considerations

The subject property will be zoned from Residential Zone 1: Single Residential
(SR1) to General Residential Zone 3: Flats (GR4). The application is in line with
the proposed GR4 zoning apart for density and the building line departure to
accommodate refuse area. The departures applicable is the following:
o relax the southern street building line 4m to Om to accommodate the
proposed refuse room, and
¢ deviate from the applicable density provision from 50du/ha to 74.44du/ha
to accommodate the proposed development.

11. ADDITIONAL PLANNING EVALUATION FOR REMOVAL OF RESTRICTIONS

There are no restrictive clauses registered against the title deed of the property that
prohibits the proposed development.
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12. THE DESIRABILITY OF THE PROPOSAL
REZONING AND DENSITY

The developments north of End Street predominantly consist of group housing
developments and is regarded as the group housing hub of Sandbaai. Although the
Growth Management Strategy proposes more than 30 units (unrestricted) per
hectare together with development typologies for the planning unit within which the
subject property falls, one must consider that the subject property is situated in the
group housing hub of Sandbaai with established low density group housing
developments. (The development typologies will be addressed in detail under this
heading.) The densities of the surrounding group house developments are as
follows (including Green Mountain Estate that consists of four blocks of flats):

EXISTING GROUP HOUSE DEVELOPMENTS IN THE GROUP HOUSING HUB OF SANDBAAI

DEVELOPMENT NAME U/HA

Mooizicht Gardens +16 u/ha
Greenhaven +19 u/ha
Monte Mare +15 u/ha
Villa Anadia +22 u/ha
Leisure Park +19 u/ha
Mountain View +30 u/ha
Carlane +17 u/ha
The Avenues +21 u/ha
Tambali Village +22 u/ha
Ocean Breeze +22 u/ha
Green Mountain Estate +38 u/ha
Bergzicht +13 u/ha
Green Mountain Villas +12u/ha
Protea Park +18 u/ha
Pebble Cove +28 u/ha
Sun Dew Villas +28 u/ha
Sandy Dunes +38 u/ha

The above table is an extract from the previous application that serve at the MPT
meeting on 4 October 2024 which indicates the dwelling units per hectare for each
group housing development. It is evident that the density of the existing group
houses has a much lower density in comparison to the current application. It must
however be noted that these group housing developments are located in a lower
densification area compared to the current application. The permitted density is
restricted by both the zoning in terms of the Overstrand Municipality Land Use
Scheme (Scheme) and the Overstrand Municipality Growth Management Strategy
(OMGMS).

The densities of the various group housing development as per the OMGMS range
from no densification to 30du/ha. The densities of the various group housing
developments as per the Scheme development parameters limit the densification
with regards to the actual density (being 35du/ha) and erf size (minimum erf size
being 3000m?2). The only outlier in this case is Green Mountain Estate which is
permitted to accommodate 50du/ha in terms of the applicable zoning.
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Noting the above, the subject property is proposed to be rezoned from Residential
Zone 1: Single Residential (SR1) to General Residential Zone 3: Flats (GR4). The
permitted density in terms of the zoning permits the development to accommodate a
density of 50du/ha. Furthermore, in terms of the OMGMS, the subject site is located
in a densification area which permits the density to exceed 30du/ha. This is the last
remaining site in the Sandbaai area which could accommodate the proposed
densification of 74.44du/ha.

A
A Subject Property

DEPARTURES

The only departures proposed is that of the applicable density permitted in terms of
the provisions of the Scheme being 50du/ha and the departure to accommodate the
refuse area over the 4m street building line up to the erf boundary.

The development complies with all the relevant development parameters contained
in the proposed zoning apart from the abovementioned departures.

e The proposed floor factor of 0.8 complies with the 1.5 floor factor requirement.

e The proposed coverage of 35.5% complies with the 80% coverage requirement.

e The proposed two-storey (8m) height of the buildings located along the building
lines comply with the height requirement.

e The proposed three-storey (9m) height of the buildings located in the centre of
the development complies the height requirement.

e The buildings are setback in accordance with the requirement 8m setback from
the centreline of the abutting street.

e The 4.5m and 3m lateral building line is complied with.

e Both 4m street building lines have been complied with apart from the departure
to accommodate the refuse room.

e The proposal provides communal open space of 11.49% which complies with
the 10% requirement.
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e 244 parking bays are provided which complies with the 238 parking bay
requirement being 91,5 bays for the 1-bedroom units and 73 bays for the 2 & 3-
bedroom units.

DEVELOPMENT DESIGN AND LAYOUT

The proposal provides three forms of dwelling typologies which are townhouses,
simplex flats and apartment block (flats) which are detailed below:

Town Houses

The town houses are located along both 4.5m lateral building lines which are double
storey units with a garage and an open parking bay that complies with both the 3m
and 4.5m lateral building lines.

Simplex Flats
The simplex flats are located along the 4m street building line of Bergsig Street

which are single storey units on ground floor and first floor which complies. The
ground and second floor units together both comply with the 8m and 9m height
restriction.

Apartment Blocks (Flats)

There are three apartment blocks located in the centre of the development. These
apartment blocks are three storeys which comply with the 9m height restrictions.
However, two apartment blocks provide ground storey parking, and one apartment
block provides additional flats on the ground storey.

Separate Garage Units
There is separate garage units located in the southeastern portion of the property
that comply with the basic height requirement for garages.

Additional buildings and structures

The community centre, refuse room, gate house and access to the site is located in
the southern western portion of the site. In addition, the egress is located in the
north eastern portion of the property. These structures are single storey and will
comply with the height restriction and setbacks applicable. It must be noted that
additional departures have been applied for to accommodate the refuse area on the
erf boundary. This position of the refuse area makes it easier for the operational
services to perform their duties.

Conclusion

The above proposals result in a design that seamlessly integrates the stepping of
the building heights with the residential buildings of the surrounding residential area
from 8m along lateral portions of the site to 9m in the centre of the site.

Furthermore, the compliance with the various 3m, 4.5m and 4m setbacks of the
building from the boundary of the erf create additional privacy, improve sunlight
impacts on the adjacent properties and further improves the view corridor between
the subject property and the adjacent group housing developments.
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HERITAGE

The applicant submitted an application to Heritage Western Cape for the notification
of intent to develop (NID) which the Heritage Western Cape department confirmed
that they do not have an objection to the proposed application.

ENGINEERING SERVICES

The proposed development requires the connection of essential municipal services
which include water, electricity, and sewerage to the municipality’s existing
infrastructure. Furthermore, the development must comply with the Engineering
Services Departments minimum criteria relating to traffic, access, and Egress.

Noting the above, additional reports and assessments such as the TIS and GLS
reports have been submitted to the Engineering Services Department in which they
are in support of. In the Services Report provided by the Engineering Services
Department, the department supported the application and the addendums thereto
subject to the development upgrading according to the master plan, GLS Report,
TIS conducted by Douw Lourens and the upgrading according to the stormwater
management by the developer.

Additional improvements / upgrades must be implemented as recommended by the
approved TIS report (as per the Services Report) namely:

o A dedicate exit for the development must be provided on Bergsig Street
opposite the Whale Coast Mall.

e A four-way stop control must be implemented at the intersection created by
Bergsig Street, the Mall access and the development’s exit.

e Provision of a minimum of 18m stacking distance between the access booms or
gates and the road edge.

e The capacity upgrades of the Sandbaai main Road/bergsis Street roundabout.

e The implementation of stop control at the Louis Trichard / End Street
intersection.

OVERLAY ZONES

The proposal does not fall within the EMOZ or the HPOZ overlay zones and
therefore is compliant with the applicable legislation.

CONCLUSION

Noting the above discussion, the revised development proposal is favourably
considered for approval.

13. RECOMMENDATION
1. that the comments received, be noted;
2. that the application in terms of Section 16(2)(a) of the Overstrand Municipality
Amendment By-Law on Municipal Land Use Planning, 2020 (By-Law), for the

rezoning of Erf 1735, Sandbaai from Residential Zone 1: Single Residential
(SR1) to General Residential Zone 3: Flats (GR4); be approved in terms of the
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provisions of Section 61 of the By-Law;

3. that the application for departure in terms of Section 16(2)(b) of the By-Law to:

(@) relax the southern street building line 4m to Om to accommodate the
proposed refuse room, and

(b) deviate from the applicable density provision from 50du/ha to 74.44du/ha
to accommodate the proposed development,

be approved in terms of the provisions of Section 61 of the By-Law;
4. thatthe approvals in 2. and 3., above, be subject to the following conditions:

(a) that the development be in line with SDP-2022_30_100_REV 1, dated
24/09/2025;

(b) that building plans be submitted to the Building Control Office, and that all
comments from the Building Department and Fire Department be
complied with at that stage;

(c) that the conditions of the Engineering Services Department: Services
Report (attached as Annexure G) must be complied with;

(d) that a body corporate be established in accordance with the Sectional
Titles Act with compulsory membership for all subsequent owners of a
sectional title unit within the development.

(e) that house/conduct rules be approved by the body corporate of the
development to ensure the management of common property.

5. that the applicant be notified of its appeal right in terms of Section 78 of the
Overstrand Municipality Amendment By-Law on Land Use Planning, 2020
regarding the above decisions; and

6. that the commenters be informed of their appeal right in terms of Section 78 of
the By-Law with regard to the conditional approval in paragraph 2. and 3.
above.

14. REASONS FOR RECOMMENDATION

Reasons for the decisions in paragraphs 2., 3., and 4. above

« The application has followed due procedure.

% The concerns raised by during public participation have been adequately
addressed.

« All the relevant internal and external departments supported the application.

% The rezoning and increased density to 74.44du/ha of the subject property is in
line with the strategic planning for the area in terms of the SDF and the OMGMS.

« The development proposal complies with the relevant setbacks and development
parameters of the new zoning (apart from the departure to accommodate the
refuse area and the increased density).

+ The revised development complies with the applicable height and lateral building
lines to enhance view corridors, improve sunlight impact, and reduces privacy.
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% The stepping of the building heights seamlessly integrates the increased height
of the apartment blocks located in the centre of the property.
« The residential character is maintained with regards to the stepping of the
building heights and applicable setbacks.
« The proposal is in line with the general principles of SPLUMA and LUPA as this
development will be spatially sustainable, it will not lead to urban sprawl or be

developed on agricultural land or environmentally sensitive areas.

« The studies provided with the application is supported by the Engineering
Services Department in line with the upgrading in accordance with the master

plan.
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1. Locdlity Plan
Erf 1735 - Sandbaai
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MOTIVATION

1. ABBREVIATIONS

. OM Overstrand Municipality
OMLUS Overstrand Municipality Land Use Scheme, 2020
Overstrand Municipality Amendment By-Law on Municipal Land Use
BY-LAW .
Planning, 2020.
PSDF Western Cape Provincial Spatial Development Framework, 2014
OMSDF Overstrand Municipality Spatial Development Framework, 2020
DU Dwelling Unit
Du/Ha Dwelling Units per hectare

2. PROPERTY DETAILS

AL Erf 1735, Sandbaai
Information
Extent 1,8Ha / 18 000mM?

Current zoning

Residential Zone 1: Single Residential

Owners

Terra Nuova Developments CC

(Refer Annexure A for the Closed Corporation Resolution and Power of
Aftorney).

3. BACKGROUND AND INTENT

Erf 1735 Sandbaai, situated opposite the Whale Coast Mall in Bergsig Street, presents an
excellent opportunity for a higher-density residential development in the growing suburb of
Sandbagi. Located within the Greater Hermanus area, Sandbaai is a relatively new
neighbourhood situated just a short distance from Hermanus Central and to the east of Onrus.
It is also easily accessible from Cape Town, with a drive of just over an hour to the entrance
of Sandbaai and the Hemel-en-Aarde Valley.

Terra Nuova Developments CC acquired Erf 1735 Sandbaai with the intention of developing
it to address the high demand for residential units in the surrounding area.

Following the initial application, comments received from the municipality and surrounding
community were carefully considered. A revised proposal was subsequently compiled to
ensure that the development integrates more appropriately with the existing urban fabric
than the original concept. The amended proposal reduces the overall massing of the
development by intfroducing smaller townhouse units along the property boundaries and
decreasing the number of apartment blocks.
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Residential housing market

The relocation of people to coastal areas presents a significant advantage for the
municipality, as it drives the development of improved infrastructure and amenities. However,
the Overstrand Municipality is currently under increcasing pressure to provide adeqguate
housing options in response 1o ongoing population growth.

Sandbaai has experienced steady population growth in recent years, primarily due to its
central location and affordable housing. The suburb offers a peaceful and laid-back coastal
lifestyle, which is a key attraction for families seeking to escape the congestion of urban

centres.

In addition, Sandbaai's proximity to quality medical facilities and schools in Hermanus, along
with excellent retail offerings, further enhances its appeal. Convenient access to airports also
ensures that residents benefit from strong transportation links to other parts of South Africa.

Criteria typically considered by individuals relocating:

¢ Affordable and secure estate living, with effective access control to match or exceed their
previous accommodation standards;

e Preferably new and modern residential units;

e Access to high-speed internet, such as fibre or satellite connections; and

s  Communal recreational facilities.

It has also been observed that many individuals are choosing to retire or semi-retire at a
younger age, giving rise to the frend of "multi-generational living.” This refers to developments
accommodating people at various life stages, ranging from young families to semi-retired
and retired individuals, within the same residential community.

4. PROCESS AND PROCEDURE TO ACHIEVE THE PROPERTY OWNER'S INTENT

4.1 PROJECT SUMMARY

Erf 1735, Sandbaai (hereafter referred to as the subject property) has an extent of 1,8Ha /
18 000m? (Refer Plan 1 - Locadlity Plan) and is currently zoned as Residential Zone 1: Single
Residential. The subject property has been identified in the Growth Management Strategy as
a svitable densification development area.

This proposed development will consist of the following:
e 83 Flats;

e 51 Town Houses;

¢ Common areas (Open Spaces); and

¢ Common areas (Private Roads with parking areas).

Refer to Section 4.2.7 for definitions of common area.

The previous application proposed the subdivision of the property info two portions. The
amended proposal, however, retains the entire property as a single entity, with the intention
to demolish all existing structures to accommodate the proposed development.
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The rezoning of the subject property will introduce additional residential opportunities into the
Sandbaai housing market. The proposed zoning and development morphology are, however,
consistent with broader development frends observed across other areas of the Overstrand
Municipality.

4.2 LAND DEVELOPMENT APPROVAL REQUIRED
Approval of the following is required for the implementation of this development:

» Rezoning of Erf 1735, Sandbaai from Residential Zone 1: Single Residential to General
Residential Zone 3: Flats (GR4) in terms of Section 16(2)(a) of the Overstrand Municipality
Amendment By-Law on Municipal Land Use Planning, 2020 (Plan 4: Proposed Zoning Plan).

As previously mentioned, the original proposal sought to utilise only a portion of the property
for development. In contrast, the revised proposal intends to develop the entire property. It
should be noted that, if the proposal is approved, a separate application will be submitted
for the demolition of all existing structures on the property.

The property owners have carefully considered the design of the development to minimise
any potential impact on the views and character of the surrounding area. For example, the
proposed flats will be located towards the interior of the site, while single-family townhouse
units will be positioned along the side boundaries.

Furthermore, the proposal limits the building height along the boundaries to two storeys, with
three-storey buildings permitted only in the centre of the site, away from adjoining properties.
This design approach is infended to reduce the visual impact of the development on
neighbouring properties. In addition, all proposed buildings will comply with the side building
line requirements applicable to the intended zoning, thereby ensuring compatibility with the
surrounding built environment.

The amended proposal not only seeks to reduce building heights to two storeys near the
boundaries, rather than the maximum three storeys permitted by the Overstrand Municipality
Land Use Scheme (OMLUS) but also aims to lower the residential density along the perimeter
of the property. These measures have been introduced to minimise potential impacts on
adjacent properties and demonstrate the property owners' sensitivity to the surrounding
context.

This design approach is intended to mitigate concerns such as loss of sunlight and
overdevelopment near neighbouring erven. As such, the proposed development will comply
with the provisions of the OMLUS and is not expected to have a detrimental impact on the
surrounding area.

4.2.1 Population growth in Sandbaai and Hermanus

The Overstrand Municipal Spatial Development Framework (OMSDF) includes population
growth projections for the municipality’s main areas. According to the OMSDF, Sandbaai
experienced an average annual population growth rate of 7.0% between 2001 and 2011,
increasing the population by 1,639 residents, from 2 463 to 4 102. The OMSDF further indicates
that the Greater Hermanus area, which includes Sandbaai, requires the development of
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several thousand new dwelling units to accommodate projected population growth (OMSDF,
p.28).

Table 1: Housing Need and estimated land area required {15du/ha)
Year Greater Hermanus Areq .
~ Total dwelling units (du) required Estimated land areareguired [ha) |

2011 3 892 256

2016 | 5360 37
2021 7127 475
(2026 9106 607 = N
2031 11 234 749

Based on information obtained within the OMSDF (OMSDF, p28)

Table 2: Housing Need and estimated land area required (20du/ha)

Year Greater Hermanus Ared

' Total dwelling units (du) required Estimated land area required (ha)
2011 3892 N 195
(2016 5360 268 = =
2021 7 127 356
2026 | 9106 455
2031 - 11234 - 562

Based on information obtained within the OMSDF (OMSDF, p28)

These tables provide clear insights into the scale of housing demand in the Greater Hermanus
area and the associated land requirements. Importantly, the proposed development will be
situated within the existing urban edge of Hermanus. No additional land was incorporated
into the urban edge during the review of the 2020 OMSDF, which underscores the importance
of optimising available land within established urban areas such as Sandbaai.

The development proposal for Erf 1735 Sandbaai seeks to make efficient use of land by
delivering 134 residential units at a density of approximately 74.44 dwelling units per hectare
(du/ha). This figure has been reduced from the previous proposal of 148 units at over 90 du/ha.
The motivation for maintaining a higher density is to address the pressing demand for housing
in the Hermanus and Sandbaai area while limiting the need for further land expansion. This
approach supports the principles of sustainable development by maximising land use
efficiency within the existing urban footprint.

Reduction of Density

The reduction of density was a decision informed by feedback from the municipality and
members of the public, as well as a careful reassessment of the site’s relationship with the
surrounding built environment. Lowering the number of units helps to soften the overallimpact
of the development, reduce the bulk and scale of buildings along sensitive boundaries, and
improve compatibility with adjacent residential properties. The revised density also allows for
more meaningful landscaping, increased open space within the development, and better
opportunities for light and ventilation between buildings.

In this way, the proposal seeks to find a middle ground between the need for higher-density
residential development and the importance of preserving the character and amenities of
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the existing urban area. The proposed layout and design demonstrate sensitivity to
neighbouring properties while still supporting the overarching spatial development goals of
the Overstrand Municipality. Ultimately, the amended proposal contributes to a more
sustainable and integrated urban form, delivering much-needed housing without
compromising the liveability or identity of the Sandbacai area.

4.2.2 Design and Layout

The development proposal for the subject property, as iliustrated in Plan § of the Site
Development Plan (SDP), adopts an adapted and context-sensitive layout. Careful
consideration has been given to ensuring that both the design and layout integrate
seamlessly into the surrounding residential fabric of Sandbaai.

The proposal is to have access to the development being obtained from End Street and
egress being obtained from Bergsig Street. There is also a pedestrian access and egress
proposed on Bergsig Street, which will allow the residents quick access to the mall.

Flats

Three apartment blocks are positioned in the central portion of the site to minimise their visual
impact from adjacent properties. These blocks are arranged in a U-shape to optimise natural
light penetration and internal open space. Refer to Plan §, the SDP and Annexure C for the
Architect's drawings and 3D renders. Each apartment block will be fitted with a lift and
connected by covered walkways, ensuring accessible and convenient circulation
throughout the development. The design of the flat blocks has been carefully considered to
reduce the perceived bulk of the buildings and maintain compatibility with the surrounding
built environment.

Two of the apartment blocks will incorporate ground-level parking below the first floor, which
allows the development to meet parking requirements while making efficient use of the site.
The third block has been designed with parking positioned separately from the building to
allow for the intfroduction of ground-floor garden units. These units not only enhance the
residential character of the development but also offer future homeowners a greater variety
of housing options, catering to different lifestyle needs.

This approach ensures that the development is both functionally efficient and visually
compatible with its surroundings. It confributes positively to the aesthetic and spatial quality
of the neighbourhood, while also promoting liveability, accessibility, and choice within the
local housing market.

Figure 1: Internal Street Scape and 3D render of the proposed flats
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Townhouses and Flats

The proposed layout includes three townhouse components, each grouped together in a
single structure along the side boundaries of the property, thereby creating a softer interface
with neighbouring single-family dwellings.

Each townhouse will be provided with two dedicated parking bays, one of which will be a
secure, lockable garage. The townhouses will be designed in a cohesive architectural style,
with visual breaks along the boundary to avoid a contfinuous built edge and to maintain a
sense of openness. The townhouses will offer a mix of, two-, and three-bedroom units, catering
to a wide range of household sizes and lifestyle needs.

The overall design of the residential units is modern and functional, incorporating open-plan
living areas and maximising natural light through appropriate orientation and window
placement. Sufficient on-site parking will be provided, consisting of a combination of covered
and open bays for both residents and visitors. The parking areas have been carefully
positioned to reduce their visual impact and preserve the aesthetic appeal of the
development as a whole.

Figure 2: Internal Street Scape and 3D render of the proposed townhouses

Table 3: Development proposal

TOWNHOUSE
Block Type Type of Units Number of units
e i 2 Bedroom units (80m?) 9

3 Bedroom units (95m?) 18
Total number of duplexes 97
FLATS

Block Type Type of Units Number of units
Flats (Simplex next to Bergsig 1 Bedroom units (40m?) 12
Street| 1 Bedroom units [44m?2) 12
Total number of Units (Simplex) 24
Block Type Type of Units per block Number of units
Block A 1 Bedroom units 15

2 Bedroom units 18
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Total Units in Block A ] | 33 al
BlockType Type of Units per block | Number of units
Block B 1 Bedroom units 11
2 Bedroom units 14
| Total Units in Block B | 25
Block Type Type of Units per block Number of units
1 Bedroom units 11
Hioss 2 Bedroom units 14
Total Units in Block C 25
1 Bedrooms units 24
Flats | 1 Bedroom units 37
2 Bedroom units 46
o ouEas 2 Bedroom units 9
3 Bedroom units 18
Total Units 134

The proposed development seeks to enhance the property through the infroduction of a
diverse range of unit types, as previously described. The townhouses and flats will be limited
to two storeys, with a maximum height of 8m. All these units are strategically positioned along
the side boundaries of the property to create a fransition in scale between the proposed
development and neighbouring single-family dwellings.

The higher-density flat blocks are positioned centrally within the site, set back approximately
28m from the nearest property boundaries. This layout was deliberately chosen to reduce the
visual impact of the larger buildings on surrounding properties and to ensure that the massing
of the development is more respectful of its residential context.

This stepped approach to building height, transitioning from three-storey flat blocks in the
centre of the site to two-storey townhouses along the edges, ensures a gradual and
harmonious integration with the existing built environment. By concentrating height and
density away from the boundaries, the proposal effectively mitigates bulk and scale
concerns, thereby promoting a more balanced urban form.

To illustrate the architectural vision of the development, Annexure C includes the building
elevations, which showcase the design language, proportions, and aesthetic detailing of the
proposed structures. These elevations reflect the careful design considerations made to
ensure the development complements its surroundings. While the proposed buildings
maintain a unified architectural character, they also acknowledge the diverse architectural
styles present in the surrounding area. It is important to note that there are no existing
architectural guidelines that govern development in this neighbourhood, and the surrounding
properties exhibit a range of styles. As such, the proposed development seeks to contribute
positively to this architectural diversity while maintaining a coherent identity.

The amended proposal aims to reduce the overall bulk of the development while still
providing much-needed residential accommodation. The proposed layout creates a
cohesive and visually appealing urban environment, where building heights are modulated
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to respond to their immediate context. The central flat blocks, limited to three storeys, are set
back significantly, while the townhouses and flats (simplex) units are situated along the lateral
and northern street boundaries respectively at 4.5m and 4m, in full compliance with the
applicable building line requirements as prescribed by the OMLUS.

Furthermore, the property owners have confirmed their commitment to adhering to the
building line along the boundaries, reinforcing their intention to limit the impact of the
development on adjacent properties, with the exception of the Southern Street building line
to accommodate the refuse room. This, combined with the tiered layout of the proposed
buildings, ensures that the visual and spatial impact on neighbouring properties is minimised.

Overall, the objective of the amended application is to establish a well-integrated, high-
quality residential development that contributes positively to the surrounding landscape. The
proposed architecture and site layout aim to strike a careful balance between increased
residential density and sensitivity to the existing urban character. The attention to detail in the
elevations and the step-down design approach reflect a clear commitment to creating a
development that is not only functional but also contextually appropriate and visually
pleasing.

Affordability

A key objective of the proposed development is to respond to the increasing demand for
more affordable, well-located housing within the Greater Hermanus area, close to paces of
work. As housing pressure continues to grow due to population influx there is a clear need for
residential opportunities that are both financially accessible and suitable for a range of
household types.

The proposed development offers a mix of one-, two-, and three-bedroom units, including
both flats and townhouses, which allows for a variety of price points and tenure options. This
mix has been carefully considered to ensure that the development is accessible to a broad
spectrum of income groups, including:

e Young professionals and first-time homebuyers seeking secure, fibre-connected
accommodation in close proximity to economic opportunities;

e Retirees and semi-refired individuals wishing to downscale to low-maintenance homes
within an established, amenity-rich coastal town;

¢ Small to medium-sized families who require proximity to schools, shops, medical services,
and recreational areas, but who are priced out of the freestanding housing market;

e Buy-to-let investors targeting long-term rental income or short-stay rentals, capitalising on
Sandbaai’s growing appeal and location.

By integrating compact, energy-efficient, and secure homes with shared infrastructure and
centralised services (such as solar-assisted hot water systems and gas reticulation),
operational costs for residents will be significantly reduced. This ensures long-term affordability
not just in terms of the purchase price, but also in ongoing monthly costs such as utilities and
levies.

File 22/64 - ERF 1735 - SANDBAAI
Amended July 2025
Page |8



82 9/41

MOTIVATION

The proposalis thus in direct response to the Municipality's strategic gool_of increos_ing access
to housing opportunities within the existing urban footprint, particularly where infrastructure is
already in place and where densities can be responsibly increased.

4.2.3 Development Features

The proposed development incorporates several key features aimed at enhancing the
quality of life, convenience, and wellbeing of future residents. These features have been
carefully integrated into the design to reflect contemporary lifestyle expectations while
promoting sustainability and community interaction.

One of the notable sustainability features is an existing borehole on-site, which will be used for
irigating common areas. This water-wise solution supports environmentally responsible
landscaping practices by reducing reliance on municipal water supply and encouraging
efficient water use. In doing so, the development promotes long-term sustainability and
contributes positively to broader environmental goails.

In addition to the focus on resource conservation, the development also prioritises resident
wellbeing through the inclusion of several outdoor spaces. These amenities provide an
accessible and inviting space for physical activity, encouraging residents to maintain a
healthy and active lifestyle. Moreover, it fosters a sense of community by offering a shared
space where neighbours can interact and engage socially.

To further enhance modern living, all residential units within the development will be fibre
ready. This ensures that residents have access to high-speed internet, enabling seamless
connectivity for work, communication, entertainment, and access to online services. The
inclusion of fibre-optic infrastructure not only meets current digital demands but also future-
proofs the development, ensuring that it remains aligned with evolving technological
advancements and resident expectations.

Collectively, these features contribute to a well-rounded, future-focused residential
environment that is both functional and appealing, supporting a high standard of living within
a sustainable and connected community.

4.2.4 Green Solutions

The developer of the proposed residential estate is committed to promoting long-term
environmental sustainability and minimising the development's ecological footprint through
the implementation of a range of green infrastructure solutions. Central to this commitment is
the integration of innovative water and energy systems that will contribute meaningfully to
both environmental performance and resident wellbeing.

One of the key sustainability initiatives is the infroduction of an efficient hot water systems.
Theses systems are designed to heat water through sustainable ways such as solar power,
thereby significantly reducing overall energy consumption.

In addition to the hot water systems, the estate will provide piped gas to every unit for use
with appliances such as stoves. This reliable and efficient energy source will further reduce the
estate’s reliance on electricity and help to mitigate the impact of increased energy demand
on the local grid.
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To ensure resilience during periods of load shedding or unexpected electricity outages,
backup power systems will also be installed. These systems will guarantee a continuous power
supply to essential services, ensuring that residents experience minimal disruption to their daily
lives. This feature also enhances the estate’s attractiveness by offering a level of convenience
and reliability that aligns with modern residential expectations.

Overall, the estate’s sustainable design approach reflects a broader vision of environmental
responsibility. By prioritising renewable and alternative energy sources, reducing unnecessary
consumption, and incorporating efficient infrastructure, the proposed development sets a
strong example of how contemporary residential projects can contribute to a greener and
more sustainable future. These features not only benefit the natural environment but also
enhance the overall quality of life, comfort, and affordability for the estate's future residents.

4.2.5 Lock-up-and-go

The proposed development offers modern lock-up-and-go units, specifically designed with
convenience, low maintenance, and security in mind. These units are ideal for residents with
active lifestyles or those who travel frequently, providing them with the freedom to leave their
homes for extended periods without concern for safety or upkeep.

To ensure maximum security, the estate will feature o comprehensive security strategy. This
includes electric perimeter fencing that serves as a strong physical and visual deterrent to
potential intruders. In addition, the development will be equipped with high-resolution optical
surveillance cameras strategically positioned to provide 24/7 monitoring of the entire
property. These surveillance systems will be supported by an integrated access control system,
ensuring that only authorised residents and personnel can enter the estate. Together, these
measures create a secure living environment that prioritises residents’ peace of mind.

The lock-up-and-go concept not only enhances security but also contributes to the overall
convenience of the development. The units are designed for minimal upkeep, allowing
residents to simply lock their doors and leave without the burden of ongoing maintenance
concerns. This feature is particularly attractive to seasonal residents, frequent travellers, and
professionals seeking a secure, low-maintenance lifestyle.

In essence, the lock-up-and-go offering within the estate provides residents with a worry-free
living experience, combining state-of-the-art security infrastructure with the flexibility of a low-
maintenance home. By supporting a lifestyle of mobility and ease, the estate meets the needs
of a growing segment of the residential market looking for safe, convenient, and modern
living environments.

4.2.6 Open Space Provision

The OMLUS sets out specific requirements for communal open space in higher-density
residential development. In terms of the OMLUS, the folliowing applies:

“. Every block of flats, residential building or hotel in this zone must have access
to an outdoor living area and will provide communal open space but
excludes parking, service yards and roads.

i. Communal open space of at least 10% of the whole property must be
provided as outdoor recreational/garden areas as one functional space.”
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In an effort to exceed these minimum requirements and to create a high-quality, liveable
environment, the proposed development incorporates approximately 2,069m? of functional
open space. This represents 11.49% of the total developable area, exceeding the minimum
10% provision required by the OMLUS.

The inclusion of this generous open space allocation offers a wide range of benefits to both
the future residents and the broader surrounding community. Firstly, it provides ample room
for outdoor recreational activities and communal amenities, thereby supporting an active,
healthy, and socially connected lifestyle. The open space has been designed as a cohesive,
functional area that may include features such as walking paths, landscaped gardens,
children's play zones, braai facilities, and informal gathering areas. These shared spaces
encourage interaction among residents and help build a sense of community within the
development.

In addition to the functional benefits, the open space also contributes significantly to the
aesthetic value and overall spatial quality of the development. By maintaining a balance
between built form and open areas, the layout achieves a sense of openness that helps to
mitigate any perception of overdevelopment or density. The green spaces serve as visual
relief and soften the urban environment, promoting a calm and attractive setting for
residents.

From a broader sustainability perspective, the integration of well-considered open space
aligns with contemporary urban design principles that prioritise liveability, wellness, and
environmental stewardship. The proposed layout reflects a conscious decision to go beyond
compliance, demonstrating a commitment to creating a development that is not only
functional and efficient, but also socially and environmentally responsive.

By allocating a significant and well-designed portion of the property to communal open
space, the proposed development sets a high standard for residential living and positively
contributes to the character and identity of the area. The benefits of this approach will
extend beyond the development itself, enhancing the surrounding urban fabric and
fostering a sense of pride among residents and neighbours alike.

4.2.7 Sectional Title Scheme

Following the approval of the land use application, construction of the development will
commence. Once the buildings have reached a suitable stage, specifically when they can
be surveyed in accordance with the Sectional Titles Act (STA), a Sectional Plan will be
submitted to the Surveyor-General for approval. Thereafter, the sectional title scheme will be
registered at the Deeds Registry Office.

The development will be owned and managed in terms of the Sectional Titles Act, and as
such, specific terminology associated with sectional title schemes becomes applicable to
the proposed development.

Section

Under the Sectional Titles Act, a "section” refers to a part of a building that has clearly defined
three-dimensional boundaries {i.e. it has a floor, walls, and a roof). While legal and technical
definitions may be complex, in practical terms, a section is a defined space that can be
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individually owned. It can be a residential flat, a garage, a storeroom, an office, or even a
delineated parking bay—so long as its boundaries are precisely recorded.

The boundaries of a section typically extend to the midpoint of the walls, floor, and ceiling
that separate one section from another or from the common property.

With reference to ’rhe_proposed development, each residential units, garage and parking
bay will constitute a “section” as defined in the Act.

Common Property

Common property refers to all parts of the property that are not demarcated as individual
sections on the approved Sectional Plan. Ownership of common property is shared among
all sectional title owners, in proportion to their participation quota (typically based on the
size of the section owned).

Examples of common property include:

Roads and internal driveways

Walkways, passages, and staircases

Lifts

Garden and recreational areas

Gatehouse and refuse rooms

e Allland upon which the buildings are situated
In the context of this development, the common property will comprise the shared open
spaces, roads, circulation routes, lift systems, gatehouse, refuse area, and other shared
“infrastructure or amenities, as determined in the registered Sectional Plan.

Exclusive Use Areas

Exclusive Use Areas (EUAs) are portions of the common property that are designated for the
exclusive use of a specific unit owner. While legally still part of the common property, these
areas are reserved for the use and enjoyment of one owner only and are either allocated
through a rule in the sectional title scheme or formally registered.

Typical examples include:

Private garden areas

Carports or allocated parking bays
Balconies

Store rooms

In this development, possible Exclusive Use Areas could include gardens for ground-floor
units, carports, covered parking bays, and balconies.

Body Corporate

Once the sectional title scheme is registered, a Body Corporate will be established in
accordance with the Sectional Titles Act. The Body Corporate is comprised of all owners of
sections within the development and is responsible for:
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The management and maintenance of common property

Financial administration (e.g. levies, budgeting, and reserve funds)
Implementation of scheme rules

Ensuring compliance with the STA and any rules adopted by the Body Corporate

Any purchaser of a unit (section) will automatically become a member of the Body
Corporate and will hold an undivided share in the common property. The extent of each
owner's share is determined according to the participation quota as calculated under the
Act.

This form of property ownership ensures collective responsibility for the management and
upkeep of the shared spaces, without requiring the creation of individual land units. All
common areas will be subject to the rules and management processes established by the
Body Corporate, as per the provisions of the Sectional Titles Act.

House Rules

It is important to emphasise that all owners and tenants within the proposed development
will be bound by the constitution and house rules of the Body Corporate, which will be
established in terms of the Sectional Titles Act. These mechanisms will ensure proper and
ongoing management of the development.

Effective management is in the best interest of all residents. Poor maintenance or rule
enforcement would not only affect the surrounding area but also negatively impact the
value and appeal of the development itself, thereby diminishing property values and
investment returns for individual owners. As such, it is anticipated that the Body Corporate
will act in a proactive and diligent manner to preserve the quality, order, and aesthetic
standards of the scheme.

The conduct rules will include several measures such as the following:

Noise

e An owner, occupier and/or tenant must be cognisant of the close proximity of the
sections to one another and must not allow any persistent and unreasonable noise levels
to disturb other owners, occupiers and/or tenants.

e An owner, occupier and/or tenant must not create noise likely to interfere with the
peaceful enjoyment of another section or another person's peaceful enjoyment of the
common property.

¢ Excessive noise must be avoided from 22:00 1o 08:00 Sunday to Thursday, and between
23:00 to 08:00 on Friday and Saturday.

e Owners, occupiers and/or tenants must take every effort that they and/or their visitors
arriving or departing to do so with little disturbance to other owners, occupiers and/or
tenants.

e Radios, musicalinstruments, CD players, record players, television sets, Bluetooth speakers
etc., must be used in such a manner so as not to be heard in adjoining units or on the
common property.

e Power tools and other noise-producing equipment if operated outside the times
stipulated above must cause minimum nuisance to other owners, occupiers and/or
tenants.”
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Vehicles

e Any person/s entering the development must obey all signs and road markings
containing directions for the use and parking of vehicles on the common property.

o No unlicensed person may drive any vehicle on the common property.

e No hooters may be sounded within the scheme or outside the security gate, other than
in an emergency.

e No slamming of vehicle door/s.
No revving of engines excessively.
No vehicle radio and/or sound system may be set at a volume audible outside the
vehicle.”

Laundry

e Every owner, occupier and/or tenant is strictly prohibited from drying clothes on
balconies.

e Dedicated drying yards will be provided. These areas will be discreetly screened behind
2.1m high boundary walls to ensure that they are not visible from neighbouring properties

or public areacs.

¢ No washing lines will be permitted on common property that is not properly screened.

e Every owner, occupier and/or tenant is strictly prohibited from using their balcony as a
storage area. The design will ensure that balconies retain their aesthetic function.

4.2.8 Departures

o Departures from the 4m Street Building Line (End Street) to Om, to allow the proposed
refuse room in terms of Section 16(2)(b) of the Overstrand Municipality Amendment By-
Law on Municipal Land Use Planning, 2020.

In terms of Section 16.1.1{a)(x) of the OMLUS, a refuse room is a general encroachment
permitted, and the requirements are the following:

“Ix) a refuse room that has a footprint not exceeding 5 m? and, if covered, a roof height not
exceeding 3,0 m or as required by the Municipality in terms of 17.4;"

As 5m? refuse room would not be compliant in terms of 17.4.1 of the OMLUS, which requires
0.5m? per 100m2. The development is proposing a 32m? refuse room that will be more than
sufficient.

The refuse room will be developed in line with the general requirements set out within Section
17.4 of the OMLUS that are:

» Be of sufficient size to accommodate the refuse generated from the land unit for one
week;

» Be designedin a manner that is architecturally compatible with the surrounding structures
and screen refuse bins from public view; and

¢ Comply with any other reasonable conditions the Municipality may impose relating to
access, health, pollution control, safety or aesthetics.
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The proposal is to have a 32m? refuse room located within the street building line next to end
street to allow for ease of servicing by the municipality as indicated in Section 17.4.1(b) is a
requirement. Refer to the figure 3:
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Figure 3: Proposed refuse room

e Depariure from the provisions of the zoning scheme in terms of Section 16(2)(b) of the
Overstrand Municipality Amendment By-Law on Municipal Land Use Planning, 2020.

As requested by the OM, a departure from the provisions of the zoning scheme is required
to accommodate the proposed development. The intended zoning, General Residential
Zone 3: Flats (GR4), permits flats, town houses in terms of Section 6.3.2, and residential
buildings as primary uses of the OMLUS. The proposed development includes a combination
of flats and townhouses. The townhouses, as proposed, have been designed to comply with
the development parameters set out in Section 6.3.2, in accordance with the OM's request.

However, the development parameters typically applicable to General Residential Zone 3:
Flats (GR4) are outlined in Section 6.4.2 of the OMLUS. A confradiction arises in the
application of Sections 6.3.2 and 6.4.2, specifically regarding whether the development
parameters for townhouses in GR4 should align with those set out under GR2 (Section 6.3.2)
or GR4 (Section 6.4.2).

To address this apparent inconsistency, the comparative tables below are used to assess
the applicable development parameters and determine which provisions are most
appropriate for the proposed layout.

It is important to note that Section 6.3.2 of the OMLUS outlines the development parameters
for General Residential Zone 2: Town Housing (GR2), while Section 6.4.2 applies to General
Residential Zone 3: Flats (GR4). The overlap in terminology and zoning provisions has
necessitated clarification through the proposed departure.
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DS SIS Section 6.3.2 of the OMLUS AppicaRC N
___Parameter Applicable
a) Density — The maximum gross density in this zone is 50 |
units a hectare. .
Applicable

- A minimum erf size of 3000 m? is applicable
for densification.

b) Coverage

The maximum coverage for all buildings on the
land unit is 65%.

Not Applicable

c) Height

The maximum height of a building (other than
flats), measured from the base level to the top
of the structure, is 8,0 m, provided that the
maximum height for flats, measured from the
base level to the top of the structure, is 2,0 m.

The town houses

proposed will
adhere to these
heights.

Flats being
proposed is
alighed with the
development
parameters of
Section 6.3.2(c)
and Section
6.4.2(c), refer to

table below and
Section 8.

d) Building lines on
the perimeter
of a town
housing
development

(i} The building line on the perimeter of the
property is 3,0 m, and
(i) The general building line exemptions of

16.1 apply.

Building lines of
4,5m is  being
adhered to.

e) Building lines
within the town
housing site

The following building lines apply within a fown

housing site:

() The street building lines on internal roads
are 1,0 m, provided that garages must be
set back at least 5,0 m from the road kerb;

(i) The lateral and rear building line is 1,0 m;

(i) A garage may be constructed at 0 m on
one internal side boundary and 0 m on the
internal rear boundary, provided that the
building does not occupy more than 50%
of such internal side or rear boundary; and

(iv) The general building line exemptions of

16.1 apply.

This is noted and
adhered to.

f} Parking

(i) Parking and access shall be provided on
the land unit in accordance with 17.1; and

(i) Parking may be provided at the group
house concerned, or form part of a
communal parking or a combination of
the two.

This is noted and
adhered fo.
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g) Internal roads

m, provided that the Municipality may require
a greater road reserve width where it is of the
opinion that the vehicular use or length of the
road requires a greater road reserve width.

The minimum internal road reserve width is 8,0 | Not Applicable

No formal road is
being created,
driving surface as
explained in
section 427 |
above is part of the
common property.

As mentioned, Section 6.4.2 are the development parameters for

Residential Zone 3: Flafs (GR4| that is being applied for.

the zoning General

and coverage

Development Section 6.4.2 of the OMLUS Applicable /
Parameter Not Applicable
a) Density A minimum erf size of 3000 m? is applicable for | Applicable
densification.
Refer to Section 8.
b) Floor factor | Allowed Floor Factor—1.5 Applicable

Allowed Coverage — 80%

Refer to Section 8.

c) Height The maximum height of a building, measured
from the base level to the top of the structure, is
determined in accordance with the bulk zone .
as specified in the table below: Applicable
Bulk Zone 2 (GR4) Refer to Section 8.
?2,0m
3 Storeys
d) Setback (i} The Municipality may require an 8,0 m

setback from the centreline of the abutting
street, provided that the Municipality may
permit stoeps to be located within the
setback line.

(i) The general provisions of 16.2 apply.

Applicable

Refer to Section 8.

‘e) Building lines

(i) The street building line is 4,0 m.

(i) The side building line is 4,5 m, provided that
where a fourth storey is provided, the
Municipality may require the fourth storey to
be set back 6,0 m from the property
boundary.

(i) The rear building line is 3,0 m, provided that
where a fourth storey is provided, the
Municipality may require the fourth storey to
be set back 6.0 m from the property
boundary.

(iv) The general building line exemptions of 16.1

apply.

Applicable

Refer to Section 8.

T Ope?m space

(i) Every block of flats, residential building or
hotel in this zone must have access to an

Applicable
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outdoor living area and will provide | Refer to Section 8.
communal open space but excludes
parking, service yards and roads.

(i) Communal open space of at least 10% of '
the whole property must be provided as
outdoor recreational/garden areas as one

_ functional space.

g) Parking Parking and access shall be provided on the

land unit in accordance with 17.1.

Units Parking Bays | Applicable
Required Refer to Section 8.

2-Bedroom Units | 2
3-Bedroom Units | 2
h) Screening Screening must be provided in accordance
with 16.7.

Not Applicable

|
1-Bedroom Units 1.5 ‘

The development plan for the subject property, aims to optimise the available land by
yielding a total of 134 residential units, resulting in a proposed residential density of
approximately 74.44 Du/Ha. The primary objective behind this proposal, and the associated
request for a departure from the applicable density provision, is to address the housing
demand in the Greater Hermanus and Sandbaai area without increasing urbban sprawl or
requiring the allocation of additional land. This objective is consistent with broader
sustainable development principles and municipal policy directives.

In particular, the proposal supports densification within the urban edge, thereby aligning
with the Overstrand Municipality's legislative framework and forward planning instruments,
including the OMSDF. As referenced in Section 12.3.3 of this report, the proposed density
complies with the intent of the OMSDF and related policy documents, which continue to
guide development despite not being formally incorporated into the zoning scheme. This
property has also been identified for higher-density development and is one of the last
remaining properties in Sandbaai where such development remains feasible, refer to the
alignment with the Overstrand Municipal Spatial Growth Management Strategy in Section
2

While the proposed density exceeds the 50 Du/Ha limit prescribed in Section 6.3.2 of the
OMLUS, the proposal is otherwise consistent with the regulations applicable to General
Residential Zone 3: Flats (GR4) and the broader intent of the spatial framework. Several
mitigation measures have been incorporated into the design to limit the impact of
increased density on the surrounding area. These include:

e Locating the three-storey buildings centrally within the site and setting them back
approximately 28m from the boundaries;

e Providing two-storey townhouse units along the periphery (lateral boundaries) to soften
the transition between the development and adjacent properties;

¢ Adhering to the building lines and development parameters outlined in Section 6.4.2 of
the OMLUS, which relate specifically to GR4 zoned properties.
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Importantly, the proposed density is not considered atypical or excessive when compared
to other developments within Sandbaai. For instance, the De Zandt development, located
within the same suburb, includes a range of densities, from 17 to 75 Du/Ha. The highest
densities within De Zandt are located on properties similarly zoned: Flats (GR4) and did not
require a departure from Section 6.3.2, as their densities were deemed consistent with the
broader development framework.

It is also relevant to note that Erf 1735 Sandbaai, like De Zandt, forms part of a larger,
established urban area. The proposed development can thus be considered a logical
extension of existing residential typologies in Sandbaai, where a mix of lower- and higher-
density development coexists harmoniously. The range of densities in De Zandt, from 17 to
75 Du/Ha, demonstrates that such variation is already embedded in the area’'s spatial
character.

In light of the above, the request for a departure from the density provision is necessary to
facilitate a development that is both contextually appropriate and compliant with the
relevant policies. The proposed layout and form are consistent with recent frends in
Sandbaai and reflect a rational response to the limited availability of land for urban
expansion. The departure request is not merely a deviation from the scheme parameters
but a measured adjustment that enables compact, efficient land use in accordance with
the municipality’s strategic planning objectives.

5. LAND USE ENVIRONMENT

Upon a thorough analysis of the locality and zoning plaon (refer to Plan 1 - Locality Plan & Plan
2 - Zoning Plan), it has been identified that the subject property proposed for development
is strategically located in a prime position. The location offers a range of benefits, including
its proximity to the main distributor road that leads towards the popular tourist destination of

Hermanus.

Additionally, the property is situated adjacent to the Whale Coast Mall, which provides
residents with easy access to a top-class shopping experience. This proximity to a major
shopping center is a significant advantage for the proposed development, as it offers
residents the convenience of having all their daily needs met within a short distance from
their home. Moreover, the location of the property is within walking distance of many local
amenities, including restaurants, cafes, and recreational facilities, which further adds to its

appeal.

6. TITLE DEED

The title deed (T49782/2022) of the property (refer Annexure B} was scrutinized, and upon
further examination, it was found that there are no titfle deed conditions that could

potentially hinder the proposed development.

7. IONING o
The following zoning parameters were assessed in conjunction with GR4 OMLUS zoning as
this is a relevant consideration in terms of Section 66 (1)(q) of the OM By-Law:
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8. NOTIFICATION OF INTEND TO DEVELOP (NID)

Section 38 of the National Heritage Resources Act, contains the following provisions and the
proposed development will necessitate that a Notice of Intent to Develop to Heritage
Western Cape is submitted:

“Heritage resources management

38.

(1) Subject to the provisions of subsections (7), (8] and (9). any person who intends to
undertake a development categorised as—

a) the construction of a road, wall, powerline, pipeline, canal or other similar form of linear
development or barrier exceeding 300m in length;

b) the construction of a bridge or similar structure exceeding 50 min length;

c) any development or other activity which will change the character of a site

i. exceeding5 000 m?in extent: or

ii. involving three or more existing erven or subdivisions thereof; or

jii. involving three or more erven or divisions thereof which have been consolidated within
the past five years; or

fv. the costs of which will exceed a sum set in terms of regulations by SAHRA or a provincial
heritage resources authority;

d) the re-zoning of a site exceeding 10 000 m?in extent; or

e) any other category of development provided for in regulations by SAHRA or a provincial
heritage resources authority,

An NID was be submitted to Heritage Western Cape and it the Record of Decision confirmed
no heritage impacts are present. Refer Annexure E: Heritage — Record of Decision

9. SERVICES

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

Electricity and Water

The proposed development of Erf 1735, Sandbaai will require the connection of essential
municipal services, namely water, electricity, and sewerage, to the Overstrand Municipality’s
existing infrastructure networks. As part of the formal application process, all service
connection requests will be subject to technical review by the relevant internal engineering
departments. These departments will assess the proposed demands and provide input
regarding the capacity and any upgrades or contributions required.

To support this process, a bulk water capacity analysis was undertaken by GLS Consulting
(Pty) Ltd, confirming that sufficient capacity exists within the municipal water supply network
to accommodate the proposed development. The findings indicate that the anficipated
impact on the network is minimal and within acceptable limits. (Refer to Annexure F)

In addition to adhering to the engineering requirements, the property owners have
committed to making financial contributions towards the upgrading of bulk infrastructure
where necessary. This commitment ensures that the proposed development does not place
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undue Bress_ure_gn municipal services and that sufficient infrastructure capacity is available
to serve both the development and the surrounding community.

These proactive measures reflect a responsible and sustainable development approach,
where the long-term serviceability of the area is considered alongside the proposed
intensification. The proposed infrastructure coniributions will not only enable the
development but also benefit the broader Sandbaai community by improving service
reliability and future-proofing the local infrastructure network.

This collaborative and forward-thinking infrastructure strategy underlines the development's
commitment to sustainable urban growth and its integration into the existing urban fabric of
Sandbaai.

Sewage
The Sandbaai area currently lacks a formal full bore municipal sewage system and relies on

conservancy tanks to manage wastewater. These tanks are connected to an existing
municipal small bore wastewater network that only accommodates black water, while solids
remain in the tanks and must be periodically removed through servicing.

To ensure that the proposed development complies with engineering requirements, it is
proposed that a communal conservancy tank be installed to serve all units within the
development. This proposal is subject to approval by the Overstrand Municipality and will be
designed in accordance with applicable engineering standards to ensure long-term viability
and operational efficiency.

The implementation of a communal system will bring several advantages. It will significantly
reduce the maintenance burden and servicing costs associated with multiple individual
tanks. Centralised management will also allow for better monitoring and scheduling of waste
removal, ensuring consistent and reliable sanitation for all residents. Furthermore, a
communal tank system promotes better hygiene and reduces the risk of individual tank
failures or environmental contamination, thereby supporting improved health outcomes
within the development.

Importantly, the communal system will be designed in line with municipal guidelines and best
practices, ensuring that it is safe, effective, and sustainable. Should a formal sewage system
be intfroduced to Sandbaai in the future, the development can be adapted accordingly.
For now, the proposed solution provides a practical and responsible approach to
wastewater management that meets the needs of both the development and the broader

community.

Solid Waste

The proposed development will include a refuse room of adequate size, ensuring that the
waste generated from the land unit can be stored for a week. This will comply with the
Overstrand Municipality's by-laws, which require a refuse storage facility to be of sufficient
size (32m?) and designed in a manner that is architecturally compatible with the surrounding
structures.

It should also be noted the refuse room will be connected to the water and sewer to ensure
the area can be kept clean and always sanitised and to be compliant in terms of 17.4.1 of
the OMLUS.
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Amended July 2025
Page | 23



97 24/41

MOTIVATION

The refuse room will also be located adjacent to a public sireet (End Street) or in a position
that provides acceptable access to a refuse collection vehicle. These measures ensure that
the proposed development is executed in a manner that is safe, aesthetically pleasing, and
in compliance with the necessary regulations.

Traffic. Access and Earess

Access and Earess

To ensure smooth traffic flow and to minimise congestion along surrounding streets, vehicular
access and egress to the subject property will be split between End Street and Bergsig Street.
The proposed access point on End Street will offer approximately 20m of stacking distance,
exceeding the minimum requirement set out in the Traffic Impact Statement (TIS). The egress
onto Bergsig Street will allow for 12m of stacking distance, providing ample space for vehicles
to exit without causing backlogs onto the public roadway.

Both the access and egress points will be controlled by a security gate system, which will
regulate vehicle flow and prevent congestion from spilling over into the surrounding streets.
This design significantly improves traffic safety and efficiency, enhancing safety for both
pedestrians and motorists by reducing the likelihood of queuing or bottlenecks near the
entrances.

Traffic

To assess the potential impact of the proposed development on the surounding road
network, the property owners appointed a professional fraffic engineer to compile a Traffic
Impact Statement (TIS). The TIS, attached as Annexure D, provides a comprehensive
evaluation of anticipated ftraffic volumes and patterns resulting from the proposed
development.

The TIS confirms that no upgrades to the existing external road network are required to
accommodate the development. However, it offers a series of engineering
recommendations to ensure optimal functionality and traffic flow within the internal road
network. These recommendations have been considered and incorporated into the revised
site development layout, ensuring that the internal circulation system is both efficient and
safe.

10. ENVIRONMENTAL CONSIDERATIONS

The proposed development has been designed with a clear commitment to environmental
responsibility and sustainability, despite its location within a fully urbanised area. The property
is situated within the existing urban edge and is not located within any environmentally
sensitive area, such as a wetland, Critical Biodiversity Area, or the Environmental Protection
Overlay Zone (EMOI) as defined by the Overstrand Municipality's planning instruments.
Consequently, the development does not trigger any listed activities under the National
Environmental Management Act (NEMA), and no Environmental Impact Assessment (EIA) is
required.

The proposal reaffirms a strong commitment to landscaping and green preservation
throughout the site. Existing mature vegetation will be retained where possible, and
additional planting will be incorporated into the final landscape design to enhance the visual

File 22/64 - ERF 1735 - SANDBAALI
Amended July 2025
Page | 24



o8 25/41

MOTIVATION

appeal and ecological quality of the development. This approach aligns with the broader
community’s preference for maintaining greenery within the built environment.

Although the site has not been classified as a wetland, the water table and potential
subterranean water movement is noted. The development will include the installation of an
agri-drain (sub-soil drainage system) along the western boundary wall. This system is designed
to intercept and redirect subsurface water away from neighbouring properties and will be
fully integrated with the internal stormwater management network, which connects to a
detention dam that will be designed and installed by civil engineers. This ensures that the
development does not increase runoff or create any flooding risk for surrounding properties.

In addition, prior to the commencement of site clearing or construction, a manual sweep of
the property will be undertaken to identify and safely relocate any wildlife. This precautionary
measure reflects the property owner’s intention to undertake the development in a
respectful and environmentally conscious manner, even though the property is not located
within a designated conservation area.

In summary, while the subject property is located within an urbanised context and does not
fall within an environmentally sensitive zone, appropriate environmental considerations have
been incorporated into the development design. These measures demonstrate a responsible
approach to stormwater, biodiversity, and landscape management, ensuring that the
development contributes positively to the overall urban environment without compromising
ecological integrity.

11. 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 need for the land use application arises from the necessity to align the property with the
proposed development objectives and to ensure full compliance with applicable land use
and zoning requirements. To achieve this, the property owners are required to apply for the
rezoning, enabling the development to proceed in accordance with the desired layout and
use parameters.

The socio-economic impact of a residential development |
refers to the potential influence it may have on the social and
economic dynamics of the surrounding area. This includes
considerations such as population growth, employment
| opportunities, household income levels, housing affordability, |
| property values, and the increased demand for local services

T L R L S ' and amenities including schools, shops, and healthcare
P facilties.

The proposed development is expected to contribute
positively to the local socio-economic context. During the
consfruction phase, it will create short-term employment
opportunities, benefiting local contractors, labourers, and
| service providers. Once comgleted, the addition of 134
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residential units will attract new households to the areaq,
which will in turn stimulate local spending and support the
growth of surrounding commercial nodes, including the
nearby Whale Coast Mall and smaller retail centres.

Furthermore, the development will broaden the range of
housing options available, aimed at middle-income
households. This will contribute to improved housing
offordability and accessibility, helping to address the
significant demand for well-located, secure residential
opportunities in the Greater Hermanus areq.

The increased number of rate-paying households will also
contribute to the municipal rates base, enabling the
municipality to invest further in infrastructure and service
delivery. In this way, the proposed development supports
both economic development and the social integration of
new residents into the broader Sandbaai community.

The proposal to establish a residential development on the
subject property is highly compatible with the surrounding
land uses. The area is predominantly residential in character,
and the proposed development will represent a logical and
seamless extension of the existing residential fabric.

The layout and scale of the proposed development have
been carefully designed to respect the character of the
surrounding neighbourhood. Building form, density, and
| placement have been considered to ensure minimal visual |
| infrusion and to maintain the residential nature of the area.
Compatibility with
surrounding uses Moreover, the development aligns with the municipality’s
spatial  development policies, which encourage the
consolidation of urban areas and the efficient use of land |
within existing urban footprints. The proposal supports this
objective by introducing a land use that is consistent with its
surroundings and compatible with existing infrastructure and
services. |

By reinforcing the existing residential context and integrating
with the surrounding neighbourhood, the development will
contribute positively to the built environment, without
intfroducing any conflicting land uses.

' Impact on the externall

| . . Refer Section 9.
engineering services

The proposed development is not anticipated to negatively |
impact on the safety, health, or general wellbeing of the
surrounding community. On the contrary, it is expected fo
contribute positively by infroducing new residents to the
areq, potentially stimulating local investment and supporting
the long-term vitality of the neighbourhood.

Impact on safety, health
and wellbeing of the
surrounding community
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To promote a safe and secure environment, a professional
security firm will be appointed to safeguard the property
during the construction phase. Measures will be taken to
ensure that contract workers remain within the designated
construction area during working hours. This proactive
approach reduces the likelihood of unauthorised movement
in the surrounding neighbourhood and promotes general
peace of mind for nearby residents.

Following the completion of construction, the development
will feature several permanent security features. These
include access control through a gated entrance, ensuring
that only residents and authorised visitors can enter the
premises. Optical surveillance cameras will be installed to
provide 24-hour monitoring of key areas, further enhancing
safety within the development.

In addition, perimeter security will be managed through
appropriate fencing and, where necessary, electric fencing
will be installed in accordance with municipal by-laws and
safety standards. Responsibility for ongoing security
management will transition to the homeowners' association
upon the completion and occupation of the development.

These initiatives demonstrate a clear commitment to
establishing a secure, well-managed residential environment
that contributes positively to the health and wellbeing of both
future residents and the broader Sandbaai community. .
The subject property is not listed in the OM Heritage Register.
Impact on heritage A NID was submitted, and the Record of Decision indicated |
there is no impact on heritage.

Impact on the

biophysical environment
Traffic impacts, parking,
sl el oy Refer fo Section 9. |
fransport related |

_considerations

Refer to Section 10. ‘

Impact on views, sunlight and character of the area
The surrounding area is primarily residential in nature, comprising a mix of single residential

and group housing developments. While the proposed development will introduce a higher
residential density, this outcome aligns with the spatial vision and planning principles set out
in the municipal spatial development frameworks, which promote infill and densification in
strategically located urban areas.

The proposed increase in density through the development of an additional 134 dwelling
units may result in a change to the visual character of the immediate vicinity. This impact is
however not considered inappropriate, as the subject property is located within a built-up
environment that already includes comparable forms of medium- to high-density

File 22/64 - ERF 1735 - SANDBAAI
Amended July 2025
Page |27



101 28/41

MOTIVATION

development. The development will thus represent a natural extension of the existing built
fabric, consistent with the intended urban character of the precinct.

Views

While the protection of scenic views is often a concern in residential settings, South African
case law has consistently confirmed that there is no legal entitlement to a view. Views are
regarded as a personal amenity or “source of delight,” but not a protected right inherent in
land ownership. Accordingly, aesthetic considerations such as views are not determinative
in land use decision-making.

Notwithstanding the above, the proposed development has been sensitively designed to
minimise any adverse visual impacts. The buildings along the property boundaries will be
limited to two storeys in height, with any three-storey components restricted to the centre of
the site. This approach creates a stepped built form that respects the scale of adjacent
properties and reduces the visual prominence of the development.

In addition, the layout has been amended to comply with applicable side and rear building
lines under the OMLUS, further contributing to visual integration with the surrounding built
environment.

Privacy The property owners have taken specific steps to minimise any potential
impact on neighbouring properties, and the amended development \
reflects a considered response to these concerns.

Proposed Mitigation and Amended Desian

The revised layout includes the introduction of lower-density townhouses |
along the common boundaries with the adjacent Monte Mare and '
Ocean Breeze developments. These units have been deliberately
positioned and scaled to reduce overlooking and to create a more
sensitive interface with neighbouring properties. |

In addition to the revised building layout, further mitigation wil be
achieved through landscaping measures. The existing mature trees along
the boundary with Monte Mare and Ocean Breeze will be retained as far
as possible to serve as a natural screen. Supplementary planting will also
be undertaken, including the addition of new trees and vegetation, to |
enhance privacy and provide effective visual buffering between the
developments.

These measures reflect the property owners' commitment to responding
to community input and ensuring that the proposed development
a integrates respectfully with its surroundings.

Light Pollution | The proposed development wil incorporate several design and
management measures to minimise its impact on the surrounding
environment. The intention is to preserve the character of the night-time
londscape and avoid unnecessary disturbance to neighbouring
properties and local wildlife.

Firstly, shielded outdoor lighting fixtures will be used throughout the
development. These fixtures are specifically designed to direct light
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downwards and limit the amount of light emitted into the sky or adjacent
areas. This approach significantly reduces glare and light spillage, ensuring
that lighting is focused only where it is needed.

In addition, all outdoor lighting will make use of low-intensity, energy-
efficient light bulbs with warm colour temperatures. These bulbs are
preferred over high-intensity, blue-rich white lights, which are known to
contribute more significantly to light pollution. The use of warmer lighting
not only reduces visual impact but also enhances the aesthetic appeal of
the development at night.

To further mitigate unnecessary light emissions, lighting fixtures will be fitted
with timers or motion sensors. This will ensure that lights are only activated,
when necessary, such as during periods of movement or after dark, and
will automatically switch off during periods of inactivity or low usage. This
measure contributes both to energy efficiency and to the reduction of
light frespass.

Lastly, the landscaping design will include tree and vegetation buffering,
which will serve as a natural barrier around the site. Strategic planting of
trees, shrubs, and other greenery will help to shield lighting from view and
reduce the overall dispersion of light beyond the development
boundaries.

Through the implementation of these practical measures, the proposed
development will maintain a sensitive approach to night-time lighting and
“will not contribute sianificantly to light pollution in the area.

Sunlight

The development has been carefully designed to avoid overshadowing of neighbouring
properties. All buildings adjacent to external boundaries will be set back at least 4,5m,
providing adequate separation to preserve access fo direct sunlight. Furthermore, the
restriction of three-storey structures to the interior portion of the site ensures that the height of
buildings near adjoining properties remains modest.

The amended site layout includes a reduction in the height and density of buildings along
the perimeter, which serves to mitigate any potential loss of daylight or overbearing impacts
on adjacent dwellings. As such, the development remains compliant with OMLUS
parameters and will not result in a loss of sunlight or undue shadowing.

Character
The proposal is consistent with the strategic objectives of the municipality to promote

compact urban form and encourage the optimal use of serviced land within the urban
edge. The area is identified as appropriate for densification, and the development responds
directly to this policy intent by contributing to the delivery of additional housing opportunities
in a sustainable location.

The proposed design will support a balanced neighbourhood character by incorporating
variety of unit types, internal landscaping, pedestrian pathways, and adequate internal
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open spaces. This creates a high-quality living environment that complements the existing
urban grain while addressing contemporary housing needs.

Moreover, the proposal includes extensive security measures, such as a gated entfrance,
optical surveillance, and controlled access, which will foster a sense of safety and order
within the estate, benefitting not only future residents but also enhancing the broader area’s
overall sense of wellbeing.

Densification of this nature can also result in broader community benefits, such as reduced
pressure for outward urban expansion, more efficient use of infrastructure, and potential
improvements to housing affordability. By integrating well with existing residential
developments and enhancing the functionality of the site, the proposed development will
contribute positively to the long-term evolution of the neighbourhood.

Surrounding Property Values: The primary objective of the proposed development is to
provide additional housing opportunities and to attract new residents to one of Hermanus'
most desirable and accessible residential areas. The site is located within a designated
densification zone and the proposal is fully aligned with the applicable municipal policies
and spatial development frameworks.

Property values are influenced by a wide range of factors, including location, accessibility,
noise levels, proximity to amenities, and overall neighbourhood character. Given that these
aspects will be maintained, or in some cases enhanced, by the proposed development,
there is no credible basis to suggest that property values will decline as a result.

On the contrary, it is expected that a well-designed and well-managed development often
contribute positively to the desirability of an area. By infroducing a range of housing options,
improving the streetscape, and optimising the use of existing infrastructure, the proposed
development has the potential to enhance the long-term appeal and investment value of
the surrounding area.

Target Market
As previously indicated, there is a significant demand for housing in the Hermanus areaq,

particularly within the entry-level and first-time buyer segments. This demand has been
exacerbated by the limited availability of affordable housing opportunities. Many recent
residential developments in the Sandbadai area have focused predominantly on the higher-
end market, making it increasingly difficult for individuals and families with modest incomes
to secure suitable housing within their budget.

In response to this identified need, the development proposal seeks to directly address the
demand in the entry-level market segment. The plan includes the construction of 37 one-
bedroom flats priced at approximately Ri.4 milion. To add an additional product on the
market 24 one-bedroom flats (Simplex) will be available with exceptional mountain views
along the northern street building line. In addition, 46 two-bedroom flats are proposed, with
pricing from R1.6 million. These units offer increased space and functionality, making them
ideal for individuals or small families seeking practical and affordable living options.

To further broaden market appeal, the proposal includes 27 townhouses positioned along
the outer boundaries of the site. These townhouses, priced from R2.4 million, are intended for
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buyers seeking a more premium living experience. Each unit will include access toa private
garden, providing a lifestyle offering that aligns with neighbouring single-family residences.

By offering a mix of unit types and a diverse pricing range, the proposed development is
designed to accommodate a wide spectrum of potential homeowners. This approach not
only responds to current housing market dynamics but also promotes socio-economic
diversity and inclusivity within the Sandbaai community.

Economic impact
The proposed development will generate both short- and long-term economic benefits for

the surrounding area and the Overstrand Municipality.

Short-Term Imgact:

Following approval, the construction phase of the project will commence, creating
employment opportunities for local contractors, artisans, and labourers. This will provide @
direct income stream to residents of Hermanus and the broader municipal area, thereby
stimulating the local economy during the development phase.

Lona-Term Impact:

Once completed and occupied, the development will increase the municipal tax base.
Based on a conservative estimate of two persons per dwelling unit, the development is
expected to accommodate approximately 268 new residents. This influx of people will bring
increased consumer spending to the areaq, including expenditure on food, fuel, personal
services, and other local goods and services, thereby supporting existing businesses and
encouraging further economic activity.

In addition to the broader economic benefits, the development will generate significant
municipal revenue:

¢ Estimated annual basic service charges: zR1 250 000.00
¢ Estimated annual property rates (based on entry-level values): £R1 160 000
e Bulk services contribution payable by the developer: +R9.9 million

These financial contributions will assist the Municipality in maintaining and upgrading
infrastructure, and in supporting service delivery for the broader community.

Opportunity cost
In the context of land use planning, opportunity cost refers to a situation where a

development proposal may result in the devaluation of neighbouring properties or the loss
of existing land use rights for interested and affected parties following approval. In this
instance, however, the proposed development in Sandbaai is not expected to negatively
impact any adjacent landowners or their rights.

On the contrary, the proposal aligns with the spatial planning policies and frameworks
applicable to the area, as detailed in Section 13 below. By responding directly to the
documented housing demand, the development supports the Municipality in fulfiling its
planning obligations and contributes towards meeting the broader needs of the community
in a responsible and sustainable manner.
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12. COMPLIANCE WITH POLICIES AND REGULATIONS

12.1 Overstrand Municipality Environmental Protection Overlay Zone (EMOZ)
The subject property is not located within the EMOL.

12.2 Overstrand Municipality Heritage Protection Overlay Zone (HPOZ)
The subject property is not located within the HPOZ.

12.3 Spadtial Planning Policies

The consistency of this proposed development with the applicable spatial development
policies will herewith be illustrated. The spatial policies which are pertinent to the submitted

proposal are the following:

Provincial Spatial Development Framework - PSDF

iThe PSDF is a product of a provincial inter-departmental and inter-governmental '

collaboration under the guidance of the inter-departmental steering committee in
| collaboration with the private sector, academia, and non-governmental organisations.
This broad participatory process has created a shared spatial vision that is intended to
inform spatial development patterns in urban and rural areas in the province.

Throughout the PSDF the importance of developing integrated and sustainable
seftlements as an objective of the framework in highlighted. The PSDF also provides a
seftlement agenda which addresses the full spectrum of Western Cape settlements
irespective of their size from metropolitan Cape Town to the smallest hamlets.

Overstrand Municipal Spatial Development Framework - OMSDF

The Municipal Spatial Development Framework is a sectoral component of the IDP
(integrated Development Plan) that, in terms of the MSA (Municipal Systems Act), is
aimed at providing general direction to guide decision making on an ongoing basis,
aiming at the creation of integrated, sustainable and habitable regions, cities, towns and
residential areqs.

The PSDF and OMSDF are frameworks to be interpreted on a local level. National policies,
such as the National Development Plan, National Spatial Development Frameworks etc.
provide guidelines on severalimportant aspects which includes human settlements. To focus
on provincial and local policies will ensure alignment with the above-mentioned higher

hierarchy of legislation and policies.

12.3.1 Provincial Spatial Development Framework - PSDF

To ensure that the proposed residential development aligns with the PSDF and the broader
objectives of the provincial human settlement policies, the proposal has been evaluated

against the relevant policy objectives.
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Provincial
seltlement policy
objective

Alignment of the proposal with the policy objectives.

Protect and
enhance sense of
place and
settlement patterns |

The proposed development is located on the southern side of
Bergsig Street, consistent with the area’'s designated densification
strategy. The site has been carefully selected to integrate
seamlessly into the existing urban fabric of Sandbaai, allowing
future residents convenient access to a range of established
amenities. Notably, a dedicated pedestrian access is proposed
to connect the development directly to the nearby Whale Coast
Mall, further promoting walkability and connectivity.

This objective is met through the thoughtful siting of the
development and the emphasis on accessibility and integration
with the surrounding neighbourhood. The proposal also supports
a strong sense of place by prioritising quality of life, enhancing the
character of the area, and intfroducing a new node of activity
that contributes positively to the broader Sandbaai settlement
pattern.

Improve accessibility
at all scales

Promote an
appropriate land use
mix and density in
settlements

The subject property enjoys strategic accessibility to both
Hermanus and the broader Cape Town metropolitan area via the
main distributor routes serving the region. This locational
advantage supports the efficient movement of people and
goods at both local and regional scales.

The proposed development has been carefully designed to
integrate with the existing road network of Sandbaai, contributing
to the expansion of the urban area in a manner that promotes
connectivity. lts location ensures convenient access to key urban
centres, services, and economic opportunities, thereby
supporting the principle of improved accessibility across all scales
of settlement planning.

The primary land use of the proposed developrﬁen’r is residentiai,

thoughtfully designed to respond to the needs of the growing
population in Sandbaai. In addition to providing a variety of
housing typologies, the development incorporates strategically
placed open spaces that promote residents’ access to nature
and recreational amenities.

This balanced approach supports a healthy urban environment
by combining appropriate residential densities with green
communal areas, contributing to both social wellbeing and
environmental sustainability. The proposal aligns with municipal
objectives to achieve sustainable densification while maintaining

a high quality of life through integrated land use planning.

Ensure effective and
equitable social
| services and facilities

As Hermanus serves as a regional service centre, as identified by
the PSDF, it is crucial to ensure that the proposed development
has efficient access to the range of social services and facilities
available in the area.

File 22/64 - ERF 1735 - SANDBAAI

Amended July 2025
Page | 33



107 34/41

MOTIVATION

The subject property benefits from well-established and recently
upgraded road networks that provide seamless connectivity to
Hermanus and its surrounding facilities. This ensures that future
residents will have equitable access to essential services such as
healthcare, education, retail, and community amenities,
supporting their social wellbeing and integration within the
broader region.

12.3.2 Overstrand Municipal Spatial Developmént Framework - OMSDF

The OMSDF is a pivotal guiding document for spatial planning within the municipality. It is
developed in accordance with national, provincial, and municipal legislation, policies, and
plans, including SPLUMA, LUPA, municipal by-laws, the PSDF, and the IDP. The primary
purpose of the OMSDF is to provide clear direction for sustainable and appropriate land use
within the urban edge, ensuring that new developments align with the municipality's shared
spatial vision.

The OMSDF was formulated with extensive input from state departments, stakeholders, and
the public to address the pressing need for adequate housing options in response to a
growing population. The proposed residential development is consistent with the OMSDF's
objectives, particularly its focus on accommodating housing demand in the Sandbaai area,
which forms part of the Greater Hermanus region. As reflecied in Tables 3 and 4 of the
OMSDF, population growth throughout Overstrand continues to rise, with Sandbaai
experiencing similar demographic frends.

To respond effectively to this growth, the proposed development will introduce 134
additional dwelling units within the Sandbaai (Hermanus) area. This aligns with the projected
population increases identified in Table 2.7 on page 25 of the OMSDF. The proposal
addresses a specific, highly sought-after segment of housing demand, contributing
meaningfully to the availability of much-needed residential options in both Hermanus and
Sandbaai.

By aligning with the OMSDF, this application supports the Overstrand Municipality's mandate
to provide sufficient and diverse housing opportunities. The development adheres to the
principles and objectives outlined in the framework, facilitating sustainable growth and
ensuring that residential expansion within Sandbaai and the greater Hermanus area is well-
planned and in harmony with the municipality's broader spatial vision.

12.3.3 OVERSTRAND MUNICIPAL SPATIAL GROWTH MANAGEMENT STRATEGY, 2010 (OMGMS)

On 27 May 2020, the Overstrand Municipal Council formally adopted the OMSDF, 2020.
Concurrently, the Council rescinded the previous Overstrand Municipal Spatial Growth
Management Strategy (OMGMS) of 2010.

Although the OMGMS was officially rescinded in 2020, the Overstrand Municipality’'s Town
Planning Department continues to reference the document as a valuable guideline in their
planning processes.

The subject property is situated within Planning Unit 6, which extends between the R43 and
End Street, as illustrated in the figure 4:
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5

Fi’gufé 4; Exfracf OM GCMS - -!-;érmans

West

The proposed development aligns with the densification zone designation for the subject
property, which supports densities more than 30 dwelling units per hectare. The OMSDF
advises that the former Overstrand Municipal Growth Management Strategy (OMGMS)
continue to be used as a guideline for development decisions.

Originally, Planning Unit 6 was planned to accommodate approximately 620 dwelling units.
This target is however no longer achievable as a significant portion of the area has since
been converted to commercial and industrial uses, thereby reducing the land available for
residential development. Refer to figure 5:
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Proposed Development Sandbaai Industrial Area Extension
134 Dwelling Units (Residential space used for Industrial)

Figure 5: Planning Unif 6

The diagram depicted in Figure 5 illustrates that the proposed development on the
Remainder of Erf 1735, Sandbaai, represents the final residential development opportunity
within Planning Unit 6. While the original vision for Planning Unit 6 was to accommodate 690
dwelling units, this is no longer achievable, as a significant portion of the area has since been
converted to commercial and industrial uses.

Nevertheless, the proposed higher-density residential development on Erf 1735 Sandbaai will
help to alleviate some of the housing demand in the area. Currently, Planning Unit é falls
short of the targeted density of 35.2 Du/Ha as outlined in the OMGMS. The development
proposal aims to increase the residential density in this unit, moving it closer to the prescribed
density target and thereby contributing to more efficient land use and sustainable urban
growth.
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OMGMS Proposal = Planning Unit 6
Extent 19,6 Ha
Proposed Dwelling Units x 690 Du
Proposed Density | 35,2 Du/Ha

Planning Unit é spans an extent of 19.6 hectares, and the proposed development of 134
additional dwelling units would only bring the density up to 9.03 Du/Ha, far below the
targeted density.

i Current Situation - Planning Unit 6
Extent 19.6 Ha
-Exisﬁng Dwelling Units: lEDU (Sgndy Cove)
?or_)osed Development Dwelling Unifs: 134 Du
Total Proposed Dwelling Units: 177 Du
Proposed Density 9,03 Du/Hq_ - ) -

In addition to density, the proposed development’s height, planned to be up to .0m and
three storeys high in the central portion of the site, also aligns with the guidelines sef out in
the OMGMS. The OMGMS further specifies that the preferred housing typology for Planning
Unit 6 is two- to three-storey walk-up buildings (classified as Dé), which corresponds directly
with the development proposal. The property owners have deliberately identified this site to
accommodate such two- and three-storey structures.

The table below provides a clear comparison of densities from other notable developments
in Hermanus located outside the CBD, illustrating that the proposed density for this project is
within the established range of recent developments in the area.

Development Name Total Units Erf Extent (m?) Du/ ha
Belle on Main 1 42 3103 135
Silver Oaks 50 | 4461 112
Oak Terrace ] 50 | 3286 152
2-on-Main 20 i 2456 81

These developments were identified because they are located within the same or lower
densification zones as the proposed development and involve similar residential typologies,
making them relevant points of comparison. It is also acknowledged that many of these
developments are situated close to Hermanus's central business district (CBD), the primary
commercial and economic hub of the town. Similarly, the proposed development benefits
from its strategic location near key commercial and business areas, including the Whale
Coast Mall and an adjacent industrial zone, which is designated as a "Business/Industrial
Node" within the OMSDF.

This proximity to well-established commercial and employment nodes provides a strong
justification for allowing a higher residential density. Higher densities near such hubs promote
sustainable urban growth by supporting public transport viability, encouraging walkability,
and reducing reliance on private vehicles. This in turn helps to reduce fraffic congestion and
carbon emissions, aligning with broader municipal and provincial sustainability goals.
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Moreover, higher-density developments in locations close to commercial centres optimise
the efficient use of existing infrastructure and services such as roads, water, electricity, and
social amenities. This reduces the need for costly expansion of infrastructure networks and
helps the municipality to manage growth in a fiscally responsible manner.

Allowing increased density also supports economic vibrancy by increasing the local
population base that patronises nearby shops, businesses, and community facilities. This
creates a positive feedback loop where residential growth sustains commercial investment,
which in turn enhances amenities and services for residents.

Furthermore, the proposed development's density falls within the ranges of comparable,
already approved developments, demonstrating that it is neither unprecedented nor out of
scale for the area. Given that the subject property is one of the few remaining parcels
suitable for higher density within this zone, permitting the proposed density will assist in
addressing the housing demand efficiently without contributing to urban sprawil.

The combination of the site’s strategic location adjacent to key commercial and industrial
nodes, the efficient utilisation of infrastructure, and the alignment with sustainability and
economic objectives provides a sound basis for permitting the proposed higher density. This
approach supports the municipality’s spatial development goals while responding to critical
housing needs in the Hermanus areaq.

13. PLANNING PRINCIPLES

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

Spatial Justice
Spatial justice in land use planning refers to creating a fair and equitable distrioution of

resources and amenities to all members of society, regardless of their social and economic
status. In South Africa, historical spatial planning practices have created significant
imbalances, with certain areas designated for specific communities and deprived of
necessary resources and infrastructure.

This proposed residential development aims to address this imbalance by providing housing
options for all members of the community, irespective of their socioeconomic status. The
development has been strategically located with good access to both Hermanus and Cape
Town, ensuring residents have access to employment, education, and other essential
services.

By providing access to nature through specifically placed open spaces, the development
also prioritises the well-being and quality of life of its residents. It is hoped that this
development will contribute towards a more just and equitable society by addressing
historical spatial imbalances and ensuring all community members have access to essential

resources and amenities.

Spatial Sustainability and Efficiency
Spatial sustainability pertains to planning proposals that aim to establish communities that

are both environmentally and economically sustainable. The proposed residential
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development intends to contribute to the economic development of the Sandbaai area by
increasing tax revenue collectible by the Overstrand Municipality, as highlighted in Section
12. The development seeks to establish residential units in an area that is strategically
located, with convenient access to the Whale Coast Mall and major distributor routes
leading to Hermanus and other towns within the Overberg and Western Cape regions.

The proposed development is expected to have a positive impact on the local economy
by providing new job opportunities during construction and beyond. The increased housing
density will also create greater demand for local goods and services, potentially benefiting
local businesses. Additionally, the development’s proximity to key commercial and
transportation hubs can improve access to services and amenities, enhancing residents’
quality of life and promoting economic growth.

Overall, this proposed development aligns with the principles of spatial sustainability by
contributing to the social, economic, and environmental well-being of the Sandbaai area
and the wider Overstrand Municipality.

Spatial Resilience
This proposal is not in conflict with any spatial planning policies or other Overstrand

Municipality regulations, which is a hallmark of resilience. The policies identified earlier in
Section 12 are guided by a higher hierarchy of several policies and legislation with which the
proposal is aligned.

Good Administration

The Overstrand Municipality has a credible frack record of good administration, particularly
regarding the method of public participation. Public participation forms an integral part of
the land use planning process. It provides people who may be affected by the proposal an
opportunity to comment, raise concerns, or make suggestions that may lead to an improved
outcome benefiting all parties. Comments received will be reviewed and considered, after
which they will be addressed accordingly.
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14. CONCLUSION

The proposed development is fully aligned with the spatial frameworks, legislation, and
policies of the OM, particularly the OMSDF. This framework acknowledges the growing
demand for residential development across the region, driven by the projected population
increase in the coming years. By responding proactively to this demand, the development
supports the municipality’s broader vision for sustainable growth and housing provision.

This development aims to accommodate approximately 134 new families, thereby bringing
fresh vitality and socio-economic benefits to the Overstrand area. It is designed in
accordance with the principles of spatial sustainability, which emphasise creating resilient,
vioble communities capable of thriving in the long term. Far from being an intrusive or
incompatible addition, the proposal has been carefully designed to minimise any adverse
impact on the surrounding environment, including views, sunlight access, and the existing
character of the neighbourhood. In this regard, the development is not only compatible with
but also complementary to the Sandbaai area, enhancing its role within the broader urlban
fabric and contributing meaningfully to the revitalisation and growth of the town.

The location of the development significantly reinforces its suitability. Situated in close
proximity to the Whale Coast Mall and key distributor routes that connect to Hermanus and
other major centres within the Overberg and Western Cape regions, it offers convenient and
accessible residential opportunities. This strategic positioning makes the development
particularly attractive to families and individuals seeking quality living spaces with easy
access to essential amenities, employment hubs, and transportation networks.

In addition to social and spatial benefits, the proposed development promises a positive
economic impact for the OM. The increase in residential units will translate into higher
property rates and service charges, thus generating additional municipal revenue. This
revenue can be reinvested into the local infrastructure and services, further supporting the
municipality’s objective of fostering sustainable economic growth and improving quality of
life for all residents.

In summary, the proposed development is a thoughtfully planned, well-located project that
successfully balances growth with environmental and social considerations. It aligns
seamlessly with the OM’s spatial vision and policy framework, and will contribute substantially
to meeting the housing demand, enhancing community vitality, and supporting sustainable
development within Sandbaai and the wider Overberg region.

15. RECOMMENDATION

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

15.1 Rezoning of Erf 1735, Sandbaai from Residential Zone 1: Single Residential to General
Residential Zone 3: Flats (GR4) in terms of Section 16(2)(a} of the Overstrand Municipality
Amendment By-Law on Municipal Land Use Planning, 2020.

File 22/64 - ERF 1735 - SANDBAAI
Amended July 2025
ge | 40
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RECOMMENDATION

15.2 Permanent Departure from the Southern 4m Street Building Line to Om to allow the
proposed refuse room in terms of Section 16(2)(b) of the Overstrand Municipality
Amendment By-Law on Municipal Land Use Planning, 2020.

15.3 Permanent Departure from the provisions of the zoning scheme in terms of Section
16(2)(b) of the Overstrand Municipality Amendment By-Law on Municipal Land Use
Planning, 2020.

File 22/64 - ERF 1735 - SANDBAAI
Amended July 2025
Page | 41
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116 ANNEXURE D 1/2

2
MINUTES : MUNICIPAL PLANNING TRIBUNAL 4 OCTOBER 2024
4, ITEMS FOR CONSIDERATION
4.1

ERF 1735, 71 BERGSIG STREET, SANDBAAI, OVERSTRAND MUNICIPAL AREA:
APPLICATION FOR REZONING, SUBDIVISION, AND DEPARTURE: MESSRS
WRAP PROJECT OFFICE ON BEHALF OF TERRA NUOVA DEVELOPMENTS CC

1735 HSB 4409/2023
(H Boshoff)
H van der Stoep (028) 313 8900 Hermanus Administration

07 August 2024

EXECUTIVE SUMMARY

An application, in terms of the Overstrand Municipality Amendment By-Law on
Municipal Land Use Planning, 2020 (By-Law), has been received on
3 November 2023 (final amended application) from Messrs WRAP Project Office on
behalf of Terra Nuova Development CC, the owner of Erf 1735, Sandbaai, for the

following:

% rezoning of the property in terms of Section 16(2)a) of the By-Law from
Residential Zone 1: Single Residential (SR1) to Subdivisional Area Zone (SA) to
accommodate a Residential Zone 1: Single Residential (SR1) erf and a General
Residential Zone 3: Flats (GR4) erf;

< subdivision in terms of Section 16(2(d) of the By-Law to subdivide the property
in two portions to create one (1) Residential Zone 1: Single Residential erf, namely
Portion A £1600m? in extent, and one (1) General Residential Zone 3: Flats (GR4)
erf, namely the Remainder +£1.64ha in extent, to accommodate the following on
the said Remainder:

e seven (7) blocks of flats consisting of a total of one hundred and fourty eight
(148) sectional title apartment units with associated amenities;

communal open spaces;

communal road and parking;

a communal clubhouse;

a covered gate and guardhouse; and

a refuse room;

< departure in terms of Section 16(2)(b) of the By-Law to:

e relax the northem street building line of the abovementioned Remainder portion
from 4m to O0m to accommodate thirty-four (34) carports for the apartment units;

o relax the western lateral building line of the abovementioned Remainder portion
from 4.5m o 1m to accommodate four (4) carports for the apartment units;
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MINUTES : MUNICIPAL PLANNING TRIBUNAL 4 OCTOBER 2024

¢ relax the southern street building line of the abovementioned Remainder portion
from 4m to 3.25m to accommodate a covered gate and guardhouse;

o relax the western lateral building line of the abovementioned Remainder portion
from 4.5m to Om to accommodate a covered gate and guardhouse; and to

e relax the southemn street building line of the abovementioned Remainder portion

from 4m to Om to accommodate a refuse room

RESOLVED:

that the item be referred back.

RESPONSIBLE OFFICIAL : H VAN DER STOEP

2/2
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DIRECTORATE: PLANNING & DEVELOPMENT
TOWN & SPATIAL PLANNING

v LAND USE PLANNING APPLICATION RESPONSE FORM
- r VAR e s

E- ¢
JG Faserron &MNPU Box 29 HE.HM!NUS. 7?!‘ ! Teb ¢Il 3!3 00

APPLICATION DETAILS
S | APPID: l

: ey e Ny
Application arf mumber: R PO J 2 >,

How did you receive natice of the .
e A e | R

application? -
STATE YOUR INTEREST IN THE APPLICATION:

Lot s by T

|  suprorT |

-~ | | COMMENT |

=
TICK RELEVANT BOX W ) | OBJECTION | _
REASONS FOR OBJECTION /| COMMENT / SUPPORT:

I {.t_t’__g 3.2 .11:,—(_} -~

= =]
Foul fran 19 Compinue 3% MpaATTIR DageiIi.
PERSONAL INFORMATION (To be complated In full - Compulsory)
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Objection to proposed development on Exf 1735 Bergsig Steet, Sandbaai

BG Bisset and JL Celliers
1867 Monte Mare
Sandbaai

The revised proposal is as ludicrous as the previous one. We acknowledge that the proposal is
intended to sway public opinion on the benefits of the project, and contains many subjective
opinions that would appear to make the public want to believe in a fairy tale.

In fact, the whole proposal is a last ditch effort by a greedy developer who is only interested in
maximising the financial reward for himself, with no conscience for his legacy to the Hermanus
community, a legacy which will have far-reaching consequences for this beautiful town.

The creation of a modern-day ghetto, and once built cannot be undone, the responsibility will
fall squarely on the shoulders of Overstrand Municipality to resolve all issues. The “promise” of
more money in terms of increased rates collectible from the development, needs to be balanced
out by the reduction of value of properties in the area due to the ghettos proximity, and the
increased cost to OM to manage the fall-out from increased pressures on the infrastructure and
the policing of such a high density area.

The population of Hermanus has grown over recent years due to many families wishing to escape
the crime ridden concrete jungles of cities.

The 2 tables showing population growth in the Greater Hermanus Area for densities of 15 and
20/ha, do not give any indication of the financial capabilities. Are these figures for low-cost
housing?

Is there a proper survey which has been completed? Are the proposed dwellings on erf 1735
appropriate? Considering the lack of information, the development could be a huge White
Elephant, and eventually we will have a Hillbrow on our doorstep.

The development of 134 units reduces to 74.44du which is still totally out of line with the
surrounding properties. The author agrees that the suburb offers a peaceful and laid-back
coastal lifestyle, which will be totally destroyed should the development proceed as proposed.

While we appreciate the offer to keep the properties on the boundaries to 2 storeys and flats
located to give a step down effect, due to the size of the property it will have very little effect on
the ugly duckling in a pond of swans, definitely does not integrate seamlessly.

1. Density

The development of this monstrous ghetto is in response to the lack of residential land in Area 6
which is the direct effect of having rezoned the Mall property and the new commercial
developments along Bergsig street. Is this ghetto supposed to re-align the residential figures for
area 6? The Mall plays a major part in the lives of the Sandbaai residents, it contributes to our
lifestyle in Sandbaai, and one of the major reasons that Sandbaai has become the place
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everybody wants to live. Look at the bigger picture, not just at area 6. People travel from Bettys
Bay and Caledon to do shopping at the Mall.

The development of 134 units reduces to 74.44du/ha, which is still totally out of line with the
surrounding properties.

Compute the numbers to actual physical people:

1 bed units (61 @ 2 adults 122

2 bed units (55) @ 2 adults + 2 children 220

3 bed units (18) @ 2 adults + 4 children 108

Total physical humans on 1.8ha 450 EXCLUDING service staff and visitors

(WC allows for 2 people per bedroom)

The proposal talks about multi-generational living, I cannot believe that any mature adult would
willingly want to purchase a property where screaming children and babies will be part of daily
living, there will be no space to escape the noise.

Area 6 has justifiably become more of a commercial hub than a residential hub, and should be
exempt from previously published residential targets.

Page 19 mentions a departure from the density provision, because De Zandt has densities ranging
from 17 to 75du/ha. What a cheek, DEFINITELY NO.

2. Flats

Apart from the 3 blocks of flats in the middle of the property, the so-called simplexes along
Bergsig street are actually 3 blocks of 8 flats = 24 FLATS. A simplex is a 1 storey building, not 1
piled on top of another.

3 storey flats are the biggest problem with the proposal, and reduction to 2 storey may assist with
reducing the horrific density. Visually it will also be more appealing. Page 17 contains comments
on the 4" storey and the building line. Would developer add an additional storey at at later date?

The balconies of the flats will either be on the east of west side of the building, looking directly
over the neighbouring properties. We paid a substantial price for our properties to enable us to
have privacy in our back gardens. Now we have no privacy, and have an added security risk to
the entire estate, a birds eye view for potential criminals.

3. Affordability

We have mentioned previously that the population growth figures tabled do not adequately cover
the needs of prospective buyers nor their financial means to qualify for a bond.

To qualify for a bond of R2.4m would require approx R68000pm joint income, with repayments
of approx R24 000pm. This alone would almost disqualify anybody that works in the mall from
meeting the qualifying criteria. The target market appears to be “young professionals”, but in
my opinion, the product available would not be suitable for them.
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To qualify for a bond of R1.4m requires an income of approx R47 000pm with a repayment of
R14 000pm.

To state that the proposal is a direct response to OM’s strategic goal appears to be a little far-
fetched considering the amount of land there is to work with. Personally it smacks of greed, with
no conscience for the outcome.

4. Green solutions

Thank you for caring about the environment, however, piped gas to every unit has very real fire
potential. Where will these gas cylinders be housed? Has any thought been given to an
evacuation necessitated by fire? 450 panicking people, some being children, trying to escape a

The back-up power systems to be installed for power outages, where will this be installed. Are we
talking about an industrial sized generator? What about the noise? Will the generator room be
soundproofed?

Do you have a system that will keep all the residents warm in winter? Or must they just make
use of electrical/gas heaters? And the fire risk associated with gas heaters in the sardine cans
they will be living in? I have not been able to find any reference to emergency procedures which
must deserve attention considering the density.

5. Open space

Although some may be impressed by the generous 11.49% open space when only 10% is the
required amount, the smaller the land, the less actnal land is required to make a big difference.
Lets hope that all 450 people don’t want to use the open space at the same time. I have to
comment on fostering of sense of pride among residents and neighbours, we already have a sense
of pride, which you are threatening.

6. Laundry

There is to be drying yards, screened behind 2.1m boundary walls, however, I have not been able
to locate these on any drawings.

7. Departures

Comment on Rubbish room of 32 sqm, an average double garage is 36 sqm. Imagine the smell
and flies in summer with that quantity of rubbish, in a complex with a target market that will
have young families (baby nappies).

Having studied both the GR2 and GR4, although the GR4 enables flats to be built, GR2 is more
in line with the existing neighbourhood, no flats. Had the flats been erected previous to the
surrounding complexes, the complexes would have a different design to obviate the height of the
flats. The coverage of GR2 at 65% which is nicely livable vs GR4 80% coverage and
overcrowding, this is where greed comes in.
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The comparison to the De Zandt development is ridiculous. They have 40ha not 1.8ha, and are
building a whole area, not intruding of existing residents and trying to convince them that the
development will be advantageous to all residents in Sandbaai.

8. Sewerage

The construction of 1 conservancy tank may sound like a good idea, however I was unable to find
any measurements for this tank, nor where it would be located. This tank would also all “eviate
the need for tankers to negotiate the roadways in the complex. However, should the tank fail,
there is going to be a whole lot of s*&t hitting the fan. How often will the tanker services be
required to keep the tank at the right levels for so many residents? How long will it take for the
tanker to clear what will have to be a huge tank? Does OM have sufficient vehicles to be able to
service all other residences and a high density complex as this. With a target market of younger
generations, how many nappies will be clogging up their system?

9. Traffic

The traffic survey conducted does not appear to be accurate, with only 1 days readings used to
update an old survey periodically. Traffic volumes for particularly school going children are
hectic, both early morning and at end of school times. Bergsig Road is utilized for deliveries to
the mall and the industrial area.

Based on the number of units to be developed

If each unit only has 1 vehicle , the traffic will increase by 134 vehicles every day using an already
congested roadway. At 1.5 vehicles per unit, the volume increases to 201 additional vehicles.
Based on the demographics of the typical owner/resident of such a complex, a conservative 50%
will need to transport school children at peak hours, hence 100 extra vehicles using the school
route, which includes the circle intersection at Main and Bergsig road and/or the intersections in
Schulphoek Road.

Based on experience of living in the area, I am in total agreement with the TIA regarding the
congestion at the circle of Bergsig and Main, although the assessment appears to be of the
opinion that Exf 1735 will not impact on the traffic volumes and congestion. As residents of
Monte Mare, we often rely on the kindness of motorists to allow us into the traffic, which proves
their statement incorrect. A proper assessment is required.

Should OM agree to the rezoning and approval of the propesal, it will become their responsibility
to resolve the congestion, which will surely come at quite a price. Reliance on the De Zandt
development of the road infrastructure and piggy-backing off them is used to sweep the problem
under the carpet.

Both Main road and Bersig street are urban class 3 roads (minor arterial road). End street is

Class 5 local street. Is a local street designed to take the traffic of potentially 268 vehicles per
day? Both in terms of the width of the road, and the depth of the construction of the roadway?

10. Seocio-economic impact
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Everybody knows that a construction site will attract migrant labour, which will need to have
accommodation, which will become the responsibility of OM. However on completion of the
construction, probably 50% of the labour force will not return to their homes, and will be seeking
accommodation here, again OM will have to supply the accommodation. The increased spend at
various shops because of the project cannot be compared to the cost to OM. It is the norm for
large construction projects to source materials from major centres because of the volumes and
costings at bulk prices that they will achieve. Local service providers will only see a very small
volume of increase.

The increased economic impact from residents in new development is disingenuous, whether
these residents reside on erf 1735 or at a nearby location, doesn’t make any difference, they will
still utilize the retail options at the mall. The same logic is applied to the increased rates to OM.

11. Compatibility with surrounding uses

The Erf is already zoned for Residential, but GR4 flats should be declined as it is incompatible
with the surrounding area.

12. Impact on safety, health and wellbeing

The proposal alludes to appropriate fencing and electric fencing where necessary, however, I have
not been able to find any information regarding the boundary walls of Erf 1735. Are you
planning to use the existing walls of other complexes?

Living in such close proximity to so many people will potentially lead to aggressive behaviour
from residents due to frustrations which will build up. Arguments that may arise between 2
people will escalate to a crowd. With so little space available, there is no reprieve from an
irritating neighbor and small inconsequential episodes could become heated and lead to physical
violence, again to be resolved by OM. The flats would probably be occupied by young verile men
with attitude, trying to prove themselves, testosterone pumping to prove their worth. More
mature men would try to accommodate situations, but not young males.

13. Impact on views

The writer suggests that 134 units MAY result in a change to the visual character but is not
considered inappropriate! It will definitely result in a change, it will stick out like a sore thumb,
visible long before you enter the area, turning a suburb into a city, and I am unable to find any
development in the larger surrounding area that is similar. All 4 developments mentioned on
page 37 are on the outskirts of the CBD and should not be mistaken for the suburb of Sandbaai.

14. Although privacy on the boundaries may have been addressed, the balconies of 3 blocks of
flats face westwards, giving an excellent birds eye view of our entire complex and exposing us to
security risks. Eastwards Ocean breeze is also similarly affected.

I cannot envision what mature trees will be big enough to act as a screen, as the majority of the
trees visible from my property are Australian Myrtle and Port Jackson. To establish proper
screening will require large trees, and Im not sure if there will be sufficient sunlight for these
trees to grow due to the compactness of all the buildings proposed for erf 1735.
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15. Light pollution

Please ensure that the rules for the body corporate include the specification for the light bulbs to
be used.

16. Sunlight

I have been unable to find any reference to the boundary wall, whether you intend to erect your
own boundary wall, or use Monte Mare boundary wall. Depending on the intended height of the
wall, sunlight could be affected. As mentioned above, with the density of proposed buildings,
residents of erf 1735 may also only have limited sunlight.

17. Surrounding property values

With a potential 450 humans residing on 1.8ha there will be noise, both from people and from
vehicle start-ups, particularly in winter. The over population of Exf 1735 by so many people can
be likened to Hillbrow/ a ghetto/ slum area. Nothing in the proposal is going to not be
detrimental to my property value. To support the local municipality is to be applauded, but to
condemn existing residents to having to deal with the fall-out of a greedy developer is not
justified and should not be condoned. Ultimately, OM will be held responsible and be blamed for
allowing the proposed development to take place.

18. Sustainable development by maximising land use

While agreeing with this principle, the destruction of the peaceful laid-back coastal lifestyle by
erecting a concentration camp in the area is just an excuse to grab as much financially as
possible, but it suits the developer to “use” these terms to enable his own profitability

19. Housing need

Although the housing need growth figures are included, there is no indication of the financial
ability of the quoted numbers. Can those seeking housing afford to purchase any of the
properties? A more comprehensive analysis of the demographics of those seeking housing is
actually required to establish the financial capability of house seekers. Can the young
professionals afford to purchase a 1 bedroom flat for R1.4m, and would they be prepared to live
in a Ghetto? Property 24 has 34 listings for apartments/flats, how was the need for flats
established? Was a survey done on the need for flats?

20. Municipality’s strategic goal of increasing access to housing opportunities where densities
can be responsibly increased would now appear to have become the responsibilities of the
homeowners of Sandbaai. The blame for area 6 not achieving the density figures required is due
to the rezoning of the majority of Area 6. The Mall and the surrounding retail shops are
appreciated by the residents, and to expect that the area could still achieve a ridiculous
population density is ludicrous, especially when it comes at the expense of ratepayers. The slack
in the du for area 6 needs to be absorbed by the surrounding areas that all enjoy the facility of
having the mall.

The proposal is in direct response to OM strategic goal of increasing access to housing
opportunities where densities can be responsibly increased. Opinion is that having rezoned the
mall and “shopping centres” to commercial use in area 6 it suits developer to “use” this to his
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advantage of maximising his potential profit and appearing to be “helping” OM out of a
situation.

The majority of area 6 is zonned for commercial use, not residential. If you consider the greater
Sandbaai area, yes it is mostly residential serviced by great commercial facilities. The
establishment of a ghetto does not fit in seemlessly to the existing area of more affluent
complexes, and does not respect existing complexes and will detrimentally affect the visual
character of the area. With the rezonning for the commercial ventures, you are using the
opportunity to cover up for OM to readdress the loss of land for residential purposes to push the
numbers up for area 6.

21. Parking

Parking for 16 (check the number on map) has been allocated against our boundary wall at 1867.
Our existing boundary wall is approx 2m. Are these parkings to be covered with shadecloth? The
norm for shadecloth is 2.4m high. Clarification is required.

22, Services

Was GLS Consulting paid by the developer to do the water capacity analysis? Minimal impact!
We have just received notification from OM to use water sparingly, yet an additional 134 units
will have minimal impact, what rubbish. Do we look that stupid!

In winter when its really cold there is not going to be an additional strain on the Eskom feed?
Apart from gas heaters, these residents wont have access to fireplaces to keep them warm, and
with the density of buildings surrounding units they will probably have minimal sunshine on
their units, requiring heaters to keep them warm. Does Eskom have the capacity to provide the
additional requirements that will be needed. Where are the assessments?

23. Environmental considerations

Older residents of Hermanus remember Sandbaai as being a wetland, and to having seen people
rowing canoes in the area, but its not a wetland! Comment is made about the installation of the
agri-drain along the boundary. Again no engineers report is available. As a resident of Monte
Mare we are well aware of the water table and are most concerned about interference with the
flow of water, both as concerns our boundary wall, and for residents who have swimming pools.
With an 80% coverage, the potential exists that we could have damage to our properties because
of the disturbance to the existing water table levels. Even digging near our boundary wall could
disturb the foundations of our wall causing severe problems.

Whilst we fully support the use of the water for the gardens, where will the excess water be
pumped to? I have not seen any storm water drainage systems in End Street, will the systems be
able to cope with the increased flow of water, without an engineers report the quantity is not
determinable.
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Conclusion

It quite clear that the proposal will use any excuse to justify its development. A used car
salesman couldn’t do better. A proposal based on figures that do not prove that this type of
complex is what investors want. He has tried to justify a white elephant and talks about socio-
economic equality. WHO IS GOING TO BUY A FLAT IN YOUR COMPLEX?

GR4 MUST BE DECLINED, it is motivated by greed with no social conscience, the planned
project has nothing to offer either its residents nor the local Municipality.

The approval of GR4 could potentially have far reaching consequences for the Municipality, and
with greed appearing to be the principle motivator for the proposed development, the
Municipality runs the risk of being held accountable.

My suggestion for the land use would be for 1,2 and 3 bed units designed as duplexes or 2 storey
simplexes where residents would want to reside. A reduction of density as per GR2 at 65% where
there is space for people to live comfortably. If the product offering was so appealing, why are
there always flats available for sale at Holiday Club?

The altruistic proposal is for self gain, not for the benefit of residents, municipality or potential
new entrants to the property market.

GR4 MUST BE DECLINED AS THERE IS THE POTENTIAL OF A 4TH STOREY BEING
ADDED AT A LATER STAGE.
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Alida Conradie

_
From: Alida Conradie
Sent: Monday, 24 November 2025 15:53
To: ‘Kate N'
Subject: Erf 1735, Sandbaai - Acknowledgement
Tracking: Recipient Delivery Read
'Kate N'
Enquiries Delivered: 2025/11/24 15:53 Read: 2025/11/24 15:54

Good day

Receipt is hereby acknowledged of your abjection. Your objection will be forwarded to the applicant for comment
and further communication will be addressed to you in due course.

KINDLY REGARD THIS EMAIL AS YOUR FORMAL ACKNOWILEDGEMENT.

Kind Regards

Alida Conradie

Administrative Officer, Town- and Spatial Planning

Directorate: Planning & Development, Overstrand Municipality, Hermanus
A: 16 Paterson Street, Hermanus, 7200 P: P O Box 20

T: 028 313 8900 | F: 028 313 2093 | E: alida @overstrand.qov.za

From: Kate N <kateniemantinga@gmail.com>

Sent: Monday, 24 November 2025 09:38

To: Alida Conradie <alida@overstrand.gov.za>

Subject: Objection: applicatin for rezoning and Departures

| hereby submit my formal objection to the rezoning and departure application for Erf 1735, Bergsig
Street, Sandbaai, as advertised in the Village News on 31 October 2025.

In terms of rezoning, this is not a minor rezoning request. It’s a transformational land-use change
that can profoundly affect: Traffic, Parking, Privacy, Noise, Light/overshadowing, Property values,
Neighbourhood character, Stormwater and sewer capacity, Emergency access, Visualimpact, Safety
and congestion, Pedestrian flow.

In terms of the departure, the developer has severely understated the proposed density.

The proposed rezoning and development for Erf 1735 represents a significant increase in density
compared to the existing Single Residential Zone 1 (SR1) character of the area. The applicant
calculates a density of 74.44 dwelling units per hectare (DU/ha) based on the total erf area of 1.8 ha;
however, when considering the actual development footprint of 1.64 ha, the effective density rises to
approximately 81.7 DU/ha. Furthermore, based on the proposed unit mix, the development could
accommodate an estimated 329 residents on the site, equating to roughly 183-201 people per
hectare depending on whether the total erf or developed portion is considered. This projected
population is substantially higher than what the surrounding low-density SR1 area is designed to
accommodate, and is likely to place significant pressure on traffic, parking, municipal services, and
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the character of the neighbourhood. The development therefore constitutes a marked over-
intensification of the site, incompatible with the intended land-use character of the area

Kind regards

Katherine Niemantinga

1888 Monte Mare, Bergsig Street, Hermanus
0722958447
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Munisipale Bestuurder
Overstrand Munisipaliteit

Hermanus

Munisipale Kennisgewing Nr. 224/2025

Erf 1735,Bergsigstraat 71, Sandbaai: Aansoek om Hersonering en Afwykings.

Hiermee my, JP Saayman, 1892 Monte Mare, Bergsigstraat, Sandbaai, direk
aangrensend met Erf 1735, my kommentaar, kritiek en moontlike
voorstelle/oplossings. Dit dra ook die goedkeuring weg van enkele van die 60 huis
eienaars in Monte Mare.

Hierdie voorstel in vergelyking met die vorige een, van Munisipale Kennisgewing
194/2023, is n definitiewe meer aanvaarbare verbetering.

Die uitleg op die erf van die dorpshuise teen die grens mure langs en die
woonstelle aan die binnekant sal nie so n negatiewe invloed op die omgewing en
direkte aangrensende komplekse he nie.

Daar is egter nog steeds besware wat aandag verg en onder die volgende 3 punte
opgebring word.

1) Die inwoners getal vir die vorige voorstel was 504 en met die huidige
voorstel is dit nou 450 ( Bereken teen 2 per 1 slaapkamer-, 4 per 2
slaapkamer- en 6 per 3 slaapkamereenhede) wat nog steeds die gevoel

skep van oorbevolking. Minder as 400 inwoners sal n meer aanvaarbare
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getal wees. Die geraasbesoedeling sal baie meer beperk word.{ Erf 1735 se
oppervlakte is +/- 40% van die van Monte Mare waar ons inwoners getal
360 inwoners maks mag wees)

Seer sekerlik kan gedeeltes van die woonstel blok tot 2 verdiepings beperk
word om die toelaatbare getal tot onder 400 af te bring.

Die ontwikkelaar sal nog steeds genoeg profyt maak en kan selfs n prys
aanpassing maak op die oorblywende eenhede.

Ook sal die aantal voertuie meer beperk word wat by punt 2 bespreek
word.

2)Die ontwikkeling laat toe vir 237 voertuie op die perseel(1.5 voertuie per 1
slaapkamer eenheid en 2 voertuie per 2 en 3 slaapkamer eenhede).

Toegang na Erf 1735 vir voertuie kan slegs vanaf Endstraat geskied en
vertrek uit Erf 1735 slegs in Bergsigstraat in.

Sandbaai het slegs 2 hoof ingange en uitgange na die R43, by Engen robot,
Hoofstraat en CTM robot, Skulphoekstraat.

Huidiglik is die verkeer in en uit Sandbaai n nagmerrie agv die
Mall{uitstekende Mall), Curro skool, Hoofstraat wat nou n besigheids straat
tot by Aftree oord is en dan die grootste aantal inwoners van Sandbaai wat
in en uit Sandbaai daagliks moet beweeg.

Dan die pad, parallel met die R43, tussen Hoofstraat en Skulphoekstraat is
Bergsigstraat, met al die komplekse, die Mall se toegange en besighede wat
die meeste verkeer dra.

Met hierdie addisionele voertuie wat daagliks bygevoeg gaan word by die
bestaande vekeer, gaan dit definitief groot probleme veroorsaak veral op
Bergsigstraat.

Daar sal definitief gekyk moet word na oplossings.
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N moontlike oplossing sal wees om n addisionele toegang tot die R43 aan
te bring. Ideale plek sal wees n aansluiting vanaf die verkeerssirkel by Curro
Skool na die R43 wat nie groot kostes sal wees nie. Baie verkeer uit en na
Sandbaai sal hierdeur weggeneem word vanaf die ander twee toegange.

Verdere oplossing kan wees n volle verkeersirkel op die R43 voor die Mall
waar die slipways vandag is. Dit sal help dat verkeer wat nie van Sandbaai
kom of nie in Sandbaai toe gaan nie, die Mall verlaat via die nuwe verkeers
sirkel en dus n baie groot verkeers verligting op Bergsigstraat uitoefen.
Terselfdertyd sal ook die verkeers probleem huidiglik vanaf die Mall na die
dorp se kant toe dan nie die verkeer op die pad voor Hi Q, CTM en

Toyota na Skulphoekstraat so belemmer nie.

3) Geskoei op die inwoner getalle te Erf 1735 van 450 sal die voete verkeer
oor Bergsigstraat die hoogte inskiet.
Die rede is dat Erf 1735 reg teenoor die Mall se ingang is vanaf
Bergsigstraat kant. Met die voetgangers hek in die grensmuur van Erf 1735
aan Bergsigstraat kant is inkopies gouer en gemakliker om te voet na die
Mall te stap as wat dit sal wees om per voertuig te ry en dan n groot draai
terug te ry via Bergsigsigstraat ,Hoofstraat en dan Endstraat ingang.
Voete verkeer tesame met die huidige voetgangers van die aangrensende
komplekse sal ook n definitiewe invloed op die verkeers vloei in
Bergsigstraat he soos ook met moontlike nadelige nagevolge gedurende
spits tye.
Ek stel voor dat n voetbrug oorweeg word om die probleem te oorkom.

Ten laaste sal waardeer as die ontwikkeling beperk kan word tot n meer
aanvaarbare inwoner getal deur van die woonsteleenhede te beperk om
oorbevolking te verhoed wat n definitiewe invloed op aangrensende eiendom
waardes en lewens styl sal he.



135

Dankie

JP Saayman

1892 Monte Mare
Bergsigstraat
Sandbaai
0832843500

jomar.saayman@gmail.com

18/101
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PERSONAL INFORMATION (To be completed in full - Compulsory)

B

Name & surname ernn Your erf number:

Company/Trust details:
Postal address:
Gt
Contact details:
E-mail address:
Signature:
IgNAnLe Date:

Please nate that In terms of the Pratection of Personal tnfarmation Act {POPIA), you wilt tie entering Into a pnblic

representation recelved as a resuit of a public
. stated tn the notice.

ar
consent to your name, surname, contact detalls and rommnent(<} may be disclosed/used In the application pro:essl :::5.0!;;::“!:“SU::“‘":'::! :‘:d rr
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OBJECTION TO PROPOSED DEVELOPMENT ERF 1735 - SANDBAAI

My objection to the proposed development is with regards to the following:

1) Zoning to General Residential Zone 3: Flats {GR4) which results in the high density.

2)

Height Restriction — flats.

Both of the above factors have resulted in the amendment from a previous proposal. However, it
still does not strike a fair balance between what is permitted and as to where it is located in the
existing built environment.

HIGH DENSITY

1)

2)

3)

4)

5)

6)

7)

The proposed density requirement, is not in keeping with density requirements of the
adjacent existing developments, this will have a negative impact on the value of existing
home owner’s investments, due to overall massing on the site.

The built environment surrounding, Erf 1735, appears to be zoned General Residential Zone
2: Town Housing (GR2), which is in keeping with the area. The issue with the proposed
development, is the requested zoning to General Residential Zone 3: Flats (GR4), permits
flats and town houses. The flats do not integrate well with the surrounding built
environment, with regards to height and density.

The permissible density is 50 Du/Ha, the proposed developments residential density will be
74.44 Du/Ha. This will create additional pressure for both the existing residence and future
residence, with regards to traffic, noise and the general peacefulness, that is a key attraction
to the area of Sandbaai.

“the suburb offers a peaceful and laid back coastal lifestyle, which is key attraction for
families seeking to escape the congestion of urban centres”. By increasing the density of the
proposed development, the very thing that Sandbaai offers, peacefulness and uncongested
traffic, will no longer apply and just become another urban centre.

“developments accommodating people at various life stages”. Retirees prefer single storey
dwelling units and quietness. Young families require more communal recreational areas and
are relatively noisy. It may not be a good idea to combine various life stages. What about
animals, dogs/cats? No mention of pets in the House Rules.

There may be a shortage of accommodation but that does not mean that massing is the
solution. The demand for accommodation is largely due to the present standards (the
permissible density requirement) which prevents overcrowding and creates the peaceful,
coastal lifestyle.

“Based on a conservative estimate of two persons per dwelling unit, the development is
expected to accommodate approximately 268 new residents”. This is a very conservative
estimate, as some units have 2 to 3 bedrooms, of which two persons per bedroom are
permitted, therefore up to 900 people can reside on the proposed development.

HEIGHT RESTRICTION

1)

Due to the proposed rezoning to General Residential Zone 3: Flats (GR4), which permits flats,
will affect the views of the surrounding properties and affect the visual character of the
immediate vicinity. Therefore, the existing height restriction are of great importance, so that
all properties can enjoy the same benefits the views offer. The unobstructed views of the
mountains, are what attracts potential buyers.

20/101
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CONCLUSION

| do not object to Erf 1735 being developed but the development must integrate with the
existing built environment, to the benefit of all homeowners and to ensure that Sandbaai

remains a sort after location.

Therefore, | object to the Application for Rezoning of Erf 1735, Sandbaai.

Address......

SIBNATUIE. e cen e e cercresemsnveresssr s sesass sesasnsnsssnvenos



Willie Auret

1869 Monte Mare
Bergsig Street
SANDBAAI

082 870 5145
wpauret@gmail.com

Alida Conradie 30 November 2025

Administrator, Town & Spatial Planning Department
Overstrand Municipality

16 Patterson Street

HERMANUS

7200

RE: Objection to Proposed Development on Erf 1735 Bergsig Street, Sandbaai

As a resident of unit 1869 in Monte Mare Complex, | hereby raise my written objection for
the proposed Development of Erf 1735.

In principle, the larger Sandbaai community is not against the development of Erf 1735 for
residential purposes. However, we have a serious objection of the scale and density of the
development.

My objections are based on the following:

9, SERVICES
Traffic, Access and Egress

I would like to remind you of the following:

e The traffic congestion during peak hours when exiting the Monte Mare housing
complex. Residents struggle to exit the complex to turn right into Bergsig Street.

e Traffic in Bergsig Street came to an absolute standstill when cars could not exit or enter
the mall from Bergsig Street during peak holiday season.

e Sandbaai Main Road was at times so congested that no cars could pass the traffic
circle at Main Road and Bergsig street.

—Internal Use-—
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e Can you imagine how the additional traffic from 148 units will increase the load on
Bergsig Street.

¢ The developers decreased the number of housing units but in exchange they suggested
that both End Street and Bergsig Street will be used as access roads to the complex.

¢ The developers stated that a comprehensive road traffic report proofs that Bergsig
Street can handle an increased traffic load. The report was certainly not conducted
during peak hours or during peak holiday season.

10. ENVIRONMENTAL CONSIDERATIONS
Erf 1735 acts as a water reservoir for the “overflow” from the Whale Coast Mall

The developers acknowledged that the water table and potential subterranean water
movement has been noted. The installation of an agri-drain along the western boundary wall
sounds good on paper, but will it handle a heavy downpour like the storm that hit Sandbaai in
the summer of 2011/12? The combination of a high water table that acts as a reservoir from
the Whale Coast Mall overflow together with the high housing density and parking bays will
aggregate the problem. The capacity of the planned detention dam will not be able to hold
water of this 1.8ha piece of land especially when more than 50mm of rain fall in an hour like
it happened in 2011/12. The detention dam can fill up in a few hours and there is no storm
water system in End Street that will be able to discharge such a large volume of water.

Seasonal rising water tables escalate all the time and will have a serious impact on the stability
of the adjacent boundary walls of Monte Mare and Ocean Breeze. The developers of Monte
Mare and Ocean Breeze (the same developers as erf 1735) did not design the boundary walls
to withstand water fluctuations of such a nature.

| sincerely trust that Overstrand municipality will down-scale this development to such an
extent that the already congested traffic will not increase the traffic flow. Furthermore, this
1.8ha piece of waterlogged land does not have the capacity to withstand the pressure of 148
housing units. Should this development be approved and water damages are causing
damages to infrastructure Overstrand will not be able to say: “we did not foresee this”. Any
judge will refer to lessons learned or not learned when the 9 (Nege) Ster Retirement Village
was built in 2011/12 and emergency water pumps had to be installed to discharge the water
for months.

Best regards

w;

Willie Auret
1869 Monte Mare

---Internal Use---
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- .
Google Earth Image 1: January 2014
Water accumulated on the bottom right corner before the Whale Coast Mall was built.

-—Internal Use—-
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Google Earth Image 2: November 2014
Water was channelled to the bottom left corner when construction started at the Whale Coast Mall.
The natural “overflow” is now channelled in dlrect:on of Erf 1735

[eaira of
Emm 16 Agnl 2023 e & ﬁ

Google Earth Image 3: 15 April 2023
Water “over flow” from Whale Coast Mall towards Erf 1735. Take note of the location of the Pond
near Monte Mare’s eastern boundary wall.

-—Internal Use---
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DIRECTORATE: PLANNING & DEVELOPMENT

OWERSTRAND TOWN & SPATIAL PLANNING
\\ / LAND USE PLANNING APPLICATION RESPONSE FORM

E-mail to relevant person stipulated on the notice: loretta{fiioverstrand.gov.za / alida@overstrand.gov.za
16 Paterson Street | PO Box 20 HERMANUS, 7200 / Tel: 028 313 8900

APPLICATION DETAILS

Application erf number: 1866 Monte Mare APP ID: 4409/2023
How did you receive notice of the .
application? email

STATE YOUR INTEREST IN THE APPLICATION:

Objection to proposed development on Erf 1735 Bergsig Street, Sandbaai - submitted by P Blumenthal,

1866 Mont_eh_M_ir_e, Bergsig Street, Sandbaai

TICK RELEVANT BOX {_?5 | OBJECTION i/ | coMMENT | |  sSuPPORT |
REASONS FOR OBJECTION / COMMENT / SUPPORT:

1. We request the proofffindings of the intensive market research undertaken of the higher density S0DH/H
group housing. Erf 1735 is one third of the land size of Monte Mare which has 60 units and a 127
residents. Potential number of residents to be accommodated on erf1735 will be 5 times that of Monte Mare.

We object to this High Density development alongside Monte Mare which is upmarket single storey complex.

another complex invading their privacy and safety. The proposed d/storey and triple storey flats will
SIS el Sl ST i eI ST (UGl el P d e o VT A S 2
2. The n_w‘any__cafgirkiitlgwn do not suggest a "pleasing aesthetics” in the centre of the plan. You are immediately
drawn to car pollution and noise. Suggesting traffic congestion on both End Street and Bergsig Road,

where th_ere is alre_gdy a D_ugg grid|ock at peak hours. Two schools in Bergﬂs_,ivg_ Road and The Whale

Coast Mall is already a problem and especially during Christmas and Easter holidays. Proof is needed of the flow

of traffic!

3. Motivation Page 2 "Sandbaai has experienced steady population growth in recent years, primarily

due to its central location and affordable housing. The suburb offers a peaceful and laid-back coastal lifestyle,

which is a key attraction for families seeking to escape the congestion of urban centres."

Feel free to continue on separate page(s)...

PERSONAL INFORMATION (To be completed in full - Compuisory)

Name & surname ernvn Phillip Blumenthal Your erf number: 1866 MM
Company/Trust details:

1866 Monte Mare, Bergsig Street, Sandbaai 7200

Postal address: -

Cell: 0828084113
E-mail address: PHILLIPBLUMENTHAL@GMAIL.COM

Signature: l/%‘:‘r;; Saxt Date: 17 Nov 25

Please note that in terms of the Protection of Personal Information Act (POPIA), you will be entering into a _public process and as such agree and
consent to your name, surname, contact details and comment(s) may be disclosed/used in the application process. Any objection, comment or
representation received as a result of a public notice process must be in writing and addressed to the person mentioned in the notice within the time
period sta_ted in the notice.

Contact details:
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OVERSTRAND MUNICIPALITY MUNICIPAL
NOTICE NO. 224/2025
ERF 1735, 71 BERGSIG STREET, SANDBAAI : APPLICATION FOR REZONING AND DEPARTURES

1, Johan Burger as owner of erf 1900 Monte Mare, submit this objection to the proposed rezoning.

Traffic impact: currently the main road leading up to Bergsig street is gridlocked for at least 40
minutes on school days. During holiday season on public holidays, the road is almost
inaccessible. Allowing a higher density development will only contribute to this problem. The
Sandbaai Mall entrance will be almost inaccessible -this will affect all road users.

Substantially raised noise levels - with a higher density as proposed, there will be more noise.
This is not limited to human noise but also cars etc.

All complexes in the vicinity of Erf 175 are single storey town houses with the exception of 5
double storey houses in MM located near end and main streets. Any development on erf 1735
must maintain this character. To accommodate the proposed density, double/triple storey
buildings will have to be erected. This will also negatively impact the privacy of all surrounding
complexes.

The high population of retirees in the area are owners/investors who have invested their life
savings in town house complexes for the security it offers. Allthese investors lives will be radically
changed should this plan be approved. These established communities pay their rates and
services and maintain their properties to ensure the property value is never compromised.
Allowing an increase in density will result in more affordable housing segment that will lower the
property values of surrounding properties. This is our main concern and the municipality has an
obligation to ensure that development does not impact negatively on the property values of
existing residents. Denser lower costing housing development also lures more rentals that come
with additional problems.

We are aware that there is a high housing need in the Overstrand. We propose that higher density
developments be planned elsewhere and developed on NEW allocated land e.g. the planned
housing extensions at Fisherhaven. There high density developments can be accommodated
without affecting existing estates since itis a completely new neighbourhood. Itis not acceptable
to enforce high density development next to property owners living in complexes that have been
there for 20+ years. Resident and owners live in peace and quiet in the surrounding complexes
next to erf 1735. This will be forever lost if a high density development is approved.

Mr. Johan Burger

jburger01@gmail.com

27/101
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Alida Conradie
—_—
From: Gerrit
Sent: Wednesday, 29 October 2025 13:55
To: Alida Conradie
Subject: RE: Erf 1735, 71 Bergsig Street, Sandbaai - PUBLIC PARTICIPATION - Notification to
potentially affected property owner
Hi Alida

| support the development, but object to the entrance is from End Street Sandbaai. For the residence that stay
opposite the suggested entrance as | do will be negatively affected with the increase in traffic right at my front
door. The entrance must rather be from Bergsig street.

Regards

Gerrit Coetzee

Building Control Officer

Directorate: Planning & Development
Overstrand Municipality

T: 427 (0) 28 313 8085 M: 0829242908 E: gcoetzee@overstrand.gov.za

)¢ 7'l 4N/{) Overstrand Municipality

e A 1Magnolia Street, Hermanus, 7200 | P P.O Box 20, Hermanus, 7200
T +27 (0128 313 8000 | F +27 (0} 28 312 1894

E enguiries(ioverstrand.gov.za | W www.overstrand.gov.za

Vision Statement: "To be a centre of excellence for the community”

From: Alida Conradie <alida@overstrand.gov.za>

Sent: Tuesday, 28 October 2025 15:51

Cc: Alida Conradie <alida@overstrand.gov.za>

Subject: Erf 1735, 71 Bergsig Street, Sandbaai - PUBLIC PARTICIPATION - Notification to potentially affected property

owner

To whom it may concern

ERF 1735, 71 BERGSIG STREET, SANDBAAI: APPLICATION FOR REZONING AND DEPARTURES: WRAP PROJECT
OFFICE ON BEHALF OF TERRA NUOVA DEVELOPMENTS

You are regarded as a potentially affected property owner.
Attached please find a self-explanatory notice for your attention.

Sections 47 & 48 of the Overstrand Municipality Amendment By-Law on Land Use Planning, 2020 (By-Law) requires
that notice must be given, and section 49 allows for a period of not less than 30 days from the date on which notice
was given to affected persons to submit comments, objections or representations in respect of a land use planning
application. Council, during a meeting held on 30 November 2023, resolved that such notice be given via e-mail in
accordance with the provisions of the Electronic Communications and Transactions Act, 25 of 2002. Due to ongoing
difficulties in service delivery experienced by the South African Post Office, and as per the aforesaid Council resolution,
NO registered mail/letters will be forwarded in the interim period.

1
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Kindly regard this email as your formal notification of such land use application. Kindly provide your comment,
objection, or representations, if any, directly to Alida Conradie (alida@overstrand.gov.za) on or before 05 December
2025.

Also note that the notice will be available at the Town & Spatial Planning Department, and on the municipal webpage
at the following link: httgs://www.overstrand.gov.za/en/d ocuments /town-planning/land-use-planning-applications.

Please note that in terms of the Protection of Personal Information Act (POPIA), you will be entering into a
public process and as such agree and consent to your name, surname, contact details and comment(s) may be

disclosed / used in the (application) process.

Kind Regards

Alida Conradie

Administrative Officer, Town- and Spatial Planning

Directorate: Planning & Development, Overstrand Municipality, Hermanus
A: 16 Paterson Street, Hermanus, 7200 P; P O Box 20

T: 028 313 8900 | F: 028 313 2093 | E; alida Doversirand.qov.za
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DIRECTORATE: PLANNING & DEVELOPMENT
TOWN & SPATIAL PLANNING
LAND USE PLANNING APPLICATION RESPONSE FORM

E-mad 1o retevant person sipulared on the novce: |grematfoverstrand.sov.2s ¢ ahiga@overstrand. gov.za
14 Peturson Straet ! PD Box 20 HERMANUS, 7200 | Tek 028 313 8900

APPLICATION DETAILS

Appllcation erf number: | 7 3 APP ID: I

How did efve notic :
iewitld vou recals e of the B EMAIL YoM THE Wep

STATE YOUR INTEREST IN THE APPLICATION:

WE pfe AFFECTED B4 THE TRAFHIC ALont GERESIE LA

e
TICK RELEVANT BOX_ (W) | OBJECTION lo| comment | | supPORT |
REASONS FOR OBJECTION / COMMENT / SUPPORT!

We are not in favour of this development.

Cur primary concern for this development is the density of housing on such a smiall plot. Everythough
the number of units has been reduced, there are still far too many units planned and should be reduced
to fewer than 100 uriits. There is no need for such a condensed residential development in Sandbaal.
We reside in Bergsig Street, Sandbaai, and we have observed a significant increase in traffic volume
along this road, particularly during the morning and iate-afternoon peak periods. The road is already
experiencing frequent congestion, with delays becoming increasingly common for residents entering or
leaving the neighborhood. The situation is further compounded by the high number of large vehicles
travelling along Bergsig Street and Sandbaal Main Road, which adds to both the congestion and the
overall complexity of the traffic flow.

In light of these existing pressures, we are concerned that placing the primary exit of the proposed new
complex onto Bergsig Street will further intensify traffic congestion, increase safety risks, and place
additional strain on an already overburdened road network.

We believe that alternative access points or traffic-flow solutions should be explored to minimize the
impact on local residents and promote safer, more efficient movement throughout the area, This could
also be achieved by just building fewer units.

Another concern is the strain the development will place on existing storm water and sewerage systems.

Feef free to contime on sepearore pogelsh...

PERSONAL INFORMATION (To be completed in full = Compulsory)

Name & surmame emem MR RiCHALD CQQ\L\%—WI\J Your erf number: ‘bﬁ@
Company/Trust detalls:

Postal address: Vb PERFTACHT BERESIE oTRECT
SeOARL  Tlael

Contact dietafis: ~Cdk 0%3 Ly 05;;—
r,‘ | Fmaladdress 0 cnard o L Wor & 3;(\0.;\ T aN
Signatute: Wy < Date: O‘r/fl_..-’;la:a-ﬁ

conseat 1o your name, sfrname, contect detally and commant(s) may be disclosed fused in the spplication process, Any objection, camment or
regresentation received as/s result 6f & public notice process must be In writing 3nd addressed to the person mantiosed In the notice within ke jime

Reriod staied in the antics,

Pleass note that ﬂf‘-“-".-ﬁ-fhu.-.mu..,_u ol Personal information Act (PORIA), you with be eatering Into 2 pubiic process and ay such agree anld
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Dear Directorate: Planning and Development,

Re. Erf 1735, Berg St., Sandbaai.

You must be cognisant of the fact that the northern section of Sandbaai is almost completely
covered by security com-

plexes with thousands of people crammed into those complexes with almost no public open
spaces reserved for

recreation and relaxation which gives rise to socially unhealthy circumstances which | am
sure they taught you at

university. To cram the amount of infrastructure and consequently people into such a
relatively small space (re

Erf 1735) is, to say the least, absolutely ridiculous and borders on the absurdity compared to
concentrations in surroun-

ding housing complexes. It would have a much more positive outlook, taking into
consideration the environment and

the general well-being of the residents of Sandbaai if that area (Erf 1735) was to be reserved
for a space where

children in the area can play ball in safety, the elderly can relax under the shade of trees with
water trickling into a fish

pond.

Thank you for your consideration.
Kind regards.

John Cornell.

31/101
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DIRECTORATE: PLANNING 8 DEVELOPMENT

LAY P TOWN & SPATIAL PLANNING
)v I.AND uss PLANNING APPLICA‘ﬂON Resmnss FORM

¥ Bl 1 a

16 HHMSMIPOMM‘HERMINUS ?ZODH'nIE 0223138900 I
APPLICATION DETAILS

Application erf numbaer: L6l Hoakse gtawd No S\ APP ID:
Reations v notice of the DC AL BOEEZE FOrtE OLorsEO05 MSSDEIRFTIOO

STATE YOUR INTEREST IN THE APPLICATION:

C L) LS E  SESt ODENI T

TICK RELEVANT BOX i.v’_i | OBJECTION H | COMMENT | | SUPPORT |
REASONS FOR OBJECTION / COMMENT / SUPPORT:

- LS of HROHSY

LOSS of SECORTY

e IAPCEAEASE > TRALLC S o) STRLEE T

. NOISE -

, Ococrs of Fears C Fs7DRAES D sored LEdOE
PPEE of OCEANS SLEEL2E RO /SERTIES

v y & THAE FCRTS rHE B/ BLOrer pro 7aE
CErD> 7RE o T7THE //WEK’T/, Lo r STORY oo’
A7 LERST BroSORE  porf S ReOASS, .

Fee! foae 1o continue on sep ogpe(s).

PERSONAL INFORMATION (To be completed in full = Compulsory)
Name & surname gy =LA &/Zy Your erfnumber: |\ Y5

CompanylTrustdetails:  gwee IN oceM BRecze EsSTATE-

Postal address: CCEAN BREEZE E5TATE NO.SY |, END StReeT, SANDBAA | HERAMNUS

720
Cell: OBp 206 77 82

Emiladdress: ERMIAG FERATNIS - o 2 A

Signature: /"jW(_/ Dare: 7 7. 2025
i

Contact detatls:




Our Reference : 1497/4

2025-12-04

Town and Spatial Planning
P.0.Box 20

Hermanus

7200

Attention : Mr. B. Minnaar

Dear Sir,

1. BACKGROUND

Your Reference: 1735 HSB

Fmail : alida@overstrand.gov.za

¢ FE.J.duPlooyis the registe
Township, which is situated in the Ocean Breeze Complex,

adjacent to the subject property abutting it on the eastern side.

« Iam in principle not
physically compatibl

150

Directorate : Planning and Development

S

OBJECTION : ERF 1735 S AN BAAI TOWNSHIP
(71 BERGSIG STREET)
APPLICATION FOR REZONING AND DEPARTURE

With reference to the subject amended application as submitted by WRAP
PROJECT OFFICE, herewith my comments/objection;

e Erf2271 Sandbaai was purchased during 2008 directly from the
property developer, £17 years ago.

opposed to residential densification, which is
e with the current land use structure dealt in a

red property owners of erf 2771 Sandbaai
directly

Fra aniS du PIOOV ASSOCiates CC (REG NO CK 2007/03825/23)

TRADING AS Francbis du Plooy
TRP (SA) B Art ot Scien (Planning) M Phil (Urban Studiies); SACPLAN Pr. Pin MRTPI A/027/1985: MSAPL.SAACPP

Town and Regional Plarnning
Environmental Assessment

responsible and sensible manner, harmonisin

surrounding developments as well as with the greater Sandbaai Area.

It is my professional opinion that developing the subject undeveloped
property, will be very positive for the greater Sandbaai area and for

business in general.

Paoperly Develogment

e 22 JAN SMUTS AVENUE
s CELL 082 600 3174

FOREST TOWN 85108 EMMARENTIA 2029 o

¢ e-mail francois@fdpass.co.za

g with the existing

33/101

Daelitioners

TEL 011 568 §329
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3.1

3.2

3.3
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POSITIVE COMMENTS

a

I congratulate the property developer that with the amended rezoning
application the majority of concerns and fears were addressed in a very

positive manner.

The aesthetic view and overall physical appearance of the proposed
development is in very good balance between the scale of economy and with

the property market.

However, I am of the opinion there need to take fine tuning place of
certain critical aspects, such as maximum permissible density (units/ha),
height namely, the 3™ floor of the central block of flats. privacy,
height/quality of the eastern and western boundary walls.

GROUNDS OF OBJECTION/ISSUES TO BE ADDRESSED FURTHER

Density (Units/Ha)

To increase the density of 50 dwelling units/ha for this area up to 74,44
dwelling units/ha at this specific locality (taking the current density of the
adjacent residential developments into account is a very large leap in density.

The overall scale of the proposed development is therefore too high to be
compatible with the surrounding residential complexes.

It is proposed that if a compromise could be reached between 50 d/u and 75
d/u, namely 125+2, which represents 62,5 dwelling units, this will create a
scenario that is much more in character with the surrounding residential

developments.

Height of central block of flats, specifically the 3™ floor

If the density (duwha) of 74,44 be decreased to 62,5du/ha as proposed above,
it will not be necessary to provide parking on ground floor level under the
central block of flats, it will not be necessary to erect a third floor.

By doing this, it is possible to decrease the central 3 floor building, to be in
line with the other 2 storey buildings.

This will automatically have the affected that the total number of flats be
reduced from 83 to +70 flats which will decrease the total number of units to

be erected on the site £121 in total.

PRIVACY

™

If the scaling down of density and height, as well as the decrease in the
proposed number of units be considered, the privacy of the directly
adjacent residential developments on the eastern side (Ocean Breeze)
and western side (Monte Mare), will improve a lot.
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34 Height and Quality of the Eastern and Western Perimeter Boundary
Walls

o If the height of the envisaged double storey town house development is
taken into account, it is proposed that a minimum height of 2,5 meters
be imposed for the perimeter boundary walls. This will definitely
minimize the physical /visible impact of the double storey

development.

e It is also proposed that the finishes and quality of the perimeter walls
(facing the existing complexes), will match the existing walls of the

current complexes.

4. CONCLUSION

¢ Itis my submission that the proposed application for rezoning be
approved subject to the above-mentioned aspects to be considered

and taken into account as conditions of approval.

Thank you.

Regar{ik/
i

F)'_Jm- _du Plooy
Pr. Bim, WIRTPI
ANR7F98

]
]
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TOWN & SPATIAL PLANNING

(RERSTRAN
“v LAND USE PLANNING APPLICATION Response FORM

E-mail to relevant person stipulated on the notice: \grosl

DIRECTORATE: PLANNING & DEVELOPMENT

ptdadlo s sarand pos -4

lbthmul?ODaxZﬂHERMﬂNUSJMDITd:OHSIQ”W

APPLICATION DETAILS

Application erf number: /735 San0BA81 APP ID: Z2 L
H.:;Iv I::i oy:ru receive notice of the ﬁ; ‘;/ L; m ﬂ/lv

STATE YOUR INTEREST IN THE APPLICATION:

RECIDENTE B7 OcERrN PREEZE L ~ND S7REeT

TICK RELEVANT BOX @ | PBlEETION | | COMMENT |

| SuPPORT |

REASONS FOR OBJECTION / COMMENT / SUPPORT:

- — - i 5 -
L

4

ULASE SEE ACcomPAr irnls Boces nrE N7

Fesl free to continue on sep page(s).

PERSONAL INFORMATION (To be completed in full - Compulsory)

Name & surname pmvry /%7 2 R/ ‘//\/ ﬁ;-}“/ﬁ’ms Your erf number: 2 A §
Corrpany/ Trust detafls:
/ Je Z, BREEZE
Postal address: 2 dc o ’;l
LEniD S7REET SANBRZ, TZ00
Celk: g
Contact details: ,0 Zg20 33%6
E-mail address: 2O o /P DSt B 28 20 GWRT S POL . SO
Signature: AE Y- PP Date: Y&l ";2-.‘;
Pleass note that in terms of the Protection of Personal information Act (POPIA), you will be entering into 3 public process and as such agree and

consent to your name, surname, contact detalls and comment(s) may be disclosed/used in the application process. Any objection, comment or
representation received as a result of a public notice process must be In writing and addressed to the persan mentioned in the notice within the time

eriod stated in the notice.
8 Lice
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RE:_SUBDIVISION OF ERF 1735, SANDBAA1 AND INTENDED MULTI-STORY, HIGH-DENSITITY
DEVELOPMENT

We are the owners of Eif 2765 (Ocean Breeze Estate, 79 End Streel, Sandbaai),

Herewith our objection to the above-menfioned subdivision and proposed
development of &f 1735 localed along the westem boundary of Ocean Breeze
Estate. We are not opposed o the residential development of Erf 1735; our objection
s o the proposed development aesthetically unpleasing multistory, high-density
development in a suburb that is fradifionolly associated with low-densily, family
residences.

Our concem is with regard to the following issues:

Taffic;

The enfrance 1o the proposed development will be in End Street and the exdt in
Bergsig Siteetl. The addifional road fraffic associaled with the proposed number of
units will without doubt have an exiremely negative impact on the fraffic flow not
onty in End Sireet and Bergsig Street, but, also in the Main Road, Schuiphoek Road,
Schneider Street, Myrlie Street and Long Street.

Mdain Road and Schulphoek Road are the only roads providing access and egress {o
Sandbaai.

At peak periods there are high volumes of vehicular and pedeshion iraffic in all the
roads mentioned. In many of those roads sidewalks (road verges) are not suitable for
pedestrion fraffic.

Traffic flow is aiso hampered in Main Road due to many vehicles accessing Sondbaai
from the R43 ihen tuming right into Bergsig. no doubt to offload or pickup scholars at
CURRO.

in the Main Road both during the moming ond aftermoon peak periods the the build
up of traffic can reach from the R43 down 1o past the circie at Bergsig. Similarly, in
Schuiphoek Road the backup of traffic reaches as far as the new Suzuki showrooms.
At peck periods vehicles can be seen impeding traffic flow in Schuiphoek and Eost
End Sireet. both by chidren being dropped off for school and homeowners picking
up workers. Traffic flow is also hampered by pedestrians not giving way to vehicular
fraffic in Schulphoek. On numerous occasions fraffic flow in Schuliphoek Road is
hampered by heavy vehicles loading cement, or waiting to load cement.

Access to Main Road jo and from End Sireet is also hamperaed by work seekers
congregaiing on the sidewalks of the main road.

Pedestrian fraffic in End Street will increase at peak periods, morning and affemoon.
Since there s no proper provision for pedestrion fraffic, either in East End Streef, End
Sireet or Schneider Street, pedestrians use the roads to walk on which in itself creates
problems for motorists.
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infrastructhure:

sandbgoi is an older suburb with aging infrastructure oready streiched toits imit. The
addition of the proposed units will have @ rmajor impact on the tunction, and
maintenance of the existing inirastructure. 1t is doubtiul that the current Sandbaai
infrastructure will be able to sustain such high-density development.

Nolse and fight pollution:

Botn the additional troffic, as well as the addition of a high-density development will
cause a drasfic i5€ in noise and light poliution with significani impact on the Ocean
precze unils facing the proposed multi-story blocks.

social and security maftess:

1t is realistic to assume ihat high-density. single bedreom units will be a cheaper
finoncial option. Unfortunatety. this option is often accompanied by related social
issues and lifestyle choices that do not necessarily atign with the norms and type of
lifestyle sandbaat residents support and are accustomed 10. Furthermore. the large
amount of earih and consiruction work reguired for this type of over-deveiopment
will likely introduce many unchecked casual workers 10 the greq, providing those with
netfarious intent, direct access 1o the Ocean Breeze waestem woundary wail, and

allowing for an easy security breach into our secutly complex.

im yalues:

The intended development of @ mutti-story. high-density housing complex (124 unifs
ptanned} is in complele conirast 1o ihe peaceiut suburban ambiance of 5andbaai.
does not afign with the quietl, tow-density, residentiol character of the suburb, and will
therefore have an undoubted negative impact on the wook and feel” and general
charm of the neighbourhood. This, as well as the fact that adjacent properties will
lose their mouniain view; will have d detrimental effect on Bergsig Street and End

sireet properly prices. it is imperative that Overstrand Municipalify NOT seta
precedent in this regard.

Trusting that the Muriicipolity will give serous consideratfion regarding this objecfion 10
ollowing the proposed development io GO ohead. which would undoubtedly set a

precedent and soon our tovely town will just become another coastal high-ise
development void of its original charm.

Name: Mervyn A Edwards signature: /” / fau-’»”"/ ’

Name: Adrienne M A Edwards Signature: /&{
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DIRECTORATE: PLANNING & DEVELOPMENT
TOWN & SPATIAL PLANNING

*v LAND USE PLANNING APPLICATION RESPONSE FORM

14 Paterson Street ! 1O Box 20 NERMANUS, 7200 ) Tel: 028 273 3900

APPLICATION DETAILS

Application erf number: ErRF (735 ,SAMEAK] AP 1D | AN 224 .
How did you receive notice of the
applicatien? EMAIL- el S

STATE YOUR INTEREST IN THE APPLICATION:

OWNER- o PRoPERTY AbJATEM / BERGSIG 2otD

- " - =
TICk RELEVANT 80X i_;’ﬁ [ OBJECTION |p7| comment | |  suppORT |

REASONS FOR OBJECTION ] COMMENT / SUPPORT;

© #/?é‘ BENS. (rreeon (7€) v
Ky *Jf‘oeﬁ gH Blodh/ m 7THE U

© PRACTICAC. FPAC/LITIET for Hlgh SEnGB
LIYing ( SERVIcE VARA, WAL7E

¢ LOAR on sFRALTevCrkE (o)
SEWERATE, (ToAMIATER LBl

. WAM#/? ézﬁeev AeeAL P Ar Fowsd
N AL AD , CORS BENITY  ComPlexes

© TRAPFIC MPACT v Bergrt, (resey

Frel froe to contrisa o 14 parore poga(tl..

I PERSONAL INFORMATION (To be compieted in full - Compulsory)

L.
Narne & surname omw: PEE)J [—\a‘taa\) Your erf number 23@4
»
_—

< details:

Postal address:

Cen ©g2-Seo77 &8s

Contact details: p— Ac{m hcn ; @ @Mﬂf ]
Stanature: S Date:
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DIRECTORATE: PLANNING & DEVELOPMENT

DN ERSTRAND TOWN & SPATIAL PLANNING

4 ' LAND USE PLANNING APPLICATION RESPONSE FORM

E-matl to relevant person stipulzted on the notice. {grevtafaversteand.gov.za / alida@averstrand.gav.za
18 Potersont Swoet | PO Bow 28 HERMANUS, 7208 { Tok 028 213 8906

APPLICATION DETAILS

Application erfrumber: | QS | APPID: |
oo A WHATS AP P
STATE YOUR INTEREST IN THE APPLICATION:
Houss oWNER 1d Noot21enT GARDEAS (o 18)
EQRS 233D RND ColcERNED/\wokRAED AhouT DEVELOYIENS

P o
TICK RELEVANT BOX W ) | OBJECTION | | comment | |  SUPPORT |
REASONS FOR OBJECTION / COMMENT / SUPPORT:

TS5 FASYy vo DiVeELo P A PloT  AND LFAVE THE
I158L1 ES Tt CuTuRt oWwnNERS

RCovee™ QAN RS BRED on EXcESSIVE NS ofF
Houses on THE TERRAIN

D 4> aTion 0F NETS Hipy RHD / REDUCED VALUET
o% h7 ouWN Yliousy

TRAFBIc oNCERNS /ConaEs TIod NERR TVE FALL Qn'D /o
bhtRs 165TREET

SEWNEE SYSTEN DVELLEAD / SToRMWARTE R VRP INRGE

CeoRoshAl. 15 (NEONSISTEN T \WiTH LESEMDITIAL /KT UAE
recitoet cnetvn ensporsrosti- { nf T 18 8/ 1HBIUA H oD
PERSONAL INFORMATION (To be completed in full - Compuisory)

Nametsmmermn NNN R0635 MAINRTIE S0 (T Your et umber: 2,23, ¢
Company/Trust details:
bontatdrae 14 Too12icvT £ARENS  FEF 2330
BCTR6SIesTREGFT  FANDBAN

Contact details: cell O é ‘{ Z?S LI é(’)' ?é A
gy sl RDES (@ GMAIL o Cory
ey A i o 32005

consent te yaur nEme, SUrneme.~ortact fetsils and commaent(s] may ha disclosed/used In the spplication process. Any objsctlan commaent or
represontation received as & reis” of & public notlew protess must be in wrlting snd addressed to the carson mentioned in the notice within the time
or o i in the satice

" Pleass note that in terms af N;{Foy’l Parsonal tnformatian Act {POPIA), you wiil be antering Into g pubilc ptpcess and xs such sgros and
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Alida Conradie

From: Chris Keevy <chris.keevy@telkomsa.net>

Sent: Tuesday, 02 December 2025 16:27

To: Alida Conradie

Subject: OBJECTION TO DEVELOPMENT APPLIVATION OF ERF 1735
importance: High

OBJECTION TO DEVELOPMENT APPLICATION OF ERF 1735, BERGSIGHT STRAAT 72, SANDBAAI.
02 DECEMBER 2025

We herby submit our objection to the proposed development of erf 1735.

1 The proposed development was rejected during the first application. Despite a few minor adjustments
the impact of so many units on a relative small piece of land remains a major concern. The norm in
Sandbaai has been 20 units per hectare or in this case a maximum of 36 housing units on 1,81 hectare.

2 The proposed development of 51 townhouses and 83 flats are totally unacceptable:

a. Based on experience as former owner of an estate agency, this will have a negative impact on
properties in the surrounding gated complexes as well as single residential properties in End street.

b. The proposed entrance from Bergsight street (almost next to the existing 3-way stop and entrance
to the Whale Coast Mall) will create a major traffic bottleneck.

c. The exit into End street will create a similar problem where traffic from Erf 1735 will have to enter
into Main Road and contribute to the already existing traffic at the Main Road / Bergsight Street.

d. Taking into account the increase in traffic when the already approved De Zandt is folly developed,
this would create an unbearable situation.

e. Monitoring traffic flow on the effected streets from 07h00 tp 03h00 and again from 12h00 to 14h00
during the school terms and during peak holiday season confirm the current situation. Add to this
the De Zandt traffic

As Sandbaai Property owners we have a direct interest as the impact of the development will impact on our access
to the R42 main road leading from Hermanus to the N2 and it will also impact on our access to the Whale Coast
Mall.

As an alternative the Overstrand Municipality could should inform all Sandbaai property owners by email of the
application. A large number of property owners not staying in Sandbaai permanently are not aware of this

application.

Kind regards

M Keevy C Keevy (Keevy Squared (Pty) Ltd) Copy of Power of attorney available.
Erf 1745 Erf 1310
Sandbaai Sandbaai

Mobile: 084 527 7428 Maobile: 083 630 2454
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. S DIRECTORATE: PLANNING & DEVELOPMENT
ORERSTRAND TOWN & SPATIAL PLANNING
LAND USE PLANNING APPLICATION RESPONSE FORM

E-mail to relevant person stipulated on the notice: loretta@aoverstrand.gov.za / alida@overstrand.gov.za
16 Paterson Street /| PO Box 20 HERMANUS, 7200 | Tel: 028 313 8900

APPLICATION DETAILS
Application erf number: 1735 Sandbaai APP ID: 4409/2023

How did you receive notice of the
application?

email

STATE YOUR INTEREST IN THE APPLICATION:

An immeciigte and affected neig_hbour

P 4
TICK RELEVANT BoX \& ) | OBJECTION [/ comment | [ supporT |
REASONS FOR OBJECTION / COMMENT / SUPPORT:

As an.immediate. neigbour.we will loose all our_privacy.in.our.garden, lounge,.study and.bedroom.

This is a privacy and noise invasion.
-Our property. values will.devalue.and .our municpal rates.will remain.unchanged. and.pose a.problem for future-resale.
High density is incompatible with the intended land use and character of the area.

The traffic report given.is inadequate and-incomplete and has collected-data-during the quietest-possible-times.-—
The propery is a natural vlei in winter and home to some wildlife. Where is the environmental impact study?

__ This is not a minor rezoning_request - it is a transformational land use change that can profoundly impact
Traffic, Parking, privacy, noise, light/overshadowinig, neighbourhood character, stormwater and sewer
_capacity, emergency access,.visual.impact, safety. and.congestion.and pedestrian.flow.

| also do not believe the proposed density numbers have been calculated properly, as they take the full
extent of the land which meahns the proposed density can potentially be much higher than proposed.

"As a municipal rate payer | do not believe the municipality would be acting in our best interests by
-allowing. this.inappropriate-development.to proceed.

Feel free to ¢ on sep page(s)

PERSONAL INFORMATION (To be completed in full - Compulsory)

Name & surname ¢rvm John and Rochelle Linney Your erf number: 1865

1865 Monte Mare, Bergii_g Street, Sandbaai

Postal address:

Cell: 0842622119
Contact details:
E-mail address: - roche||e|iﬂg¥@g mail.com
Signature: schels [ cnnasy Date: 2025/11/26

Please note that in terms of the Protection of Personal lnforé‘tion Act {(POPIA), you will be entering into a public process and as such agree and
consent to your name, surname, contact details and comment(s) may be disclosed/used in the application process. Any objection, comment or
representation received as a result of a public notice process must be in writing and addressed to the person mentioned in the notice within the time
period stated in the notiﬁ.
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Alida Conradie

— -

From: Alida Conradie
Sent: Thursday, 27 November 2025 07:41
To: Rochelle Linney
Subject: Erf 1735, Sandbaai
Tracking: Recipient Delivery

Rochelle Linney

Enquiries Delivered: 2025/11/27 07:41
Good day

Receipt is hereby acknowledged of your objection. Your objection will be forwarded to the applicant for comment
and further communication will be addressed to you in due course.

KINDLY REGARD THIS EMAIL AS YOUR FORMAL ACKNOWLEDGEMENT.

Kind Regards

Alida Conradie

Administrative Officer, Town- and Spatial Planning

Directorate: Planning & Development, Overstrand Municipality, Hermanus
A: 16 Paterson Street, Hermanus, 7200 P;: P O Box 20

T: 028 313 8900 | F: 028 313 2093 | E: alida@overstrand.gov.za

From: Rochelle Linney <rochellelinney@gmail.com>
Sent: Wednesday, 26 November 2025 12:56

To: Alida Conradie <alida@overstrand.gov.za>
Subject: Erf1735

| hereby submit my formal objection to the rezoning and departure application for Erf 1735, Bergsig
Street, Sandbaai, as advertised in the Village News on 31 October 2025.

In terms of rezoning, this is not a minor rezoning request. It’s a transformational land-use
change that can profoundly affect: Traffic, Parking, Privacy, Noise, Light/overshadowing, Property
values, Neighbourhood character, Stormwater and sewer capacity, Emergency access, Visual
impact, Safety and congestion, Pedestrian flow.

In terms of the departure, the developer has severely understated the proposed density.

The proposed rezoning and development for Erf 1735 represents a significant increase in density
compared to the existing Single Residential Zone 1 (SR1) character of the area. The applicant
calculates a density of 74.44 dwelling units per hectare (DU/ha) based on the total erf area of 1.8 ha;
however, when considering the actual development footprint of 1.64 ha, the effective density rises to
approximately 81.7 DU/ha. Furthermore, based on the proposed unit mix, the development could
accommodate an estimated 329 residents on the site, equating to roughly 183-201 people per
hectare depending on whether the total erf or developed portion is considered. This projected
population is substantially higher than what the surrounding low-density SR1 area is designed to
accommodate, and is likely to place significant pressure on traffic, parking, municipal services, and
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the character of the neighbourhood. The development therefore constitutes a marked over-
intensification of the site, incompatible with the intended land-use character of the area

Kind regards

Rochelle Linney

1865 Monte Mare, Sandbaai
0842622119
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DIRECTORATE: PLANNING & DEVELOPMENT
TOWN & SPATIAL PLANNING

'J'U" LAND USE PLANNING APPLICATION RESPONSE FORRM

el over 1t-ang il

lifmrson SMJ‘POMJOHERMANUS. 1200!7&!:0283!3!9“
APPLICATION DETAILS

How did F tice of the
a;:l:c:tic‘sy:‘lu S Uceeon, Brecze Mome OQwners Assiciabion

APP ID:

STATE YOUR INTEREST IN THE APPLICATION:

Ffopefa Ouinec in Ocenn Brecze Estmle

o 4 F |
Tick RELEVANT BOX LW ) | OBJECTION Iy | coMmMent | |  suprorT |
REASONS ¥OR OBJECTION / COMMENT [ SUPPORT:

* Cozom Bleeze Estrbe as wel as the rest of fesidentional areas e woximm
2 sty buildings. 3 Storey floks would reduce Value of surfourdiog
pepaities,

eV agre b 2 storey ‘\au(\d{nq.s, Bur NoT 3 stomys.

Loss of privacy

* Lloss of privacy

Loss ofF Se.c-wtbj

Notze. leveds ual) ge ue:
Talfic wh b uose. Ak imes ue baltle to gt cuk of B S and

MNain tad. The nkasmucture of the Wods die nde suffcient .
* 3 Shreys wil be a el distuptien in the Sandbaal sesidentid arfea.
« If the 3 Storey Hats are feduced v 2 lewels & would he acxpble .

Feel froe to on seporata pogefs)
PERSONAL INFORMATION {To be completed in full - Compulsory)
Your erf number: 2806

Name & sumame omey  yc AMDRE  MAR INES
Company/Trust details: OWNER 18 OCEAN BREEZE ESTATE
Postal address: el BREEZE esSTATE No 51 ,END STEEr, SAVORAAL )
HerMANUS 7200
Cell 060 676 86S2

Emailaddress: oo J'eam:\fe (= gmmil . cem
Signature: / == ? bec

Contact details:
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DIRECTORATE: PLANNING & DEVELOPMENT

rn",'mwi N{J TOWN & SPATIAL PLANNING
‘ _ LAND USE PLANNING APPLICATION RESPONSE FORM
- o i 'r;:wﬂsu;mi-éé;;i‘oﬂmmm’ A s e MR ——
APPLICATION DETAILS
Application erf numbers: Erf 1735 Sandbaai APP ID: MN 224
"_:;‘f:::f receive notice of the Email from Hermanus Property Management

STATE YOUR INTEREST IN THE APPLICATION:

Owner of Erf 1875, Monte Mare, Sandbaai

TICK RELEVANT Bo@ | ORJECTION [x | comMENT | | SUPPORT |

REASONS FOR OBJECTION / COMMENT [ SUPPORT:

See attached comment.

Foul frae oo comtinue an separaye Papet).

PERSONAL INFORMATION (To be completed in full - Compulsory)

Name & surname ey Neil Robert Marinus Your erfnumber: {875

CompanyiTrust details:  N/A
19 Drommedaris Road, Somerset West

Postal address:
Celt: 083 4527400
Contact details:
E-mralf fF@ﬂ robmar@telkomsa.net
Signature: ¥ A sl Dae: 311202025
‘lease note thst in Sarms of Mhe H?mnlon oF Puruanal lnformation Act TROPIAL vau will be entering inte g RubME Rlpcuss 2nd ot such nii;n [ LT

tonsenl 1o ¥Rl ASMe, urnsma, tontact deteils snd commant{s} may be disclssed/used in the ypplication procesd. Any phjection, comment o
in wHting aad addresaad 1o tha persen mentivned in the notice withie (e thng

representatisn received as 2 favalt of a pudlic actice nrocess must be
pEcigd plateg (6 tAE maticE.
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Herewith my, N R Marinus, 1875 Monte Mare, Bergsig Road, Sandbaal, comment on the on the
rezoning of Erf 1735, Bergsig Road, Sandbaal.
The present proposal is an improvemerit on the previous Municipal Notice 194/2023 proposal. The

layout of the Townhouses on the perimeter and the flats in the central area definitély considers the
direct impact of the visual and noise intrusion on the adjacent complexes that the previous proposal

would have had.

Howaever :

In the prévious proposal the approximate number of people accommodated would have been about
500. In the new proposal this would appear to be about 450 peaple. Considering {Erf 1735 Is 40% of
the area of Monte Mare) and comparing it to the density of peaple resident in Monte Mare (350)

this calculates to be

Monte Mare 350/100 = 3,5 per area
Original proposat 500/40 = 12,5 per area
New Proposal 450/40 = 11,25 per area

If one considers that 10 per area would be acceptable then a reasonable amount of people would
calculate to

Consideration 40 * 10 = 400 people

This amount of people would lead to the noise and intrusion factor increasing almost threefold.

Vehicles:
Another factor would be the number of vehicles per complex.

Assuming that Monte Mare has 2,5 cars per unit there would be 150 cars in the complex. It has been
said that Erf-1735 could have 237 cars for the complex.

The main access to Sandbaat is via Bergsig Road and Main road from the R43. The trafficon these
roads is already heavy and this additional traffic would exacerbate the current problems on these

roads.

It would be appreciated if these factors be favourably considered so that the environment is not
adversely affected in the Sandbaai area.

Yours Sincerely,
N R Marinus,
1875 Monte Mare

Sandbaai.
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DIRECTORATE: PLANNING & DEVELOPMENT
TOWN & SPATIAL PLANNING
LAND USE PLANNING APPLICATION RESPONSE FORM

E-mail to relevant person stigulated on the notice: loretta{floverstrand.gov.za / alida(@overstrand.gov.za
16 Paterson Street | PO Box 20 HERMANUS, 7200 | Tel: 028 313 8900

APPLICATION DETAILS

Application erf number: 1735 APP |ID:
How did you receive notice of the Email
application?

STATE YOUR INTEREST IN THE APPLICATION:

| am a homeowner in Mooizicht Gardens, Bergsig Street

il
TICK RELEVANT BOX | W /| /OBJECTION | 1
REASONS FOR OBjEé{I'ION

Objection re proposed development at 71 Bergsig Street.

| strongly object to the amount of homes (136) that are proposed to be built on this small section of land.

As it is the amount of traffic on this road is a lot, especially the big trucks, and now there will be hundreds more

Cars a day exiting onto Bergsig street. The water and sewerage infrastructure may not cope with the pressure

of so many new homes. The sewers block up when it rains heavily as it is and the road has been flooded on

occasion. Also, flats are going to significantly affect the view which we paid for in many homes, not just in

Mooizicht Gardens. It will be an eye sore on the landscape. Green mountain estate in End Street is only two

stories and it looks awful and very out of place, so how will three look!

The price of the homes in Bergsig street may reduce significantly with this blight on the landscape, never mind

that it is lower cost housing which will most probably be rented out. | have no objection to single story homes

being built that are similar to the complexes in Bergsig street and surrounding areas. Over 130 homes is far

too many and the builder is just being greedy. End Street is a reasonably quiet street now it's going to have 100s

of cars daily on the road the same as Bergsig street. | do not approve that this land be rezoned for flats or for

the street building line to be moved to Om, so refuse room can be built .

Feel free to continue on separate page(s)...

PERSONAL INFORMATION (To be completed in full - Compulsory)

Name & surname rinm) Susan Mercer Your erf number: 2320
Company/Trust details: N/A
9 Mooizicht gardens, Bergsig Street, Sandbaai
Postal address:
e 0827878386
Contact details:
E-mail address: | mercers@aforbes.com
- P
Signature: Straw Hereer Date: 1/12/25
Please note that in terms of the Protection of consent Personal Information Act (POPIA), vou will be entering Into a oublic grocess and 3 agree and
to your name, surname, contact details and comment(s) may be disclosed/used in the application process. Any objection, comment or

process must be in writing and addressed to the person mentioned in the notice within the time

representation received as a result of a public notice
period stated in the notice.
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DIRECTORATE: PLANNING & DEVELOPMENT
TOWN & SPATIAL PLANNING
\\_ LAND USE PLANNING APPLICATION RESPONSE FORM

E-mail to relevant person stipulated on the notice: loretta@overstrand.gov.za / alidafFloverstrand.gov.za
16 Paterson Street / PO Box 20 HERMANUS, 7200 | Tel: 028 313 8900

APPLICATION DETAILS

Application erf number: 1735 APP ID:
How did you receive notice of the .
application? email
STATE YOUR INTEREST IN THE APPLICATION:
- wrmemnm e —— | am-an-affected-homeowner
g
TICK RELEVANT BOX  \A | OBJECTION | x| coMMENT | | supporT |
REASONS FOR OBJECTION / COMMENT / SUPPORT:

I live in Mooizicht Gardens in Bergsig street and | strongly object to the propsed development at 71 Bergsig st for the following reasons:

Bergsig st is already busy with traffic and even though only the exit of said developmentwill be in this street, it will compound the traffic
problem.

A 3 story block of flats is not part of the aesthetics of Sandbaai.

The 3 complexes surrounding this development will have compromised views and so the value of our properties will diminish

he above mentioned complexes are fairly ‘up market' as are all the complexes in Bergsig st and to erect an ‘affordable’ housing complex here, will affect our property values

Feel free to continue on separate page(s})...

PERSONAL INFORMATION (To be completed in full - Compulsory)

Name & surname erinT) Your erf number:
Company/Trust details:

Postal address:

Cell:
Contact details:

E-mail address:

Signature: Date:

Please note that in terms of the Protection of Personal Information Act (POPIA), you will be entering into a public process and as such agree and
consent to your name, surname, contact details and comment(s) may be disclosed/used in the application process. Any objection, comment or
representation received as a result of a public notice process must be in writing and addressed to the person mentioned in the notice within the time
period stated in the notice.

— =
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DIRECTORATE: PLANNING & DEVELOPMENT
TOWN & SPATIAL PLANNING

LAND USE PLANNING APPLICATION RESPONSE FORM
s E-mail to relevant person stipulated on the nntice; Igretta@gverstrand.gov.za / alida(ifloverstrand.gov.za

gggﬁabﬁnﬁﬁo

-

16 Paterson Street /| PO Box 20 HERMANUS, 7200/ Tel: 028 313 8900

APPLICATION DETAILS

Application erf number: 1735 APP ID:
How did you receive notice of the Email
application?

STATE YOUR INTEREST IN THE APPLICATION:

| am writing on behalf of Mooizicht Gardens Home Owners Association. | am the Chairperson and have been

asked to submit this objection on behalf of the home owners.

v 4
TICK RELEVANTBOX | W J | OBJECTION COMMENT SUPPORT

REASONS FOR OBJECTION:

Objection re proposed development at 7| Bergsig Street.

IDear Sir/Madam,

See next page

Feel free to continue on separate page(s)...

PERSONAL INFORMATION (To be completed in full - Compulisory)

Name & surname eanry | M100IZiCht Garden Home Owners Association Your erf number: | 2374

Company/Trust details: N/A

Mooizicht Gardens, Bergsig Street, Sandbaai

Postal address:

it 0827878386

Contact details:
E-mail address: | mercers@aforbes.com

Signature: Date: 4/12/25
Please note that in terms of the Protection of consent_________ Personal information Act (POPIA). vou will be enterine into a public orocess and as such agree and
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Dear Sir/Madam,

I am writing on behalf of the MGHOA in my capacity of chairperson. We formally object as a residents association
and stakeholder in the Sandbaai community to the proposed development of high-density flats adjacent to
established residential complexes along Bergsig Street, specifically in relation to the application concerning Erf
1735.

While we support responsible development and inclusive housing solutions, this particular proposal raises several
serious concerns that warrant reconsideration:

The proposed multi-storey flats will directly overlook existing homes, compromising the privacy and tranquility of
residents in adjacent complexes. The scale and density of the development are incompatible with the character of
the surrounding low-rise, owner-occupied properties. The three Storey flats will block the views of some residents
who specifically bought because of the view.

The application includes over 140 units. This will inevitably lead to further congestion and noise on Bergsig street
and End Street. Given that its so close to the mall there could also be additional concerns that there is no proper
place to cross creating safety hazards, and frustration for existing and new residents.

The application requests significant departures from building line regulations, including reducing the northern street
building line from 4m to Om for carports. Such deviations set a concerning precedent and erode the planning
protections that residents rely on.

The introduction of transient or short-term tenants in high-density flats may disrupt the established community
culture and negatively affect property values in adjacent complexes.

We respectfully request that the Overstrand Municipality:
o Reassess the scale and density of the proposed development
e Require a comprehensive traffic and infrastructure impact assessment
 Engage further with affected residents and trustees of adjacent complexes before any approvals are granted

 Uphold existing zoning and building line regulations to protect community integrity.

We do not have a problem with single Storey homes that fit with the current landscape and design in most of Sandbaai.

Your Sincerely

Susan Mercer
Chairperson MGHOA
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Objection to proposed development on Erf 1735 Bergsig Steet, Sandbaai, Dec 2025

The revised proposal is as ludicrous as the previous one. We acknowledge that the proposal is
intended to sway public opinion on the benefits of the project and contains many subjective
apinions that would appear to make the public want to believe in a fairy tale.

In fact, the whole proposal is a last-ditch effort by a greedy developer who is only interested in
maximising the financial reward for himself, with no conscience for his legacy to the Hermanus
community, a legacy which will have far-reaching consequences for this beautiful town.

The creation of a modemn-day ghetto, and once buiit cannot be undone, the rasponsibility will fall
squarely on the shoulders of Overstrand Municipality to resolve all issues. The “promise” of more
money in terms of increased rates collectible from the development, needs to be balanced out by
the reduction of value of properties in the area due to the ghettos proximity, and the increased cost
to OM to manage the fall-out from increased pressures on the infrastructure and the policing of
such a high-density area.

The population of Hermanus has grown over recent years due to many families wishing to escape
the crime ridden concrete jungles of cities.

The 2 tables showing population growth in the Greater Hermanus Area for densities of 15du/ha
and 20du/ha, do not give any indication of the financial capabilities. Are these figures for low-cost
housing?

Is there a proper survey which has been completed? Are the proposed dwellings on erf 1735
appropriate? Considering the lack of information, the development could be a huge White
Elephant, and eventually we will have a Hillbrow on our doorstep.

The development of 134 units reduces to 74.44du/ha which is still totally out of line with the
surrounding properties. The author agrees that the suburb offers a peaceful and laid-back coastal
lifestyle, which will be totally destroyed should the development proceed as proposed. '

While we appreciate the offer to keep the properties on the boundaries to 2 storeys and flats
located to give a step-down effect, due to the size of the property it will have very little effect on the
ugly duckling in a pond of swans, definitely does not integrate seemlessly.

1. Density:

The development of this monstrous ghetto is in response to the lack of residential land in Area 6
which is the direct effect of having rezoned the Mall property and the new commercial
developments along Bergsig Street. Is this ghetio supposed to re-align the residential figures for
area 6? The Mall plays a major part in the lives of the Sandbaai residents, it contributes fo our
lifestyte in Sandbaai, and one of the major reasons that Sandbaai has become the place
everybody wants to live. Look at the bigger picture, not just at area 6. People from the farming
communities and small towns travel from all over the Overberg to do shopping at the Mall.

The development of 134 units reduces to 74.44du/ha is still totally out of line with the surrounding
properties.

Compute the numbers to actual physical people:

1 bed units (61 @ 2 adults 122
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2 bed units (55) @ 2 adults + 2 children 220

3 bed units (18) @ 2 aduits + 4 children 108

Total physical humans on 1.8ha 450 EXCLUDING service staff and visitors
(WC allows for 2 people per bedroom)

The proposal talks about multi-generational living, | cannot believe that any mature adult would
willingly want to purchase a property where screaming children and babies will be part of daily
living, there will be no space to escape the noise.

Area 6 has justifiably become more of a commercial hub than a residential hub and should be
exempt from previously published residential targets.

2. Flats:

Apart from the 3 blocks of flats in the middle of the property, the so-called simplexes along Bergsig
Street are actually 3 blocks of 8 flats = 24 FLATS. A simplex is a 1 storey building, not 1 piled on
top of another.

3 storey flats are the biggest problem with the proposal, and reduction to 2 storey may assist with
reducing the horrific density. Visually it will also be more appealing.

The balconies of the flats will either be on the east of west side of the building, looking directly
over the neighbouring properties. We paid a substantial price for our properties to enable us to
have privacy in our back gardens. Now we have no privacy and have an added security risk to the
entire estate, a birds eye view for potential criminals.

3. Affordability:

We have mentioned previously that the population growth figures tabled do not adequately cover
the needs of prospective buyers nor their financial means to qualify for a bond.

To qualify for a bond of R2.4m would require approx R68 000pm joint income, with repayments of
approx R24 000pm. This alone would almost disqualify anybody that works in the mall from
meeting the qualifying criteria. The target market appears to be “young professionals®, but in my
opinion, the product available would not be suitable for them.

To qualify for a bond of R1.4m requires an income of approx R47 000pm with a repayment of R14
000pm.

To state that the proposal is a direct response to OM's strategic goal appears {o be a little far-
fetched considering the amount of land there is to work with. Personally it smacks of greed, with
no conscience for the outcome.

4. Green soluiions:

Thank you for caring about the environment, however, piped gas to every unit has very real fire
potential. Where will these gas cylinders be housed? Has any thought been given to an
evacuation necessitated by fire? 450+ panicking people, some being children, trying to escape a
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The back-up power systems to be installed for power outages, where will this be installed? Are we
talking about an industrial sized generator? What about the noise? Will the generator room be
soundproofed?

Do you have a system that will keep all the residents warm in winter? Or must they just make use
of electrical/gas heaters? And the fire risk associated with gas heaters in the sardine cans they will
be living in? | have not been able to find any reference to emergency procedures which must
deserve attention considering the density.

5. Open space:

Although some may be impressed by the generous 11.49% open space when only 10% is the
required amount, the smaller the land, the less actual land is required to make a big difference.
Lets hope that all 450 people don’t want to use the open space at the same time. | have to
comment on fostering of sense of pride among residents and neighbours, we already have a
sense of pride, which you are threatening.

6. Laundry:

There is to be drying yards, screened behind 2.1m boundary walls, however, | have not been able
to locate these on any drawings.

7. Departures:

Comment on Rubbish room of 32 sgm, an average double garage is 36 sqm. Imagine the smell
and flies in summer with that quantity of rubbish, in a complex with a target market that will have
young families (baby nappies).

Having studied both the GR2 and GR4, although the GR4 enables flats to be built, GR2 is more in
line with the existing neighbourhood, no flats. Had the flats been erected before the surrounding
complexes, the complexes would have a different design to obviate the height of the flats. The
coverage of GR2 at 65% which is nicely livable vs GR4 80% coverage and overcrowding, this is
where greed comes in.

The comparison to the De Zandt development is ridiculous. They have 40ha not 1.8ha, and are
building a whole area, not intruding of existing residents and frying to convince them that the
development will be advantageous to all residents in Sandbaai.

8. Sewerage:

The construction of 1 conservancy tank may sound like a good idea, however | was unable to find
any measurements for this tank, nor where it would be located. This tank would also alleviate the
need for tankers to negotiate the roadways in the complex. However, should the tank fail, there is
going to be a whole lot of s*&t hitting the fan. How often will the tanker services be required to
keep the tank at the right levels for so many residents? How long will it take for the tanker to clear
what will have to be a huge tank? Does OM have sufficient vehicles to be able to seérvice all other
residences and a high-density complex as this. With a target market of younger generations, how
many nappies will be clogging up their system?

9. Traffic:

The traffic survey conducted does not appear to be accurate, with only 1 day’s readings used to
update an old survey periodically. Traffic volumes for particularly school going children are hectic,
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both early moming and at end of school times. Bergsig Street is utilized for deliveries to the mall
and the industrial area.

Based on the number of units to be developed:

if each unit only has 1 vehicle , the traffic will increase by 134 vehicles every day using an already
congested roadway. At 1.5 vehicles per unit, the volume increases to 201 additional vehicles.

Based on the demographics of the typical owner/resident of such a complex, a conservative 50%
will need to transport scheol children at peak hours, hence 100 extra vehicles using the school
route, which includes the circle intersection at Main and Bergsig Street and/or the intersections in
Schulphoek Road.

Based on experience of living in the area, | am in total agreement with the TIA regarding the
congestion at the circle of Bergsig and Main, although the assessment appears to be of the
opinion that Eff 1735 will not impact on the traffic volumes and congestion. As residents of Monte
Mare, we often rely on the kindness of motorists to allow us info the traffic, which proves their
statement incorrect. A proper assessment is required.

Should OM agree to the rezoning and approval of the proposal, it will become their responsibility
to resolve the congestion, which will surely come at quite a price. Reliance on the De Zandt
development of the road infrastructure and piggy-backing off them is used to sweep the problem
under the carpet.

Both Main Road and Bersig Strest are urban class 3 roads (minor arterial road). End street is
Class 5 local street. Is a local street designed to take the traffic of potentially 268 vehicles per
day? Both in terms of the width of the road, and the depth of the construction of the roadway?

10. Socio-economic impact:

Everybody knows that a construction site will attract migrant labour, which will need to have
accommodation, which will become the responsibility of OM. However on completion of the
construction, probably 50% of the labour force will not retum to their homes, and will be seeking
accommodation here, again OM will have to supply the accommaodation. The increased spend at
various shops because of the project cannot be compared to the cost to OM. It is the norm for
large construction projects to source materials from major centres because of the volumes and
costings at bulk prices that they will achieve. Local service providers will only see a very small
volume of increase.

The increased economic impact from residents in new development is disingenuous, whether
these residents reside on erf 1735 or at a nearby location, doesn’t make any difference, they will
still utilize the retail options at the mall. The same logic is applied to the increased rates to OM.

11. Compatibility with surrounding uses:

The Erf is already zoned for Residential, but GR4 flats should be declined as it is incompatible with
the surrounding area.

12. Impact on safety, health and wellbeing:

The proposal alludes to appropriate fencing and electric fencing where necessary, however, | have
not been able to find any information regarding the boundary walls of Erf 1735. Are you planning
io use the existing walls of othar complexes?
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Living in such close proximity to so many people will potentially lead to aggressive behaviour from
residents due to frustrations which will build up. Arguments that may arise between 2 people wiil
escalate to a crowd. With so little space available, there is no reprieve from an irritating neighbor
and small inconsequential episodes could become heated and lead to physical violence, again to
be resolved by OM. The flats would probably be occupied by young virile men with attitude, trying
to prove themselves, testosterone pumping to prove their worth. More mature men would try to
accommodate sifuations, but not young males.

13. Impeact on views:

The writer suggests that 134 units MAY result in a change to the visual character but is not
considered inappropriate! It will definitely result in a change, it will stick out like a sore thumb,
visible long before you enter the area, turning a suburb into a city, and |1 am unable to find any
development in the larger surrounding area that is sirilar. All 4 developments mentioned on page
37 are on the outskirts of the CBD and should not be mistaken for the suburb of Sandbaai.

14. Although privacy on the boundaries may have been addressed, the balconies of 3 blocks of
flats face westwards, giving an excellent bird’s eye view of our entire complex and exposing us to
security risks. Eastwards, Ocean breeze is also similarly affected.

| cannot envision what mature trees will be big enough to act as a screen, as the majority of the
trees visible from my property are Australian Myrtle and Port Jackson — alien invaders. To
establish proper screening will require large trees, and I'm not sure if there will be sufficient
sunlight for these trees to grow due to the compactness of all the buildings proposed for erf 1735.

15. Light pollution:

Please ensure that the rules for the body corporate include the specification for the light bulbs o
be used.

16. Sunlight:

| have been unable to find any reference to the boundary wall, whether you intend to erect your
own boundary wall, or use Monte Mare boundary wall. Depending on the intended height of the
wall, sunlight could be affected. As mentioned above, with the density of proposed buildings,
residents of erf 1735 may also only have limited sunlight.

17. Surrounding property values:

With a potential 450 humans residing on 1.8ha there will be noise, both from people and from
vehicle start-ups, particularly in winter. The overpopulation of Erf 1735 by so many people can be
likened to Hillbrow/ a ghetto/ slum area. Everything in the proposal will be detrimental to my
property value. To support the local municipality is to be applauded, but t6 condemn existing
residents to having to deal with the fall-out of a greedy developer is not justified and should not be
condoned. Ultimately, OM will be held responsible and be blamed for allowing the proposed
development to take place.

18. Sustainable development by maximising land use:

While agreeing with this principle, the destruction of the peaceful laid-back coastal lifestyle by
erecling a concentration camp in the area is just an excuse to grab as much financially as
possible, but it suits the developer to “use” these terms to enable his own profitability
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19. Housing need:

Although the housing need growth figures are included, there is no indication of the financial ability
of the quoted numbers. Can those seeking housing afford to purchase any of the properties? A
more comprehensive analysis of the demographics of those seeking housing is actually required
to establish the financial capability of house seekers. Can the young professionals afford to
purchase a 1 bedroom flat for R1.4m, and would they be prepared to live in a Ghetto? Property 24
has 34 listings for apartments/flats, how was the need for flats established? Was a survey done on
the need for flats?

20. Municipality’s strategic goal of increasing access fo housing opportunities where densities can
be responsibly increased would now appear to have become the responsibilites of the
homeowners of Sandbaai. The blame for area 6 not achieving the density figures required is due
to the rezoning of the majority of Area 6. The Mall and the surrounding retail shops are
appreciated by the residents, and to expect that the area could still achieve a ridiculous population
density is ludicrous, especially when it comes at the expense of ratepayers. The slack in the duha
for area 6 needs to be absorbed by the surrounding areas that all enjoy the facility of having the
mall.

The proposal is in direct response to OM strategic goal of increasing access fo housing
opportunities where densities can be responsibly increased. Opinion is that having rezoned the
mall and “shopping centres” to commercial use in area 6 it suits developer to “use” this to his
advantage of maximising his potential profit and appearing to be “helping” OM out of a situation.

The majority of area 6 is zoned for commercial use, not residential. If you consider the greater
Sandbaai area, yes it is mostly residential serviced by great commercial facilittes. The
establishment of a ghetto does not fit in seemlessly with the existing area of more affiuent
complexes and does not respect existing complexes and will detrimentally affect the visuaf
character of the area. With the rezoning for the commercial ventures, you are using the
opportunity to cover up for OM to readdress the loss of land for residential purposes to push the
numbers up for area 6.

21. Parking:
Parking for 16 (check the number on map) has been allocated against our boundary wall at 1867.

Our existing boundary wall is approx 2m. Are these parkings to be covered with shadecloth? The
norm for shadecloth is 2.4m high. Clarification is required.

Conclusion:

it quite clear that the proposal will use any excuse to justify its development. A used car salesman
couldn’t do better. A proposal based on figures that do not prove that this type of complex is what
investors want. He has tried to justify 2 white elephant and talks about socio-economic equality.
WHO 1S GOING TO BUY A FLAT IN YOUR COMPLEX?

GR4 MUST BE DECLINED. It is motivated by greed with no social conscience. The planned
project has nothing to offer either its residents nor the local Municipality.

Submitted and signed by %n%ﬂ&c&&ao l.l: v.igk +eee.(full name)
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Objection to proposed development on Erf 1735 Bergsig Steet, Sandbaai —
submitted by D Roberts, 1873 Monte Mare, Sandbaai (referred to as MM for Monte

Mgre)

Reasons for objecting to the proposed unheard-of and untested, high density, multi-storey group housing,
inappropriately positioned between low density, single storey, upmarket townhouses:

In 2024 | submitted an 8 page in-depth analysis of the developer’s first ‘motivations’, with the same sales
talk and ridiculous claims as now appears once again in November 2025. | did not get any response from
the developer or the Building Department. So-much for public participation.

Now we start over again with the same unsubstantiated, repetitive marketing drivel which is a real insult to
our collective intelligence Let's just call it what it is: PUTTING LIPSTICK ON APIG

To match the spirit of sales talk nonsense, | hereby re-submit my updated response from Feb 2024, riow
dated 3™ December 2025. Like them, | have just taken out a few items and moved things around a biti.e.
their smoke and mirrors approach.

It is important to note the financial benefits for the Overstrand Municipality. They have counted all the rands
and cents very carefully. However, 1 would refer to the matter brought to the courts in 2015 where Sandy
Cove owners tried unsuccessfully to object to the approvals of commercial, light industrial and in the case
of the cement factory, heavy industrial surrounding their residential complex by the municipality. Their
complaints of air pollution from the factory and dust generated from others, fell on deaf ears.

This same municipality now wants to sell neighbours of Erf 1735 down the river. At no point can any
neighbour of this developed erf expect support from Overstrand Municipality. 1t will be over to the
management company (generally appointed by the developer and therefore representing his interests for
the duration of the build, and sometimes beyond) to manage the mayhem. The municipality wil only be
chasing its new income.

The revised proposal is as ludicrous as the previous one. We acknowledge that the proposal is intended to
sway public opinion on the perceived benefits of the project, however it contains so many subjective,
unsubstantiated claims. In effect it amounts to an attempt to con the public into believing high density living

is the best investment.

Aside from creating a threat to Sandbaai’s peaceful neighbourhood and to the values of properties, should
this development be approved, there is a serious risk that it could become a blueprint solution to ‘address
the ongoing housing shortage’ in the future, regardiess of whether sectional title schemes are an
appropriate, affordable, form of ownership or lifestyle for the targeted entry level buyers. (Which it is not)
There would be wide-reaching consequences, not only for immediate neighbours, but for Sandbaai suburb
as a whole. All the attempts to reference comparative developments in the area set out in the developer’s
‘Motivation’, could be used to justify the same radical densities in other new developments in the area.
Buyersfinvestors will most certainly be driven away when confronted with this inappropriate megacomplex.
This should be a warning beacon to the whole of Hermanus.

| submit this objection as an owner of a property in Monte Mare. Every owner at Monte Mare supports the
objection to the proposed development of Erf 1738, - :

1 Erf 1735 is one third of the land size of MM, which has 60 units and 127 residents. The potential
number of residents to be accommodated on Erf 1735, will be 5 times that of MM. This creation
of overpopulated group housing in a thriving, established low density community is absolutely
inappropriate.

2. 'Proposed development will only be 1m higher than allowable height of next-door properties’.

To put this misleading claim in perspective, out of 390 homes in 7 complexes in Bergsig Street in

the vicinity of Erf 1735, only 5 in MM are double storey (apex 8.3m only, not 9m). The 5 double

storey houses in MM front onto End Street and Main Road, not Bergsig Street — see map below.
1
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- completely out of the line of sight of Erf 1735. To quote this as a justification for building 6

blocks of three storey flats, - is really ridiculous.
MM's 55 single residences have apex pitched roof heights of 5.3m, 4m lower than the 6 blocks of
flats, with flat roofs 9m high and pitched roofs 8m high and buildings between 37.71m and 28.08m
in length, noted in the ‘Motivation' as just a small difference of 1m in height, is absurd. The overall
effect of these monstrously high constructions next door to small simplex townhouses will be visible
from miles around. Visitors approaching Hermanus will see this massive megacomplex clearly from
the R43, in high confiict with the charming character of the town which is included in ali marketing

From Argon Street to the west, all the complexes in Bergsig Street in the immediate vicinity of Erf
1735 — Mooizicht Gardens, Sandy Cover, Ocean Breeze, Bergzicht, Protea Park, Monte Mare
(excluding 5 homes) and Green Mountain Estate - are all single storey (simplex) townhouse
developments.. ‘ :

3. Erf 1735 plans 6 three storey buildings of 84 flats, along with a two storey block of 24 flats on
Bergsig Street (NOT simplexes, but separate flats on top of each other, and 27 Duplexes on
neighbours’ boundaries with a conservative estimate of 504 residents (SAME estimation as
2024), and at least 170 cars. The overwhelming effect of the high concentration of towering
blocks of flats above neighbouring townhouses is absolutely inappropriate. Bear in mind that the
estimate of residents is based on the Western Cape standard.

4. If the developer had been concerned about respecting the privacy of neighbours, he would at
the very least have turned the duplex around to face inwards towards the monstrous 3 storey
flats. s there any wonder why he faced them out over the single storey neighbouring homes.
No. That way, the residents can turn their back on the monstrosity and enjoy the privacy which
they will be taking from all the bordering properties. The residents will live towards the
boundaries which means noise will be directed into MM and neighbours.

5. The developer claims that by reducing the storeys to two on the side boundaries will positively
affect the neighbours’ views, are incorrect. The pitched roofs on the 2 storeys are only 1m
lower than the 3" storey flat roofs. The 6 three-storey buildings will block views and light; as will
later be addressed page 4. MM would be happy to host a site inspection on MM ground by the
developer fo prove this. Bear in mind that positioning the 6 blocks of fiats in the middle of the
development will hardly put them out of sight. The erf is only 80m wide!l!|

6. The substantial number of solar panels needed for power will probably be mounted on the 3
storey flat roofs, but they could well be mounted at a raised angle to maximise sunlight. This
could add up to 800mm height, further blocking eastern and northern sunlight for MM and Ocean
Breeze, as well as northern sunlight and views for private houses in End Street.
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7. The ‘proposed zoning and morphology are aligned with development trends in other areas of the
OM'. This statement is both unsubstantiated and inaccurate. There are three lifestyle
developments in the area - Beach Club; Mariners’ Village and De Zandt. Not one of these high-
end estates can be compared to what is proposed on Erf 1735. See below:

ez DEZANDT
Morly OIS
250028

8. The fact that the muppet who drafted the Motivation" compares this small { 1.8Ha or 1.6Ha with
the open space included) overcrowded ghetto with the likes of De Zandt Lifestyle Estate which is
located on 40Ha and incorporates schools, shops, restaurants, expansive open landscaped
space, sporting facilities, swimming pools, retirement options and a wide variety of houses,
townhouses and blocks of flats (nothing like the sardine can approach to design evidenced on
this proposal) and so much more. Ridiculous that De Zandt is even mentioned.
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9. Reference to Green Mountain Estate flats as ‘existing higher density development’ justifying the
density proposed on Erf 1735, is once again untrue. There are only four two storey blocks of 32
flats on land half the size of Erf 1735. See Google Map diagram below:

Green Mountain flats framed on left compared to Erf 1735 on right of picture.

10. Target market: to address housing demand.

Definitions/descriptions of the target market, as a justification for allowing this development, is confusing
at best: Reference "younger families, semi-refired and retired people”, ‘entry level or first time buyers'
‘Sandbaai developments cater to higher end market, making it difficult for entry level market’; ‘in line
with OMSDF addressing housing demand”. This development seeks to increase density shortfall
created in the mall development, to more than the planned 56 and 84DH/Ha. Reference is then made
to ‘creating fair and equitable distribution of resources and amenities to all members of
society/community regardless of socioeconomic status” and then reference to righting significant spatial
imbalances created in the apartheid era. This development will contribute towards a more just and
equitable society by addressing spatial imbalances

So, there is a perceived need to increase the stock of flats, there is the need to address the housing

shortage, there is a need to service first time/entry level buyers, the need to avoid extending the

urban edge by changing the zoning and subdividing existing erven, and then the political motivation

to create a more just and equitable society, at the expense of the established, low density

townhouses. There is always a price to be paid for radical change and in so many instances, the

ones forcing the changes are not affected in any way.

What follows are highlights which | have expanded on.

11. | start with Pg 38 '

12. 13. Spatial justice

13. “refers to creating a fair and equitable distribution of resources and amenities to all members of
society regardless of social and economic status”

14. NOTE

15. The flats will start at R1.4 million and go up to well over R2.4million (not alt estimated prices for
the various properties have been shared..} If this equates to “ creating a fair and equitable
distribution of resources and amenities to all members of society regardless of social and
economic status”, they need to explain whether they plan on selling the sections or giving them
away? Selling the properties will definitely not achieve this!

16. ‘historical spatial planning practices have created significant imbalances with areas designated
for specific communities and deprived of necessary resources and infrasfructure’
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17. NOTE

18. South Africa has been a democracy for 31 years and for at least these last three decades, any
person regardless of race, religion, community or whatever, can purchase property. Zero
restrictions, other than they need to be able to afford it

19. this development aims to address this imbalance by providing housing options for all members
of the community irrespective of their socioecomic status.’

20. NOTE

21. Once again, is the developer planning on giving properties to all members of the community
irrespective of whether they can afford to pay for it? How else will this development address
anything else other than the greed of the developer and the Municipality?

22. ‘providing access to nature throiigh open spaces prioritizes well being and quality of life.

23. NOTE

24. How can 1.8Ha of which 90% is covered by roads, buildings, parking and structures, leaving a
total of 10% of the erf, being anything from a pathway to the only garden in the south of the erf
give access to “Nature”? Exactly how can any sane person describe these pocksts of open
space as “nature” for the benefit of the entire resident community {approximately 450 people)?

25. it is hoped that this development will contribute towards a more just and equitable society by
addressing historical imbalances and ensuring all community members have access to essential
resources and amenities.’

26. NOTE -

27. Repetition yet again. How can this development, which needs to be drastically rezoned to
accommodate 134 units and hundreds of people, for the sole purpose of maximising the profits
to be made by this developer and the profits to be made by the equally money hungry -
Overstrand Municipality, blatantly suggest that they are all driven by fixing historical imbalances
of the far and distant past and to ensuring all community members have access to essential
resources and amenities.

28. This presumption is utterly Utopian and arrogant, just like an imaginary wizard waving his wand
and fixing all the wrongs in Hermanus.

29. AFFORDABILITY

30. Let's look at these wild claims from a more realistic perspective: Just who will be able to afford
these properties? | used Oobas online calculation.

31. 1 bedroom flats starting price R1 400 000

32. Costs of buying one of these - No transfer duty because the developer is registered for VAT, but
that just means your 15% contribution is built into the R1 400 000 ; conveyancing costs R38 022
for the transferring attorney, bond registration costs of R44 059 plus levies and rates payable in
advance for 3 to 6 months, who knows what that will amount to.

33. On a 20 year bond at 10.25 interest with zero deposit, monthly bond payments will be R 13 743.

34. To afford this bond, calculated at 30% of income, the purchaser would have to earn between
R40 000 to

35. R50 000 per month. -

36. 2 bedroom flats starfing price R1 600 000

37. No transfer duty because the developer is registered for VAT, but that just means your 15%
contribution is built into the R1 600 000 ; conveyancing costs R40 379 for the transferring
attorney, bond registration costs of R46 417 pius levies and rates payable in advance for 3to 6
months, who knows what that will amount to?

38. Over 20 years at 10.25% interest with zero deposit, monthly bond payment will be R15 706

39. To afford this bond, calculated at 30% of income, the purchaser would have to earn between
R52 000 to R60 000 per month. -

40. 2 bedroom flats/duplexes starting from R2 400 000 — R23 557 monthly payment

41. No transfer duty because the developer is registered for VAT, but that just means your 15%
contribution is built into the R2 400 000 ; conveyancing costs R50 444 for the transferring
attomey, bond registration costs of R56 482 plus levies and rates payable in advance for 3 to 6
months, who knows what that will amount to?

42. Over 20 years at 10.25% interest with zero deposit, monthly bond payment will be R23 559.
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To afford this bond, calculated at 30% of income, the purchaser would have to eam a minimum
salary of R68 000 per month.

Missing in action are the starting costs for 3 bedrocom flats, possibly R3 000 000.

OK so if we look at who is going to be able to afford to buy property, the average salaries in
Hermanus create all sorts of problems, putting the two and three bedroom flats out of reach of
the average resident in this town.

Accountant R26 800

Sales Rep R35 700

Restaurant manager R17 400

Store manager R13 000

Office Admin R9 000 — R12 000

Sales Associate R4 900 — R9 100

Cook R6 000 — R10 000

. In a further attempt to understand the need for such shockingly high-density group housing, it is

impossible to establish how many buyersfinvestors are looking for flats, but there are currently
approximately 11 000 people on housing waiting lists. However, bear in mind that flats costing
over a million will be too expensive for people on housing lists. So, if this development does not
address the housing shortage and there are already over 100+ flats available for buyers to
purchase today, why should such a high density megacomplex ever be approved? The parties
to most benefit will be the developer and the municipality, not the previously disadvantaged
communities desperate for homes and definitely not the majority of elderly owners in
neighbouring complexes.

Furthermore, if the properties are bought by investors who are under pressure to fund bonds and
who sublet, this development could flood the rental market, to the detriment of own values and
those of other flats. There are obvious risks of overcrowding and overuse/demand for
services/amenities, especially given the sheer scale of this development. Property management
would inevitably become a real problem.

47,

48.

49.

50.

51.

52.

53.

Developer's claimed ratio of 2 persons per flat is disingenuous. There will never be only 296
residents. According to Western Cape standards of 2 people per bedroom, there will be at least
504 residents or easily higher numbers, as occupation per room is virtually impossible to
enforce.

Building fines. Claim that the building fines have been complied with. Not true. The duplex flats
have gardens up to the boundary wall and each garden has a permanent structure —a wall and
gate — which delineates exclusive use areas which do not equate to freehold ownership. No
permanent structures may be erected on the building line. Well. In the case of MM the
ilustrious Municipality is happy to enforce that but tums a blind eye to the claim that there is no
encroachment.

The refuse room (which will stink and attract flies/rats) right on End Street, will create bottle
necks for pedestrians and vehicles.

Vehicles turned away from the entrance gate will not have space to turn around and will add to
traffic issues.

No place to widen End Street without taking away street boundaries next to MM, Ocean Breeze
and all the free-standing homes on the south side of End Street. If the street is widened by
removing the street boundary next to MM wall, there will be substantial traffic noise created for
adjoining properties.

Currently Main Road leading-up to the circle on Bergsig Street is gridiocked for at least 40
minutes every school day. If one considers 170 vehicles entering and exiting several times a
day, there cannot be any justification for claims that the roads can cope with extra traffic.
Currently exiting and entering MM is a challenge. s the municipality going to fund robots in
Bergsig Street? This will hugely interrupt the traffic flow on the busiest street in Sandbaai.

The developers will use MM western brick wall and electric fencing. There is currently a low
vibrecrete wall up against MM wall, but one presumes they will use the walt and fencing. There
is certainly no suggestion that the developer will raise the wall and reinstall the electric fence so
that it stands upright. How does MM ensure that maintenance and repairs to MM infrastructure
will be done by Erf 1735 or that structures (carports/garages/garden walls) will not be attached
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to said wall/electric fencing? Without any storage, this is potentially what could happen at some
point. There are also substantial security risks in sharing a boundary wall and electric fencing
with such a large population of residents.

54. To suggest that the patch of land set aside for open space on End Street will bring residents
closer to nature is just laughable. That small space for over 500 people. There will be
substantial noise generated from its use even it is just 10 children playing. Neighbours would
definitely be affected.

55. There is also no mention of storage for scheme infrastructure which would impact on all the
estimates of public open space. To call a room measuring 30m?, (the same size as the refuse
room and less than the size of a double garage), for the use of 504+ residents a “club house”,
just beggars belief.

56. And where are the washing lines going to be placed and what will the effect be on the extent of
public open space? A typical problem in all fiats is balconies used for hanging washing and
storing toys/bicycles/surf boards etc. No individual storage has been provided. This unsightly
effect will occur and it will have a serious impact on the aesthetics which the developer mentions
sO many times.

57 The average apex height of a shadecloth cover for a parking bay is 2.4m. MM boundary wall is
approximately 2m high, so residents will look straight onto shadecloth structures and then up at
the buildings behind those: There is nothing enhancing or appealing with a view like this. Is the
developer planning to install covers over parking bays and if so, what design? No structures
may be attached to MM boundary wall. ‘Should garages be built on parking bays, once again
what design will be used and how will owners be prevented from attaching these structures to
MM boundary wali? Corrugated iron roofs would be extremely unsightly for MM owners. There
is real potential for inappropriate designs/structures and even greater impacts on immediate
neighbours in MM. .

58. The gate on Bergsig Street used by over 500 vehicles will not be policed so there is a real risk of
poor security which will impact neighbours.

50. Loss of mountain and country views — Single storey houses will completely lose all their views of
the mountains and countryside. Reminder — Rows of duplexes looking straight into MM
entertainment areas as well as the 6 x 3 storey buildings packed onto Erf 1735 will have a
substantially negative effect on mountain and country views for MM single storey houses in the
shadow of these huge buildings.

60. Loss of eastern sunlight in summer-and northern sunlight in winter. MM homes will be in the
shadow of these huge buildings.

61. Loss of privacy - flats substantially taller than single storey houses, looking straight down into
these properties. Total loss of privacy. ’

MM has a row of nine houses from 1863, 1864, 1865, 1866, 1867, 1868, 1869, 1870, 1871 that -

share the western boundary with Erf 1735. See map below: All these erven each measure at least

675m2. Two of these properties have swimming pools (these and others are valued between R3.5
and R4.5mil) and they all have their entertainment areas in their back gardens. All these properties
specifically, but other properties in MM as well, will lose their privacy and, with it, the enjoyment of
their homes, the quality of their lifestyle and with definite negative impacts on their property values.
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62. Residents in the two storey duplexes will have clear views into MM through their windows. Also
those in the 3" storey flats will have the same views, but also further into the whole of MM.

63. Aside from reasons mentioned above, being exposed to neighbours’ scrutiny on this scale
constitutes a serious security risk for MM.

64. Extensive light pollution — entrance gates lights, road lights, parking lights, walkway lights,
passage and stairwell lights, lights on balconies and inside flats and the pedestrian gate. The
disturbance of lights burning all night will have a definite negative impact on the comfort and
lives of MM residents 24/7. There are also resident Eagle Owls in MM which hunt at night. The
lights will drive them away. And currently the night sky views seen from MM are really
impressive. These views will also be lost to light pollution from Erf 1735.

65. Substantially raised noise levels — with 504+ residents including children, cars, outdoor play
areas, braai area and balconies high above MM. There will be no effective controls on limiting
noise. A notable selling point for buyers at MM has always been that it offers a peaceful and
quiet environment. The noise will be overwhelming compared to what residents are accustomed
to.

66. What about the Environmental impact Assessment and the fact that the erf has a highwater
table? This area was part of a wetland before being developed. Who decided this? Is the
developer just going to bore hole it up and water the gardens 24/7?

67. Over the boundary wall, residents at MM enjoy indigenous birdlife in their gardens. The raised
noise levels will definitely create a major disturbance to these creatures.

68. Given that this project is all about quantity and not quality, there is no evidence that the
developer has planned for landscaping/raised walls/interventions to limit noise and invasion of
privacy for neighbours.

69. All the TV satellite dishes at MM are connected to the aerial on the top of the hill above Rotary
Way. The six three storey buildings will definitely interrupt reception and potentially affect
internet and celiphone reception from the same tower.

70. No mention is made . of the quality of finishes. With these being more ‘affordable’ properties for
first time/entry level buyers one can presume this will reflect in the quality of the finishes. From
a price per square meter perspective, the values of neighbouring townhouses have high end
prices per m?, given the sales prices achieved and the recently updated municipal values,
substantially increased to reflect a ‘market related price’. Erf 1735 development finishes should
then match the quality of neighbouring propreties if it is to fit ‘seamlessly’ into the neighbourhood
as claimed by the developer.

71. Claimed high demand for flats/more affordable property does not explain why there are so many
unsold flats in the same price range, unsold and still on the market - currently 95 flats for sale on
Property 24. See table below: Please note that there is also no shortage of new developments,
including fiats, planned and approved.

ASSESSMENT OF FLATS IN SAME PRICE CLASS AS PROPOSED ON Erf 1753
Comparative flats currently on market in Hermanus on Property 24, unsold - 95

Property details Complex names Number of units
3 bed R1 350 000 79m2, 2 bed Beach Club, Zwelihle |43
R950 000 45m2 |
1 bed 1 bath 102m2 R1450 000 Onrus Trading Post, Onrus 8
2 bed 102m2 R1 685 000 . Onrus Close, Onrus 2 bed 101m2 102
) ' R1700 000 . -
2 bed 79m2 R1 700 000 Golden Hind, Mariners Villace, Westcliff = 30
2 bed 55som to 60sam Endeavour, Mariner's Villace Westcliff 36
TO BE BUILT Ark Roval, Mariner’s Village Westcliff | 36 =
TO BE BUILT "Mayflower, Mariner’s Village 1ge Westcliff 36
TO BE BUILT 3 _ Victory, Me Mariner’s Viilaoe Westcliff 36
. TO BE BUILT “Mary Rose, Mariner’s Village Westclif 36
| R1 580 000 2 bed, 94m2 | Driftwood Court 1035m2 Sandbaai 18
From R1 995 000 N | Jacqui's Place 831m2, 5 left Sandbaai  ? -
2 bed R1 875 000 63m2; Oak Terrace Westcliff 1 bed R1 300 000 50
| 51m2
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- 'Magpies Sandbaai 8
1 bed R1 200 000 55m2 Watsonia Park; 2 bed 61m2 38
. R1250 000 Sandbaai |
' 2'bed 76m2 R1 600 000, R1450  SS Green Mountain Sandbaai 32
000 . { .
Shiraz — De Zandt, Sandbaai 96
'TO BE BUILT “Meriot — De Zandt Sandbaai 48
' TO BE BUILT ' Malbec — De Zandt Sandbaai | 48 B
TO BE BUILT Grenache - De Zandt Sandbaai 48
| TOBE BUILT ' Zinfande! — De Zandt Sandbaai 48 o
TO BE BUILT Muscat — De Zandt Sandbaai 48
TOBEBUILT ' Featherlands Vermont ?
Total number of flats in ' R 835 +
Hermanus
"Neighbouring townhouse “Property prices Number of properties
complexes | _ - |
Ocean Breeze R2 050 000, R2 250 000, R2 499000 63
*Sandy Cove R3 250 000, R2 650 000, R2680 000 43
Protea Park . R2 675 000. R3 500 000 55 -
Mooizicht Gardens R2 680 000, R2 995 000 69
Bergszicht R2 695 000, R2 450, R2 215 000 57
‘Monte Mare - - R2 650 000 Sold Dec23 60
Green Mountain Close R2 900 000 and R2 300 000 48
Total single storey townhouses in immediate vicinity/line of sight of Erff 395
1735

72. The Developer goes to great lengths to explain that the high-density development of the Whale
Coast Mall took priority over housing. However, no mention is made of *Sandy Cove, an
upmarket townhouse development which forms part of that erf, with only low density coverage of
43 houses. So it seems different rules apply depending on whose narrative it is.

73. | also reference the court case in 2015 where Sandy Cove attempted to find justice. Call this
Historic Injustice. They lost the case against the developer and municipality for approval of
commercial, light industrial and heavy industrial (cement factory). As in this case, the
community has been forced to accept dust, cement dust, noise, the effect of backing onto the
refuse area for the mall (which REALLY stinks!) and the loss of privacy, light poliution and any
hope of having residential neighbours.

74. This proves that if there are any negative issues originating in this sardine can development,
neither the Overstrand Municipality nor the developer will assist.

75. The developer clalms to add value to the bulk services in the area. The benefits to the Sandbaai
community is not apparent. There are carefully calculated, detailed and impressive financial
benefits to the Overstrand Municipality. Perhaps this is the important motivation for Town
Planning to approve this development, but for the existing community, these benefits are of no
interest/value. With any new development, there needs to be quantitative, verifiable proof that it
will add value to the existing neighborhood. The law requires this.

76. Creating ‘perceived value’. By positioning this inappropriate megacomplex in between high-end,
well maintained and designed townhouses with established gardens and facilities and in a
thriving community, this gives the proposed development a perceived value in the minds of
buyers. It seems logical that the value of properties inside the new development will be of the
same quality as all existing neighbouring properties. If this development were to be placed in a
less affluent area or in an open area where it stands alone, buyers’ value perceptions would be
very different. So the developer is both piggybacking off the neighbouring property values and
at the same time, creating a threat to those existing property values. This is extremely unfair to
ali those people who have invested in their upmarket homes.

77. How large will the communal conservancy tank have to be to cater for 600+ residents spread

over the 16 400m2? And what impact will the extra black water volume have on the existing
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sewage lines? Given the potential for extremely unpleasant results of substantial overflows or
burst pipes, this information is really important. There are existing problems already with
inadequate sewage systems, as well as the problems created by load shedding, so this isa
legitimate concern. The municipal sewage trucks have a maximum capacity of 60001. Just how
many trucks will be needed to empty the tank?

78. With all the extensive use of overblown praise and promises put forward by the developer, the
potential issues for failure of the scheme have not been considered:

Sectional title schemes, especially with inexperienced/unsophisticated owners, need to be managed
by a professional team. Owners could decide to do away with this substantial cost, even though it
could affect the stability of the scheme. With expensive, sophisticated and high maintenance lifts,
solar panels and backup systems, centralized water heaters, centralised gas supply lines and
manned gates, to name a few, there is a real risk that levies could very quickly become
unaffordable. Managing a sectional title community five times the size of MM in cramped conditions

will be a serious challenge.

There is a real risk of an exceptionally large, failed scheme right up against the boundary wall at
MM. Aside from the overwhelmingly massive visual appearance of all the buildings on Erf 1735,
compared to single storey neighbouring townhouses, MM property values, so recently inflated for
higher rates, would definitely be negatively impacted and quality of life marred.

In most sectional title schemes, the developers typically hold back a stock of flats/garages which
they rent out until there is growth, to sell at a profit. Should the resident population comprise a high
percentage of tenants, this will further exacerbate management and maintenance issues and create
a further burden on the beleaguered neighbouring complexes.

It must also be remembered that since MM was built in 2004, all owners have had to comply with
strict building regutations imposed by the same municipality which now wants to discard the rule
book to favour the developer. One can appreciate that first time buyers urgently need housing
options, but it is unreasonable to expect ratepayers and investors in established, well-maintained
and high value properties to bear the risk of accepting an introduction of extremely high-density
sectional title flats, in an area dominated by own title, single storey, upmarket townhouse
complexes. The OM, which stands to benefit financially on multiple levels, will not provide any
offers of interventions/dispute resolutions/support for the community of entry level buyers nor for
neighbours when problems arise.

Sandbaai, and MM in particular, has a high population of retirees who have chosen to invest their
life savings in townhouse complexes offering security and peaceful living. The complexes are all
well-maintained and all rates/services are paid. These ratepayers/investors furthermore cannot
afford to relocate. They also depend on stable growth in value of their greatest asset (substantial
value increases applied regularly confirms that the municipality recognizes property growth and the
same municipality benefits monthly when rates are paid into their coffers.) Young families have also
chosen to live here for the same reasons, seeking a high quality of life, along with the schools and
small-town lifestyle.

All these investors’ lives will be radically changed should this plan be approved.

In its current state, these high-density plans and all the departures should never be approved, if the
integrity of Sandbaai, the aesthetics and the existing community of ratepayers who have invested in
the area, be considered. There ¢can be no justification to demand that these investors, mostly
retired, older and vulnerable people, should accept responsibility to be part of resolve housing
shortages next door to their homes and to the detriment of their lives and property values, simply
because municipal town planning is unable to come up with innovative plans for viable group
housing schemes for disadvantages communities.
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The net effect of allowing an extremely high-density community, both on ground coverage and
height above all neighbours, in an established, mostly retired population, is tantamount to tossing a
hand grenade over the neighbours’ walls and leaving these vulnerable people to deal with the
fallout.

Deborah Roberis
0833193195 [/  deb.robertsiimweb.co.za
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Objection to proposed development on Erf 1735 Bergsig Steet, Sandbaai, Dec 2025

The revised proposal is as ludicrous as the previous one. We acknowledge that the proposal is
intended to sway public opinion on the benefits of the project and contains many subjective
opinions that would appear to make the public want to believe in a fairy tale.

In fact, the whole proposal is a last-ditch effort by a greedy developer who is only interested in
maximising the financial reward for himself, with no conscience for his legacy to the Hermanus
community, a legacy which will have far-reaching consequences for this beautiful town.

The creation of a modérn-day ghetto, and once built cannot be undone, the responsibility will fall
squarely on the shoulders of Overstrand Municipality to resolve all issues. The "promise” of more
money in terms of increased rates collectible from the development, needs to be balanced out by
the reduction of value of properties in the area due to the ghettos proximity, and the increased cost
to OM to manage the fall-out from increased pressures on the infrastructure and the policing of
such a high-density area.

The population of Hermanus has grown over recent years due to many families wishing to escape
the erime ridden concrete jungles of cities.

The 2 tables showing population growth in the Greater Hermanus Area for densities of 15du/ha
and 20du/ha, do not give any indication of the financial capabilities. Are these figures for low-cost

housing?

Is there a proper survey which has been completed? Are the proposed dwellings on erf 1735
appropriate? Considering the lack of information, the development could be a huge White
Elephant, and eventually we will have a Hillorow on our doorstep.

The development of 134 units reduces to 74.44du/ha which is still totally out of line with the
surrounding properties. The author agrees that the suburb offers a peaceful and laid-back coastal
lifestyle, which will be totally destroyed should the development proceed as proposed.

While we appreciate the offer to keep the properties on the boundaries to 2 storeys and flats
located to give a step-down effect, due to the size of the property it will have very little effect on the
ugly duckling in a pond of swans, definitely does not integrate seemlessly.

1. Density:

The development of this monstrous ghetto is in response to the lack of residential land in Area 6
which is the direct effect of having rezoned the Mall property and the new commercial
developments along Bergsig Street. Is this ghetto supposed to re-align the residential figures for
area 67 The Mall plays a major part in the lives of the Sandbaai residents, it contributes to our
lifestyle in Sandbaai, and one of the major reasons that Sandbaai has become the place
everybody wants to live. Look at the bigger picture, not just at area 6. People from the farming
communities and small towns travel from all over the Cverberg to do shopping at the Mall.

The development of 134 units reduces to 74.44duw/ha is still totally out of line with the surrounding
properties.

Compute the numbers to actual physical people:

1 bed units (61 @ 2 adults 122
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2 bed units (55) @ 2 adults + 2 children 220

3 bed units (18) @ 2 adults + 4 children 108

Total physical humans on 1.8ha 450 EXCLUDING service staff and visitors
(WC allows for 2 people per bedroom)

The proposal talks about multi-generational living, | cannot believe that any mature adult would
willingly want to purchase a property where screaming children and babies will be part of daily
living, there will be no space to escape the noise.

Area 6 has justifiably become more of a commercial hub than a residential hub and should be
exempt from previously published residential targets.

2. Flats:

Apart from the 3 blocks of flats in the middle of the property, the so-called simplexes along Bergsig
Street are actually 3 blocks of 8 flats = 24 FLATS, A simplex is a 1 storey building, not 1 pited on

top of another.

3 storey flats are the biggest problem with the proposal, and reduction to 2 storey may assist with
reducing the horrific density. Visually it will also be more appealing.

The balconies of the flats will either be on the east of west side of the building, looking directly
over the neighbouring properties. We paid a substantial price for our properties to enable us to
have privacy in our back gardens. Now we have no privacy and have an added security risk to the
entire estate, a birds eye view for potential criminals.

3. Affordability:

We have mentioned previously that the population growth figures tabled do not adequately cover
the needs of prospectivé buyers nor their financial means fo qualify for a bond.

To qualify for a bond of R2.4m would require approx R68 000pm joint income, with repayments of
approx R24 000pm. This alone would almost disqualify anybody that works in the mall from
meeting the qualifying criteria. The target market appears to be “young professionals”, but in my
opinion, the product available would not be suitable for them.

To qualify for a bond of R1.4m requires an income of approx R47 000pm with a repayment of R14
000pm.

To state that the proposal is a direct response to OM's strategic goal appears to be a little far-
fetched considering the amount of land there is to work with. Personally it smacks of greed, with

no conscience for the outcome.
4. Green solutions:

Thank you for caring about the environment, however, piped gas to every unit has very real fire
potential. Where will these gas cylinders be housed? Has any thought been given to an
evacuation necessitated by fire? 450+ panicking people, some being children, trying to escape a
fire......
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The back-up power systems to be installed for power outages, where will this be installed? Are we
talking about an industrial sized generator? What about the noise? Will the generator room be
soundproofed?

Do you have a system that will keep all the residents warm in winter? Or must they just make use
of electrical/gas heaters? And the fire risk associated with gas heaters in the sardine cans they will
be living in? | have not been able to find any reference o emergency procedures which must
deserve attention considering the density.

5. Open space:

Although some may be impressed by the generous 11.48% open space when only 10% is the
required amount, the smaller the land, the less actual land is required to make a big difference.
Lets hope that all 450 people don't want to use the open space at the same time. | have to
comment on fostering of sense of pride among residents and neighbours, we already have a
sense of pride, which you are threatening.

6. Laundry:

There is to be drying yards, screened behind 2.1m boundary walls, however, | have not been able
to locate these on any drawings.

7. Departures:

Comment on Rubbish room of 32 sqm, an average double garage is 36 sqm. imagine the smell
and flies in summer with that quantity of rubbish, in a complex with a target market that will have
young families (baby nappies).

Having studied both the GR2 and GR4, although the GR4 enables flats to be built, GR2 is more in
line with the existing neighbourhoad, no flats. Had the flats been erected before the surrounding
complexes, the complexes would have a different design to obviate the height of the flats. The
coverage of GR2 at 65% which Is nicely livable vs GR4 80% coverage and overcrowding, this is
where greed comes in.

The comparison to the De Zandt development is ridiculous. They have 40ha not 1.8ha, and are
building a whole area, not intruding of existing residents and trying to convince them that the
development will be advantageous to all residents in Sandbaai.

8. Sewerage:

The construction of 1 conservancy tank may sound like a good idea, however | was unable to find
any measurements for this tank, nor where it would be located. This tank would also alleviate the
need for tankers to negotiate the roadways in the complex. However, should the tank fail, there is
going to be a whole lot of s*&t hitting the fan. How often will the fanker services be required to
keep the tank at the right levels for so many residents? How long will it take for the tanker to clear
what will have to be a huge tank? Does OM have sufficient vehicles to be able to service all other
residences and a high-density complex as this. With a target market of younger generations, how
many nappies will be clogging up their system?

9. Traffic:

The traffic survey conducted does not appear to be accurate, with only 1 day's readings used to
update an old survey periodically. Traffic volumes for particularly school going children are hectic,
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both early moming and at end of school times. Bergsig Street is utilized for deliveries to the malil
and the industrial area.

Based on the number of units to be developed:

If each unit only has 1 vehicle , the traffic will increase by 134 vehicles every day using an already
congested roadway. At 1.5 vehicles per unit, the volume increases to 201 additional vehicles.

Based on the demographics of the typical owner/resident of such a complex, a conservative 50%
will need to transport school children at peak hours, hence 100 exira vehicles using the school
route, which includes the circle intersection at Main and Bergsig Street and/or the intersections in
Schulphoek Road.

Based on experience of living in the area, | am in total agreement with the TIA regarding the
congestion at the circle of Bergsig and Main, although the assessment appears to be of the
opinion that Erf 1735 will not impact on the traffic volumes and congestion. As residents of Monte
Mare, we often rely on the kindness of moforists to allow us into the traffic, which proves their
statement incorrect. A proper assessment is required. “

Should OM agree to the rezoning and approvat of the proposal, it will become their responsibility
to resolve the congestion, which will surely come at quite a price. Reliance on the De Zandt
development of the road infrastructure and piggy-backing off them is used to sweep the problem
under the carpet.

Both Main Road and Bersig Street are urban class 3 roads {minor arterial road). End street is
Class 5 local street. Is a local street designed to take the traffic of potentially 268 vehicles per
day? Both in terms of the width of the road, and the depth of the construction of the roadway?

10. Socio-economic impact:

Everybody knows that a construction site will attract migrant labour, which will need to have
accommodation, which will become the responsibility of OM. However on completion of the
construction, probably 50% of the labour force will not return to their homes, and will be seeking
accommodation here, again OM will have to supply the accommodation. The increased spend at
various shops because of the project cannot be compared to the cost to OM. It is the norm for
large construction projects to source materials from major centres because of the volumes and
costings at bulk prices that they will achieve. Local service providers will only see a very small
volume of increase.

The increased economic impact from residents in new development is disingenuous, whether
these residents reside on erf 1735 ar at a nearby location, doesn't make any difference, they will
still utilize the retail options at the mall. The same logic is applied to the increased rates to OM.

11. Compatibility with surrounding uses:

The Erf is already zoned for Residential, but GR4 flats should be declined as it is incompatible with
the surrounding area.

12. Impact on safety, health and wellbeing:

The proposal alludes to appropriate fencing and electric fencing where necessary, however, | have
not been able to find any information regarding the boundary walls of Erf 1735. Are you planning
io use the existing walls of other complexes?
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Living in such close proximity to so many people will potentially lead to aggressive behaviour from
residents due to frustrations which will build up. Arguments that may arise between 2 people will
escalate to a crowd. With so little space available, there is no reprieve from an irmritating neighbor
and small inconsequential episodes cauld become heated and lead to physical violence, again to
be resolved by OM. The flats would probably be occupied by young virile men with attitude, trying
to prove themselves, testosterone pumping to prove their worth. More maturé men would try to
accommodate situations, but not young males.

13. Impact on views:

The writer suggests that 134 units MAY result in a change to the visual character but is not
considered inappropriatel It will definitely result in a change, it will stick out like a sore thumb,
visible long before you enter the area, turning a suburb into a city, and | am unable to find any
development in the larger surrounding area that is similar. All 4 developments mentioned on page
37 are on the outskirts of the CBD and should not be mistaken for the suburb of Sandbaai.

14. Although privacy on the boundaries may have been addressed, the balconies of 3 blocks of
flats face westwards, giving an excellent bird’s eye view of our entire complex and exposing us to
security risks. Eastwards, Ocean breeze is also similarly affected.

| cannot envision what mature trees will be big enough to act as a screen, as the majority of the
frees visible from my property are Australian Myrile and Port Jackson — alien invaders. To
establish proper screening will require large trees, and I'm not sure if there will be sufficient
sunlight for these trees to grow due to the compactness of all the buildings proposed for erf 1735.

15. Light pollution:

Please ensure that the rules for the body corporate include the specification for the light bulbs to
be used.

16. Sunlight:

| have been unable to find any reference to the boundary wall, whether you intend to erect your
own boundary wall, or use Monte Mare boundary wall. Depending on the intended height of the
wall, sunlight could be affected. As mentioned above, with the density of proposed buildings,
residents of erf 1735 may also only have limited sunlight.

17. Surrounding property values:

With a potential 450 humans residing on 1.8ha there will be noise, both from people and from
vehicle start-ups, particularly in winter, The overpopulation of Erf 1735 by so many people can be
likened to Hillbrow/ a ghetto/ slum area. Everythmg in the proposal will be detrimental to my
property value. To support the local municipality is to be applauded, but to condemn existing
residents to having to deal with the fall-out of a greedy developer is not justified and should not be
condoned. Ultimately, OM will be held responsible and be blamed for allowing the proposed
development to take place.

18. Sustainable development by maximising land use:
While agreeing with this principle, the destruction of the peaceful laid-back coastal lifestyle by

ereciing a concentration camp in the area is just an excuse to grab as much financially as
possible, but it suits the developer to “use” these terms to enable his own profitability
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19. Housing need:

Although the housing need growth figures are included, there is no indication of the financial ability
of the quoted numbers. Can those seeking housing afford to purchase any of the properties? A
more comprehensive analysis of the demographics of those seeking housing is actually required
to establish the financial capability of house seekers. Can the young professionals afford to
purchase a 1 bedroom fiat for R1.4m, and would they be prepared to live in a Ghetto? Property 24
has 34 listings for apartments/flats, how was the need for fiats established? Was a survey done on
the need for flats?

20. Municipality’s strategic goal of increasing access to housing opportunities where densities can
be responsibly increased would now appear to have become the responsibiliies of the
homeowners of Sandbaai. The blame for area 6 not achieving the density figures required is due
to the rezoning of the majority of Area 6. The Mall and the surrounding retail shops are
appreciated by the residents, and to expect that the area could still achieve a ridiculous population
density is ludicrous, especially when it comes at the expense of ratepayers. The slack in the du/ha
for area 6 needs to be absorbed by the surrounding areas that all enjoy the facility of having the
mall.

The proposal is in direct response to OM strategic goal of increasing access to housing
opportunities where densities can be responsibly increased. Opinion is that having rezoned the
mall and “shopping centres” io commercial use in area 6 it suits developer to “use” this to his
advantage of maximising his potential profit and appearing to be “helping” OM out of a situation.

The majority of area 6 is zoned for commercial use, not residential. if you consider the greater
Sandbaai area, yes it is mostly residential serviced by great commercial facilities. The
establishment of a ghetto does not fit in seemlessly with the existing area of more affluent
complexes and does not respect existing complexes and will detrimentally affect the visual
character of the area. With the rezoning for the commercial ventures, you are using the
opportunity to cover up for OM to readdress the loss of land for residential purposes to push the
numbers up for area &.

21. Parking:
Parking for 16 (check the number on map) has been allocated against our boundary wall at 1867.

Our existing boundary wall is approx 2m. Are these parkings to be covered with shadecloth? The
nom for shadecloth is 2.4m high. Clarification is required.

Conclusion:

It quite clear that the proposal will use any excuse to justify its development. A used car salesman
couldn’t do better. A proposal based on figures that do not prove that this type of complex is what
investors want. He has tried to justify a white slephant and talks about socio-economic equality.
WHO IS GOING TO BUY A FLAT IN YOUR COMPLEX?

GR4 MUST BE DECLINED. It is motivated by greed with no social conscience. The planned
project has nothing to offer either its residents nor the local Municipality.

R—
Fiy

& ,
Submitted and signed by ﬁ},’:ﬂ ,ZEF&#@/A/NﬂfTH""'ﬁﬁ-name)

o
A

M W{EOCZ) Martha mafﬁquH:\Q KOOS
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Signature: ...... D ... ....... Mm"m ................... on . 272/.... 2025
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DIRECTORATE: PLANNING & DEVELOPMENT
TOWN & SPATIAL PLANNING

LAND USE PLANNING APPLICATION RESPONSE FORM

2 E-mail to relevant person stipulated on the notice: loretta@overstrand.gov.za / alida{@overstrand.gov.za
16 Paterson Street / PO Box 20 HERMANUS, 7200 / Tel: 028 313 8900

ewrmpristent » Hollastdate ol

O RSTRAND

APPLICATION DETAILS

Application erf number: ERF 1735 APP ID:
How did you receive notice of the . R .
application? email from Town and spatial planning

STATE YOUR INTEREST IN THE APPLICATION:

Affected property Owner

TICK RELEVANT BOX ﬁ [ OBECTION / | | comMeENT | | supporT |
REASONS FOR OBJECTION /| COMMENT / SUPPORT:

1. Traffic and Road Safety

‘Our road is already under considerable pressure with“daiiy‘traffic,*lirﬁite‘d“’p‘a‘rking,' andinsufficient pedestrian™
infrastructure. The addition of 134 new residential units would significantly increase congestion and raise safety
risks for pedestrians; cyclists, and existing residents. No cleéar plan appears to address the increased volumeor
necessary upgrades to local road networks.

2. Infrastructure Capacity
The current infrastricture — including sewage, stormwater drainage, and water supply’

-is not designed to accommodate such a substantial increase in demand. Without confirmed upgrades,
the proposed density could lead to ongoing maintenance issues and service disruptions.

4. Overdevelopment and Community Character

The density and height of the proposed ‘complex are not consistent with the surrounding residential area, w—
hich is primarily made up of single-family homes and low-density properties. Approving this project in its

current form wolild permanently alter the ¢haracter and aesthétic appeal of the rigighbourhood.

5. Property Value and Quality of Life
A developmentof this ‘magnitude may ‘negatively affect surro unding "prop‘e’rt'y*\'/éIU‘é’s*“a’ﬁd‘”dihﬁi'ﬁ'is';‘h“'tﬁé‘ ‘overal
quality of life for existing residents due to noise, congestion, and loss of privacy

|

Feel free to continue on separate page(s)...

PERSONAL INFORMATION (To be completed in full = Compulsory)

Name & surname erivn  Claire Rossiter Your erf number: 778

Company/Trust details:

80 End Street, Sandbaai, 7200

Postal address:

Cell: 071 349 8105

Contact details: s
E-mail addre’srsg;i- i clairearossiter@gmail.com

Signature: { /,é, Date: 29.10.2026

Please note that in terms of the Protection of Personal Information Act (POPIA), you will be entering into a_gublic grocess and as such agree and
consent to your name, surname, contact details and comment(s) may be disclosed/used in the application process. Any objection, comment or
representation received as a result of a public notice process must be in writing and addressed to the person mentioned in the notice within the time
period stated in the notice.
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DIRECTORATE: PLANNING & DEVELOPMENT

(W ERSTRANT TOWN & SPATIAL PLANNING
}w LAND USE PLANNING APPLICATION RESPONSE FORM

F ol (o relgwsrt parson qipsiseed or rhe snoer (greiadloveriuend gos i ticalborerisring o
16 Paterton Strest | PO Box 20 WERMANUS, 7280 / Tel: 028 313 £900

APPLICATION DETAILS

Application erf number: Q) %% ¥ APP ID:
How did eive notice of the — A
waﬂoy:!urec notice Z V(\c\.b\ ‘(\—0(_'

STATE YOUR INTEREST IN THE APPLICATION:

T \ve \~ Clean Breete paadio 4 he new
Cevaer

/!
TICK RELEVANT BOX (ﬁ_] OBJECTION |v] coMMENT | | suprPORT |

REASONS FOR OBJECTION / COMMENT / SUPPORT:

‘(\nf\&t f{\(ﬁ,j.(‘bc - T~ddh  Streek endd bneas

" foad. o ‘
¢ co ol ~uoe e e A A

ff“\fe:i\:s E\{_.S» T C:’:\u\@'a&f— S S P L

C’\L”O\e““{ cd FlakS  (oens b—*CJ(Sl "‘ﬂ‘xw‘/‘ﬂ

e

-

T*ﬁ‘u&‘-vy ’L(—g S’fd-‘g F\M \PEE Cuvrw~ 1
L \r\c»\-ac,, S VINGILC I @ Y mcur\t‘ab__. W\a? e C
Ltee s s WA 5 \sf«u')\'\{ \ne:e_vcc@&.{‘{)_’
- War v N glled oaw P““W{'id‘i' ‘
(\jﬁv{_\ut N~ rE w it we_ .
— ?@kw&ﬂ; Ko Oaek Tewace C»(\oc E’{\UU
el en posuee ) wvrele (Mo T
Q\S W C@*\:\O \;\f'f'\r(‘t’.'{f\u( anC b tQJ:S "‘r
Flaxy € e ravvruwe af oA feens Pl ef
\r\w)m-ig') ). \\-\ﬂ- WV I NN § ﬂb(kir\.ﬁ
o Jnams aklea spnaundizg comnpter et endf hases

PERSONAL INFORMATION (To be completed in full = Compulsory)

PSS Semans v é : 60 SSCu v Your erf number:
CompanyfTrust details:
1 Cite an B( cc T / ZV'\CL Streel
Postal address:
Celk: 2 =30 %
Contact details: “ CBZENILIDGS

Date: iaii‘[lﬁp

-mal address: Mq\f\e\jbkg(cgt' @ng\ , (o
Signature: ﬂ‘/

Pignas note that in terms of the Protaction of Persoas! information Act {POPIAY vou will be enterine into g wubl(s BrOCAs: and 25 such ngree and
THNEEAL {0 yOUT APME BUIAAME, CONTACT SOtAlIE ANS comment{x) By be gisclosatt/used in the apalicatiod mrocest. Any aRisctinn comment or
teprscantstion *ecElvag A% | fesplt pb & gubls qotice araress must be in writing snd addresisd 1o the perion mentioned in <he notice within the time
geriod srpind i the nutice
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DIRECTORATE: PLANNING & DEVELOPMENT
TOWN & SPATIAL PLANNING

LAND USE PLANNING APPLICATION RESPONSE FORM

E-mail to relevant person stipulated on the notice: loretta@overstrand.gov.za / alidaffitoverstrand.gov.za
16 Paterson Street | PO Box 20 HERMANUS, 7200 / Tel: 028 313 8900

poiiny

CNVERSTRAN,

APPLICATION DETAILS

Application erf number: 10 OCEAN BREEZ, 79 END STREET, SANDB:‘\A| APP ID:
Ll SR DTS A FROM THE BODY CORPORATE ADMINISTRATORS
application?

STATE YOUR INTEREST IN THE APPLICATION:

wE LIVE IN THE COMPLEX NEXT TO THE OPEN STAND

TICK RELEVANT BOX lﬁ | OBJECTION [ T comment | [ supporT |

REASONS FOR OBJECTION / COMMENT / SUPPORT:

A BLOCK OF FLATS WILL BRING THE PROPERTY PRICES DOWN IN THE AREA AND DOES NOT BELONG IN AREA AND WILL BE AN
EYSITE FOR THE AREA.

Feel free to continue on separate page(s)...

PERSONAL INFORMATION (To be completed in full = Compulsory)

Name & surname (rinT) CINDY STEYN Your erf number: 2763

Company/Trust details:

5 JACARANDA CLOSE, BLOUVALK STREET, RANDPARK RIDGE, RANDBURG
Postal address:

Cell: 0836794155

Contact details:
E-mail address:  ¢indy.steyn@marsh.com

Signature: aﬂcé. S fl’%ﬂr Date: 30/1025

Please note that in terms of the Prot&ftion of Pérsonal Information Act {(POPIA), you will be entering into a gublic grocess and as such agree and
consent to your name, surname, contact details and comment(s) may be disclosed/used in the application process. Any objection, comment or
representation received as a result of a public notice process must be in writing and addressed to the person mentioned in the notice within the time
period stated in the notice.
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DIRECTORATE: PLANNING & DEVELOPMENT

|
" Ly TOWN & SPATIAL PLANNING )
T LAND USE PLANNING APPLICATION RESPONSE FORM .
s, £-mail to relevant person stipulated on the notice. loretrai@overstrand.gov.za » aida@overstrand.gov.za

16 Paterson Street f PO Box 20 HERMANUS, 72001 Tek: 028 313 8900

r APPLICATION DETAILS
Application erf number: 1735 APP ID: File 22/64

How did you receive notice of the
application?

.i STATE YOUR INTEREST IN THE APPLICATION:

I am an owner and resident of Ocean Breeze, situated immediately adjacent to the proposed develdpment site.
My home directly borders the penmeter boundary of the subject property and will therefore be materially and
directly affected by the proposgg development in terms of privacy, traffic, services capacity, and pfdbériy value_
| TICK RELEVANT BoX_ % ) | OBJECTION Tv/] COMMENT | | SUPPORT |

i REASONS FOR OBJECTION / COMMENT / SUPPORT:

From our Ocean Breeze compiex agent

i
i

Please see attached reasons for objection

Feel free to continue on separate page(s)...

PERSONAL INFORMATION (To be completed in full - Compulsory)
Your erf number: 9775

Name & surname ¢ovm - Marlene van de Coolwijk
Company/Trust details: o
Rothnick Croft, 155 Main Road, ;
Hermanus, 7200
Celk: 0824589647
E-mail address: mvdcoolwijkf‘g_mail.cqm

Signature: M ‘fa" A C’CDU( u_]: v -3 Date: ’? “ / I.'m—

1 Please note that in terms of the Protection of Personal Infor=ition Act {POPIA}, you will be entering into a_public progcess and as such alrea'a-:d
consent to your namé, surname, cantact details and comment(s) may be disclosed/usad in the application process. Any objection, comment or
representation received as a result of a publlc notice process must be in writing and addressed to the persan mentionad in the notice within the time

perigd scacad.in vhi norice.

Postal address:

Contact details:
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To: Overstrand Municipality

’

Re: Formal Objection to the Proposed Development Application — File 22/64 — ERF 1735 — Sandbaai

REASONS FOR OBJECTION

| reside at number 22 within the Ocean Breeze estate which shares a direct boundary with the proposed
development site. | am therefore immediately and materially affected by the proposed land use change and
intensity of development.

Non-Compliance with Existing Density Norms

The established density norm for residential developments within this precinct has consistently been a
maximum of 20 dwelling units per hectare. The subject property measures approximately 1.8 hectares,
which supports a logical maximum of +36 units in line with surrounding developments.

The proposal for 134 units represents a significant and unjustified departure of nearly four times the
established density and is inconsistent with the prevailing built environment character that has been
deliberately planned and maintained in the area.

Incompatibility With Surrounding Urban Form and Character

The surrounding residential estates are medium-density, secure, and upmarket developments that
collectively define the character and property value profile of the area. The proposed development, by
virtue of its density and projected market positioning, would be incongruous with this established character
and would negatively affect the amenity and desirability of the neighbourhood.

Traffic Impact and Road Safety Concerns

The proposed increase in dwelling units will generate a substantial rise in vehicle traffic on End street and
Bergsig street which already function near capacity at peak times. No evidence has been provided of a
satisfactory traffic impact assessment or of planned road upgrades to safely accommodate the increased

volume.

Inadequate and Overburdened Municipal Services

The area’s sewage and stormwater systems are currently under strain, particularly during winter months,
due to the reliance on small-bore overflow infrastructure. The addition of approximately 134 new units
would further overioad an already inadequate system, leading to risk of overflow, environmental impact,
and increased municipal maintenance failures. Given municipal budget and infrastructure upgrade
priorities, it is unlikely that the necessary service upgrades will occur within any reasonable timeframe.

This proposed development, as currently envisaged, is incompatible with established planning norms,
detrimental to the surrounding community, and unsupported by the available municipal services
infrastructure. | therefore respectfully request that the Municipality decline the application, or alternatively
require that it be substantially revised to align with prevailing density, character, service capacity, and
environmental considerations.

| reserve the right to submit further information, participate in hearings, and receive notices of all
proceedings regarding this application.

Sincerely,

M Jude (ZC{IL_L;Q- E\_

Marlene van de Coolwijk

0824589647 | mvdcoolwijk@gmail.com
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DIRECTORATE: PLANNING & DEVELOPMENT

ERSTRAND TOWN & SPATIAL PLANNING
J'v LAND USE PLANNING APPLICATION RESPONSE FORM
f-maii (o rebevant persen supwsted or rhe notcs prmalloweriicang gor.as | sl S over wrand jov.aa

MPmefsanStmeNPOBuZﬂ HERMANUS, 7208 | Tek: 028 313 8500

APPLICATION DETAILS

Application erf number: 2§/ & APP (D:
How did you receive notice of the
application? /AL prvacEn s AiCrie Pes .—:r./ &( I TRAS /5/" cr --"..('

STATE YOUR INTEREST IN THE APPLICATION'

/'%70&/5‘7 Qune. i~ Cean 75 recge & sla e

TICK RELEVANT BOX @ | OBJECTION | | COMMENT | | SUPPORT |

REASONS FOR OBJECTION / COMMENT / SUPPORT:

Ceer £stale os well o5 Che residenfoal sreas
cirt HAQ X! i i = {&7/‘97 /5“,, [‘9/,«,"75‘

p—

L asree Lo 2 $fosey Au%/ﬂ/fk§5 But  nuf
35‘/‘0reys’.

z?.SS 07/ /)ﬁ 1/567
}dj g cf Se Lqri}‘y
WNarse legots noll Fe

‘Lm”/// 4‘((,{7, z{ = .S‘&"r? At,r;/ﬂ{r\,ﬁj‘ on 6;

Fest from to continge B seporate pogels)...

PERSONAL INFORMATION (To be completed in full - Compuisory)

Name & surname wun) HMaces 75 /g Slex Your erfnumber: 2 74
Comgpany/Trust detalls: CPevher 7 674 err ﬁl’ el -(’j‘c’;.
Postal address: &3 d&e% foree 3c, Ling' $Freel
s Jarcl /)Qd /- %&;"Ir’? Contet”?
Contact details: O73 895 ce 25
E-malf address:
Signature: At '—7 Daw: %'/g}&-) s

e o s . .
"»,ﬂ.r_j-_ﬂ stutnd In the ratice
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______________________________ DIRECTORATE: PLANNING & DEVELOPMENT
; D TOWN & SPATIAL PLANNING
W LAND USE PLANNING APPLICATION RESPONSE FORM
E-mail to relevant person stipulated on the notice: loretta@overstrand.gov.za / allda@overstrand.gov.za
16 Poterson Street/ PO Box 20 HERMANUS, 7200 | Tel: 028 313 8900

APPLICATION DETAILS

Application erfnumber: . ) I-M &-g f A’;}?f — APP ID:

o rec ce o {ON,
How i oursceivanatcaclthe 1 ) AL pagD2 A, S WSS

STATE YOUR INTEREST IN THE APPLICATION:

T Am THE OINER DF PRAPERTY  MHouUsE p5 42
Eﬁ’f 23%0 b—qmg%gcm éﬂ@ﬂf‘—y S_ri&gaﬂm_&un_

: L5 T [ s _ =) OPRE T 9,
R F‘ﬂmﬁmm'ﬂ, ) ;-L. ; -] comMeENT | 1] SUPPORT E?w

REASONS FOR OBJECTION / COMMENT / SUPPORT:

PLEAse REFERA Td my ATTACHED Ay PAGE,

L1sT OofF 1"1'5?‘&-\;,}) Ssues ﬁ&'lﬂé by UMYy |

| DF ConeeR IS AND REPLIEST To RETECT

THzZ SuRjees. RPPLICAT /OAN.

Fae! fron te continue on separete plg.{t)
PERSONAL INFORMATION (To be completed in full - Compulsory)
_Name.&.surnnma(mun .,-D.r E:'?-—' &JUG /4 l’{' UMAM — Your_e_rfnumber: a'gq_a |

CompanyTrustdetalls: | PRivpYyy OLINERS HIL .
PosTBox BT ERE 2377% FoR 62 MOOIRICHT @@gg_‘é_‘
| ERF 2340 BERLTIE STREST, SANDAKN! |
Gontact details:  |— i 23_—:_65_‘__3_1_? S —
| Emaladdes: | g b1 i DA (D ps uilg&,_ﬁ

TR 4 ) Se— ﬁ—"'““'_h/i}uw

Please note that in tarms of the Profact feanal Information Act {POPIA), you will be sntaring into 3 public process and as sudh a.r‘- and
consent to your name, surname, contact details and commant{s) may be disclosed /used in the appilcation process. Any objection, comment or
representation recelved as a result of a public notice process must be In writing and addressed to the person mentioned in the notice within the time

llrlod !!!“1 in thy motig®.
PAGE | oF 2.

Postal address:
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Objection to Development Application for Erf 1735, Sandbaai

Date 3 December 2025

Summary of Objection Grounds

¢ Developers’ short-term model: Developers profit upfront and leave the
community with the social degradation issues, long-term infrastructure and
maintenance problems.

e Excessive density: Far exceeds the established 20 units/ha guideline, creating
overcrowding on a small erf.

e Areadegradation risk: High-volume residential complexes quickly degrade
neighbourhood quality, security, and property values.

s Incompatible location: The development is squeezed between Mooizicht Gardens
and Monte Mare, conflicting with the established character of these estates.

¢ Traffic and safety concerns: Entrance/exit on Bergsig Street will worsen
congestion near the mall and the three-way stop.

» Sewage system overload: Existing small bore-based system already faills during
winter; this development will overload it.

e Stormwater drainage issues: Sandbaal’s outdated system cannot handle
additional high-density runoff.

¢ Precedent risk: Approving such over-density invites future inappropriate
developments.

¢ No demonstrated need: Similar high-density developments such as De Zandt still
have empty units.

o Community character impact: Proposal Is inconsistent with the residential nature
of Sandbaai and will permanently downgrade the neighbourhood.

Please conslder the above as serious matters that will arise with the proposed
development and not approve it.

Thanking you, _ |
Dr EH Human %@Z "’F’!—.—-—,
Erf 2340 Mooizicht Gardens f
Bergsig street,
Sandbaal
Tel 083-655-3185
Email: Ehhuman@mweb.co.za

PAGE 2 OF L .
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DIRECTORATE: PLANNING & DEVELOPMENT

U TRNTRANI TOWN & SPATIAL PLANNING

: LAND USE PLANNING APPLICATION RESPONSE FORM

L §CEFIDT LPLIRLENG B0 e oUne #nCElld havEEIITANd. Tyt ¢ terAfloverst. . e gev Ty
14 Paterson Street | PO Box 20 HERMANUS, 7200 { Tel: 073 373 8960

APPLICATION DETAILS

Application erf number: / ‘7 ‘33 S’ APPID:

How did you receive notice of the
application?

STATE YOUR INTEREST IN THE APPLICATION:

P i
TicK RELEVANT BOX_ (W) | OBJECTION [ | coMmeny | | supPorRT |
REASONS FOR OBJECTION { COMMENT / SUPPORT:

f HAve QB8 JLcrh PEEVIOUSLY
Huow chdn 134 Ui A0 AL, WHEREAS THE 47D 5¢ 12710 14
oLy Be 3k Unirg Any [ Beubve A Low Matier (om P

doess acr Bewerr SANDGAA; . /O»Cof’cw&rv Véaues whoa
Neoe LoAST

As IS AT FEasoT BeraSic St Mom 1a4e mMALL IS

Corna Ge STETN, MOLNINGS, AFTERNCUNS 4 A Hiter Sciols
ARE comn & Cur. T HE CIECLe (S Thoy CC’MKL,E:':@, gu‘;oﬁ(t;j
NGO W — anorue 1380 Un g e BULION TR

Vo et AN T HIS AT THe SwAy Srord

Fucniee wrodh, QUL WA ek KESouLcers AL STRETCH]) 7O
T Lywtyr o AnoTioe 134 UsSexs OF |

Farei free 20 contun on seterate pogrith
S

PERSONAL INFORMATION (To be completed in full = Compulsory)

Your erf number: &q 2&8 {

Name & surname Fravm Mf?‘.eé}ﬂ e g = “f 'Fhﬁ‘?’? ]
Company/ Trust detaifs:
Y SN L 7l
Postal address: p "*01/\’( -3 [ 7[;--
Het A & 7000
Cet O3 VY 7093
E-mai address: /—‘"(’-;fa o __/A @ !’V\b\.llf'é) CD 2{{

L]
! f
Signature: ‘ Ig Vi /,| i Date:

Uisace nnte Lhat ie s of 102 Biole Lion nt Personsi information Al {FUPIAY, you will he prisring into 2 pubhg proges: and as such agres wne
cansent 1@ YOUT mAME, WIARmE, contact desads and comment(t} may be diseinsed/usad in the agplicatios process Any nbiretian, comment o
sgrosentation reckived 35 ¢ *EsUll 81 ¢ PEBILC AOtIre Process must be Faowriting and 3ddresied tn the prrsar meotivesd i toe noticr within the time,
pEtiod giated n the aolite

Contact details:
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DIRECTORATE: PLANNING & DEVELOPMENT

OWERSTRAND TOWN & SPATIAL PLANNING
LAND USE PLANNING APPLICATION RESPONSE FORM
E-mail to relevant person stipulated on the notice: loretta(@overstrand.gov.za / alida{@loverstrand.gov.za
16 Paterson Street | PO Box 20 HERMANUS, 7200 / Tel: 028 313 8900
APPLICATION DETAILS

ERF 1735, 71 BERGSIG STREET, SANDBAAI APP ID:

Application erf number:

Ho“f did. UL I A Hermanus Property Management - managing agents of Monte Mare
application?

STATE YOUR INTEREST IN THE APPLICATION:

| am the owner of 1884 Monte Mare, Bergisg Street and have what | believe are valid objections to the proposed

TICK RELEVANT BOX ﬁ | OBJECTION [ X | coMMENT | x| SUPPORT |
REASONS FOR OBJECTION / COMMENT / SUPPORT:

- .1 understand the.need for.further-housing in Hermanus however, | believe, that the proposed.development will.have. a significant ___
impact on the already stretched infrastructure of the town as a whole. Consider the flow of traffic within and to/from Sandbaai -

the estimated additional-number-of cars that a develepment.like-this-will-bring will be nothing-short-of catastrophic.-The

proximity of Curro School and what is “effictively” the main entrance for Whale Coast Mall, (in Bergsig Street), already causes
-major congestion;particularly-at peak times;-this-new load-on-the-roads-will;- in-my-opinion-cause total-gridlock-at-certain-points——
during the day. Simply insuffucient roads to cater for the traffic flow.

There is also the impact upoﬁ the electricity supply, water supply, sewage system, waste collection etc. Adding this number of
residents will directly add strain to each of these issues. It will also damage the general character of the Sandbaai area and could __

easily spike the already out of control crime rates.

The development in it's current form, with so many proposed residences will also have a direct imppact on the value of properties
in Monte Mare.and.the lifestyle of all these living-there. - - - —r — om0 e

My proposal would be for a smaller number of houses or apartments, that the area can, at least to some degree, accommodate..
Cramming the proposed number of people into the proposed area of land wreaks of developer greed. A development similar to
Sundew Villas, Ocean Breeze,_etc..would.be more sypathetic to.the area.and.more practical.

Feel free to continue on separate page(s)...

PERSONAL INFORMATION (To be completed in full - Compulsory)

Name & surname ¢riNT) Stephen Porter Your erf number: 1884

Company/Trust details:
PO Box 2037, Hermanus

Cell: 072 810 0315 %

E-mail address: portersteve064@gmail.com

Postal address:

Contact details:

Signature: Date: 28 Nov 2025
Please note that in terms of the Protection of Personal Information Act {POPIA), you will be entering into a public process and as such agree and
consent to your name, surname, contact details and comment(s) may be disclosed/used in the application process. Any objection, comment or
representation received as a result of a public notice process must be in writing and addressed to the person mentioned in the notice within the time
period stated in the notice.
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i} DIRECTORATE: PLANNING & DEVELOPMENT
(R FRSTRAND TOWN & SPATIAL PLANNING
LAND USE PLANNING APPLICATION RESPONSE FORM

£-mail to relevant person stipulaced on the notice: lorettajsoverstrand.sov.za / alida ‘woverstrand. sov.72
16 Paterson Street | PO Box 26 HERMANUS, 7200 / Tek 028 313 §900

APPLICATION DETAILS
Application erf number: Z_f L{ o) q / ‘;0 2 3 APPID:
How did you receive notice of the :
coplication? Ervr~ron

STATE YOUR INTEREST IN THE APPLICATION:

cuae- ok 888 moTe  mees ; SanBac

TICK RELEVANT BOX 05 | OBJECTION [V ] coMmMeENT | |  SUPPORT |
REASONS FOR OBJECTION / COMMENT / SUPPORT:

VOUOS abeckian rtasens  cee aldoxcined
Valie ™ Pﬂaﬁ r~ak ﬁ”d’\)

See.  addmi~ad

Feel free ta cantinue on seporate poge(i)..

PERSONAL INFORMATION (To be completed in full - Compulsory)

Name & surname ¢aem K f‘\“‘i’\-—’u%\% AVENM PTG D Your erf number: | g‘-ts-&

Company/Trust details:

IBBE noTC YWeE |, BXESIG STeEET,

Postal address: N
SCADODACN.
Contact details: oo o2 2935 S‘L,;u':ll
E-mail address: kﬁ@\m%b@ (2 @ Smcﬂ. O
Signature: A __:__--_:__""‘—"‘ Date: 2028 | 1L } CH.

Please note that in terms of the Protection TEEiTon Acl IPGPIAY, you will be entgring into a_public process and as such agree and
cansent to your name, surname, contact details and comment(s) may be disclosedfused in the application process. Any objection, comment or
representation received as 3 result of 3 public notice process must be in writing and addressed to the person mentioned in the notice within the timg
period stated ip the notice,
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To: Overstrand Municipal Planning Department / Town Planning Section

Re: FORMAL OBJECTION — Proposed Development on Erf 1735 Bergsig Street,
Sandbaai

Submitted by: 1888 Monte Mare, Sandbaai
OBJECTION

| hereby submit this objection as an owner in Monte Mare (MM) after reviewing the
revised submission for Erf 1735, it remains my view that the application fails to satisfy
the essential statutory requirements, it relies on materially unreliable informaiion and
is incompatible with the surrounding context and zoning intent.

The revisions do not address critical issues of traffic, density, privacy, infrastructure
loading. and neighbourhood compatibility. Several aspects of the submitted
technical reports are misieading or incomplete, raising concern about the reliability
of the entire application.

Summary of Concerns

Key technical reports — including the traffic impact assessment and population
density caleulations — contain material inaccuracies and understate real impacits.

There is no independent verification that critical municipal infrastructure (water,
sewage, electricity, stormwater) can support @ development of this intensity. It raises
the question of what else may have been omitted or disguised in the application.

The proposed density and building massing are materially out of scale with the
surrounding residential neighbourhood and are contrary to the Sandbaai character
guidelines and general zoning scheme intent.

Pedestrian and non-motorised transport [NMT) impacts were not adequately
assessed, despite statutory planning requirements to consider NMT safety under
SPLUMA and national roads policy {see SPLUMA Sections 7(b}, 7{c). 7(d} and
42(1){c}).

Open space, parking, privacy, overshadowing, and neighbourhood character
impacts remain unresolved.

For these reasons, approval cannot be granted in the current form.
Detailed Grounds for Objection
1. Misrepresentation of traific conditions:

The Iraffic counts were conducted on dates that do not reflect the tue situation
(17 July 2023 was in fact a schoo! holiday and a day in November 2024 was
during exam periods where attendance at school is not required).

These data points cannot be considered representative pecak weekday
conditions, resulting in an underestimation of trip generation, queue lengths, and
intersection stress.
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Furthermore, the applicant failed to model holiday peak periods. which the
Municipality is well aware produce severe congestion in Sandbaai.

This constitutes a materlally defective report, and the omission of peak-season
modelling may indicate a deliberate attempt to downplay impacts.

Remedy requested: A new, independent traffic assessment using school-term
peaks, holiday peaks, pedestrian/NMT flows, and End Street capacity modeliing.

2. Density and occupancy figures are materially understated:

The developer's cccupancy assumptions (~1.9 persons per unit) are not aligned
with national or provincial planning norms for 1-, 2- and 3-bedroom units.

Under SPLUMA's sustainability and efficiency principles, accurate population
figures are essenfial for assessing infrastructure and service demand. Misstated
density effectively invalidates all downsiream analyses (traffic, water, sewer,
electricity, refuse).

Given the unit mix, a redlistic occupancy rate would be 2.5-3 persons per unit,
meaning actual population density is substantially higher than stated. The cumrent
figures therefore appear materially misleading, whether by error or omission.

Remedy requested: Full disclosure of underlying assumptions, unit-by-unit
occupancy modelling, and independent professional verification.

3. Infrastructure capacity not independently verified
The submission does not contain:

e a credible water demand analysis

» asewage network capacity assessment (incl. pump station/stormwater
impact)

e an electricity supply capacity report
a stormwater management plan appropriate to a site with historic
wetland characterisfics

Given the questionable accuracy of the traffic and density data, the absence of
verified infrastructure reports calls into question the entire integrity and
completeness of the application.

Remedy requested: A full, independent Municipal Services Capacity Assessment,
including water, sewer, stormwater, refuse, and electrical supply.

4. Excessive density and scale

The revised plan still proposes: 83 flats + 51 townhouses {134 total). On asite one-
third the size of Monte Mare, which contains 60 homes.
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The developer's unit reduction is negligible and does not change the core
problem: the proposal is an over-intensification completely out of character with
the surrounding single-storey neighbourhood.

Owners in Monte Mare are in agreement that we will agree to simplex/duplex
but we do NOT want flafs.

5. Incompatibility with local character

The proposed built form (up to three storeys) is materially out of scale with the
surrounding single-storey townhouse environment. This is inconsistent with:

s The neighbourhood character and built-form expectations
+ The intent of the existing zoning scheme

SPLUMA'’s principle of spatial justice, which requires that densification be
appropriate, context-sensitive, and not harmful to neighbouring properties

The reduction of merely 14 units is not substantive and does not address the
incompatibility.

6. Insufficient open space — non-compliance with accepted amenity standards

The provision of only 11.49% open space is significantly below what is considered
acceptable for a development of this intensity. Amenity space is a key
requirement under SPLUMA's liveability and sustainability principles.

7. Overlooking, overshadowing, and privacy impacts — insufficient mitigation

Given the single-storey nature of Monte Mare's eastern boundary, the proposed
two- and three-storey structures will result in:

o material overlooking

¢ loss of privacy

¢ reduced sunlight and garden usability

The drawings do not provide compliant sightline, shadow, or visual impact
studies. This falis short of the reasonable and lawful expectations for an impact
assessment of this nature.

8. End Street and pedestrian safety impacts ignored

The applicant failed to address NMT safety despite:
narrow roadway widths

high daily pedestrian movement to/from Zwelihle
lack of pavements or formalised crossings
inadequate lighting
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9. Absence of appropriate environmental assessment

Given historic wetland conditions, stormwater risks, and potential biodiversity
impacts, the lack of an EIA is a material omission and inconsistent with the
National Environmental Management Act { NEMA). Has a study of the water table
on the property been conducted and how to will offect the surrounding
neighbours?

Relief Sought

I request that the Municipality:

Refuse the current application due to material deficiencies in the technical
submissions, failure to meet SPLUMA development principles, and non-compliance
with the Municipal Planning By-Law.

Require independent professional studies, including:

A compliant Traffic Impact Assessment

A pedestrian/NMT safety audit

A full Environmental Impact Assessment and Water table study

A municipal engineering services capacity report

A privacy/overshadowing/view-impact assessment using 3D modelling

Require a substantive redesign that aligns with neighbourhood scale, provides
adequate open space, and meets municipal parking standards.

Require full transparency in density and occupancy calculations.

Provide for a meaningful, minuted public participation process with Monte Mare
and neighbouring complexes prior to further processing of the application.

Conclusion

The revised submission is procedurally and substantively inadequate, relies on
defective, inaccurate and misleading data. Approval in its current form would
therefore be unlawful, irrational, and administratively unsound.

| respectfully request that the Municipadlity refuse the application until the
fundamental shortcomings outiined above are properly addressed.

Yours sincerely,

Kate Niemanftinga

1888 Monte Mare, Sandbaai
072 295 8447
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Project Office

Town Planning & Project Management

Qur Reference: 22/64
Your Reference: 1735 HSB

17 December 2025

The Municipal Manager
Overstrand Municipality
P O Box 20

HERMANUS

7200

Attention: Mr B Minnaar

ERF_1735 SANDBAAI: APPLICATION FOR REZONING AND DEPARTURE: RESPONSE TO
OBJECTIONS

A number of objections were received during the public participation process to the
proposed consent use application on Remainder Eff 4771, Grotto Beach, Voélklip,
Hermanus. The objections have been carefully reviewed and grouped according to their
main category.

This document provides a structured and comprehensive response to each category of
objection. The purpose of the response is to clarify factual inaccuracies, address legitimate
concerns, and demonstrate that the proposed development complies with all applicable
legislation, planning policy frameworks, and environmental conditions.

Project Planning | Project Feasibility | Land Use Applications | Project Execution Management | Liquor Licensing

. PostNet Hermanus Suite 170 Tel: +27 {0}28 313 1411
Office 3, Ocakwood, - . . VEARS
. Private Bag X164, Hermanus, Email: admin@wrapgroup.co.za LEAK
10 Dirkie Uys Street, Hermanus i e
7200 Web: www.wrapgroup.co.za

WRAP Group Established 2002
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RESPONSE TO OBJECTIONS: DENSITY AND DEPARTURE OF THE ALLOWED DENSITY

+ Alleaation that the Proposed Density Is Excessive or “Out of Line”

The objection that the proposed density of approximately 74.44 Du/Ha is excessive or
unprecedented in Hermanus is factually incorrect. As demonstrated in the application
motivation and comparative analysis, several approved developments within Hermanus
and Sandbaai reflect similar or higher densities, particularly where sites are located within
identified densification zones and in proximity to commercial and employment nodes.

The subject property is located within Planning Unit 6, an area expressly identified for
densification in the OMSDF and previously guided by the OMGMS. While parts of Planning
Unit 6 have since transitioned to commercial and industrial uses, this does not negate the
remaining residential densification obligation. On the contrary, it reinforces the need for
remaining residential land to absorb a greater share of housing demand, particularly where
infrastructure and accessibility already exist.

The proposed denisity is therefore contextually justified and consistent with the spatial intent
for the area.

o Use of 20 Du/Ha as a “Norm”

An assertion was made that Sandbaai has an established density norm of 20 Du/Ha is not
supported by the OMSDF or the guideline document OMGMS. This figure reflects low-density
single residential areas, not properties identified for medium- to higher-density residential
development.

The application explicitly seeks rezoning to General Residential Zone 4, which allows flats,
townhouses, and walk-up buildings at higher densities. Comparing the proposal to
surrounding SR1 developments is therefore a false equivalence and does not reflect the
applicable planning framework. This proposal aligns with the municipality’s own policy
documents that propose and support higher infill densification development within the
urban edge.

It is also important to note that the neighbouring developments contain both Single
Residential and General Residential Zone 1 & 2: Town Housing and not just single residential
properties as was stated by some of the objectors.

e Population Calculations and Alleged “Overcrowding”

The objections rely on worst-case occupancy assumptions, using maximum bedroom
occupancy allowances to derive inflated and unrealistic population figures. In established
planning practice, developments are not assessed on theoretical maximum occupancy,
but rather on reasonable, standardised occupancy assumptions that are consistently
applied by municipalities and professionals. In this instance, the assumptions used are
conservative and fully aligned with accepted municipal norms.

It is important to emphasise that infrastructure capacity assessments, fraffic analyses, and
municipal services planning are not undertaken on speculative or hypothetical population
scenarios. Instead, these assessments are based on recognised planning ratios, empirical
data, and professional engineering methodologies.

1|Page
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In this regard:

e Infrastructure capacity assessments confirm that the existing municipal networks are
capable of supporting the proposed development, subject to standard conditions and
developer contributions.

e The Traffic Impact Statement confirms that the surrounding road network can safely and
efficiently accommodate the anticipated traffic generated by the development, with
no upgrades to the external road network required.

» Engineering inputs confirm that water, sewerage, stormwater, and electrical services
can be provided in a manner consistent with municipal requirements, again subject fo
conditions and prescribed contributions.

These findings are substantiated through formal, professionally prepared reports, compiled
in accordance with standard engineering and planning methodologies and reviewed by
the relevant municipal departments. They therefore carry significantly greater evidentiary
weight than speculative assumptions or subjective concerns.

Accordingly, claims of “overpopulation™” are not supported by any technical evidence and
do not demonstrate a material risk or impact arising from the proposed development. Such
claims are speculative in nature and do not provide a defensible basis for refusing or limiting
the application.

e Comparison with Monte Mare and Other Adjacent Developments

Repeated comparisons to Monte Mare are misleading and do not constitute a valid
planning comparison. Monte Mare is a single-typology residential development, approved
under a different zoning scheme, and developed within a distinct planning context. Its
approval parameters, density, and built form were informed by site-specific considerations
that are not directly transferable to other properties.

By contrast, Erf 1735 occupies a fundamentally different spatial and policy position. The site
is located in a different planning unit identified as a high density area that has been
transformed into a designated Business/Industrial Node, which, in terms of adopted spatial
planning principles, supports higher residential densities to promote efficient land use,
reduce fravel distances, and optimise existing infrastructure. In addition, Erf 1735 also
represents the last remaining residentially developable properties within Planning Unit 4,
where much of the land has already transitioned to non-residential uses. This places @
greater obligation on the remaining residential land to meaningfully contribute towards
accommodating housing demand.

Planning decisions are therefore not made by imposing a uniform density benchmark across
unrelated properties, nor by replicating approvals granted in materially different contexts.
Each application must be assessed on its own planning merits, taking intfo account location,
zoning intent, surrounding land uses, infrastructure capacity, policy alignment, and the
extent to which impacts are mitigated through design.

In this case, the proposed density on Erf 1735 is directly informed by its strategic location,
policy desighation, and the municipality’s broader densification objectives, and cannot be
evaluated by comparison to developments such as Monte Mare, which arise from a
different planning context altogether.

2|Page
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e Allegation That Density Is Driven by “Developer Greed”

Assertions regarding the motives of the property owners or developer are irrelevant in the
assessment of a land use application. Planning legislation and established decision-making
practice require that applications be evaluated on objective and measurable criteria, not
on subjective assumptions or perceived intent. The proper method is whether the proposal:

- Complies with the applicable planning policies and land use framework,

~ Is technically supportable by professional reports and specialist inputs,

- Appropriately mitigates potential impacts on surrounding properties and infrastructure,
and

— Advances the strategic objectives of the municipality.

The amended proposal clearly satisfies these criteriac and demonstrates a good-faith
response o municipal and public input. Importantly, the revisions are not superficial, but
constitute measurable and substantive design changes aimed at reducing impact and
improving contextual compatibility.

These amendments include, inter dlia:

— A reduction in the total number of units compared to the previous submission, resulting
in a lower overall density;

- The introduction of two-storey development along all external boundaries, providing a
softer interface with neighbouring properties;

- The confinement of three-storey building components to the centre of the site, away
from common boundaries, thereby reducing visual bulk and overlooking;

— An increase in the provision of communal open space, exceeding the minimum
requirements prescribed by the land use scheme.

Collectively, these changes represent a clear and deliberate effort to balance the need for
residential densification with sensitivity to the surrounding area. They directly contradict the
assertion that no meaningful concessions were made and instead demonstrate that the
proposal has been refined to address identified concerns while still fulfilling its intended
planning objectives.

The amended proposal therefore reflects a considered and policy-compliant outcome,
rather than an inflexible or insensitive approach to development.

e Claim That Density Should Be Absorbed Elsewhere [e.q. Fisherhaven)

The suggestion that higher-density residential development should be confined only to
“new land” outside existing neighbourhoods is fundamentally contrary to established
planning legislation and adopted spatial policy, including SPLUMA, the OMSDF, and
broader national planning principles. These policy frameworks explicitly prioritise:

- Infill development within existing urban areas,

- The efficient use of existing infrastructure and services, and

- The containment of urban sprawl.

3|Page
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Directing higher-density development away from serviced, accessible urban areas and into
peripheral greenfield locations would undermine the core objectives of spatial sustainability
and spatial efficiency. Such an approach would result in increased infrastructure costs,
longer fravel distances, greater dependence on private vehicles, and unnecessary pressure
on undeveloped land.

In contrast, the proposed development is located within an established urban areaq, in close
proximity to existing commercial, employment, and fransport nodes. It is precisely in such
locations that higher-density development is encouraged, as it enables municipalities to
maximise return on existing infrastructure investments while reducing long-term operational
and maintenance costs.

Deferring density to the urban periphery would aiso conflict with the principles of spatial
justice, as it would disproportionately affect lower- and middle-income households by
increasing fravel times and reducing access to employment opportunities and services. For
these reasons, the promotion of compact, wel-located urban development is a
cornerstone of modern planning practice and is clearly articulated in adopted policy.

Accordingly, the proposal to accommodate higher density on Erf 1735 represents a policy-
compliant and strategically sound response to housing demand. It aligns with the intent of
national, provincial, and municipal planning frameworks and does not support the notion
that densification should be displaced to undeveloped land outside existing
neighbourhoods.

o Departure of the OMLUS density regulations justification

The requested departure from the 50 Du/Ha density provision is necessary, reasonable, and
aligned with applicable planning policy. The subject property is located within a designated
densification zone, where increased residential density is anficipated and supported. While
the OMGMS is applied as a guideline document, the strict application of the 50 Du/Ha
limitation would confradict the spatial intent expressed therein, particularly within areas
identified for intensified residential development. Furthermore, several comparable
developments within Hermanus and Sandbaai have been approved at similar or higher
densities, especially where sites are well located in relation to commercial nodes, transport
routes, and existing infrastructure.

The proposal also incorporates a range of mitigation measures that materially reduce
potential impacts, including stepped building heights, reduced massing along external
boundaries, increased setbacks, and open space provision exceeding minimum
requirements. in addition, the development makes a meaningful contribution to addressing
the ongoing housing demand within a constrained urban area where limited land remains
avdilable for residential development. Departures are an explicit mechanism within the
OMLUS, intended to provide flexibility where the rigid application of scheme provisions
would undermine broader spatial objectives. In this instance, the departure facilitates a
balanced, policy-consistent outcome that supports sustainable urban growth and efficient

land use.

Conclusion on Density Objections

While the proposed density represents an intensification of land use, it is:
- Policy-supported,

- Technically assessed,
4| Page
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- Contextually appropriate,
- Mitigated through design, and
- Necessary to address documented housing demand.

The objections raised do not demonstrate that the proposal is inappropriate in planning
terms, nor do they outweigh the substantial public interest considerations supporting

approval.

RESPONSE TO OBJECTIONS: FLATS AND GR4 ZONING

Objections have been raised to the proposed rezoning to General Residential Zone 4 (GR4),
primarily on the basis that flats are allegedly incompatible with the surrounding built
environment, which largely comprises townhouses and lower-density residential
developments. While it is acknowledged that much of the immediate surrounding area is
developed under GR2 zoning, this does not preclude the consideration of GR4 zoning
where the spatial context, policy framework, and site-specific characteristics support a
higher-density residential use.

The subject property is strategically located adjacent to a designated Business/Industrial
Node, in close proximity to the Whale Coast Mall and major distributor routes. In terms of the
OMSDF and broader spatial planning principles, such locations are specifically identified as
appropriate for higher-density residential development, including flats. The proposal
therefore does not represent an arbitrary zoning request, but rather a policy-aligned
response to the site's location, accessibility, and role within the broader Sandbaai urban

structure.

It is further important to note that GR4 zoning permits both flats and townhouses, allowing
for a mixed residential typology. The proposal deliberately incorporates townhouses along
the boundaries to create a sensitive interface with neighbouring properties, while
positioning the flat components within the interior of the site. This approach ensures
contextual integration rather than incompatibility.

o Clarification Regarding “Simplexes™” and Building Typology

Objections referring to the boundary units as “blocks of flats” are factually incorrect and
reflect a misunderstanding of the proposed built form. The units proposed along the site
boundaries are two-storey townhouses (duplexes) and are not stacked flats. Each unit has
its own ground-floor footprint and independent vertical circulation, and they do not share
the characteristics of flat buildings as contemplated under the land use scheme.

In this regard, the proposed townhouses fully comply with the definition of town housing as
set out by the Overstrand Municipadlity, namely:

“Town housing” and "town housing scheme” mean a row or group of
linked, attached or detached dwelling units which are designed and
built as a harmonious architectural entity of which every dwelling unit
has a ground floor; such dwelling units may be cadastrally subdivided
or be sold individually in some other manner.

The boundary units meet this definition in all respects. They are designed as a harmonious
architectural entity, each unit has a ground floor, and the scale and typology are consistent
with town housing commonly found in transitional residential areas. Their placement along
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the boundaries is intentional and forms part of the mitigation strategy to create a lower-

scale, softer interface with neighbouring properties, thereby reducing visual bulk, perceived

density, and overlooking.

The flat components of the development are clearly limited and strategically located. Flats
are confined to three blocks situated within the interior of the site and along Bergsig Street,
where the surrounding context is more urban in nature and less sensitive than the internal
boundaries shared with adjacent residential estates. Importantly, the three-storey flat
blocks are set back approximately 28 metres from common boundaries, ensuring that their
height and massing do not dominate or visually overwhelm neighbouring properties.

This deliberate spatial separation, combined with stepped building heights, building line
compliance, and landscaping, directly addresses concerns relating to privacy, height, and
visual dominance. The development therefore does not present an indiscriminate mix of
flats and townhouses, but rather a carefully structured layout that places higher-intensity
elements where they are most appropriate and lower-intensity typologies where sensitivity
to neighbouring properties is required.

Accordingly, the characterisation of the boundary units as flats is incorrect, and the overall
layout demonstrates a considered response to both the planning framework and the
surrounding built environment.

+ Building Height and Three-Storey Development

Numerous objections focus on the presence of three-storey buildings, with calls for the
development to be limited to two storeys throughout. While the concerns regarding height
are noted, it is important to clarify that:

- A maximum height of three storeys and 9.0 metres is permitted under the proposed
zoning and is consistent with the guidance contained in the OMGMS for Planning Unit 6.
— Three-storey development is not proposed along the site boundaries. All boundary-
facing buildings are limited to two storeys, ensuring a compatible interface with

adjacent developments.
- The three-storey components are confined to the centre of the property, where their

visual and privacy impacts are substantially reduced.
The assertion that three-storey buildings are entirely foreign to Sandbaai is therefore not
supported when assessed in the context of policy, zoning intent, and the site’s location
adjacent to non-residential land uses.

« Privacy and Overlooking Concerns

Concerns regarding overlooking and loss of privacy have been carefully considered and
addressed through a range of deliberate design responses and mitigation measures
incorporated into the proposal. These include:

- The strategic positioning of flat blocks away from common boundaries, ensuring that
higher buildings are centrally located and do not directly abut neighbouring properties;
- The orientation of balconies and habitable room windows to limit direct overlooking into

neighbouring private open spaces;
- The retention of existing mature trees along shared boundaries, which already provide

a level of natural screening;
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- Additional tree planting and landscaping to enhance visual buffers and further mitigate
overlooking and perceived bulk;
- Full compliance with prescribed building lines and setbacks applicable to the proposed

zoning.

It is important to note that planning law does not guarantee an absolute right to
unobstructed views or complete visual privacy. Rather, the test is whether reasonable and
proportionate measures have been taken to mitigate potential impacts. In this regard, the
proposal demonstrates a high degree of sensitivity to surrounding properties.

Furthermore, it is relevant to highlight that townhouses developed on separate erven are
routinely permitted to be constructed closer to common boundaries than the setbacks
proposed in this development. In many conventional town housing and single residential
developments, buildings may be positioned at 3.0m or less from side boundaries, subject to
zoning parameters. By contrast, the proposed development adheres to larger setbacks and
a stepped height approach, particularly where higher buildings are involved.

When assessed against what could reasonably be developed on the site in terms of existing
zoning rights, the proposal represents a more controlled and mitigated outcome in terms of
privacy and overlooking. The combination of building placement, setbacks, height
transitions, and landscaping ensures that potential impacts are reduced to an acceptable
level and do not constitute a planning basis to refuse the application.

« Character and Aesthetic Compadtibility

The character of Sandbaai is not uniform, but rather comprises a range of residential
typologies, densities, and built forms, particularly along its interfaces with commercial and
industrial land uses. The proposed development reflects this fransitional character and does
not seek to replicate low-density suburban typologies in a location specifically identified for
densification.

Aesthetic preference is inherently subjective and cannot, onits own, form a defensible basis
for refusal. The proposal has been designed with articulated massing, stepped heights,
landscaping, and varied building forms to reduce visual dominance and avoid a monolithic
appearance.

« Management and Sectional Title Concerns

Concerns regarding the long-term management of a sectional title scheme, levy
affordability, and potential future maintenance issues are speculative and fall outside the
scope of land use planning. The establishment and management of a body corporate are
governed by the Sectional Titles legislation, which provides mechanisms to ensure proper
management, financial planning, and maintenance of common property.

Furthermore, the presence of modern infrastructure such as lifts, backup power, and shared
services is not unigque to this development and is routinely accommodated in contemporary
residential estates throughout the Overstrand and wider Western Cape.

e« Conclusion on Flats and GR4 Objections

While objections to flats and three-storey buildings are noted, the proposal has been
carefully structured to respond to its context, comply with policy, and mitigate impacts. The
GR4 zoning is appropriate given the site's location, accessibility, and role in addressing
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housing demand. The amended design clearly demonstrates a balanced approach,
combining townhouses and flats in a manner that respects neighbouring properties while
fulfilling municipal densification objectives.

The objections raised do not demonstrate that the proposed zoning or building height is
inappropriate in planning terms, nor do they outweigh the substantial policy, spatial, and
public interest considerations supporting the application.

, as the proposal fully complies with technical, environmental, and planning requirements.
RESPONSE TO OBJECTIONS: AFFORDABILITY AND TARGET MARKET

Objections relating to affordability rely on the incorrect assumption that housing provided
in response to municipal objectives must be accessible to all income groups or must
specifically cater for employees working within the adjacent mall or immediate area. This is
not the test applied in land use planning. Municipal housing objectives seek to broaden the
range of housing opportunities across multiple market segments, including entry-level, gap-
market, and mid-market buyers.

The proposed development explicitly provides a range of unit types and price points,
including:

¢ One-bedroom flats priced from approximately R1.3-R1.4 million,

« Two-bedroom flats in the lower-to-mid price range,

e Higher-end townhouses positioned along the boundaries to integrate with the
surrounding residential fabric.

This mix directly supports market diversity and inclusion, rather than a single homogenous
product. The fact that not all residents employed in the immediate vicinity may qualify for
a bond does not render the development unaffordable or misaligned with municipal
objectives. Housing markets function across regional catchments, not solely within walking
distance employment nodes.

Importantly, the proposed price points fall well below many recently approved residential
developments in Sandbaai and Hermanus, where unit prices routinely exceed R3 million.
The development therefore contributes to improving affordability relative to prevailing
market frends, rather than exacerbating exclusion.

o Market Demand and Unsold Flats

References to unsold flats currently listed on property platforms do not constitute reliable
planning evidence. Property listings reflect short-term market dynamics, pricing strategies,
timing, and individual seller circumstances, rather than long-term structural housing
demand.

Municipal planning decisions are informed by:

Adopted spatial frameworks,

Population growth projections,

Housing demand modelling, and

The strategic need to diversify housing supply within accessible urban areas.

|
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The OMSDF confirms an ongoing and growing demand for additional dwelling units within
the Greater Hermanus area. The existence of units currently on the market does not negate
this demand, nor does it undermine the legitimacy of providing new, well-located housing
options.

Conclusion on Affordability

The proposed development provides a balanced, policy-aligned housing response that
improves affordability relative to prevailing market conditions, broadens access to a well-
located areq, and contributes meaningfully fo addressing documented housing demand.

The objections do not demonstrate that the proposal is inappropriate in planning terms, nor
do they justify refusal or downscaling of a development that aligns with adopted spatial
objectives and the public interest.

RESPONSE TO OBJECTIONS: SPATIAL JUSTICE

The interpretation of spatial justice advanced in the objections is overly narrow and
misconstrues the intent of the principle. Spatial justice does not require housing to be free,
subsidised, or accessible to every income group within a single development. Rather, it
seeks to:

e Improve access o opportunities,
¢« Reduce spatial exclusion,
o Enable more people to live closer to services, employment, and amenities.

The proposed development advances spatial justice by enabling moderate-income
households to access a well-located area that would otherwise remain inaccessible if
limited to low-density, high-value housing typologies only. Without densification, land in
Sandbaai would continue to be consumed by large, expensive units, further enfrenching
exclusivity.

With regard to finishes and quality, land use planning does not regulate internal finishes or
market positioning. However, the architectural design, scale, landscaping, and interface
treatment ensure that the development integrates appropriately with its surroundings,
irrespective of internal specification.

RESPONSE TO OBJECTIONS: BLUE FLAG / BEACH

« Alleged Wetland Status and Requirement for an Environmental Impact Assessment

Claims that the subject property constitutes a wetland, or that an Environmental Impact
Assessment (EIA) is required, are not supported by any regulatory or specialist evidence. The
property is located within the existing urban areaq, is not identified as a wetland or critical
biodiversity area in the OMSDF or associated environmental mapping, and does not fall
within an Environmental Management Overlay Zone.

In terms of NEMA and the EIA Regulations, an EIA is triggered only where listed activities
occur within identified sensitive environments or where thresholds are exceeded. The
proposed development does not trigger any listed activities requiring environmental
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authorisation. Historical anecdotal references to seasonal water presence or prior land
conditions do not, in themselves, confer wetland status in law.

Accordingly, the absence of an EIA does not constitute an omission, but rather reflects
compliance with the applicable legislative framework.

« Water Table and Groundwater Concerns

It is acknowledged that parts of Sandbaai experience seasonally high groundwater levels,
which is a known condition within the broader area and not unique to the subject property.
This condition does not preclude development and is routinely addressed through
appropriate engineering design.

To mitigate potential impacts, the proposal includes the installation of a sub-soil drain / agri-
drain system along the western boundary, designed to intercept and manage groundwater
movement in a controlled manner. This system will be integrated with the internal
stormwater network and linked to the municipal system, subject to municipal approval.

Concerns regarding interference with groundwater flow, boundary walls, or neighbouring
swimming pools are therefore addressed through engineering controls, not left
unmanaged. Final design and construction will be subject to approval by the Overstrand
Municipality's engineering departments, ensuring that the system is safe, effective, and
compliant with required standards.

o Stormwater Management

The proposed development will be required to comply with the municipality's stormwater
management standards. Stormwater will be managed on-site through a combination of
attenuation and controlled discharge.

The assertion that End Street lacks stormwater infrastructure does not negate the
municipality’s ability to require appropriate stormwater design as part of the development
approval. No development may proceed without approved stormwater management
plans, and any upgrades required to accommodate additional runoff will be implemented
at the developer’s cost.

Concerns regarding increased runoff as a result of coverage are therefore addressed
through engineering design and municipal oversight, not through speculative assumptions.

e Gas Supply and Fire Safety

Objections relating to piped gas and fire risk are noted, but it is important to clarify that gas
installations are governed by strict national safety standards and building regulations. The
location, storage, and distribution of gas infrastructure will be subject fo:

e SANS standards,
¢ Building plan approval processes,
+ Fire safety and emergency access requirements.

Gas cylinders or centralised systems will be housed in compliant, ventilated enclosures and
designed to minimise risk. Emergency access, evacuation routes, and fire safety measures
will be incorporated into the final building plans and approved by the relevant authorities
prior to construction. -
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Concerns about hypothetical evacuation scenarios, while understandable, do not reflect
a planning or regulatory basis to refuse the application. Simitar systems operate safely in
numerous residential estates throughout the Overstrand and Western Cape.

« Borehole Use and Water Management

The proposed borehole is infended solely for common-area irrigation and forms part of a
water-wise landscaping strategy. Its use will not involve uncontrolled abstraction, nor will it
result in continuous or excessive watering. Borehole use is subject to regulatory controls and
must comply with applicable water use legislation.

The introduction of alternative water sources reduces reliance on municipal potable water
and is consistent with sustainability objectives.

+ Biodiversity and Wildlife

Despite the absence of any statutory environmental sensitivity, the property owners have
committed to conducting a manual fauna sweep prior to construction to relocate any small
wildlife encountered. This measure demonstrates a responsible and precautionary
approach, even where not legally required.

+ Conclusion on Environmental Objections

The environmental objections raised are largely based on anecdotal history, speculation,
and hypothetical risk scenarios, rather than regulatory triggers or technical evidence. The
proposal complies with environmental legislation, does not require an EIA, and incorporates
appropriate engineering and management measures to address groundwater, stormwater,
fire safety, and sustainability considerations.

Environmental matters raised do not demonstrate a material planning or environmental risk
that would justify refusal of the application. All relevant aspects will remain subject to

detailed design approval and municipal oversight, ensuring protection of both the
environment and neighbouring properties.

RESPONSE TO OBJECTIONS: OPEN SPACE, LANDSCAPING AND AMENITY PROVISION

« Compliance with Open Space Requirements

Objections have been raised suggesting that the provision of approximately 11.49%
communal open space is insufficient or non-compliant for a development of this nature. This
assertion is incorrect. The OMLUS requires a minimum of 10% communal open space for
developments of this zoning category, excluding parking, roads, and service areas. The
proposed development exceeds this requirement, providing a larger quantum of open
space thanis prescribed.

It is important to emphasise that compliance with statutory minimum standards is the
primary planning test. There is no adopted municipal policy or guideline prescribing a higher
mandatory percentage of communal open space for developments of this scale within the
Overstrand Municipality. The claim that the proposal is “significantly below accepted
amenity standards” is therefore not supported by any adopted planning instrument.
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+ Scale of Open Space Reldtive to Site Size

The suggestion that the open space provision is inadequate because of the site’s size
misunderstands the nature of proportional standards. Planning controls operate on
percentage-based thresholds precisely to ensure equity across different site sizes. Smaller
sites are not required to provide disproportionately larger open spaces than larger sites;
rather, they must comply with the same proportional standard.

The argument that open space would be unusable if all residents used it simultaneously is
hypothetical and not a recognised planning assessment criterion. Communal open space
is infended to function as a shared amenity, used at different times and for varied purposes,
not as a space designed to accommodate all residents concurrently.

o Quality, Distribution and Function of Open Space

The assessment of open space is not limited to percentage alone, but also considers quality,
usability, and integration. The proposed communal open spaces are:

+ Centrally located and accessible,
» Landscaped to provide passive recreational opportunities,
« Designed to function as usable green areas rather than residual land.

The proposal does not rely on a single small area to serve the entire development, but rather
incorporates distributed landscaped areas, pedestrian routes, and green buffers
throughout the site. This approach enhances usability and avoids over-concentration of
activity in one location.

¢ Noise and Amenity Concerns

Concerns regarding potential noise arising from the use of communal open spaces are
noted. However, such concerns are largely speculative and do not constitute a defensible
basis for refusal. Communal open space is a normal and anticipated component of
residential living, particularly within an urban context. The presence of children playing,
residents walking, or limited social interaction within shared spaces does not amount to an
unreasonable nuisance, but rather reflects ordinary residential activity.

The proposed communal open spaces are located both internally within the development
and some space are positioned adjacent to neighbouring properties. Their design and
location, together with landscaping and boundary treatments, assist in mitigating potential
noise spill-over beyond the site. Importantly, the scale and function of the proposed open
spaces are intended for passive recreation, not organised events or high-intensity activities.

Furthermore, all owners, occupiers, and future tenants within the development will be
subject fo the body corporate constitution and house rules, which provide an effective and
enforceable mechanism to regulate behaviour and protect residential amenity. It is well
recognised that poor management would negatively affect not only surrounding properties
but also the development itself and the long-term value of the units. As such, the body
corporate has a vested interest in ensuring appropriate conduct and effective
management.
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To address potential noise concerns, the constitution and/or house rules will include

provisions similar to the following:

“(1) An owner, occupier and/or tenant must be cognisant of the close proximity of the
sections to one another and must not allow any persistent and unreasonable noise levels fo
disturb other owners, occupiers and/or fenants.

(2] An owner, occupier and/or tenant must not create noise likely to interfere with the
peaceful enjoyment of another section or another person's peaceful enjoyment of the
common property.

(3] Excessive noise must be avoided from 22:00 to 08:00 Sunday to Thursday, and between
23:00 to 08:00 on Friday and Saturday.

(4) Owners, occupiers and/or tenants must take every effort that they and/or their visitors
arriving or departing to do so with little disturbance to other owners, occupiers and/or
tenants.

(5] Radios, musical instruments, CD players, record players, felevision sets, Bluetooth
speakers etc., must be used in such a manner so as not to be heard in adjoining unifs or on
the common property.

(6) Power tools and other noise-producing equipment if operated outside the times
stipulated above must cause minimum nuisance fo other owners, occupiers and/or
tenants.”

&

“Vehicles

(1) Any person/s entering the scheme must obey all signs and road markings containing
directions for the use and parking of vehicles on the common property.

(2) No unlicensed person may drive any vehicle on the common property.

(3] No hooters may be sounded within the scheme or outside the security gafe, other than
in an emergency.

{4) No slamming of vehicle door/s.

(5) No revving of engines excessively.

(6) No vehicle radio and/or sound system may be set at a volume audible oufside the
vehicle.”

These measures provide clear, enforceable standards for acceptable behaviour and are
commonly applied in sectional title developments to successfully manage noise and
protect residential amenity.

In conclusion, the proposed development incorporates both design-based mitigation and
management-based controls to address noise-related concerns. When assessed in context,
the potential for noise impacts is neither excessive nor unusual for aresidential development
of this nature and does not justify refusal or further reduction of the proposal.

Landscaping and Retention of Existing Trees

Objections suggesting that existing frees cannot be retained are premature and do not
take into account the detailed design and construction processes that follow land use
approval. The property owners have committed to a considered landscaping and tree
retention strategy, which seeks to balance development requirements with the preservation
of existing vegetation where feasible.
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In this regard, the owners commit to:

» Retaining mature trees along boundary areas where feasible, particularly where such
trees contribute to visual screening, privacy, and the softening of the interface
between the proposed development and neighbouring properties;

» Supplementing existing vegetation with additional planting, including indigenous
and climate-aoppropriate species, to ensure that effective screening and
landscaping objectives are achieved even in instances where individual trees
cannot be retained due to construction or servicing constraints.

It is recognised that not all existing trees can be preserved without compromising structural
safety, building footprints, or engineering requirements. However, the landscaping
approach is hot limited to tree retention alone, but rather focuses on achieving equivalent
or improved landscaping outcomes through a combination of retained vegetation, new
planting, and structured landscape design.

Detailed landscaping plans will be prepared as part of the subsequent design and
implementation phase and will be subject to municipal approval and enforcement as @
condition of approval. These plans will ensure that landscaped areas are properly
established, maintained, and integrated into the overall development layout.

The objective is therefore not to preserve every existing tree at all costs, but to deliver a well-
landscaped, visually softened development that enhances amenity, maintains privacy,
and contributes positively to the character of the area. This approach aligns with accepted
planning practice and ensures that environmental and visual considerations are responsibly
addressed in the final development.

o Infrastructure and Amenity Facilities

References to the size of ancillary facilities such as the refuse room and storage areas
require clarification. These facilities form part of the communal property of the development
and are provided to support the day-to-day functioning and management of the scheme.
While they are located within areas designated as communal space for the development,
their inclusion is intentional and appropriate, as they serve an essential operational role and
contribute to the orderly and efficient use of the site.

The sizing of these facilities is based on functional requirements and applicable municipal
standards, ensuring that they are adequate for the scale of the development without being
excessive or infrusive. Their provision does not detract from the usability of the communal
open space, nor does it compromise the overall amenity of the development. Instead, they
are integrated in a manner that balances operational needs with landscaping and
recreational space.

The development does not propose a large or intensive recreational building commonly
associated with a “clubhouse”. Rather, it focuses on providing functional, well-maintained
communal facilities that are appropriate to the nature, scale, and residential character of
the development. This approach ensures that communal space is used efficiently and
responsibly, while still meeting the amenity needs of residents and complying with
applicable planning and management requirements.

SPLUMA Liveability and Sustainability

The proposal complies with SPLUMA principles relating to liveability and sustainability by:
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e Providing compliant and usable communal open space,
e Integrating landscaping and green buffers,

e Locating higher-density housing in a serviced, accessible urban area,
» Reducing pressure on peripheral greenfield land.

There is no basis to conclude that the development undermines liveability simply because
it introduces a higher density than adjacent low-density complexes. Density, when
appropriately designed and mitigated, is not inherently incompatible with quality living
environments,

Conclusion on Open Space and Landscaping Objections

The proposed development meets and exceeds statutory open space requirements,
provides usable and well-located communal amenities, and incorporates landscaping
measures that mitigate visual and amenity impacts. The objections raised are largely
speculative, subjective, or based on expectations that exceed adopted planning
standards.

Accordingly, the objections relating to open space, landscaping, and amenity provision do
not demonstrate non-compliance with planning policy nor justify refusal or reduction of the
proposed development.

RESPONSE TO OBJECTIONS: PRIVACY, OVERLOOKING, LIGHT POLLUTION, BOUNDARY
TREATMENT AND VISUAL IMPACT

¢ Building Height and Roof Form

Objections relating to building height, roof form, or potential future additions are noted. The
proposal complies with the height parameters applicable to the proposed zoning, and
three-storey buildings are not proposed along any common boundary. Instead, they are
deliberately located within the interior of the site to minimise visual dominance and
overlooking.

Any rooftop installations such as solar panels or lift overruns will be subject to building
regulations and municipal approval and cannot be used to create additional storeys or
bulk. The final roof forms and building envelopes will be controlled through the building plan
approval process.

¢ Light Pollution

Concermns regarding light pollution have been acknowledged and addressed through
specific mitigation measures incorporated into the proposal, including:

- Use of shielded, downward-facing light fittings to limit light spill;

- Selection of low-intensity, warm-colour lighting rather than high-glare fittings;

- Instaliation of timers and motion sensors to ensure lighting is activated only when
necessary;

- Use of landscaping and boundary treatments o screen and soften light sources.

These measures ensure that external lighting meets safety and security needs without

causing unreasonable light infrusion into neighbouring properties.
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¢ Boundary Walls and Interface Treatment

Boundary walls and interface treatments will be addressed as part of the detailed design
and building plan approval process. All boundary walls are existing and it is important to
note that there will be no attachment of buildings, carports, or structures to neighbouring
boundary walls. All such elements will be independently consiructed and subject to
municipal approval.

e Views and Visual Impact

The proposed development will result in a change o the existing visual environment. Such
change is, however, anticipated and supported within a designated densification area
where policy expressly encourages more efficient use of well-located urban land. Visual
change alone does not constitute a planning harm, nor is there a legal entitlement to the
preservation of existing views. Planning assessments instead focus on whether a
development results in an unreasonable or unacceptable visual impact, taking into
account zoning rights, scale, context, and mitigation measures.

The amended proposal has been carefully designed to manage visual impact through a
graduated and sensitive built form response. Building heights step down toward the site
boundaries, with two-storey connected townhouses forming the interface with
neighbouring developments and three-storey components limited to the centre of the site.
This stepped massing approach ensures that the development does not appear abrupt or
dominant when viewed from surrounding properties and streefts.

In addition, generous setbacks, compliance with prescribed building lines, and the retention
and reinforcement of boundary landscaping contribute to softening the visual presence of
the development. Mature trees and additional planting along boundary areas will further
screen built form and reduce visual intrusion over time. When combined, these measures
ensure that the development does not present as monolithic, overbearing, or visually
infrusive, but rather as a well-integrated residential environment that responds appropriately
to its urban context.

When assessed holistically and against applicable planning policy, the visual impacts of the
proposed development are considered acceptable, proportionate, and consistent with
the intended character and evolution of the area.

e Requirement for Additional Studies

Requests for additional sightline, shadow, or visual impact studies are noted. However, such
studies are not prescribed requirements under the applicable planning framework. The
proposal complies with zoning controls relating to height, coverage, and setbacks, which
are the recognised mechanisms for managing visual and sunlight impacts.

Conclusion

The amended proposal demonstrates that reasonable, policy-aligned mitigation measures
have been implemented to address privacy, overlooking, light pollution, and visual impact.
The objections raised rely largely on speculative assumptions or subjective expectations that
exceed what planning legislation seeks to protect.
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When assessed holistically, the development represents a balanced and defensible
planning outcome that responds to housing demand while respecting the surrounding
context.

RESPONSE TO OBJECTIONS: SERVICES AND INFRASTRUCTURE CAPACITY

e General Approach to Services Assessment

Objections relating to infrastructure capacity are noted. It is important to clarify that land
use applications are not approved in isolation from engineering oversight. All service
connections, upgrades, and mitigation measures are subject to review and approval by
the relevant internal municipal engineering deparments. A development may only
proceed once the municipality is satisfied that sufficient capacity exists or that appropriate
upgrades and contributions are secured as conditions of approval.

The proposal therefore does not bypass infrastructure constraints, nor does it rely on
assumptions. Engineering feasibility is assessed through a regulated, phased process, and
approvals are conditional upon compliance with municipal requirements.

 Sewerage and Conservancy Tank System

It is acknowledged that Sandbaai does not currently have a conventional waterborne
sewer system and relies on conservancy tanks connected to a small-bore network. In
response, a communal conservancy tank is proposed for the development, subject to
approval by the Overstrand Municipality.

The size, location, and servicing frequency of the communal tank will be determined by
engineering design standards and municipal requirements, not arbitrary assumptions. The
system will be designed to safely accommodate anficipated flows, with servicing schedules
aligned to municipal operational capacity. Concerns regarding tanker access, frequency,
and capacity will be addressed through engineering design and conditions of approval.

The proposal fo consolidate multiple individual tanks intfo a single managed system is
considered an improvement over dispersed individual systems, reducing maintenance risk
and improving operational efficiency. Failure scenarios are not unique to this development
and are managed through standard municipal emergency response protocols applicable
to all conservancy-based systems in the area.

o Stormwater Management and Water Table

Claims that the site constitutes a wetland are not supported as mentioned previously. The
property is located within an existing urban area, is not identified as a wetland or
Environmental Protection Overlay Zone, and does not trigger an Environmental Impact
Assessment under applicable legislation.

That said, the presence of a seasonally high-water table has been acknowledged and
addressed. The proposed stormwater management strategy includes:

- Installation of sub-soil drainage and agri-drains along the western boundary;
- On-site attenuation measures to confrol runoff;
- Controlled discharge into the municipal stormwater system, subject to engineering

approval.
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Stormwater systems are designed based on prescribed return periods and rainfall intensities,
not anecdotal flood events. The final stormwater design will be prepared by a professional
engineer and approved by the municipality prior to construction. Development will not
proceed unless municipal engineers are satisfied that downstream impacts are mitigated.

o Water Supply

A water capacity analysis has been undertaken by GLS Consulting (Pty) Ltd, and the
findings indicate that the proposed development can be accommodated without
unacceptable impact, subject to standard conditions and contributions. The appointment
of a professional consultant by the developer does not undermine the credibility of the
assessment, as all findings are independently reviewed and accepted or rejected by the
municipality.

In addition, the development incorporates water-wise measures, including:
— Borehole supply for irrigation of common areos;
- Water-efficient fittings;

— Reduced reliance on potable water for landscaping.

Municipal water conservation directives apply equally to all developments and residents,
and compliance will be enforced through municipal mechanisms.

« Electricity Supply and Backup Power

Electricity supply capacity will be assessed and approved by the relevant municipal
department prior to connection. Any required upgrades will be implemented at the

developer’s cost.

Backup power systems are proposed to support essential services during outages. These
systems will be designed in compliance with applicable standards, including appropriate
housing, ventilation, and acoustic mitigation where required. Generator noise, fire safety,
and placement are addressed at the building plan approval stage and are subject to strict
regulation.

The provision of gas for selected appliances reduces reliance on the electrical grid and
forms part of a broader resilience strategy.

¢« Refuse Management

The refuse room size has been calculated based on functional requirements and municipal
standards, not comparisons to private garages. Refuse removal will occur in accordance
with municipal schedules, and the refuse room will be ventilated, enclosed, and managed
to prevent odours and pest issues.

Centralised refuse management is standard practice in developments of this nature and is
subject to municipal inspection and compliance monitoring.

+ Emergency Access and Fire Safety

Emergency access, fire separation, evacuation routes, and fire safety systems are regulated
through the building plan approval process and enforced by the fire department. These

18| Page



238 20/28

&=
WRAP;

requirements apply irespective of density and are mandatory conditions prior to
occupation.

Gas installations, backup power systems, and lift infrastructure are all subject to statutory
compliance and inspection.

« Allegations of Infrastructure Collapse

Assertions that the development will inevitably lead to infrastructure failure are speculative
and unsupported by technical evidence. If existing infrastructure were incapable of
supporting any additional development, the municipality would not permit new
connections.

Importantly, the developer is required to contribute financially to bulk infrastructure,
ensuring that the municipality is not burdened with unfunded service upgrades. These
contributions benefit the broader area, not only the proposed development.

« Request for Additional Studies

Requests for a “full independent Municipal Services Capacity Assessment” are noted.
However, the municipality already performs this function internally as part of its statutory
mandate. Additional third-party studies are not required unless identified by the municipality
Qs necessary.

o Conclusion on Services and Infrastructure

The proposed development has been responsibly planned within the contfext of existing
infrastructure constraints. All services are subject to municipal approval, engineering design,
and enforceable conditions. The objections raised rely largely on worst-case assumptions
and anecdotal experience rather than recognised planning and engineering standards.

When assessed through the correct statutory and technical processes, the development is
considered serviceable, manageable, and compliant, with appropriate safeguards in
place to protect both future residents and the surrounding community.

RESPONSE TO OBJECTIONS: TRAFFIC, ACCESS AND PARKING

+ Traffic Assessment Methodology

Objections alleging that the Traffic Impact Statement is inaccurate or misleading are noted.
The Traffic Impact Statement was prepared by a suitably qualified professional engineer
and follows accepted engineering and municipal fraffic assessment methodologies. Traffic
assessments are not based on anecdotal observations but on measured traffic counts,
accepted trip generation rates, and engineering modelling, which are then reviewed by
the Municipality's traffic and engineering departments.

Traffic studies do not rely on isolated worst-case scenarios such as peak holiday congestion
or speculative assumptions about maximum vehicle ownership. Instead, they assess
average weekday peak conditions, which is standard practice and required to ensure
consistency and comparability across developments. Holiday congestion in Sandbaai is a
regional and seasonal phenomenon, driven primarily by tourism, schools, and commercial
activity, and cannot reasonably be attributed to a single residential development.
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» Trip Generation and Vehicle Ownership Assumptions

Claims that each dwelling unit will generate two vehicles or that the development will result
in “catastrophic” traffic impacts are speculative and unsupported by planning or
engineering standards. The Traffic Impact Statement applies conservative and accepted
vehicle ownership and trip generation rates based on unit mix and size.

Importantly:

— Not all units will generate peak-hour frips simultaneously;
- Smaller one-bedroom units typically generate fewer trips than family homes;
— Trip distribution is spread across multiple directions and times of day.

e Access Amangement and Road Network Function

The proposed access strategy deliberately splits access and egress between End Street
and Bergsig Street to distribute traffic load and avoid concentrating movements at a single
point. This approach improves operational efficiency and safety compared to a single
access arrangement.

End Street functions as a local street and is capable of accommodating the anticipated
increase in traffic associated with the development. The Traffic Impact Statement confirms
that no widening or structural upgrading of End Street is required to support the proposal.
Concerns regarding the inability to widen End Street are therefore not relevant, as no
widening is proposed or required.

Bergsig Street is classified as a higher-order urban road and already accommodates traffic
associated with the mall, schools, and industrial uses. The proposed development represents
a marginal increase relative to existing background traffic, and the Traffic Impact
Statement confirms that this increase can be accommodated without unacceptable
operational impact.

o Existing Congestion and Redional Traffic Conditions

It is acknowledged that Bergsig Street and the Main Road experience congestion during
peak periods. However, this congestion is pre-existing and primarily attributable to:

The Whale Coast Mall;

Schools and school-related traffic;

Regional through-traffic and delivery venhicles;
Holiday and seasonal tourism peaks.

General planning principles does not require new developments o resolve existing area-
wide congestion unrelated to the site. The test is whether the development materially
worsens conditions, which the Traffic Impact Statement confirms it does not.

Reliance on De Zandt's infrastructure upgrades is not an avoidance of responsibility but

reflects cumulative planning within the broader road network. Each development is
assessed individually, and this proposal meets the applicable thresholds.
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o Parking Provision and Boundary Parking

Parking provision within the development complies with municipal requirements and has
been carefully designed to be accommodated on-site. Parking areas along boundary
interfaces are screened and setback, and any covered parking structures will be subject to
building plan approval, including height, design, and material considerations.

No parking structures will be attached to neighbouring boundary walls, and all parking
layouts remain fully within the subject property.

o Pedestrian Safety and Non-Motorised Transport

Concerns regarding pedestrian movement are noted. Pedestrian activity along Bergsig
Street is already a function of the mall, schools, and surrounding residential developments.
The proposed development includes controlled access points, infernal walkways, and a
pedestrian gate to facilitate safe internal movement.

Any further pedestrian infrastructure requirements identified by the Municipality may be
imposed as conditions of approval. The absence of formal pavements in certain streets is a
broader municipal infrastructure matter and cannot reasonably be attributed to this
development alone.

+ Reguests for Additional Traffic Studies

Requests for a new or independent traffic assessment are noted. However, the Municipality
is the competent authority to determine whether additional information is required. The
submitted Traffic Impact Statement meets the standard requirements for developments of
this nature and has been prepared in accordance with accepted engineering practice.

Further studies are not warranted unless specifically requested by the Municipality following
its technical review.

o Conclusion on Traffic and Parking

The traffic and parking objections are largely based on worst-case assumptions, anecdotal
experience, and regional congestion issues rather than accepted planning and
engineering criteria. The Traffic Impact Statement demonstrates that:

- Theroad network can accommodate the proposed development;
- Access arrangements are appropriate and safe;

- Parking is adequately provided on-site;

- The development will not result in unacceptable traffic impacts.

When assessed objectively and in accordance with municipal standards, the proposed
development represents a manageable and acceptable traffic outcome within an
established urban area.
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RESPONSE TO OBJECTIONS: SOCIO-ECONOMIC IMPACT AND HOUSING NEED

« Housing Need and Planning Basis

Objections questioning the existence of housing need or the financial capacity of
prospective buyers are noted. It is important to clarify that land use planning assessments
do not require a market survey of individual buyers’ financial circumstances. Housing need
is assessed through adopted municipal and provincial spatial frameworks, population
growth frends, and housing supply indicators, all of which confirm sustained demand for
additional residential opportunities within the Greater Hermanus and Sandbaai area.

The OMSDF explicitly identifies Sandbadai as part of the Greater Hermanus growth area and
acknowledges a significant shortfall in dwelling units over the medium to long term. The
proposed development responds directly 1o this policy context by providing additional
housing within the existing urban footprint, rather than extending development into
peripheral or environmentally sensitive areas.

The presence of listings on private property platforms does not negate housing demand.
Listings reflect market turnover and pricing, not unmet demand, and do not account for
unit type, size, location, or accessibility. Planning authorities do not determine housing need
based on online listings, but on policy-led growth projections and spatial planning
objectives.

o Affordability and Target Market

Concerns regarding affordability have been considered. The proposed development
provides a range of unit types and price points, from smaller one-bedroom flats through to
larger townhouses. This approach is consistent with accepted planning principles aimed at
promoting housing diversity and inclusivity, rather than delivering a single, uniform product.
Affordability in planning terms does not equate 1o subsidised housing or free allocation of
units. It refers to broadening access to the housing market by providing units at price points
lower than those typically found in newer Sandbaai developments, which predominantly
cater to the medium to higher-end market. Entfry-level housing in coastal towns such as
Hermanus is, by necessity, relative to local market conditions and land values.

The fact that not every resident employed at the mall or in the immediate area may qualify
for a bond does not invalidate the planning rationale. Housing markets operate across a
spectrum, and developments are not required to cater exclusively to one income group 1o
meet planning objectives.

¢ Socio-Economic Impact of Construction

Objections suggesting that construction activity will impose an undue burden on the
municipality through migrant labour are speculative and not supported by evidence.
Construction employment is temporary in nature, and labour accommodation
arrangements are governed by labour legislation and contractor responsibilities. There is no
planning basis to assume that temporary construction workers will permanently settle in the
area or that this development will create an additional housing obligation for the
municipality.
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Furthermore, while some construction materials may be sourced from regional suppliers,
local service providers typically benefit from labour, logistics, accommodation,
maintenance, and ancillary services during construction. These impacts are well
recognised in planning assessments and form part of the short-term economic benefit of
development.

¢ Long-Term Economic Contribution

The long-term socio-economic impact of the development arises from:

- Increased municipal rates and service charges;
- Additional population supporting local businesses and services;
—  More efficient use of existing infrastructure within the urban area.

Arguments that residents would “spend money at the mall regardless of where they live"
overlook the fundamental planning principle that population growth must be spadtially
accommodated. Housing people closer to employment nodes, services, and retail facilities
reduces travel distances, supports local economies, and aligns with spatial efficiency
objectives.

« Perceptions of Social Decline

Assertions linking higher density housing to social decline, crime, noise, or reduced property
values are generalised and unsupported by planning evidence. Density alone is not a
determinant of social outcomes. Well-designed, well-managed residential developments
across Hermanus and the Overstrand demonstrate that higher density can coexist with
stable, desirable neighbourhoods.

Such assumptions are subjective in nature and do not constitute a valid planning
consideration.

« Equity and Spatial Planning Objectives

References to spatial justice and equity have been misunderstood in the objections. The
planning intent is not to impose social change “at the expense” of existing residents, but to
ensure that growth is accommodated fairly, efficiently, and sustainably within the urban
areq, as required by adopted spatial policy.

Failure to provide additional housing in well-located areas would exacerbate exclusion,
increase commuting distances, and shift growth pressure to peripheral locations. The
proposed development seeks to balance growth with mitigation, rather than displacing it
elsewhere.

¢+ Access-Related Obijection

The objection relating to the location of the entrance has been noted. As confirmed in the
Traffic Impact Assessment, the split access arrangement between End Street and Bergsig
Street was selected to distribute traffic, improve safety, and reduce congestion. This
configuration has been professionally assessed and is supported by the traffic engineer and
municipal review process.

23| Page



243 25/28

e Conclusion on Socio-Economic Impact and Housing Need

The objections raised rely largely on assumptions about market behaviour, affordability, and
social outcomes rather than on adopted planning policy or technical evidence. The
proposed development aligns with the OMSDF, responds to identified housing demand,
supports economic activity, and contributes to spatial efficiency within the Sandbaai area.

From a planning perspective, the socio-economic impacts of the development are
appropriate, manageable, and consistent with municipal objectives, and do not provide a
basis for refusal of the application.

RESPONSE TO OBJECTIONS: SECURITY

Comments relating to security concerns have been noted. However, the objections do not
provide any factual or evidence-based reasons demonstrating how the proposed
development would result in a deterioration of security for adjacent properties. Generalised
assumptions regarding the behaviour, age, or gender of future occupants are speculative,
subjective, and not a relevant planning consideration.

Land use planning assessments are based on design, management, and enforceable
controls, not on conjecture about the personal characteristics of future residents. The
suggestion that residents of higher-density housing are inherently prone to aggressive or
criminal behaviour is unfounded and cannot be relied upon in evaluating a land use
application.

It is important to clarify that any boundary wall is the responsibility of the owner on whose
land it is constructed. Where a boundary wall straddles a property boundary, responsibility
is shared between the adjoining owners. This principle also applies to any electric fencing.
The proposed development will not rely on the boundary walls of neighbouring complexes
for security purposes unless formal agreement is in place. Where required, new boundary
walls and electric fencing will be constructed entirely within the subject property and
maintained by the homeowners' association.

Security is a critical consideration in the South African context, and the owners, who are
also the developers, have token a proactive and comprehensive approach. The
development will be undertaken using established local construction teams, and a
professional security firm will be appointed during the construction phase. This firm will be
responsible for securing the site, controlling access, and ensuring that contract workers
remain on the premises during working hours, thereby preventing unauthorised movement
into surrounding neighbourhoods.

Following completion, it is anticipated that the same or a similar professional security
provider will continue to manage security within the development during the initial
operational phase, until the body corporate is formally established and has held its first
annual general meeting. This ensures continuity of security management during the critical
transition period.

The completed development will incorporate multiple layers of security, including:

—  Controlled access points with access control systems for residents, staff, and visitors;
- Optical surveillance cameras providing 24-hour monitoring of common areas and

access points;
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- FElectric perimeter fencing where required;

- Managed entry and exit points to prevent unauthorised access.

These measures are standard in contemporary residential developments and are
specifically infended to enhance safety not only for residents of the development, but also
for neighbouring properties. A well-secured, access-controlled residential estate does noft
increase crime risk; on the contrary, it often reduces opportunistic crime in the surrounding
areaq.

Finally, the long-term management of security, common property, and resident conduct
will fall under the authority of the body corporate, which is legally empowered to enforce
rules, appoint professional managing agents, and maintain security infrastructure. Poor
management would negatively affect the value and liveability of the development itself,
providing a strong incentive for effective governance.

In conclusion, the security concerns raised are not supported by evidence and rely on
assumptions that fall outside the scope of land use planning. The proposed development
incorporates robust, professionally managed security measures that are appropriate to its
scale and context and do not present a risk to surrounding properties.

RESPONSE TO OBJECTIONS: PROPERTY VALUES AND NEIGHBOURHOOD CHARACTER

It is important to clearly distinguish between substantiated, evidence-based planning
considerations and subjective or emotive assertions. The underlying objective of the
proposed development is to introduce additional housing opportunities in a well-Hlocated,
accessible part of Sandbaai, in line with the applicable spatial frameworks and the
municipality's forward-planning policies. The subject property is located within a designated
densification zone, where increased residential intensity is not only anticipated but actively
encouraged by adopted policy.

Concerns raised regarding a potential decline in property values are largely speculative in
nature and are not supported by any objective valuation evidence, market analysis, or
empirical data. No professional valuation reports, sales analyses, or comparative studies
have been submitted demonstrating that developments of a similar nature have resulted in
a measurable reduction in surrounding property values. As such, these assertions cannot be
afforded determinative weight in the assessment of the application.

Property values are influenced by a wide range of factors, including location, accessibility,
proximity to services and employment nodes, neighbourhood safety, quality of design,
management of developments, and overall market conditions. The subject property is
situated adjacent to a major retail and employment node, close to key distributor routes,
and within an established urban area. These locational attributes are widely recognised as
positive value drivers rather than detractors.

The suggestion that higher-density or more affordable housing inevitably leads to
neighbourhood degradation, crime, or reduced property values is not supported by
planning or valuation practice. Density in itself is not a determinant of property value. Poor
design, lack of management, and inadequate infrastructure are the factors typically
associated with negative outcomes. The proposed development has been carefully
designed to mitigate these risks through stepped building heights, controlled access,
comprehensive security measures, on-site parking, landscaped buffers, and body

corporate governance.
25| Page



245 27/28

References to the development being lkened to a “ghetto”, “slum’, or similar
characterisations are emotive and inappropriate in the context of land use planning. Such
terminology reflects personal perceptions rather than objective planning impacts and does
not constitute a valid basis for refusing a development that complies with policy, zoning
intent, and technical requirements.

Concerns regarding retirees and long-standing residents are understood; however,
planning legislation does not provide protection against change where such change is
policy-led, reasonable, and appropriately mitigated. Urban areas evolve over time, and
the intfroduction of new housing typologies does not amount to an erosion of rights or an
unreasonable imposition on existing residents. Importantly, the proposal does not remove or
diminish existing zoning rights of neighbouring properties.

It is also relevant to note that well-planned residential developments frequently stabilise or
enhance surrounding property values by improving land utilisation, intfroducing new
infrastructure investment, increasing demand for local services, and reinforcing the
attractiveness of an area. The development does not introduce incompatible land uses,
commercial activity, or industrial operations, but remains residential in nature, consistent
with the broader character of Sandbaai.

Assertions that the proposal will set a “dangerous precedent” are misplaced. Each land use
application is assessed on its own merits, within its specific policy and spatial contfext.
Approval of this application would not automatically permit similar developments
elsewhere, particularly where sites are not located within desighated densification zones or
lack comparable locational attributes.

The concern that rental units will negatively affect property values is similarly speculative.
Rental tenure is a hormal component of urban housing markets and is not a planning
ground for refusal. Well-managed sectional title schemes with a mix of ownership and rental
units are commonplace and do not inherently undermine neighbourhood stability or
property values.

In conclusion, while concerns about property values are acknowledged, they are not
supported by objective evidence and rely heavily on assumptions about density, tenure,
and future residents. The proposed development is policy-aligned, well-located, and
designed with mitigation measures that address scale, interface, security, and amenity.
When assessed against accepted planning and valuation principles, the proposal does not
present a credible risk of devaluing surrounding properties and may, over time, contribute
positively to the overall desirability and vitality of the Sandbaai area.

Conclusion

The proposed development on Erf 1735, Sandbaai has been comprehensively assessed
against the applicable planning legislation, municipal policies, spatial frameworks, and
technical requirements. The application aligns with the objectives and intentions of the
OMSDF, the OMLUS, and broader spatial planning principles that promote compact,
efficient urban form, infill development, and the accommodation of population growth
within the existing urban footprint.

The objections received during the public parficipation process have been carefully
considered and addressed in detail. While the concerns raised are acknowledged, the
majority are based on speculative assumptions, emotive perceptions, or subjective
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expectations, rather than on substantiated planning, engineering, environmental, or
valuation evidence. Where legitimate issues were raised, these have been responded to
through design amendments, technical assessments, and enforceable mitigation
measures.

Concerns relating to density, height, visual impact, privacy, traffic, infrastructure capacity,
security, environmental considerations, and property values have all been evaluated
against accepted planning and technical standards. Submitted reports confirm that the
development can be accommodated without unaccepiable impact on the surrounding
road network or municipal services, subject to standard conditions and developer
contributions. The amended design demonstrates a clear effort tfo reduce bulk and
perceived intensity through stepped building heights, increased setbacks, internalisation of
higher-density components, enhanced landscaping, and controlled access.

Importantly, the proposed development remains residential in nature and is located within
a designated densification area where higher residential intensities are not only anticipated
but required to meet projected housing demand. The development does not infroduce
incompatible land uses, does not extend the urban edge, and does not erode the lawful
development rights of neighbouring properties.

Objections relating to social behaviour, future occupants, tenure type, or perceived decline
in neighbourhood character and property values fall outside the scope of land use planning
and are not supported by objective evidence. Planning decisions must be grounded in
policy compliance, technical feasibility, and the public interest, rather than on speculative
outcomes or resistance to change within an evolving urban environment.

The proposal incorporates appropriate mitigation measures, is subject to ongoing municipal
oversight through conditions of approval, and will be managed through a body corporate
structure with enforceable rules governing common property, behaviour, and security.
These mechanisms provide assurance that the development will function responsibly and
sustainably over the long term.

In conclusion, when assessed holistically and objectively, the proposed development
represents a balanced, policy-aligned, and sustainable planning outcome. The objections
raised, whether individually or collectively, do not demonstrate grounds to refuse or
materially constrain the application. The development responds appropriately to housing
demand, supports spatial efficiency, and contributes positively to the future growth and
viability of Sandbaai and the broader Overstrand area.

It is therefore concluded that the objections should not impede the approval of the
application, and that the proposed development warrants favourable consideration,
subject to appropriate conditions of approval.

Yours faithfully

T JANSEN .
PROFESSIONAL TOWN PLANNER (A/2858/2019)
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COMMENTS FROM THE PROJECT MANAGEMENT DIVISION FOR:
APPLICATION FOR REZONING & DEPARTURE: ERF 1735, SANDBAAI

(4409/2023)

Water Upgrading according to master plan/GLS Report

Sewer : Upgrading according to master plan/GLS Report

Roadsand Traffic : Upgrading according to TIS by Douw Lourens

Stormwater : Upgrading according to stormwater management
plan by developer

Electricity In order

Conditions:

1.

1.1

1.2

That a Bulk Services Contribution Levy (BICL) be paid by the developer
to supplement municipal services and amenities in accordance with the
relevant legislation and as determined by the Council. The BICL tariff
is adjusted by Council annually. The total BICL payable will be the
amount as determined by the BICL Policy and tariff at the date of
actual payment. BICL amounts quoted in any document will normally
be applicable to the particular year in which the document was
compiled and Council will not be bound by the quoted amounts.

Developments containing Sectional Title Units/ Commercial
Buildings (non-free standing properties — property is not to be
subdivided)

The BICLs are to be paid in full prior to submission of the building
plans. Building Plans will not be accepted unless the BICL is paid in
full.

Developments with free standing properties (property that is
subdivided and plots to be sold individually).

The BICLs are payable prior to clearance being issued by the income
Department of the Municipality.

The contribution according to the current policy (2025/2026) is as
follows:

Freehold erven:

Water R 27598.00 x 79.400 =R 2191281.20
Sewerage R 19725.00 x 79.400 =R 1566 165.00
Roads R 884500 x 133.00 =R 1176 385.00
Stormwater R 10205.00 x 47.00 =R 479635.00
Solid Waste R 1769.00 x 133.00 =R _235277.00
TOTAL (inclusive of VAT) =R 5 648 743.20

Please note that the above figures:
1.3 Are estimates which are subject to annual tariff adjustments.
1.4 Exclude bulk electricity costs. Please contact Overstrand

nicipality’s Electrical Division regarding the cost.

1.5 Exclude investigation levies and connection fees.

ANNEXURE G 1/5
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2
that the developer at his cost constructs the intemal municipal civil
and electrical services for the development as well as any link or bulk
municipal services that need to be provided;

2.1 the Chief Engineer: Infrastructure Services may require the
developer to construct intemal, link, and/or bulk municipal
services to a higher capacity than warranted by the development
for purposes of allowing other existing or future developments to
also utilise such services, provided.

2.2 the rates and prices of such work be established in terms of a
system which is fair, equitable, transparent and cost effective;

2.3 if link municipal services have already been provided, the
developer to contribute towards the cost thereof, the Chief
Engineer: Infrastructure Services to determine the amount of
such contribution in terms of a system which is fair and
equitable;

that servitudes for municipal services be registered in favour of the
Council at the developer's cost in respect of all main services to be
taken over by the Council and all existing municipal services concemed
crossing private property;

that the developer indemnifies and keep the Council indemnified
against all actions, proceedings, claims and demands, costs, damages
and expenses arising out of the establishment of the township, the
provision of services to the township or the use of servitude areas or
municipal property:

41 for a period which shall commence on the date that the
installation of the services to the township are commenced with
and shall expire after completion of the maintenance period;

4.2 the developer to submit an acceptable public liability insurance
policy to the Council and to pay the premium in advance for the
period as set out above before any work concerned may
commence;

4.3 the insurance to be to an amount which shall not be less than
that required by the SAACE;

44 such indemnification against loss, claims or damages, to include
claims pertaining to consequential damages by third parties and
whether as a result of the damage to or interruption of or
interference with the Council's services or apparatus or
otherwise;

that a plan of all the existing services be submitted to the Chief
Engineer: Infrastructure Services, by the developer and that any of the
services that need to be relocated, be done by the developer at his cost
to the satisfaction of the Chief Engineer: Infrastructure Services:

2/5
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5.1 way-leaves must be obtained from the Principal Technologist:
Hermanus;

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

that the developer may enter into an agreement with the Council to
install or upgrade bulk and/or link municipal services and amenities at
an agreed cost, subject to the following:

6.1  such costs to be established in accordance with a system which
is fair, equitable, transparent, competitive and cost effective;

6.2 such costs shall be set-off against (part or full) development
contributions payable in respect of engineering services;

6.3 to the extent that such costs exceed the development
contributions payable, the Council will refund the developer the
difference with interest calculated at the prime rate, when funds
are available;

that plans of all the internal municipal civil and electrical (high and low
voltage supply) services and such link services as required by the
Director: Infrastructure and Planning, prepared by an ECSA registered
professional engineer/technologist, be submitted to the Chief Engineer:
Infrastructure Services for his prior approval

the "Guidelines for the Provision of Engineering Services in Residential
Townships" (Blue Book), SABS 1200 specifications and the Design and
Construction Standards for civil and electrical services of the Council to
be used as the standard design and construction criteria with which
such plans must comply;

the Chief Engineer: Infrastructure Services to be notified in writing of all
deviations from the Standard Design and Construction Criteria when
plans are submitted for his approval and such deviations to be
separately approved in writing by the Chief Engineer: Infrastructure
Services,

the successful completion of such works to be supervised and certified
by an independent professional civil engineer/technologist ie. a
professional civil engineer/technologist who has no direct financial
interest in the development, other than payment as standard
professional fees for the work concerned; and

such independent professional civil engineer/technologist to furnish the
Chief Engineer: Infrastructure Services with satisfactory proof of his
professional indemnity insurance to an amount which shall not be less
than that required by the SAACE and which insurance shall be valid for
the relevant contract and maintenance period,;
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that all municipal civil and electrical services installed or
constructed by the developer, be maintained after completion thereof
for a maintenance period, as described in the General Condition of
Contract for Works of Civil Engineering Construction - 2004, of 12
months, and

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

that a service agreement will be required by the Chief Engineer:
Infrastructure Services prior to the approval of any service plans;

that the developer provide bulk meters for water and electricity at
approved positions as well as individual meters at each consumption
point;

that each subdivided erf be provided with individual water and sewer
connections which comply with the standards of the Department:
Operational Services (Hermanus).

that the sewer and water reticulation be provided/upgraded according
to the report prepared by GLS consulting engineers and the Overstrand
Master Sewer and Water Plans.

that the Body Corporate be responsible for the operational costs and
maintenance of street lighting, electrical reticulation and metering and
all internal services;

that only the standard electricity connection will be available for the
development and that, should additional capacity be required, an
investigation be conducted, with regard to the capacity required and
that available, at the owner’s cost;

that the street lighting be provided and conform to municipal standards;

that the developer appoint a consulting electrical engineer to determine
the electricity demand for the development and pay a fee to Overstrand
Municipality to determine the capacity in the existing electricity network;

that the electricity reticulation and supply be provided according to the
master plan, by the developer and that transfer can only proceed once
electricity is available;

that the developer investigate and determine the limitations of the site
in terms of sewer drainage, subject to the minimum requirements of
SANS 10400 — P: 2010: Drainage;
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that an approved refuse collection area/room to sufficiently
accommodate the refuse generated by the development and which is to
be provided in line with the 2020 Overstrand Land Use Scheme.

that the refuse room be completed prior to occupation of the first unit, to
the satisfaction of the Chief Engineer: Infrastructure Services;

that a stormwater management plan, which may include attenuation
facilities to ensure that the pre-development run-off is not exceeded, be
submitted to the Chief Engineer: Infrastructure Services for approval
and that the approved management plan be implemented by the
developer at his cost to the satisfaction of the Chief Engineer:
Infrastructure Services;

that the connection to the stormwater reticulation system be provided
according to the stormwater master plan by, the developer,

that the stormwater system in Bergsig street may be upgraded by the
developer;

that the following improvements/ upgrades be implemented as
recommend by the approved TIS report:

a) A dedicated exit for the development must be provided on Bergsig
Street opposite the Whale Coast Mall.

b) A four-way stop control must be implemented at the intersection
created by Bersig Street, the Mall access and the development’s
exit.

c) Provision of a minimum of 18,0 m stacking distance between the
access booms or gates and the road edge.

d) The capacity upgrades of the Sandbaai Main Road/Bersig Street
roundabout.

e) The implementation of stop control at the Louis Trichard / End
Street intersection.

that, should any upgrading and/or development of the relevant
sidewalks adjacent to the property be required as part of the
development, application for such development be made to the office of
the Principal Technologist: Hermanus for written approval;

that damage to the existing roads, used as routes for access to the
development, for the provision of services, be repaired by the
developer

F ._-.‘ f r ./‘ ’
Lol W4 r_f"' Jo2E

RICARDO ANDREW DATE

PRINCIPAL TECHNOLOGIST: DEVELOPMENT CONTROL
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Our Ref: HM / OVERBERG / OVERSTRAND / SANDBAAI/ ERF 1734 |“ : .I

Case No.: 27141EJV0122

Enquiries: Emily-Jane Vowles '

E-mail; emily.vowles@westerncape.gov.za . .

Tel: 021 829 3324 ILifa leMveli C
Erfenis

Thian Jansen Heritage

admin@wrapgroup.co.za / lightcon@lightcon.co.za

RESPONSE TO NOTIFICATION OF INTENT TO DEVELOP: FINAL DECISION
In ferms of Section 38(1) of the National Heritage Resources Act (Act 25 of 1999) and the Western Cape
Provincial Gazette 6061, Notice 298 of 2003

NOTIFICATION OF INTENT TO DEVELOP: PROPOSED REZONING AND RESIDENTIAL DEVELOPMENT ON ERF 1735, END AND
BERGSIG STREETS, SANDBAAI SUBMITTED IN TERMS OF SECTION 38(1) OF THE NATIONAL HERITAGE RESOURCES ACT (ACT

25 OF 1999)
The matter above has reference.

Heritage Western Cape is in receipt of your application for the above matter. This matter was discussed at the Heritage
Officers Meeting held on 9 February 2026,

You are hereby notified that, since there is no reason to believe that the proposed rezoning and residential
development on Erf 1735, End and Bergsig Streets, Sandbadai willimpact on heritage resources, no further action under
Section 38 of the National Heritage Resources Act (Act 25 of 1999) is required.

However, should any heritage resources, including evidence of graves and human burials, archaeological material
and paleontological material be discovered during the execution of the activities above, all works must be stopped
immediately, and Heritage Western Cape must be notified without delay.

This letter does not exonerate the applicant from obtaining any necessary approval from any other applicable
statutory authority.

HWC reserves the right to request additional information as required.

Should you have any further queries, please contact the official above and quote the case number.

A
I gt -

.......................... Heritage Western Cape
Wcsee(fm“JﬁGnscy " .. . ? °
Assistant Director: Professional Services "~ - r" ‘ Erfenis Wes-Kaap

‘

=W 1Lifa (cMveli IeNtshona Koloni

s

W

10 February 2026

ety
I

www.westerncape.gov.za/cas

Street Address I « Postal Address:

AT I &

Straatadres: * Posadres:
» Tel: #E-pos:
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RTS

Traffic Impact Assessment

For the Subdivision and rezoning of
Erf 1735, Sandbaai, Hermanus
Updated March 2026

CLIENT: Lighthouse Construction Erf 1735

COMPILED BY:
L de V Roodt Pr Eng PhD
Roodt Transport Safety Pty Ltd

21 Lucy Crescent, Stanhaven, Stanford, 7210

Cell (082) 575 3130

E-mail: roadttransportsafety@gmail.com
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RTS

It is herewith certified that this Traffic Impact Assessment has been prepared according to
requirements of the South African Traffic Impact and Site Traffic Assessment Manual THM 16
Volume 1 (COTO 2012) and Volume 2 (COTO 2014) and the South African Trip Data Manual TMH 17
(COTO 2013).

Cover Letter

This traffic impact assessment is for Erf 1735, Sandbaai, Hermanus: Application for Subdivision and
rezoning.

The traffic impacts of the proposed residential development were evaluated as per the appropriate
guidelines and found to not significantly reduce the current operational indicators at the
intersections affected by the trips generated. No road infrastructure improvements are required
other than the accesses to the development. Network upgrades that will be required for the
development of Remainder Erf 2834 De Zandt will in future reduce the traffic volumes at the
roundabout at Bergsig Street // Sandbaai Main Road.

The report was compiled by

Dr Louis de Villiers Roodt Pr Eng FSAICE

ECSA registration 820425

BEng Civil, MEng Transportation, PhD Civil Engineering
082 575 3130

roodttransportsafety@gmail.com

Lucy Crescent 21 Stanford, 7210,

I declare that | have the requisite qualifications and experience to undertake this work. | thereby
sign and certify the traffic assessment and take responsibility for the assessment. | declare that | have
no conflict of interest with regard to this application and development.

Kot i

Signed Louis Roodt Pr Eng PhD Date 10 March 2026
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1. BACKGROUND

Louis Roodt Pr Eng was appointed by the developer, Lighthouse Construction 1735, to update a
Traffic Impact Assessment (TIA) that was done by Douw Louwrens in October 2023 for a proposed
residential development on the Remainder of Erf 1735, Sandbaai, Overstrand Municipality. Credit is
given to Douw Louwrens for sections quoted verbatim from his report.

Roodt compiled the updated TIA in November 2024, using 2024 traffic counts. The layout and
number of units were reviewed and finalised in August 2025. The updated trip generation was used
to revise the TIA and the date was changed to July 2025 amended August 2025.

The Overstrand Municipality Principal Technologist: Development Control, Mr Ricardo Andrew,
commented on the land use change report, which included the TIA, submitted by Wrap Projects
Office. The TIA was not accepted. Dr Roodt met with Mr Andrew on 13 February 2026 to discuss the
issues. The main issues were the traffic count in November which could have been affected by the
Curro School exams, the trip exit distribution which he wanted to be directed to the Sandbaai
roundabout. The traffic at the roundabout was observed on 25 February and a new AM traffic count
based on video recordings was done on 4 March 2026.

This 2026 TIA is based on the peak 5 minute flows at the roundabout, as it was observed that the
roundabout functions well from 7:00 to about 7:25 when there is a peak inflow towards Curro School
from north to west, with an outflow west to north following a short delay when learners are dropped
off, an peak demand from the south. After the initial breakdown of flow, the queues on Bergsig west
and Main Road south take some time to dissipate, with all queues dissipated by 7:55. The trips
exiting from the proposed development on to Bergsig Street are routed around the roundabout,
where the western approach functions with no delays. The meeting with Mr Andrew also clarified
the Overstrand Municipalities approach to upgrades of road infrastructure and allocation of the
roads bulk contributions: the development contribution funds are spent where the greatest needs
are determined, preferably in the immediate vicinity of a specific development.

2. DEVELOPMENT PROPOSAL

The development is situated south of Bergsig Street, between Sandbaai Main Road and Schulphoek
Street, to the south of the Bergsig Street access of Whale Coast Mall in Sandbaai. The development is
bordered by Bergsig Street to the north and End Street to the south.

The application is for the rezoning and subdivision of R/Erf 1735 Sandbaai for 107 units in apartment
blocks, and 27 one-, iwo- or three-bedroom townhouses. Please see the extract from the Site
Development Plan (R/Erf 1735, Sandbaai, Holloway and Davel Architects, dated: 9 July 2025) as
Figure 1.

A two-lane entrance / exit to the development is proposed from End Street, opposite Louis Trichardt
Street and two-lane exit only is proposed on Bergsig Street opposite the Mall access.
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Figure 1: Site development plan

3. STUDY AREA

The primary study area was determined to include the accesses to the development and high-order
roads in the vicinity of the development. The following elements were included in the study area:

e Sandbaai Main Road (Minor Road 4008)

e Bergsig Street

e End Street

e The southern access of the Whale Coast Mall on Bergsig Street.

6/26
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A secondary area and features that were observed and evaluated:

e Bergsig Street / Service Road 125 m east of the proposed exit
e Bergsig Street / Argon 400 m east of the proposed exit
* Bergsig Street / Schulphoek Road 560 m east of the proposed exit.

See Figure 2.

Figure 2: Locality plan

4. EXISTING TRANSPORT INFRASTRUCTURE

4.1 Route classification and descriptions

The existing transport infrastructure in the vicinity of the site was observed during site visits and a
traffic counts November 2024. The roads discussed below are shown in the Locality Plan Figure 2.

Sandbaai Main Road is an urban Class 3 Minor Arterial (Provincial Minor Road 4008). The section
between the R43 and Bergsig Street is a single-carriageway two-lane two-way road (surface 10.2 m,
3.7 m lanes and 1.4 m wide surfaced shoulders) and an urban cross section, including barrier kerbs
and channels. Surfaced sidewalks. 1.5 m wide, are situated along both sides of the road between the
Engen / Agrimark left in/out access and Bergsig Street. South of Bergsig Street, Sandbaai Main Road
is a single-carriageway two-lane two-way road with an un-surfaced shoulder on the western side and
a surfaced sidewalk (1.5 m wide) on the eastern side down to Dirkie Uys / Jimmy Smith Streets

(890 m).

Bergsig Street forms part of the planned urban Class 3 minor arterial road to run parallel to the R43.
East of Sandbaai Main Road / Bergsig Street is a single-carriageway two-lane two-way road with
surfaced shoulders and an urban cross-section, including barrier kerbs and channels. Surfaced
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sidewalks are situated along both sides of the road. Widths are similar to the northern section of
Main Road. West of Sandbaai Main Road, Bergsig Street is a single-carriageway two-lane two-way
road with un-surfaced shoulders up to the approach to the Curro Road Roundabout where it changes
again to a single-carriageway two-way road with surfaced shoulders and an urban cross-section,
including surfaced sidewalks along both sides. Accesses along these sections of Bergsig Street are
confined to residential complexes. Bergsig Street is part of the cycle master plan

End Street is a Class 5 Local Street. It is a single-carriageway two-lane two-way road with a suburban
cross-section. An un-surfaced sidewalk with edge beam is situated along the southern side of the
road and an unsurfaced sidewalk mountable kerb along the northern side of the road. There are
multiple direct property accesses off End Street. End Street is also part of the cycle path pmaster
plan and this should be taken into account in detail design pf the entrance.

4.2  Bergsig Street // Sandbaai Main Road roundabout

The previous TIA for this development that was done by Douw Lourens in 2023 distributed all the
traffic from Erf R/1735 to the then proposed End Street access, resulting all the traffic using the
Bergsig Street // Sandbaai Main Road roundabout.

This TIA confirmed that the roundabout was already over capacity. It, however, relied on the
following (also see Section 5 Transport Planning):

The Remainder Erf 2834 (De Zandt) Transport Impact Assessment {Deca Consulting Engineers
dated June 2018} proposed the upgrade of the Sandbaai Main Road / Bergsig Street
roundabout to accommodate two circulating lanes and additional short approach and exit
lanes at the roundabout with the addition of Erf 2834’s trips and increase in traffic volumes
on Bergsig Street as a result of the proposed left in/out access off the R43.

The Douw Lourens TIA was submitted, and a discussion was held with the Senior Manager:
Operational Services (Mr Dennis Hendricks) regarding the proposed upgrading of the Bergsig
Street/Main Road traffic circle.

The Senior Manager: Operational Services indicated that the circle cannot be upgraded
purely due to a lack of available road reserve/space. Further discussions were held with
senior management of the Engineering Department who, in addition, indicated that the
upgrading of the traffic circle in itself would most likely involve the expropriation of portions
of adjacent residential erven — it will be investigated in future planning. In view of the
aforesaid it is the opinion that the proposed development can therefore only contribute to
worsen the current situation at the traffic circle.”

A preliminary design of a double lane roundabout was done by AVYDM Engineers in March 2026, that
could be considered. The option of adding a slip lane from west to north was investigated and will be
reported on. This will take care of the long queue from Curro School, but may be made redundant if
the development of De Sand, south of Curro School goes ahead and implement the road
improvements proposed in their TIA, which will redirect traffic, including the bulk of the Curro School
traffic more directly to and from the R43.

Additional exit trips from the development through the congested south approach to the
roundabout were eliminated when the OM officials suggested having an exit only from Erf R/1735 on

8/26
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Bergsig Street. This redirects 100% of the generated AM peak traffic to the roundabout. All the
generated PM traffic the use the roundabout to enter the development via End Street, but the
general demand on the roundabout is less in the PM peak due to the reduced school traffic.

5. TRANSPORT PLANNING

Transport planning is contained in the Overstrand Transport Master Plan (EFG / ICE Group 2015) for
future transport infrastructure in the Overstrand Municipal area, including report by EFG Engineers
on closing Onrus Main Road at the R43 and creating a new interchange east of the R43 bridge over
the Onrus River. A route location study was conducted for the Hermanus CBD Link Road running
parallel to the R43, connecting Fisherhaven through Hawston, Vermont, Onrusrivier, Sandbaai, and
Mount Pleasant to Hermanus. Bergsig Street Extension / R43 Interchange

The Bergsig Street Extension / R43 Interchange plan proposes extending Onrus Main Road to Bergsig
Street, incorporating it into the Hermanus Parallel Road. EFG Engineers' 2018 proposal involves
extending Onrus Main Road to a new roundabout under the existing R43 bridge, connecting to R43
eastbound, R43 westbound, and Bergsig Street. Remainder Erf 2834 (De Zandt) developers plan to
create a left infout access off R43 westbound, providing an alternate route to Sandbaai and De Zandt
development.

The extension of Onrus Main Road to Bergsig Street is expected to significantly increase traffic along
this route. While the Overstrand Transport Master Plan designates Bergsig Street as a Class 3 road,
sections have been built to Class 4 standards. When constructing new sections of the road, a design
speed of 60 km/h with no direct property access, where feasible, is recommended. Additionally,
establishing a road reserve of 20 meters is desirable.

In 2017, an access management plan for Bergsig Street was developed by Deca Consulting Engineers
(dated August 22, 2017) to address the rationalization of existing substandard access points. The plan
proposed two alternatives: one involved the creation of kerbed median islands with mini-
roundabouts at key intersections, effectively converting most access points to left-in/left-out only.
The second option suggested retaining the existing cross-section (without a median) while
consolidating certain property accesses and closing others.

The Remainder of Erf 2834 {De Zandt) Transport Impact Assessment {Deca Consulting Engineers
dated June 2018) proposed the upgrade of the Sandbaai Main Road / Bergsig Street roundabout to
accommodate two circulating lanes and additional short approach and exit lanes at the roundabout
with the addition of Erf 2834’s trips and increase in traffic volumes on Bergsig Street as a result of the
proposed left in/out access off the R43. No specific timelines for these improvements and upgrades
are available as they depend on development progress.

An article in the Hermanus Times of 27 November 2024 indicates that phased development may
start in 2025. See Appendix A.

| was not provided with a TIA for the Curro School. The school was under construction in the 1 July
2012 Google Earth images. The current traffic operations, especially at the Bergsig Street / Main
Road roundabout, indicate that the school could not have been considered without a TIA, as the
school traffic dominates the operations. The TIA for Erf 2834 De Zandt in 2018 accepted the school
as a given. The school may have been approved, despite the anticipated impact on the roundabout,
because it was accepted that the development on Erf 2834 would commence soon after 2018 and
the new road network would carry the school traffic.

9/26
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6. EXISTING TRAFFIC AND PERFORMANCE

6.1  Traffic in October 2023

For the 2023 TIA by Douw Lourens, traffic counts were done at the Sandbaai Main Road / Bergsig
Street and Sandbaai Main Road / End Street intersections on Tuesday, 17 October 2023. The counts
are summarised in Table 1 below. These counts were taken into account, as the counts may not have
been affected by school exams as the counts done in November 2024.

Table 1: Troffic volumes 2023 at Sandbaai Main Road / Bergsig Street
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¥
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The affected intersections were analysed in 2023 using SIDRA software. These traffic simulation
models calculate movements and intersection delays and assigns a service level based on the
duration of the delay. A level of service A denotes an excellent service level with very little delay,
whereas a level of service F represents over capacity, very long delays and a breakdown in
operations. A level of service D is generally taken as the lowest acceptable standard.

The Main Road / End Street intersection currently operate at good service levels and the addition of
development traffic does not reduce the LOS to significant extent. This intersection in not discussed
in detail.

The approach from the west (Curro School) was not flagged as problematic using the 2023 traffic
counts.

The 2023 results of the SIDRA analysis by Douw Lourens are summarised in Table 2.

Table 2: LOS with 2023 traffic volumes Sandbaci Main Road / Bergsig Street {SIDRA}
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Intersection Control | Morning Peak Hour Afternoon Peak Hour
Intersection | Avg LOS Worst Intersection | Avg LOS Worst
LOS delay movement | LOS delay movement
Bergsig Round- | C 33.8 F A 7.9 B
/Main about
Main/ End Stop A 31 c A 21 C
Minor

The 2023 traffic counts were also used in a AUTOJ model and the results are similar, but given in
more detail in Table 3.

Note: AUTOI is a traffic intersection evaluation model developed by Dr John Sampson. It is based on
the Highway Capacity Manual methodologies, and is calibrated for South African conditions.

Table 3: LOS with 2023 traffic volumes Sandbaai Main Road / Bergsig Street (AUTOJ}
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The Sandbaai Main Road / Bergsig Street roundabout have unacceptable long delay during the
morning peak hour on the southern Sandbaai Main Road approach. This can be ascribed to the large
volume of right-turning vehicles from the northern Sandbaai Main Road approach (from R43) onto
Bergsig Street westbound in the direction of the Curro Hermanus School, cutting off access to the
roundabout due to giving way to traffic from the right (on circulatory lane).
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6.2  Traffic counts and observations November 2024

The 2024 traffic count was also used for operational analysis. See Table 4. It was noted that the
traffic volumes, especially to the school, was lower. This could be explained by examinations in
November, resulting in less early morning trips. (Note that this remark resulted in the non-approval
of the TIA).

The worst performing approach is again from the south, but with the lower volumes, the approach
operates at LOS D.

Table 4: LOS with 2024 traffic volurnes Sandboai Main Road / Bergsig Street (AUTOJ)
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The Mall access was counted in the AM and PM peak periods on a Friday in 2024. The AM demand
was limited, as the shops open at 9:00. The PM demand was significant, but queues are short and
dissipate quickly. The AUTOJ modelling shows a LOS A (see Section 9.1).

The Mall access was counted again on 18 July 2025 as the access is now controlled by a Three-way
STOP. The traffic flows were less than the 2024 counts. It was observed that the all way STOP control
functions very well and no queues were observed.

Observations were made at the following intersections:

e The three-way STOP controlled T-junction of Bergsig Street and the service road on the east
side of the Mall, giving access to Sandy Cove Estate. in 2024, very low demand was observed
on the service road. It seemed that drivers regard the STOPs in Bergsig Street as unnecessary
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as conflicting traffic is rare and they often do only a partial stop. Removing this STOP control
was justified, and implemented by the municipality. In 2025 it was observed that moving the
STOP control to the Mall access, where conflicting traffic due to movement to and from the
Mall occurs, had lead to better driver behaviour as the control is more justified and credible.
Bergsig Street/ Argon Avenue leads to the industrial areas south and north of the
intersection. Low volumes of traffic were observed on Argon Avenue and the traffic on
Bergsig Street was not impeded.

Bergsig Street / Schulphoek Road is controlled by a roundabout. The traffic flows well and no
significant queuing on the approaches were observed. The general observation is typical of
LOS A/B. Two exceptional situations occurred in the AM peak when deliveries of aggregate
to the Lenvalco concrete works were made. The deliveries were made using an articulated
Heavy Goods Vehicle consisting of a truck-tractor with a 15 m tipper trailer. The truck drove
up to the yield line of the roundabout, while a worker stopped vehicles coming from the
west at a position that allowed the truck to reverse into the Lenvalco yard. One of the
drivers aligned the trailer properly and managed to get off the road in a short time, but the
other driver had to go back and forth a number of times to align the trailer. These deliveries
obstructed flow in both east and west directions, but the queues were not significant and
after the truck cleared the road, the queues dissipated within a minute.

Traffic counts March 2026 AM peak

The traffic was again counted on 4 March 2026 in the Am peak which is most problematic. The
roundabout was videoed from 6:55 to 8:05, capturing the short-term peak within the peak hour.
This was important, as the 5 minute peak around 7:30 results in queue that do not disperse until
7:50. The hourly traffic flows were lower than the previous counts, and it was decided to use the 55-
minute peak, multiplied by 12 for an equivalent hourly flow for analysis. The 2026 hourly traffic
count for the AM peak is shown in Table 5.

Table 5: AM peak hour flows in March 2026

N Sandbaai Main Road & Bergsig Street &Autal 1910 roodt
wf¢_-,»¥ Auto] tandbaai March 2026 tee sevay 2
RR | 041 | 22 86%
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| 2026/03/04 | from north from south | from west from east

' r_eriod'pk hr begir] nlL nS nR sl sS sR wi wS wR el e5 eR '
AM 0700 93 176 383 12 376 38 297 153 1] <0 79 156

6.4 IMPACT OF CURRO SCHOOL AND DE ZANDT DEVELOPMENT PROPOSALS

From the observations, it is clear that the traffic congestion is primarily caused by the intense AM
peak around 7:30 to 7:45, firstly on the south approach where vehicles from the north to west cut off
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access to the roundabout, and secondly the vehicle returning from the west getting blocked by
circulating traffic.

The Remainder of Erf 2834 (De Zandt) Transport Impact Assessment proposed the upgrade of the
Sandbaai Main Road / Bergsig Street roundabout with the addition of Erf 2834’s trips and increase in
traffic volumes on Bergsig Street as a result of the proposed left in/out access off the R43. The R43
access has however not been implemented, and Erf 2834 has not been developed at this time. These
proposed upgrades to the roundabout are however already required as a result of normal traffic
growth in the area since 2018. The TIA for the development of Erf 2834 will have to be redone and
cannot be approved without requiring a full access on the R43 to also serve the Curro School, as the
roundabout is already over capacity.

7. BACKGROUND TRAFFIC DEMAND ESTIMATION

The TMH16 Traffic Impact Assessment Manual suggests that background traffic demand should be

estimated for the design horizon and the planning horizon. The design horizon is the year when the
development will be completed and the planning horizon is the year when the entire area in which
the development is located, will be developed.

It is anticipated that the development will be completed by the end of 2027 which makes this the
development horizon. The site is located in a developing suburban development environment, where
high density residential estates are permitted north of End Street, but the scope for further
densification is limited as only two open erven could be identified on Google Earth. As such the
traffic for the 20-year planning horizon was not escalated using a growth percentage, but taken as
the same as the design horizon due to saturation of the development potential of Sandbaai.

The more prominent development is that of Remainder Erf 2834 (De Zandt). The development has
not progressed from 2018 and phasing and completion timeframes are uncertain. The Hermanus
Times of 27 November 2024 indicated that development will start in 2025, but will be developed in
phases. The latest articles and advertisements in the press indicates that townhouses in the Bird
Song section are for sale. As provision of bulk services have not been started, the development
horizon was taken as later than 2027. It was assumed that this development will only be permitted if
access from the R43 will be provided by means of the proposed interchange at the Onrus River
bridge, as the Bergsig Street / Main Road roundabout is already over capacity due to the Curro
School.

In the 2023 TIA by Lourens, the background traffic for Sandbaai Main Road was estimated using the
growth method.

Background traffic demand is constituted of two components: percentage growth and traffic
build-up from other developments. An annual traffic growth rate of 3,17% was obtained from
the Western Cape Government Road Network Information System
(https://rnis.westerncape.gov.za/rnis/rnis_web_reports.main) for Sandbaai Main Road which
was used to calculate the increase in traffic in the study area. No additional growth was
applied.

14

14/26



267 15/26

The traffic growth on Sandbaai Main Road is however independent of the R43 traffic growth as the
R43 serves a regional need, while the Sandbaai Main Road serves a finite local area (excluding de
Zandt) with limited growth potential.

The TMH 16 requires a planning horizon to be analyses, typically 20 years after the design horizon. It
is proposed that such an analysis would be too complex as it will have to take the traffic and phasing
of the future developments, including that on Erf 2835, and various road network upgrades into
account. The size and residential nature of the proposed development on Erf 1735 is limited and its
impact will be negligible in a 20-year scenario. As such, the 20-year planning horizon was not
investigated.

8. DEVELOPMENT TRIPS

8.2  Trip Generation

This 2025 TIA was necessitated due to the proposed exit from Erf 1735 on Bergsig Street opposite
the Mall access that changed the trip distribution. The revised trip distribution also affects other
intersections. These are the Mall access and junctions and intersections to the east thereof.

Trip generation rates were obtained from the COTO TMH17 Trip Data Manual. The document
indicates a rate of 0,65 trips per unit for the AM peak hour with a 25:75 in:out split and 0,65 trips per
unit for the PM peak hour with a 70:30 in:out split for apartments and flats. These rates were applied
to the proposed development.

220 Apartments and Fiste 1 DIt
Description AM Peak PM Peak  Friday PM Midday Evening Saturday Sunday FactorA Factor B
Trp Rate 0.65 0.65 0.35 0.35

% Heavy

infOut 25:75 70:30 50:50 50:50

The trip generation for Townhouses is 0.85 trips in both peaks with AM peak hour split of 25:75
in:out and the PM peak hour split of 70:30 in:out split.

231 Townhouses (Simplexes and Duplexes) 1 DAUnit
Description AM Peak PM Peak  Friday PM Midday Evening Saturday Sunday FactorA Factor B
Trip Rate 0.85 0.85 0.45 045

% Heavy

InfOut 2575 70:30 50:50 50:50

The development’s trip generation is summarised in Table 6.
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Table 6: Trip generation

Units | Trip Trip Split | Split Trips in Trips out Trips in Trips out
rate In Out AM AM PM PM
Apartments AM 107 0.65 54 0.25 0.75 17 52
Apartments PM 107 0.65 54 0.7 0.3 49 21
Townhouses AM 27 0.85 43 0.25 | 0.75 6 17
Townhouses PM 27 0.85 43 0.7 0.3 16 7
Total 23 69 65 28

8.3  Trip Distribution

In the 2025 TIA, the exiting trips were distributed along Bergsig Street using a directional split of 80%
towards Hermanus CBD (to the east) and 20% towards the roundabout at Sandbaai Main Road. For
this 2026 TAl, it was suggested that all exiting traffic in Bergsig Street be routed through the
roundabout. The entering trips were distributed to the access in End Street after going through the
roundabout.

The trip distribution is shown in Figure 3.

Figure 3: Trip distribution (2026)
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9. TRAFFIC IMPACT

Trips generated by the proposed development were added to background 2025 traffic volumes to
obtain total traffic volumes. The affected intersections were again analysed with the increased traffic
volumes to determine the traffic impact of the development.. Total traffic volumes and service levels
are shown in Tables 7 and 8.

9.1 New exit opposite the Mall access on Bergsig Street

The current (2025) access is a T-junction on Bergsig Street with Three-way STOP control, which was
implemented since the 2024 counts. The AM LOS A operations was confirmed with the AUTOJ
model. The PM observations on a Friday revealed short bursts of queuing of the right turn
movement from the Mall, that dissipated quickly. The PM LOS A is confirmed with the AUTOJ model.

The Three-way STOP junction PM peak was counted on 18 July 2025 to see the effect of the ali-way
stop that was implemented since the count in 2024. This count was in the school holiday and
volumes may be affected by this. However, it was observed that there are many periods of no traffic
demand and no queueing, confirming that there is excess capacity.

The new exit from the development was added to the network opposite the Mall access. The 73 AM
and 29 PM trips from the development were accommodated by converting the current Three-way
STOP to a Four-way STOP. The resulting operational performance as modelled in AUTO! is at LOS A in
AM and PM on all approaches.

Table 7: LOS at access on Bergsig Street / Mall access with development (AUTOJ)

Accesses & Bergsig Street BAuto) 1910 e
..(i}z Auto' Erf 1735 S2ndbaal 2025
A T
[ XX H1op straat on all approaches ]
nume {esuchn |
from North from South from West trom East intersection |f
e 5oy | ~ght | teSeR la® 5er | L4S+R Leds s str | rght | LaSek ceds TEES s | e | LASHR total
18 | 28] aa 15 s8] 73 61 303 364 217| 18] 235 &
1

76 “215|_2m [ [ 28] 2 157] 213 370] [ _13s] s3] 227 911
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9.2 Roundabout at Bergsig Street / Sandbaai Main Road

The traffic volumes were counted by Douw Lourens in 2023 and by Louis Roodt in 2024. The Curro
School to the west of the roundabout is a significant trip generator. The school has 115 staff
members and 900 learners (2024). 20% comes to school by bus. (Source: School office). However,
examinations for all grades take place from mid-November to school holiday and could be the
explanation for the lower counts of 2024 compared to 2023, from specifically the AM north to west
movement. As indicated earlier, the OM development control objected to the use of the 2024
counts. The AM count was redone on 4 March 2026, as this is the critical peak. The hourly traffic
count, which can be verified from the video, indicated lower hourly volumes than in 2023 and 2024.
This is despite the school now having 1045 learners (480 secondary, 375 primary and 190 preschool).

The AUTOJ model of the 2023 traffic volumes shows the south approach over capacity with a V/C of
1.02 and LOSF.

The AUTOJ model of the existing 2024 traffic AM volumes shows LOS B on the approach from the
north and LOS D on the approach from south. One of the reasons for the specific problem from
south is that vehicles from north to west (parents dropping-off learners at Curro) block the entry of
vehicle from the south. The high volume of vehicles from Sandbaai on the south approach thus
suffer the most. A short-term queue was observed on the approach from the west (parents
returning from dropping-off learners at Curro), right at the end of the 7:45 to 8:00 interval. By then
there was no traffic from the north going to the school that would have blocked entry from the
south, so the traffic from the south now blocked the traffic from the west. This was not confirmed in
the AUTOJ model, as the model evens out the short-term fluctuations. The change in operations
from the addition of 24 + 5 = 29 AM vehicles on the roundabout cannot be detected with the model.

The AUTOJ model of the PM traffic operates at LOS A/B for the north, east and west approaches and
the south approach at LOS C/D. The effect of 54 + 14 = 68 PM trips from the development routed
through the roundabout cannot be detected.
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No upgrades will be required to the existing infrastructure to accommodate the development. It can
be concluded that the proposed development on Remainder Erf 1735 Sandbaai will have a low and
localised transport impact.

Table 8: LOS at Main Road // Bergsig Street roundabout 2023 and 2024 counts worst cases

—— ——
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The 4 March 2026 traffic count showed lower hourly flows, but observation shows that there are no
delays from 7:00 to 7:20. The turning volumes than increase and cut off access for specific
approaches, leading to delays and queuing. It is the variation of traffic within the peak hour that is
critical. The traffic video was captured in 1-minute intervals. These volumes were aggregated into 5-
minute intervals, identifying the 7:30 to 7:35 interval as the highest flow. These volumes were
multiplied by 12 to get equivalent hourly flows for analysis.

The result of the current traffic in the peak 5 minutes results in a realistic modelling of queueing and
delay, therefore the LOS can be evaluated. The approach from the north is practically at capacity
(V/C = 0.98), the approach from south is just over capacity (V/C =1 .02) and the approach from the
west has a V/C for straight and right models at V/C = 0.8, but is in practice very unstable and results
in queuing as observed. See Table 9.
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Table 9: LOS at Main Road // Bergsig Street roundabout 2026 counts 5 minute peak
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When the development traffic is added, routing all the traffic from the development through the
roundabout, the V/C ratios for north = 1.0, south 1.09 and west 0.85. These changes are very slight,
with LOS modelling F, F and D respectively. See Table 10.
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Table 10: LOS at Main Road // Bergsig Street roundabout 2026 counts with development
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The option of a double circulatory lane on the roundabout was explored in the Deca and Lourens
reports. To maintain the inscribed circle diameter, it would be necessary to expropriate the corners
of the four properties. Reducing the inscribed circle diameter to the same as on the east side of the
mall in Schulphoek Street, which is 16 m, will not avoid expropriation. The other option is a slip road
from west to north, allowing the northbound trips on the western approach to flow freely, reduces
the V/C ration on the western approach to less than 0.5.

A conceptual layout is shown in Figure 4. The reason why this can work is that the north approach of
Main Road is 10.2 m wide and can be split into 3 lanes. The cycle path would be relocated to the
verge of the road, between the trees and erf boundaries, alternatively the current pedestrian
walkway can be used for cycling and the pedestrian walkway moved to behind the trees.
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& | Gooalef

Figure 4: Conceptual layout of slip road at roundabout

The effect of the slip road on the LOS of the western approach can be seen in Table 11.

Tabie 11: LOS at Main Road // Bergsig Street roundabout 2026 counts + development + slip road
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10. ACCESS, INTERNAL ROADS AND PARKING

The development will obtain entrance only from End Street opposite Louis Trichardt Street,
approximately 280 metres from Sandbaai Main Road.

Stop control should be implemented on the Louis Trichardt Street approach leg, which is currently
yield-controlled.

An exit only point will be provided on Bergsig Street opposite the Mall access. This intersection will
then be Four-way STOP controlled, as proposed by the Traffic Engineering Section of the municipality.

The Site Development Plan indicates two entry lanes from End Street. Based on a maximum of 68
inbound trips during the afternoon peak hour, booms or access gates should be situated at least 17,0
metres from the edge of End Street. This should allow for a total stacking space of 34 metres.

A refuse area will be provided east of the access along the southern boundary of the site. A formal
refuse embayment adjacent to the refuse area along End Street is not deemed necessary due to the
low order of End Street and adequate sight distances along this section of the road. Refuse vehicles
can stop along the un-surfaced verge of End Street to collect refuse.

Parking will be provided according to the 2020 Overstrand Municipality Land Use Scheme. There is
sufficient space to provide the parking bays and manoeuvring space behind them.

11. PUBLIC AND NON-MOTORISED TRANSPORT

The proposed development is not expected to generate a considerable number of pedestrian trips on
the surrounding road network. The access on the northern property boundary lines up with the
access to the Mall. It is expected that residents can walk to the Mall for shopping. The proposed
four-way stop will ensure safe crossings for pedestrians. Surfaced sidewalks are located along both
sides of Bergsig Street adjacent to the property,

No other non-motorised or public transport improvements will be required.

12. CONCLUSIONS

From the Transport Impact Assessment, it can be concluded that

e The proposed development of Remainder of Erf R/1735 Sandbaai will have a low and
localised transport impact specifically on the roundabout at Main Road and Bergsig Street.
This roundabout is already at capacity on three approaches, due to the Curro School traffic..

e The application is for the rezoning and subdivision of Erf R/1735 Sandbaai and entails 107
apartments and 27 two and three-bedroom townhouse units;

e The development will obtain full access from End Street opposite Louis Trichard Street,
approximately 280 metres east of Sandbaai Main Road and an exit only point on Bergsig
Street, opposite the Whale Coast Mall;
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The development will generate 97 trips (24 in; 73 out) during AM peak and the reverse 97
trips (68 in; 29 out) during the afternoon peak hour;

The Site Development Plan indicates sufficient space for the required off-street parking bays,
to be finalised at building plan stage;

The Site Development Plan indicates a two-way internal circulatory road 5,5 m wide, a
minimum of 7,5-metre wide manoeuvring space behind each 2,5m x 5,0m parking bay;

A refuse room will be located adjacent to the access off End Street. Refuse vehicles can stop
along the un-surfaced verge of End Street to collect refuse;

The proposed development is not expected to generate a considerable number of pedestrian
trips on the surrounding road network.

The traffic movements from the south at the Sandbaai Main Road / Bergsig Street
roundabout currently operate at poor levels of service during the morning peak hour. The
upgrading of the roundabout to two circulating lanes would result in expropriation due to
space constraints;

The imminent development of Remainder Erf 2834 (De Zandt) will be required to do several
road network improvements that will reduce the traffic at the roundabout through more
direct access from the R43;

No upgrades will be required to existing transport infrastructure to accommodate the
development by 2025;

Development contributions can be used where the need is greatest in Overstrand, and the
upgrading of the roundabout, should the de Zandt development net happen, can be done
when this need is a priority.
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13. RECOMMENDATIONS

The Traffic Impact Assessment recommendations made for the development of the Remainder of Erf
R/1735 Sandbaai are summarised below.

Upgrades to the Sandbaai Main Road / Bergsig Street roundabout are under consideration
due to other proposed development. The capacity problems in existing morning peak-hour
traffic are primarily due to the Curro School and this will be corrected when the Erf 2835 (de
Zandt) development will take place in the form of network improvements. These
improvements should not be a prerequisite for the approval of the development on Erf
R/1735;

Routing all the development traffic through the roundabout only slightly reduce the traffic
performance;

The development of De Zandt will create new road infrastructure that will divert a significant
proportion of the Curro school traffic from the Sandbaai Main Road / Bergsig Street
roundabout;

A dedicated exit from development on Erf R/1735 on Bergsig Street opposite the Whale
Coast Mall can be provided.

The intersection so created by the exit, the Mall access and Bergsig Street will be Four-way
STOP control.

Stop control should be implemented on the Louis Trichardt Street approach leg to End
Street, which is currently yield-controlled;

Booms or access gates at the development’s double entry lane access on End Street should
be situated at least 18,0 metres from the edge of the road to provide for 2 times 18 = 34,0
metres of stacking space.

25



26/26

278

Appendix A: De Zandt Article in Hermanus Times 27 November 2024
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B B B | B infrastructure planning

5 April 2024

The Director : Civil Engineering Services
Overstrand Municipality

P. O. Box 20

HERMANUS

7200

Attention: Mr Dennis Hendriks

Dear Sir,

PROPOSED RESIDENTIAL DEVELOPMENT OF ERF 1735, SANDBAAI: CAPACITY ANALYSIS OF
THE BULK WATER SERVICE

The request by Mr Thian Jansen of WRAP for GLS Consulting (Pty) Ltd to investigate and comment on
the bulk water supply of the proposed development (residential development on Erf 1735 in Sandbaai),

refers.

This document should inter alia be read in conjunction with the Water Master Plan (performed for the
Overstrand Municipality) dated June 2021.

The proposed development was not taken into consideration for the June 2021 master plan for the
water network.

1 WATER DISTRIBUTION SYSTEM

1.1 Distribution zone
The master planning indicated that development on Erf 1735 should be accommodated within
the existing Sandbaai reservoir zone. The proposed connection to the existing Sandbaai water

system for the development can be made to the existing 100 mm @ water pipe in Endstraat, as
shown in Figure 1 attached.

The development is situated inside the water priority area.

GLS Consulting (Pty) Ltd

T +27 218800388 Stellenpark, Block D North Walker Creek Office Park PO Box 814
E info@gls.co.za Cnr R44 and School Road 90 Florence Ribeiro Ave Stellenbosch, 7599
W gls.coza Stellenbosch, 7600 Brooklyn, Pretoria, 0181 South Africa

Directors: Marius de la Rey, Garreth Young
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Water demand

The original water analysis for the master plan was performed with a total annual average daily
demand (AADD) for Erf 1075 of 1,3 kL/d.

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

. 56 x 1 bedroom units @ 0,25 kL/d/unit (" = 14,0 kL/d
. 80 x 2 bedroom units @ 0,30 kL/d/unit " = 24,0kL/d
. 12 x 3 bedroom units @ 0,35 kL/d/unit (") = _42kLid

Total = 42,2kL/d

1 As per Table J.2 from Section J — Water Supply of “The Neighbourhood Planning and Design
Guide” (So called “Red book”)

. Fire flow criteria (Moderate risk) = 25L/s@10m
Present situation
Reticulation network

The existing water network has sufficient capacity to accommodate the proposed development
of Erf 1735 in Sandbaai.

Bulk supply

The 150 mm @ bulk supply pipeline from the Hermanus bulk supply system to the Sandbaai
reservoir is currently under pressure during the holiday season (flow velocity > 1,6 m/s during
peak demand conditions) and requires upgrading in the near future. The hydraulic capacity of
this pipeline is however sufficient to accommodate the development in the existing system and
it is recommended that the development of Erf 1735 can be approved without upgrading of this
pipeline.

Reservoir capacity

The criteria for the total reservoir volume used in the Overstrand Water Master Plan is 48 hours
of the AADD (of the reservoir supply zone). The existing Sandbaai reservoir has a current
storage capacity of approximately 47,7 hours of the total AADD of the reservoir zone.

With full development of the proposed development on Erf 1735 accommodated within the
existing system, the reservoir storage capacity decreases to 46,0 hours of the total AADD
supplied.

This is below the required 48 hours x AADD supply and additional storage capacity should be
provided in the near future at the Sandbaai reservoir site.

It is however recommended that the development of Erf 1735 can be approved prior to the
construction of additional storage capacity for Sandbaai as the storage capacity is only
marginally below 48 hours x AADD supplied, and the storage reservoir is close to the water
source, i.e. the Preekstoel Water Treatment Plant (WTP).

2/4
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2 CONCLUSION
The developer of Erf 1735 in Sandbaai may be liable for the payment of a Development
Contribution (DC) payment (as calculated by the Overstrand Municipality) for bulk water
infrastructure as per Council Policy.

There is sufficient capacity in the existing water reticulation system to accommodate the
proposed development.

We trust that you find this of value.
Yours sincerely

GLS CONSULTING (PTY) LTD
REG. NO.: 2007/003039/07

PodLhoasio

Per: PCDU PLESSIS

cc. WRAP
35 Duiker Street
HERMANUS
7200

Attention: Mr Thian Jansen
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