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4.7

ERF 896, 191 MAIN ROAD, EASTCLIFF, HERMANUS, OVERSTRAND MUNICIPAL AREA:
APPLICATION FOR REZONING, SUBDIVISION, DEPARTURE AND EXEMPTION OF THE
REGISTRATION OF A RIGHT OF WAY SERVITUDE: MESSRS WRAP PROJECT OFFICE
ON BEHALF OF Y & P RAMLAKAN

896 HEC (4471/2023)
P Roux (028) 313 8900 Hermanus Administration
05 August 2024

1. EXECUTIVE SUMMARY

An application was received on 04 September 2023 from Messrs WRAP Project
Office on behalf of Y & P Ramlakan on Erf 896, Eastcliff, Hermanus in terms of the
Overstrand Municipality Amendment By-Law on Land Use Planning, 2020 (By-Law)
for the following:

+ Rezoning of the property in terms of Section 16(2)(a) of the By-Law from
Residential Zone I: Single Residential (SR1) to Subdivisional Area Zone (SA).

+ Subdivision of the rezoned property in terms of Section 16(2)(d) of the By-Law,
to create the following:
e six (6) General Residential Zone I: Town Housing (GR1) erven; and
e one (1) Transport Zone 2: Road and Parking (TR2) erf.

« Departure in terms of Section 16(2)(b) of the By-Law to relax the northern and
western perimeter building line from 3m to 2m.

« Exemption of the registration of a right of way servitude in terms of Section
26(1)(h)(v) of the By-Law for the registration of a right of way servitude over
Erf 896 in favour of Erven 878 & 9807, Hermanus.

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

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

Erf 896, Eastcliff is zoned Residential Zone I: Single Residential, is 1784m? in extent
and is currently developed. The property is located in close proximity to the
Hermanus CBD, and the owners of the property agreed with two adjacent property
owners to do a joint residential development, as their individual properties do not
comply with the required erf size of 3000m2. The joint residential development will
accommodate 16 freehold group housing properties to provide residential
opportunities in an area where residential opportunities are scarce. The three
properties being proposed for the development is Erven 878, 896 and 9807 with
proposed gated access from the Main Road and egress onto Mitchell Street.
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An application has been received for the rezoning, subdivision, and exemption of the
registration of a right of way servitude for the subject property to accommodate the
proposed residential development.

4. SUMMARY OF APPLICANT’S MOTIVATION

R/
0'0

R/
0'0

K/
0’0

0.0

There is a growing demand for housing with limited residential opportunities.

The subject property is considered suitable for residential development, but its
size is insufficient for densification as determined by the OMLUS.

The property owner wants to address this limitation and reached an agreement
with two adjacent properties to increase the developable area.

The subject property is currently developed 2 dwellings, servants’ quarters /
cottage and outbuildings which will be demolished to accommodate the proposed
development.

The subject property, Erf 896, will be subdivided and rezoned into six (6) General
Residential Zone 1: Town Housing (with a size range of 190m2 to 318m?) erven
and one (1) Transport Zone 2: Road and Parking (TR2) (with a size of 341m2).

It is proposed that the total development on Erven 878, 896 and 9807 will consist
of 16 town housing erven which will vary between 191m?2 to 406m? in extent with
Private Open Space and private roads occupying the rest of the development.

In addition to the subdivision and rezoning it is proposed to relax the 3m northern
and western (perimeter) lateral building line which is applicable to the town
housing erven to 2m. This is to allow for optimum use of the erven and still be
compatible with the residential character of the suburb.

Access will be gained from the Main Road and egress from Mitchell Street with
dedicated resident and visitor access lanes with a setback of 18m and 13,5m
respectively.

The proposed private road within the town housing development will have a road
reserve of 8m and a servitude will be registered on the property zoned Transport
Zone 2: Private Parking and Road in favour of the other erven in the development
which will enable residents right of way.

No open space is proposed on the subject property however in terms of the total
development the required 10% open space will be provided on Erf 878. The
refuse area will also be provided on Erf 878 with adequate access from Mitchell
Street.

There are no restrictive conditions contained in the title deed for the subject erf.

In line with the Overstrand Growth Management Strategy, 2010 as the proposed
development is in line with surrounding developments. In terms of the
Overstrand Growth Management Strategy, 2010 subject property is situated in
planning unit 14 which is indicated for incremental densification with a density of
10 units per hectare, however planning units 13 and 15 which are abutting the
subject property are indicated as high-density areas of more than 30 units per
hectare. The area is also considered a predominantly mixed-use area. The
proposal to incorporate the subject property into a higher density area is not out
of character due to it being located within an area where other higher density
developments exist. The total development will consist of a density of 28 units
per hectare.

The proposed development will be a sustainable development as it will maximise
the allowable density while reducing the land requirement.

The subject property has adequate accessibility to the surrounding Hermanus
area.

Architectural Guidelines and the Homeowners Association’s constitution will be
submitted to the Overstrand Municipality after approval has been obtained.
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« Adequate parking will be provided for each townhouse erven.

« The municipal services capacity will be able to accommodate the proposed
development.

+ In line with Overstrand Municipal Wide SDF, 2020 as the area is earmarked for
urban development.

+ No Heritage Impact is motivated.

% A Basic Assessment Report was submitted to DEA&DP who indicated their
support for the application.

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

Spatial Justice

The proposed development is aligned with this principle as it aims to provide
additional housing options within the Hermanus area, without perpetuating any
imbalances. Moreover, the proposed development is strategically positioned in close
proximity to the existing urban centre, making it accessible to all members of the
community, regardless of their socio-economic status.

Spatial Sustainability and Efficiency

In the context of this proposal, the development aims to increase the economic
power of the Hermanus area by unlocking the full potential of the subject property.
As outlined in Section 14 of the report, the development will have both short- and
long-term economic impacts on the surrounding area and the Overstrand
Municipality, including the creation of construction jobs and additional rates and
taxes payable to the municipality.

Furthermore, the location of the proposed development allows for easy access to the
central area of Hermanus, which is important for the sustainability of the community.
By providing more housing options in a central location, it will also promote
sustainable urban growth and reduce the need for urban sprawl. This can lead to
reduced congestion and the preservation of natural areas outside of the urban
centre. Overall, this proposal aligns with the principles of spatial sustainability and
aims to promote the long-term viability of the community in Hermanus.

Spatial Resilience

The proposed development is aligned with the spatial planning policies and
regulations of the Overstrand Municipality, which indicates its resilience. These
policies and regulations are in line with the higher hierarchy of policies and legislation
that guide the development of the area, as outlined in Section 16.1. Therefore, the
proposed development is in compliance with all relevant policies and regulations.

Good Administration

This process is an essential component of land use planning, as it allows people who
may be affected by the proposed development to provide feedback and raise any
concerns or suggestions for improvement. This ensures that the proposed
development is in line with the needs and desires of the community.
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All comments and feedback received during the public participation process will be
carefully reviewed and considered by the relevant authorities. Any issues or
concerns raised will be addressed, and suggestions for improvement will be
considered where possible. This approach ensures that the final outcome benefits
both the community and the property owners.

5. ADMINISTRATIVE COMPLIANCE

Closing date for

Methods of advertising Date published
comments

Local Newspaper Yes 13 December 2023 | 09 February 2024

Notices Yes 13 December 2023 | 09 February 2024

Internal Departments Yes 13 December 2023 | 09 February 2024

Ward councillor Yes 19 December 2023 | 09 February 2024

Total comments TWENTY (20) LETTERS OF OBJECTION

Letters of support ONE (1)

Was public participation undertaken in accordance with Section 46 — 50

of the By-Law on Municipal Land Use Planning? ves

Was the application processed correctly (if no, elaborate below): Yes

Is the proposal consistent with the principles referred to in Chapter 2 of

SPLUMA and Chapter VI of LUPA? (can be elaborated further below) Yes

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

Name Date received Summary of comments

No objection. The building plan
Building Control 19/12/2023 application must comply with all
applicable law,

Local Heritage 20/12/2023 No comment.

Waste Management 29/01/2024 Attached as Annexure F.

Telkom 20/12/2023 Attached as Annexure G.
No objection. Subject to
compliance with the provisions of

Fire Services 21/12/2023 SANS 10400 A:2016, 10400-
T:2020 and the By-Law relating to
fire safety.

Engineering Services 20/06/2024 See Annexure H.
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7. SUMMARY OF COMMENTS RECEIVED DURING PUBLIC PARTICIPATION

Twenty (20) objections were received from the community regarding the proposal on Erven 9807, 878 and 896 Eastcliff.

The

overlapping concerns raised were grouped together and responded to by the planning consultants working on the application. Their
response presented below as submitted to the municipality. The municipal town planner’s response is provided there under.

Objector’'s Names

| Summary of objections

| Response from applicant

1. POSITIVE RESPONSE

Tracy Davies,
lan Gordon

William

The objector acknowledged that the
proposed development is a
community orientated development
being a “small, charming, quaint and
quiet...perfect!” development and is of
high end that is welcomed in Eastcliff.

The comment is appreciated, and this is exactly what is envisaged the
development to be; a small well designed charming development offering the
residents an opportunity of being close to schools, business and recreational
facilities.

RESPONSE FROM TOWN PLANNER

Comments are noted. It should be noted that the comments made by the objector is not in relation to the design of the proposal but a plead for
the consultants to heed the communities concerns and input and to keep the public street small, cosy, personal, retirement and kiddie friendly.
The comment from the consultant is therefore not agreed with.

2. SERVICES

Tracy Davies

Dr Nicholas Davies
Ruth Vary

Michelle Kruger
Jacqueline
Rathfelder

Patrick William Hirst
Gary Combrink
Annabella Busse
Johan Malherbe
Mrs P Combrink

S Badenhorst

Water pressure, sewerage problems.

Stormwater, water & sewerage not
adequately addressed.

Water  pressure  low, existing
sewerage problematic will increase.

Water pressure low, sewerage system
regularly blocks- cripple situation.

Water & sewerage- low water
pressure, sewerage blockages- will

The application was circulated to the Overstrand Municipality's Engineering
Department. At their request, a capacity services report was commissioned
to ensure there is sufficient water and sewage capacity to accommodate the
proposed development. The report, attached as Annexure A - GLS
Services Capacity Report, provides details on this matter.

As outlined in the application, the owners may be liable for payment of a
development contribution, calculated by the Overstrand Municipality, for bulk
water and sewer infrastructure in accordance with Council Policy.

The report concludes that there is sufficient capacity in the existing water
reticulation system to accommodate the proposed development.
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Fred & Marina Peens
William lan Gordon
Ulrike Beckman

J & H Verwey

Achim Beckmann

Vivienne  Howarth-
Spurr

Neville Howarth
Thomas Howard

Bramwell-Jones
Susan Jones

increase with additional houses.

Sewerage and water pressure
problems- will worsen with more
houses.

Questions tests, area has low water

pressure and lots of sewerage
problems,
Sewerage and water a known

problem, engineering report needs to
be made public, analysis required,

more residents will worsen the
situation.
Fire department needs sight of

proposal returning space.

Development will have a negative
impact on the water and sewer,
measures required first to rectify
existing water and sewer problems.

"Already low water
deteriorate situation,
frequent sewerage blockages.
sewer system be upgraded.
Emergency services- not sufficient
space for fire truck to manoeuvre".

pressure, will
experience
will

Low water pressure, how will that be
catered for?

Additionally, the existing sewer reticulation system of the Bientang pump
station and rising main, as well as Hermanus PS no. 4 drainage area, has
sufficient capacity to accommodate the proposed development. However,
bulk collector sewers downstream of Hermanus PS no. 4 are at capacity and
require upgrading.

The minimum upgrades required to accommodate the proposed
development in the existing sewer system are master plan items OHS13.1,
OHS13.2, and OHS13.4. Notably, master plan item OHS13.2, the most
critical upgrade, has already been implemented (awaiting as-built drawings
from the Overstrand Municipality to confirm).

As previously mentioned, the development contribution, potentially payable
by the owners, will fund the necessary upgrades to the systems as indicated
in the report.

It is important to note that emergency services will have access to the
property and will be able to enter any street and reverse out to be able to
turn and exit the development on Mitchell Street.




AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL

794

30 SEPTEMBER 2024

additional strain on the municipality's
ability to provide additional water

"The whole area is either built on,
paved or under tar. Where will run off
rain water go? (storm water).

and

SEWERAGE AND WATER
PRESSURE"

RESPONSE FROM TOWN PLANNER

Most of the objections relate to the water pressure being low in the suburb. The GLS report only regards the availability of water for the
development while ensuring that there is sufficient capacity to meet the community’s needs, and in this case, there is sufficient capacity
available. The low water pressure may be due to other issues relating in the water circulation system and any concerns must be directed to the
Municipality’s Operational Department.

The GLS report indicated that there is sufficient capacity in the sewer system to accommodate the proposed development. A contribution for
bulk services is proposed in order to aid with the future development requirements of the town.

The internal road width of the development is 8m which will allow a fire truck to enter the property to gain access to the erven. Further, no
objection was received from the Fire Department.

3. ZONING
e Dr Nicholas Davies Allows trading. The General Residential Zone 1: Town housing (GR1) zoning applied for,
. RL_‘th Vary Allows for trading- lead to guest aII_ows the property to ac_commpdate t(_)wn _hou_smg, pr_l\_/ate roqu, and
e Michelle Kruger houses private open spaces. This zoning designation is specifically tailored to
e Jacqueline ' support residential development in a townhouse format, with associated
Rathfelder Can be used for trading- guest houses | amenities and infrastructure.
o Patrick William Hirst and B&B's- resulting to noise. The primary focus of this zoning is to provide housing options suitable for
e Gary Combrink Trade could be carried out. single-family occupancy. As indicated within the motivations, the proposed
e Annabella Busse units are intended solely for use as dwellings to accommodate and house a
Allows for trade of any nature. . . O : .
e Johan Malherbe y single family. This implies that the townhouses are designed and intended
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Mrs P Combrink

S Badenhorst

Fred & Marina Peens
William lan Gordon
Ulrike Beckman

J & H Verwey

Used for Air B&B- creating problems.

Can be used for trading, with the
possibility of more guest houses or Air
B&B's.

No respect
neighbours.

for surrounding

to serve as homes for individual families, emphasizing the residential aspect
of the development.

It's important to note that the proposed zoning does not allow for commercial
activities or alternative uses beyond residential purposes. Specifically,
activities such as trading, operating guesthouses, or running bed and
breakfast establishments are not permitted under this zoning designation. If
there is a desire to engage in such activities, separate applications would
need to be submitted for a consent use, as they are not included within the
scope of the current application for General Residential Zone 1 zoning.

Overall, the intention behind the proposed zoning is to foster an upmarket
residential environment conducive to family living, with a focus on
townhouse development while excluding commercial activities that may
disrupt the primarily residential character of the area.

RESPONSE FROM TOWN PLANNER

The rezoning to General Residential Zone 1: Town housing (GR1) does not provide for an automatic right to trade or to conduct tourism related
uses. Uses such as B&B and self-catering are consent uses under the zoning applied for. The rights obtained in terms of the proposed zoning
will allow for higher densities but will be limited to single family and residential uses.

4. DENSITY

Dr Nicolaas Davies
Patrick William Hirst
Annabella Busse
Johan Malherbe
Mrs P Combrinck

S Badenhorst
William lan Gordon
J and H Vervey
Achim Beckmann

The consolidation of the three
properties results to a proposal for 16
additional dwelling houses which is
considered to be too much, as it will
increase the density of Eastcliff
significantly and resulting that Eastcliff
will become a high-density suburb.
The reduction of four or five units will
be more acceptable and make a huge
impact.

The development is not aligned with
that of the surrounding residential

Most of the objections received are directly or indirectly related to the subject
/ concern about density (i.e. the increase in the number of units and the
impact thereof).

The objectors incorrectly create the impression that the proposed
development will change the character of Eastcliff and therefore it is
important that the authorised decision-makers have a clear perspective of
the proposed development in terms of scale, location and surrounding land-
uses.

This proposed development is a small development in relation with the
Eastcliff residential area. It must also be kept in mind that the proposed
development is located on the fringe of the Eastcliff residential area and
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houses and will be a cramped
development with not enough space
for anything else.

Too many units have been proposed
to maximize the return on investment.

Houses are too close together and
there is no space for gardens and
open space.

adjacent to the Hermanus Central Business Areas. The application area is
considered to be within a_transitional mixed-use area adjacent to a service
and business area and surrounded by high density residential developments
rather than a predominant single residential zoned area as pictured by the
objectors.

The proposed development which is positioned between the single
residential areas of Eastcliff and the Hermanus Central Business Areas acts
to soften the transition between these two areas and strengthens the
gateway between them. It serves as a medium-density residential
development to bridge the gap between low density residential towards
Hoy’s koppie and higher density residential which fringes the coast.

This is clearly evident from the following land-use plan:
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| Enengre S64
Y

These varieties of land-uses, densities and functions contribute to such
transitional mixed-use character surrounding the application area.

The land-uses in proximity of the application area involves business, service
industry (Telkom adjacent to Erven 878 & 9807), a variety of housing types
(single residential dwelling units, flats, guest houses, town houses and
hotels) as well as different orders of road classes.

Based on a street block density analysis, the density of the street block
wherein the development is proposed will be less than presently found in the
adjacent street blocks.

Even-though the density of the proposed application area is 26.6 dwelling
units per hectare, the density of the street block will still be less than that of
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the densities of the adjacent street blocks as shown in the following sketch
and table respectively on next page:

Street block Pre- Post
development Development

East- east of Main Road 33 du/ha

Current- between Main Rd,

Stemmet, Lord Roberts and | 13.1 du/ha 18du/ha

Mitchell Streets

West- between Mitchell, Stemmet, 19.1 du/ha
Luyt and Lord Roberts Streets '
Combined 19.1du/ha | 21.4du/ha
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The overall increase in the density as a result of the proposed development
will only be 2.3 dwelling units more than that of the demarcated analysis
area (i.e. three street blocks) and 0.14 for the Eastcliff planning area in terms
of the approved policy Central Growth Strategy, 2010.

In addition to the above, the decision-makers should also acknowledge that
the Growth Management Strategy, 2010 policy document supports the
increase of the current gross density of the Eastcliff residential area
(Planning Unit 14) from 4.9 to 10 dwelling units per hectare, meaning that an
increase of at least 128 dwellings units for the Eastcliff area is encouraged
and supported.

It should also be noted that the only area of densification within this planning
unit is specifically earmarked along Main Road which includes the
application area consisting of Erven 878, 896 and 9807 Eastcliff to contribute
to the overall densification figure.

Subsequently, the development proposal of 26.6 dwelling units per hectare
is less than the 30 dwelling units per hectare density zones proposed for the
subject area in terms of the current Overstrand Municipal Growth
Management 2010 strategy and therefore fully consistent with the statutory
approved density policy for the area.

This strategy is also supported by the Overstrand Municipality Spatial
Development Framework, May 2020 where it is stated that “Densification as
spatial planning mechanism advocated by the Municipality’s Growth
Management Strategy will need to be applied in order to accommodate of
the aforementioned future population”

To conclude, the proposed development is aligned with the local authority’s
vision for density contained in the statutory spatial development policy
documents, is integrated within an existing mixed-use character of the
suburb and area and is also within sequence of development for the area.
The development will also soften the transition between low density and high




AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL

800

30 SEPTEMBER 2024

density at the connection point between the Hermanus Central Business
Area and the surrounding single residential fabric.

This vital point of objection is therefore not considered relevant and
applicable and should be omitted by the decision-making authority.

RESPONSE FROM TOWN PLANNER

As noted by the applicant the subject property and the proposed development is situated in an area which is considered the transition area from
the high density and commercialised CBD to the lower density residential suburb. The location for the development is therefore well suited as it
promotes additional housing opportunities close to the town’s centre, while still developing single stand erven with low bulk dwellings as per the
character of the suburb (as opposed to apartments or flats which are also prominent in the area). Simply across the street from the proposed
location there is a hotel and various flats. The proposed development from a spatial perspective can be support. The proposed densification of
the total development is proposed to be 28 units per hectare this proposal will be further considered in the evaluation of the application.

5. MAXIMISING OF THE BUILT-UP AREA

Dr Nicholas Davies

The objector claims that the proposal
does not provide more opportunities
for the residents in the surrounding
area, and WRAP’s claim that it does is
wholly unsupported.

It is evident that the objector does not understand the statement made by
the consultant.

Aligned with the Overstrand Municipality Spatial Development Framework, it
is meant that more opportunities are provided in terms of choice in housing
types.

In addition to the above, the location of this application site provides the
opportunity for easy walking distance access from the proposed
development to places of instruction, work, shopping, recreation, worship,
transport and general social activities and thereby providing more
opportunities for the said residents.

The objector's claim is clearly and undoubtably invalid and should
accordingly be rejected.
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RESPONSE FROM TOWN PLANNER

As noted by the applicant the subject property and the proposed development is situated in an area which is considered the transition area from
the high density and commercialised CBD to the lower density residential suburb. The location for the development is therefore well suited as it
promotes additional housing opportunities close to the town’s centre.

6. LAND USE

Dr Nicholas Davies

The objector claims that the proposed
development may “well eventuate in
an untidy, unhygienic, smelly dog
lavatory and refuse dump attracting
homeless vagrants, vermin
investigation.” He further claims that
“This is a health and security hazard
for both residents of the proposed
complex as well as Mitchell Street
homes. Dumping all the refuse on the
pavement on refuse collection day,
while not only unsightly and
unhygienic will surely see unwelcome
influx of scavengers.”

The objection received is made up of unsubstantiated assumptions.

The proposed development is intended for an upmarket housing complex
managed by a compulsory statutory home-owners association. The objector
does not understand that the development is intended to seamlessly
integrate with the adjacent residential and non-residential land-uses to the
existing highly valued landmark Eastcliff residential area.

It should also be understood that the refuse area is intended to be a
completely enclosed walled room, only accessible for the residents from
inside the complex and for the local authority from the street side only on
days when refuse is collected.

Many similar refuse rooms serve as example in the Overstrand area where
the description of the objector’s concerns does not occur. Also refer to the
response focused on the refuse area below for more details.

The objections are considered invalid and accordingly ignored.

RESPONSE FROM TOWN PLANNER

The concerns raised do not have regard to the proposed standards of the refuse room and the management thereof. Bins will be neatly stored
and will be managed by the homeowners with controlled access. Similar types of refuse rooms are used in other developments and the internal
arrangement is that the residents only use the refuse room on waste collection days; this prohibits bad odours and ensures that the room is kept
neatly. This can be added as a condition.
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7. IMPACT ON MITCHELL STREET

e Dr Nicholas Davies
and Vivienne
Howarth-Spurr

Little attention is given to the impact of
the development on Mitchell Street
being a peaceful, quiet, residential,
low traffic cul-de-sac road used by a
high number of elderly persons
walking to the shops as well as
families with young children. With the
only the exit to the complex being on
Mitchell Street where there will be a
significant negative impact on the
prevailing atmosphere in Mitchell
Street, and where there “will be so
much more traffic, both cars and
service / delivery vehicles.” Trees and
greenery will be lost, only green areas
retained will be a refuse area
bordering on Mitchell Street attracting
flies and scavengers, both animal and
human.

This point of objection is also based on unsubstantiated assumptions and an
exaggerated negative picture is sketched of the proposed development by
the objectors.

The impact of the proposed development will be limited as the vehicle and
pedestrian traffic generated by the 16 additional units will be spread out
through the course of the day. Refer to the response focused on the traffic
below for more details.

Mitchell Street not only has a residential function but also provides access to
a small business component as well as Telkom (service industry) and
functions as a pedestrian passageway from the Eastcliff residential area.

Therefore, the impression the objector creates of Mitchell Street is incorrect.

The parking area and the road reserve of Mitchell Street is also often used
for overflow parking to the Hermanus business area during peak periods.

Although trees will have to be removed to accommodate the dwellings, the
area will be landscaped to provide the optimum amount of green space,
ensuring that it fits in with the character of the Eastcliff residential area.

The refuse area as previously mentioned will be managed by the
homeowners’ association to ensure that the refuse area is clean and will be
locked to prevent any scavengers from access to the area. Also refer to the
response focused on the refuse area below for more details.

In the light of the above, it is clear that this point of objection has no merit
and paints completely a wrong picture and should therefore be omitted.
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the other.

RESPONSE FROM TOWN PLANNER

The egress in Mitchell Street was proposed in order to allow for traffic flow to be split and not to allow all the traffic to impact one specific street or
Mitchell Street is not used for residential and pedestrian traffic alone but also for visitors to the commercial facilities opposite
Woolworths. A traffic impact assessment was done, and it concluded that the additional traffic will have a low impact on the traffic flow in the
area.

It should also be noted that Mitchell Street has a width of £19m and a large portion of the street reserve is not yet developed. The street
therefore has ample room to accommodate both pedestrians and vehicles at the same time, while still allowing for green verges by the road.

The refuse room will be managed by the homeowners and will have to comply with the municipality’s standards on development.

8. TRAFFIC

Tracy Davies

Dr Nicholas Davies
Ruth Vary

Michelle Kruger
Jacqueline
Rathfelder

Patrick William Hirst
William lan Gordon
Annabella Busse
Johan Malherbe
Mrs P Combrink

S Badenhorst

Fred & Marina Peens
Ulrike Beckman

J & H Verwey
Achim Beckmann
Vivienne Howarth-
Spurr

Neville Howarth

The objections primarily centre around
concerns regarding increased traffic
flow resulting from the proposed
development's access points.
Residents are worried that the
development will create a through
road from Main Road that will
exacerbate existing traffic issues,
particularly due to its narrow roads.

The prospect of 32 additional cars
accessing the area via Main Road is
seen as unreasonable, potentially
leading to traffic problems, especially
for Mitchell Street.

Residents wish to remain a low-
volume street. Criticisms extend to
the inadequacy of the traffic plan,
foreseeing potential queues at
entrances backing up onto Main

The application was circulated to the municipal engineering department,
which requested that a site traffic statement (STA) be conducted to ensure
that the traffic generated by the development will not have a severe impact
on current traffic flow. The STA is attached as Annexure B - Site Traffic
Statement.

The STA indicated that a Main Road-only access is deemed acceptable,
with the only recommendation being to increase the entry bellmouth radius
off Main Road to at least 6 meters to allow for better manoeuvrability.

The STA also indicated that to deter right-turning vehicles into the property
from the northeastern Main Road approach, no-right-turn signage (R210)
can be erected downstream of the Main Road / Stemmet Street intersection
together with an information sign (IN1 1.2) to indicate the distance from the
sign up to the Lord Roberts Street / Main Road roundabout.

This proposal will be adhered to, and it is relayed that any of the owners
heading towards Hermanus will be required to utilize the roundabout and
change direction to obtain access to the development.

This route guidance is designed to minimize the impact on traffic flow in the
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Susan Gordon
Thomas Howard
Bramwell-Jones

Road, and concerns about internal
roads becoming makeshift play areas
due to the lack of designated
children's play areas. Residents also
call for specific traffic control
measures such as speed bumps to
manage traffic flow along Mitchell
Street and mitigate potential safety
risks, particularly for elderly
pedestrians.

Become a through road, Main Road
both ingress & egress.

32 additional cars, more than existing,
access & egress to be on Main Road.

Foresee traffic problems with access,
support access from Main Road end
exit on Mitchell Street.

Do not want a through road.

Amount of traffic generated in a
suburb with narrow roads is not
reasonable particularly Mitchell Street.

Question, will access be used as both
access & exit?

Result into much more traffic in
Mitchell Street.
Wants proof of traffic assessment.

Access on Main Road problematic,
propose a slip lane.

surrounding area. By diverting traffic away from a direct approach to the
entrance gate, especially during peak traffic times or congested periods, the
flow of vehicles along Main Road and nearby streets can be more effectively
managed. The use of the traffic circle allows for smoother transitions and
potentially reduces the risk of traffic congestion or disruptions in the vicinity
of the proposed development.

As mentioned throughout the motivations, the access will be split into two
lanes for residents and visitors, with a combined stacking distance of 24
meters, each being 12 meters, which the STA indicated as more than
adequate. The STA, however, recommends that the existing additional
space available should also be used for stacking. The recommendations
made in the traffic impact statement will be implemented.

Some objectors are misinformed as access will only be obtained from the
Main Road and egress will be onto Mitchell Street. The existing access on
Main Road will be closed and a new 8m wide double lane access will be
established, with 4m on each of the two properties on main road (Erven 896
& 9807). Each townhouse erf will have two parking bays, which could
include a single or double garage, carport, or open parking.

The proposed development will be an access controlled enclosed private
development and the concern that the internal roads will be used for
thoroughfare from the Main Road is unjustified. The reason being that it will
be a private road only accessible through access-controlled gates by the
residents of the development and or their guests. It should be noted that the
proposed road across the existing Erf 878 will be a one-way road, which will
also ensure that the exit to Mitchell Street is the only exit.

The vision for the internal roads of the development aims to question the
ideology of road vs pavement/car vs pedestrian by making use of shared
surface spaces. The shared surface spaces remove the boundary/raised
curb and create a space where preference isn’t given to vehicles. This
design principle results in vehicles that naturally drive slower creating a safer
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Main Road to
cause significant

Access  from
development  will
problems in traffic.
Guard house will contribute to
problems waiting to get into the
development.

Stacking distances.
Create slip lane as at Negester.

Want traffic impact assessment.
Mitchell Street must remain a low
volume street- increased traffic not
desirable.

Will not support the re-opening of Lord
Roberts Street.

No guarantee that exit will be used as
an entrance.

Link between main & Mitchel Streets
opposed.

Does not clarify access from east to
property will work.

Cause traffic jams.

So much more traffic- cars & delivery
vehicles.

"Traffic plan grossly inadequate & ill-
considered - potential queues at
entrance backing into Main Road.

Internal roads will become play area

urban environment. This also provides additional space for residents to use
in addition to the 601m2 open space provided.

A refuse area will be located near the exit gate for easy access by municipal
refuse removal trucks. The impact on traffic flow during refuse removal days
is expected to be minimal due to lower traffic flow on Mitchell Street and the
existing road shoulder where the truck can pull into.

Mitchell street is considered wide enough to accommodate both traffic and
pedestrians. The STA also indicated that no improvements will be required
to accommodate the development. It should be reiterated that no proposal
was made to re-open Mitchell Street to Lord Roberts Street, which is
considered as one of the main distributors in Hermanus and is not being
proposed to be altered.

The exit into Mitchell Street will be controlled and designed to minimize
adverse effects on pedestrians. Low exit speeds and wide sidewalks aim to
maintain pedestrian safety and convenience. The proposed Main Road
widening was taken into account in the design.

In essence, this route recommendation serves to optimize traffic movement
and enhance safety for both residents of the townhouses and other road
users in the area. It demonstrates a proactive approach to traffic
management within the development plan.

Overall, the plan emphasizes traffic management, access control, and
infrastructure provision to ensure the smooth functioning of the proposed
townhouse development while minimizing its impact on existing traffic and
pedestrian flow in the area.
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due to lack of children's play area.

Traffic in Mitchell Street will increase
massively- elderly walking to WwW"

RESPONSE FROM TOWN PLANNER

The responses from the consultants are agreed with. The main highlights are:

A new entrance will be created with sufficient stacking distance and two entrance lanes (one for guests and one for residents).
No right turn entrance will be allowed when heading to Hermanus and the roundabout must be used, sighage will be implemented.
Mitchell Street has a width of £19m and a large portion of the street reserve is not yet developed. The street therefore has ample room to

accommodate both pedestrians and vehicles at the same time.

Spurr

Suggestions include creating open
spaces with trees for visitor parking to

¢ Road widening was taken into account with the design of the development.
¢ The location of the refuse room is beneficial to the serviceability and accessibility for municipal services.
e Parking is provided at each dwelling.
e A traffic impact assessment was done, and it concluded that the additional traffic will not have a negative impact on the traffic flow in the
area.
9. PARKING
e Tracy Davies The objections focus on inadequate | The comments have been noted. The municipality’s engineering department
e Dr Nicholas Davies parking  provisions for visitors, | requested a 12m stacking distance, which is double as there are two lanes
e Ruth Vary emergency services, and delivery | to enter.
e Jacqueline vehicles. Residents express concerns
Rathfelder about the lack of designated parking | The majority of the units will have double garages, which will allow guests to
e Patrick William Hirst | sPaces, fearing visitors will overflow | park in front of it, if necessary. The communal open space will also
e S Badenhorst onto Mitchell Street, exacerbating | accommodate guest parking spaces covered in permeable grass blocks,
e Fred & Marina Peens traffic issues. Add!tlonglly, there's | allowing grass to grow, and increasing the greenery in the development.
- worry about the functionality of access
e William lan Gordon . ) ) , . .
e Ulrike Beckman points, _pqrtlcularly on Main Road, The' development’s roads are wlde gnough to accommodate smaller delivery
where limited stacking space could | vehicles and emergency vehicles if necessary. Larger trucks will not be
* J ,&,H Verwey lead to significant traffic problems. | allowed into the development, similar to other residential erven in the area,
e Vivienne Howarth-

where large trucks such as furniture- or delivery trucks are required to park
outside the complex and use a smaller vehicle to make the delivery inside
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Neville Howarth

ease congestion and avoid using
Mitchell Street.

Questions are raised about where
cars will park, emphasizing the need
for adequate provisions to ensure
smooth traffic flow. Residents call for
comprehensive solutions to address
parking shortages and alleviate
associated traffic and safety concerns.

the complex.

It should be noted that the turning circles will be sufficient to allow for
effective changes in direction.

The objections / concerns of the objectors have been addressed and
therefore not considered valid.

RESPONSE FROM TOWN PLANNER

Each property will have a double garage or double-parking area, in terms of the zoning proposed garages must be set back by 5m from the
internal road in order to manage parking on the property and to allow visitors to park on the property.

The internal road will also have an 8m width which will allow service, delivery and emergency vehicles to enter the property where necessary,
large vehicles will be parked outside which is the norm for private developments.

10.REFUSE

Ruth Vary
Jacqueline
Rathfelder

Fred & Marina Peens
Ulrike Beckman
Neville Howarth

Residents are concerned about the
handling of refuse, noting that the
current approach fails to adequately
address the issue of vagrants and
health hazards.

Additionally, residents reject the idea
of a communal refuse area. They
emphasize that a communal area
would be inconvenient, unhygienic,
and could attract scavengers.

It is important to note that the refuse room will be developed according to the
requirements as set out by the Overstrand Municipality Land Use Scheme.
It is important to note that a group housing development needs to be
equipped with a refuse room to comply with the regulations.

Additional regulations are:

a) a boundary wall
height of
minimum 2,1
m;

This is being proposed and will be complied with as it
will increase the screening capabilities. From the
outside only a standard boundary wall will be visible,
with the refuse room located behind it.

The wheely bins are only £1m in height.
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b) a door with a This is being proposed and will be complied with.
width of 1,2 m; | The door is proposed to be a solid door which will
screen the wheelie bins from the outside.

¢) the door must
be solid;

d) the area must This is being proposed and will be complied with.
have atap and | The management of the development will be done
floor level gully; | by the compulsory homeowners’ association

inclusive of the refuse room’s maintenance.

Refer to above.

The refuse room will be well maintained and
cleaned on a regular basis to ensure the area is
clean and sanitary.

e) the gully must
drain to the
sewer and not | This is being proposed and will be complied with.
the stormwater
system or road,;

f) stormwater
generated
outside of the
refuse area This is noted and will not occur.
may not drain
into the gully;
and

g) no hazardous
waste may
enter the main
sewer system.

This is noted and will not occur.

The management of refuse on-site will follow standard residential protocols
with an added option for residents. They will have the opportunity to collect
their refuse at their respective units and deposit it only on designated refuse
collection days at the refuse room/area. Moreover, residents will also have
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the flexibility to dispose of their refuse at any time during the week within the
refuse room.

It's essential to emphasise that the refuse area will undergo regular cleaning
to uphold sanitary standards. It's crucial for objectors to understand that the
cleanliness of the refuse room directly impacts the overall success and
perception of the development.

Importantly, the proposal does not anticipate an increase in
scavenging/vagrant activity, as the refuse room will be securely locked and
only accessible on designated refuse collection days.

As previously mentioned, many similar refuse rooms serve as example in
the Overstrand area where the description of the objector’s concerns do not
happen.

Therefore, this point of objection can be rejected.

RESPONSE FROM TOWN PLANNER

The response provided by the applicant is agreed with as it highlights the parameters and management required in the development and
implementation of the refuse room.

11.HEIGHT

Dr Nicholas Davies

The objector is concerned as there is
ambiguity regarding whether the
proposed development will consist of
single or double-storey structures.

The applications included 3D renders of the proposed dwelling units, which
serve as artistic architectural representations of the development and would
not be the final result of the design process. These renders depict two-
storey dwellings which is the end goal for the development. The
architectural language of the proposed two-storey dwellings aims at
fragmenting the forms creating a play of shadows and light, softening its
interface and contribution to the urban fabric.

The application submitted on Erf 896 indicated that the proposal is for two-
storey residential townhouses.
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The applications included development parameters that need to be adhered
to. Therein, it was also stated that two storeys are being proposed.

Therefore, this point of objection is not valid and should be ignored by the
deciding authority.

RESPONSE FROM TOWN PLANNER

The response provided by the applicant is noted. The design of the dwellings will have to comply with the relevant land use parameters
pertaining to height. The location of the dwellings from the boundary will be evaluated, to ensure that the dwellings to not pose a privacy issue.

12.LAYOUT

e Fred & Marina Peens

The objector proposed that the Erf
878 should not be part of the
development.

The comment is noted, but it should be reiterated that the design of the
layout has been carefully considered not only to be as efficient as possible,
but also to maximize usability and aesthetics.

Erf 878 plays a crucial role as it allows egress to Mitchell Street that will
assist traffic flow in the Main Road.

RESPONSE FROM TOWN PLANNER

The response provided by the applicant is agreed with, Erf 878 adds to the functioning of the development. Further, additional amenities are
provided on Erf 878 such as the larger open erf and the refuse room, while allowing for egress into Mitchell Street.

13. CONSTRUCTION

Patrick William Hirst
William lan Gordon
Ulrike Beckman

J & H Verwey
Vivienne Howarth-
Spurr

Neville Howarth

e Thomas Howard
Bramwell-Jones

Present challenges in terms of dirt
noise, dust & high traffic & security
risk is anticipated.

Torrid time during construction,
additional security, road maintenance
Residents to be informed in due time
when works start- no parking in front
of properties- operating hours and
truck sizes restricted- roads repair

The comments are noted. The National Building Regulations will be
followed to ensure no unnecessary nuisance is caused should the
development be approved. According to these regulations construction is
allowed from 06:00 to 18:00 on weekdays, 06:00 to 17h00 on Saturdays,
and not at all on Sundays or public holidays.

The owners of the properties will remain responsible to ensure demolition
and construction does not generate excessive noise or dust. This will be
done to preserve the life, safety and health of any person in the surrounding
area.
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after construction- provide additional
speed humps and also pedestrian
path.

Mitchell Street exist will be used as an
entrance during construction time
resulting to noise, dirt, dust and
damage to the road and creating high
security risk

Mitchell Street will be converted into a
construction site full of lorries, diggers,
cement mixers, workers transport,
toilets & canteens, formal and informal
plus storage area storage area for
building material

Construction vehicles will be a hazard
which was not designed for heavy
vehicles- condition that Mitchell St be
resurfaced after construction and add
speed humps and the sides planted
with mature trees in keeping with the
rest of Mitchell Street

Security is always a major concern in South Africa and the owners will
employ reputable construction companies to build on these newly created
properties, reducing the safety concerns. There were concerns raised that
the construction phase would cause damage to the public road. The
municipality will be aware of the construction as inspections and site visits
will be required and if they find that any infrastructure was damaged, the
developers will be held liable for the cost of the repair of such infrastructure.
Additionally, it is usual practice for contractors to include the cost estimates
for repairing any damages as part of their overall project estimates.

The development of the property will adhere to all relevant regulations as is
the case with construction on any property within the Overstrand area. The
developers will be sensitive to neighbours as they will be developing within
an established neighbourhood.

RESPONSE FROM TOWN PLANNER

The response provided by the applicant is agreed with, further, site management is crucial during the construction period. When building plans
are approved and construction has commenced any complaints regarding safety and dust pollution (during the construction phase) can be
provided to the Building Control Department.

14.SAFETY AND SECURITY

Ruth Vary

The construction of this project will
become a massive security risk for
every person in Eastcliff in every way

The point of objection is based on generalised assumptions with no facts.

The proposed development is planned for an up-market development and is
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which is of enormous concern to all.

subsequently planned to be constructed by reputable contractors.

Therefore, this point of objection should be omitted.

RESPONSE FROM TOWN PLANNER

This objection is not agreed with, if this was the case then no development would be allowed in Hermanus.

15.LEGAL

¢ Michelle Kruger
e Ulrike Beckman
e Achim Beckmann

Comments were received that Mr. and
Mrs. Ramlakan are no longer owners
of the property.

They express dissatisfaction with not
being informed as affected owners
and emphasize their request for a title
condition that would prevent the new
road from becoming a through road
between Main Road and Mitchell
Streets.

Erf 896 has been sold recently and a new power of attorney and title deed
were submitted to the municipality when the new owners took transfer of the

property.

It should be noted that the public participation was conducted as per the
standard municipal regulations and by-laws. The emails were sent out by
the municipality who decided who needed to be notified.

In addition, there were site notices erected for the entire month of December
and January. The objectors were however notified and did submit
comments for consideration which proves that they were fully informed of the
process.

Erf 896 has been sold recently and a new power of attorney and title deed
were submitted to the municipality when the new owners took transfer of the

property.

There will be no need to record that there will be no entrance from Mitchell
Street as the road design and design of the gates will ensure this does not
occur.

RESPONSE FROM TOWN PLANNER

Potentially affected parties were notified via emails, a site notice was placed at the premises and an advertisement was placed in the local
newspaper. It is considered that sufficient notification was provided.




AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL

813

30 SEPTEMBER 2024

16.PROPERTY VALUES

Dr Nicholas Davies
Michelle Kruger
Gary Combrink
Annabella Busse
Johan Malherbe
Mrs P Combrink

Residents fear that the proposed
townhouse development will diminish
property values and negatively impact
the residential character of the
neighbourhood.

They argue that such a development
could disrupt the area's established
ambiance, leading to a decline in
property values and desirability for
homeowners. Additionally, there are
concerns that the introduction of
townhouses may destroy the sense of
community that currently exists within
the neighbourhood.

The comments have been noted and acknowledged. It's crucial to
distinguish between unsubstantiated remarks and statements based on
facts. The underlying objective of the proposal is to introduce additional
housing options and attract new residents to one of Hermanus' most sought
after neighbourhoods. The properties are situated within the Densification
Zone, which presents an ideal opportunity for a unique development that
aligns with the municipality’s legislation and forward planning policies.

While objectors have raised concerns about potential impacts on property
values, it's important to recognize that these concerns are largely based on
assumptions rather than concrete evidence. The points raised why the
property values may be affected are addressed throughout this response to
the objections, such as traffic, construction, privacy etc.

The architectural vision for the development aims to retain and build upon
the existing ambiance of the area. This is achieved by proposing to
incorporate historical elements of existing structures into the development
and taking inspiration from the larger residential context.

This will be a carefully considered, exclusive, designer development which
will add value and be of social benefit to the sought after context of Eastcliff.
The development will be marketed, designed, and built to be tailor made to
its place and context and will be of immediate and future benefit as such,
even as soon as in its marketing phase. It will be implementing renewal,
upgrading of existing structures, adaptive heritage re-use inclusion and
carefully designed landscaping strategies significantly improving the
ambiance of what is currently a derelict fenced property, with old buildings in
need of renewal / replacement and empty inaccessible erven. Prospective
new owners in such a development will certainly contribute to the community
of Eastcliff.

Therefore, statements suggesting that the proposed development of this
nature could adversely impact property values in the surrounding area lack
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any real substance. It's important to approach this proposal with an
understanding of its potential positive contributions.

This point of objection must also be read with paragraph 2 under the
heading of density.

RESPONSE FROM TOWN PLANNER

There are three town housing developments in Mitchell Street already, the concern that property values will be negatively impacted, and the
residential character be disrupted is unwarranted.

The scale of the dwellings proposed is further in line with the single residential character and would therefore not lead to the feel of the street
scape to be lost.

The objectors further neglected to compare the proposed development to the existing Telkom property in Mitchell Street which has a design and
feel which is in contrast to that of the residential nature and this development would act as a buffer to the Telkom site.

17.ENVIRONMENT

Tracy Davies

Dr Nicholas Davies
Ruth Vary

Michelle Kruger
Patrick William Hirst
Fred & Marina Peens
Ulrike Beckman

J & H Verwey
Achim Beckmann
Vivienne Howarth-
Spurr

Neville Howarth

Owl and Earth warming.
Design not eco-friendly.

Two Acacia trees on Erf 878 -
accommodates bird & habitat.

Tree to be removed.

Accuse planners of not being
cognisant of environmentally friendly
suburb with quiet, clean streets, many
trees, open spaces and
environmentally conscious residents.

"Should be more green areas, cause
a heat cell, trees, plants & grass

The development plan for Erf 878 Hermanus involves several key aspects
regarding the utilization of the site and the integration of new townhouse
erven while considering environmental and aesthetic factors:

Tree Removal and Private Open Space: The likelihood of removing
established trees is acknowledged as necessary for servicing the site and
accommodating the proposed townhouse erven. However, a substantial
portion of the area, approximately 601m?2, will be designated as private open
space. This space will not only serve as a recreational area but will also be
landscaped and have new trees planted to attract birds to the area, thus
restoring some natural habitat lost during construction.

Landscaping and Sidewalks: The development plan includes landscaping
of sidewalks, indicating a commitment to aesthetic enhancement throughout
the development. The landscaping strategy for the development involves
creating a green strip along the Main Road to Mitchell Street access leading
to the proposed landscaped private open space. Additionally, this approach
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suggested.

Concerned about
trucks & dirt".

security, noise,

Provision for open space is too small,
little provision for trees and garden,
not in feeling with Eastcliff.

"Recreational area will not be used
accordingly, not in the spirit of the
OMLUS, reduce density, heating,
more space for bigger trees and
plants required.

No enviro sustainability, not aligned
with climate change, no mitigation, to
be aligned with Eastcliff Atmosphere.
Trees & gardens on Mitchell Street of
dev required.

Not environmentally friendly, no space
for trees or gardens between houses,
what about stormwater.

Sealing of the land- not in line with
climate protection measures.

Oppose consolidated green area-
every property needs own green area
for trees and garden to allow airflow
and sunlight between buildings.

Will lose trees and greenery.

prioritizes integrating landscaping within the development. Furthermore,
each townhouse erf will have a coverage of 65%, ensuring ample space for
garden purposes, which contributes to a greener environment. Concerns
regarding the environmental impact of the development, particularly in terms
of earth warming and heat generation, are addressed. The proposed 16
townhouse erven, private roads, and private open spaces are deemed to
have negligible effects in this regard.

Comparison with Existing Built
Character: The built character of existing
single residential and townhouse erven is
noted to feature a high percentage of hard

surfaces, as illustrated on the aerial
photograph below.
The proposed landscaped gardens,

sidewalks, and private open spaces are
intended to harmonize well with the
provision of open spaces established in
single residential erven, thus maintaining
continuity in the area's visual appeal.

The architectural design of the proposed
dwellings is described as highly compatible
with the existing built character of the area,
suggesting a cohesive aesthetic vision for
the development.

The layout and positioning of the private open space has been strategically
planned. It serves as a buffer between the Telkom Exchange and the
proposed townhouses on Erf 878, potentially mitigating any negative effects
of proximity to such infrastructure. Additionally, consolidating the open
space into one larger area rather than creating smaller pockets between
townhouse erven enhances its functionality and aesthetic appeal.
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Open space in most unattractive
position. Each house should have its
own garden / (green area of
reasonable size for normal healthy
family use plus with dedicated open
recreational area.

RESPONSE FROM TOWN PLANNER

The objection regarding the environment is noted. The proposed project will have sufficient greenery on each property with the addition of the
private open space. The greenery provided are similar to those provided at the other town housing developments in Mitchell Street and will
ensure storm water issues are effectively dealt with. The developer will also be responsible to ensure that a storm water plan is drafted and
implemented.

The objector did not discuss the impact of the development on the owls which are presumed to be nesting in one of the trees. It is illegal to
remove a tree in which a bird species is nesting and therefore specific conditions will be imposed relating to the owls. The following conditions
are suggested:

1. that the developer appoints a specialist to study the area and identify which tree the owls are nesting, whether the owls are currently
nesting, and if required apply for the necessary permit for the removal of the owls under the relevant law; and
2. that the specialist also determines whether the tree is indigenous prior to removal.

18.POTENTIAL ILLEGAL USES AND SOCIAL ACTIVITIES

e Tracy Davies Party, holiday digs, drinkers. A townhouse development is proposed consisting of 16 townhouse erven.
Dr Nicholas Davies These erven may only be used for residential purposes of which the
e Ruth Vary Not respecting neighbourhood /| definition reads as follows:
atmosphere.

“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 cadastral subdivided or be sold
individually in some other manner;”

Parties, noise visitors.
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A dwelling unit is defined as follows:

“dwelling unit means a unit containing one or more inter-
leading rooms with adequate sanitary facilities and a
kitchen, used for the accommodation and housing of a
single family, and may be included in or separate from the
main building on the property;”

Taking the above use into consideration and the fact that an upmarket
townhouse scheme is planned, it is proposed that it will be a quiet and
peaceful residential development without any misuse of alcohol, parties and
related noise.

The townhouses are explicitly designated for residential use only. This
means they cannot be utilized for any other purposes apart from residential
living. This restriction likely prevents activities such as commercial ventures
or other non-residential uses within the townhouse premises. Another
restriction is that the townhouses cannot be rented out on a short-term basis
to transient guests. This prohibition likely aims to maintain a stable
residential community and prevent the area from becoming a transient or
tourist accommodation hub.

The application for the townhouse scheme specifies that it does not include
any uses that would require additional consent under the zoning regulations
of the General Residential Zone 1. This indicates that the proposed
development complies with the permitted uses outlined in the zoning
regulations without needing further approval for additional activities.

Overall, the statement emphasises the intended residential nature of the
townhouse scheme, outlining specific restrictions to ensure it aligns with the
desired character of the area and complies with zoning regulations.
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RESPONSE FROM TOWN PLANNER

The response by the applicant is agreed with. The concerns raised is not reflective of what is being proposed in the application which is a town
house development with single erven with dwelling houses/units made for accommodate a single family. No application is made for any other
land uses such as “tourist accommodation”.




819

AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 30 SEPTEMBER 2024

8.

9.

10.

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

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

See Paragraph 7 above.
Internal and external departments

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

MUNICIPAL PLANNING EVALUATION (REFER TO RELEVANT
CONSIDERATIONS GUIDELINE)

10.1 Background
N/A

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

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

The objectives relating to:

Spatial Justice
The proposed application would not contribute to any spatial injustice and the

development of town housing will be open to the free market and anyone will be
able to purchase the unit at market related prices.

Spatial Sustainability

The application is within the urban edge and will not impact on agricultural land
or environmentally sensitive areas. It will also help to alleviate urban sprawl by
way of infill planning. Green spaces are provided which will aid in the
management of storm water and heat soak.

Efficiency
The property is surrounded by an existing road network and services

infrastructure and will help with the maximum utilization of such infrastructure
and upgrade thereof. The proposed properties are also ideally situated to
ensure that residents do not have to travel far distances to have access to
commercial and community facilities.

Spatial Resilience

The approval of this development will ensure additional rates will be obtained
by the municipality to maintain existing infrastructure, thereby lowering the
financial pressure on surrounding property owners and the municipality. It will
also provide for more housing opportunities in an area which is demarcated for
growth.
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10.3

10.4

10.5

10.6

10.7

10.8

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

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

Same as Point 10.2 above.

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

In terms of the Overstrand Growth Management Strategy, 2010 the subject
property is situated in planning unit 14 which is indicated for incremental
densification with a density of 10 units per hectare. The application is to allow
for a town housing development which will allow for a density of 28 units per
hectare. Therefore, it should be noted that the planning units 13 and 15 which
are abutting the subject property are indicated as high-density areas of more
than 30 units per hectare. The area is also considered a predominantly mixed-
use area. The subject properties are therefore considered to be ideally located
to act as a transition between the high-density commercial nodes of Hermanus
CBD to the single low-density areas in the Eastcliff suburb. The proposal to
incorporate the subject property into a higher density area is therefore not out of
character due to it being located within an area where other higher density
developments exist.

In terms of the Overstrand SDF, 2020 the area is indicated for urban
development and is located within the urban edge. The SDF states that
densification is one option to promote growth in this region while
accommodating population growth.

(In)consistency with quidelines prepared by the Provincial Minister

N/A

Impact on Municipal engineering services

The area is already serviced, and sufficient bulk capacity exists to
accommodate the development. The application is supported by the
Engineering Services Department subject to the payment of a bulk service levy
and service agreement where applicable.

The Site Traffic Assessment Report concluded that the proposed additional
traffic will not have a negative impact on the pedestrian and vehicular
movement in the area.

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

N/A

Existing and proposed zoning comparisons and considerations

The subject property is currently zoned Residential Zone 1: Single Residential
and it is proposed to rezone it to General Residential Zone 1: Town Housing.
The area is developed with various different land uses and zoning which
include the following:
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e Residential Zone 1: Single Residential
e General Residential Zone 1: Town Housing
e General Residential Zone 3: Flats Bulk Zone 2
e Business Zone 3: Local Business

11. ADDITIONAL PLANNING EVALUATION FOR REMOVAL OF RESTRICTIONS

12.

N/A

THE DESIRABILITY OF THE PROPOSAL

The application proposes the following:

R/
0’0

R/
0’0

7
°

7
°

Rezoning of the property in terms of Section 16(2)(a) of the By-Law from
Residential Zone I: Single Residential (SR1) to Subdivisional Area Zone (SA).

Subdivision of the rezoned property in terms of Section 16(2)(d) of the By-Law,
to create the following:

e six (6) General Residential Zone I: Town Housing (GR1) erven; and
e one (1) Transport Zone 2: Road and Parking (TR2) erf.

Departure in terms of Section 16(2)(b) of the By-Law to relax the northern and
western perimeter building line from 3m to 2m.

Exemption of the registration of a right of way servitude in terms of Section
26(1)(h)(v) of the By-Law for the registration of a right of way servitude over
Erf 896 in favour of Erven 878 & 9807, Hermanus.
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As discussed in the background of this report. Erf 896, Eastcliff is zoned Residential
Zone |: Single Residential, is 1784m2 in extent and is currently developed. The
property is located in close proximity to the Hermanus CBD, and the owners of the
property agreed with two adjacent property owners to do a joint residential
development, as their individual properties do not comply with the required erf size
of 3000m2. The joint residential development will accommodate 16 freehold group
housing properties to provide residential opportunities in an area where residential
opportunities are scarce. The three properties being proposed for the development
are Erven 878, 896 and 9807 with proposed gated access from the Main Road and
egress onto Mitchell Street.

As part of the development, Erf 896, will be subdivided and rezoned into six (6)
General Residential Zone 1: Town Housing (with a size range of 190m? to 318m?)
erven and one (1) Transport Zone 2. Road and Parking (TR2) (with a size of
341m?). It is proposed that the total development on Erven 878, 896 and 9807 will
consist of 16 town housing erven which will vary between 191m? to 406m? in extent
with Private Open Space and private roads occupying the rest of the development.

No open space is proposed on the subject property however, in terms of the total
development the required 10% open space will be provided on Erf 878. The
aforementioned being stated the residential erven will have garden areas within the
applicable building lines.

A centralised refuse room will be provided on Erf 878 with adequate access from
Mitchell Street.

Access will be gained from the Main Road and egress from Mitchell Street with
dedicated resident and visitor access lanes with a setback of 18m and 13,5m
respectively. The proposed private road within the town housing development will
have a road reserve of 8m and a servitude will be registered on the property zoned
Transport Zone 2: Private Parking and Road in favour of the other erven in the
development which will enable residents right of way.

As discussed in this report, in terms of the Overstrand Growth Management
Strategy, 2010 the subject property is situated in planning unit 14 which is indicated
for incremental densification with a density of 10 units per hectare, the application is
to allow for a town housing development which will allow for a density of 28 units per
hectare. Therefore, it should be noted that the planning units 13 and 15 which are
abutting the subject property are indicated as high-density areas of more than 30
units per hectare. The area is also considered a predominantly mixed-use area.
The subject properties are therefore considered to be ideally located to act as a
transition between the high-density commercial node of Hermans CBD to the single
low-density areas in the Eastcliff suburb. The proposal is to incorporate the subject
property into a higher density area is therefore not out of character due to it being
located within an area where other higher density developments exist and
considering that the development will be a brown field development.

It is clear from the report and comments from other municipal departments that
there are sufficient services and road infrastructure to accommodate this proposed
development.



823

AGENDA OF THE MUNICIPAL PLANNING TRIBUNAL 30 SEPTEMBER 2024

Access to the development will be from main road and egress will be via Mitchell
Street. During construction it is sensible that both Main Road and Mitchell Street
will be used to deposit building materials, this ensures that Mian Road is not
congested.

The comments of the objectors were adequately addressed by the applicant and
municipal town planner under Section 7 of this report. Although the comments of
the objectors regarding the road and safety concerns are noted, the TIA (Site Traffic
Assessment) and Municipal Engineering Branch and Operational Branch support
the application in its existing format. Only the points which relates to the departure
applications is to be discussed below.

The objection regarding the proposed departures were mainly focused on Erven
878 and 896 which face residential erven. As discussed in the responses to the
comments it is the objector’s point of view that there is an observation and benefit in
retaining the 3m building line as depicted in the land use parameters. This first is it
mitigates privacy concerns from first floor levels of the new dwellings and secondly it
allows for bigger garden areas at each unit. In terms of the proposed application
both these two points raised by the objector’'s are points which require further
evaluation and discussion.

As discussed previously distinction must be made between the characteristics of the
surrounding single residential and proposed town housing erven. Both the
surrounding single residential and proposed town housing erven will have a right to
develop up to 8m high buildings, however single residential erven are to be
constructed up to 2m away from the common (lateral and rear) boundary, while
town housing erven have a 3m building line. The reason for the distinction is due to
the density of proposed town housing erven. When a single residential property is
developed it can be developed with one or two dwellings and a coverage of 50%,
however, town housing can be developed with much more units on the same
boundary and a coverage of 65%. As an example, consider proposals for Erven
878 and 896 which will be developed against Erven 880 and 864 respectively.
Erven 880 and 864 have large erven with one to two units on them, currently these
units are single storey with windows and private recreational areas facing southward
and eastward. If the proposal is approved Erven 878 and 896 will each be with town
housing developments which can consist of up to 65% coverage, this will allow for
more bulk facing towards the residential erven. In this case five properties (and
dwelling units) will be developed facing Erf 880, and two dwellings of 65% coverage
facing Erf 864, each dwelling unit will also have its own family and occupants which
could have an impact on the privacy and amenity of the residential erven.
Considering this the character is changed from what could be reasonably
considered to be allowed uses/development of single residential property to a town
house erf. To mitigate the issue there are to considerations to be made. The first
would be to only allow single storey dwellings 2m from the boundaries the second
would be to not allow the proposed departure.

Considering the way Erven 880 and 864 are developed in relation to the proposed
development (with single storey structures closer than 2m from the boundaries and
private spaces facing Erven 878 and 896), it is proposed that the departures
applicable to the development on Erven 878 and 896 is not supported. The benefit
of this will allow for a greater buffer area between the rezoned erven and the single
residential areas while allowing for more green areas which will aid in storm water
management.
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13.

A permit was provided by Overstrand Municipality for the demolition of all the
structures on the property is noteworthy as it also included the approval from
Heritage Western Cape, therefore it stands to reason that there are no structures on
the property which have heritage value.

Considering the above, the application is considered desirable and is supported,
subject to the conditions as listed in the recommendation.

RECOMMENDATION

1.

2.

that the objections be noted;

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) on Erf
896, Hermanus to rezone the said property from Residential Zone I: Single
Residential (SR1) to Subdivisional Area Zone (SA) and the subsequent
subdivision in terms of Section 16(2)(d) of the By-Law, read with Section 22, of
the rezoned property to create the following:

e six (6) General Residential Zone 1: Town Housing erven, approximately
190mz2 to 318m2 in extent, and

e one (1) Transport Zone 2: Road and Parking (TR2) approximately 341m2 in
extent,

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

that the application in terms of Section 16(2)(b) of the Overstrand Municipality
Amendment By-Law on Municipal Land Use Planning, 2020 (By-Law) on Erf
896, Hermanus for departure to relax northern- and western perimeter building
line from 3m to 2m, not be approved, in terms of the provisions of Section 61 of
the By-Law;

that the application in terms of Section 26(1)(h)(v) of the Overstrand Municipality
Amendment By-Law on Municipal Land Use Planning, 2020 (By-Law) for the
exemption of the registration of a right of way servitude over Erf 896, Hermanus
in favour of Erven 878 and 9807, Hermanus, be approved, in terms of the
provisions of Section 61 of the By-Law;

that the recommendation under points 2. and 4. is subject to the following
conditions:

(@) that development be in line with Subdivision Plan Drawing No 22/71(001)
dated 06/06/2023,;

(b) that the garages on the properties be set back 5m from the internal street
boundary;
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(©)

(d)

(e)

(®

()]

(h)

(i)

@)

(k)

()

(m)

(n)

that the areas within the building lines be used for the planting of grass,
unless otherwise required in terms of a storm water management plan;

that prior to the submission of building plans, the developer appoints a
specialist to study the area and identify which tree the owls are nesting,
whether the owls are currently nesting, whether the tree is indigenous and
if required apply for the necessary permit for the removal of the owls under
the relevant law and such information be provided to the municipality for
record keeping;

that prior to the submission of building plans, a singular Architectural
Design Guideline (for the development on erven 878, 896 and 9807) in line
with the Zoning Scheme parameters and the departure relaxation as dealt
with in Point 3., be submitted to the Town and Spatial Department;

that prior to the submission of building plans, a right of way servitude be
registered in favour of Erven 878 and 9807 on the section of the internal
road on Erf 896;

that the recommendation of the Site Traffic Assessment by DL Consulting
be implemented by the developer;

that all conditions imposed by Telkom, Waste Management and
Engineering Services (attached as Annexures F-H), be complied with;

that a Homeowners’ Association be established with compulsory
membership for all property owners within the development;

that the Constitution of the Homeowners’ Association be submitted for

approval by the municipality (which reserves the right to impose conditions

in this regard), and that the following aspects inter alia be addressed in this

document:

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

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

that all other development parameters as prescribed in the relevant Zoning
Scheme, be complied with; and

that erven 878, 896 and 9807 be notarial tied with regards to services,
roads, use of the open space and refuse room;

that all services (including roads, water and sewer circulation, refuse room
and electrical connection(s)) be completed on erven 878, 896 and 9807
prior to the registration of the first property; and

that this approval does not absolve the owner/applicant from compliance
with any other relevant legislation.
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6.

that the applicant and objectors be notified of their right of appeal in terms of
Section 78 of the Overstrand Municipality Amendment By-Law on Land Use
Planning, 2020 with regard to the above conditional approvals.

14. REASONS FOR RECOMMENDATION

15.

0/
0'0

R/

The application is desirable as it will allow for new dwelling units near the CBD
while conforming to the characteristics of the area.

The proposal for a development with General Residential Zone | is ideally located
to act as a transition between the high-density commercial node of Hermanus
CBBD to the single low-density areas in the Eastcliff suburb erven and is therefore
considered supported in line with the Overstrand Municipality Spatial Growth
Management Strategy, 2010 (Guideline document) and Overstrand Municipal
Wide SDF, 2020.

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

Concerns/objections raised about the possible impact on the character of the
area and property values are unfounded as this proposed development will be in
line with the character of surrounding developments, which has a mixture of
group housing, single residential and commercial erven.

Concerns/objections raised about the impact of additional traffic in Mitchell Street
does not proof the development to be undesirable as per the Site Traffic
Assessment Report. The Operational and Engineering Services Departments
support the application.

Sufficient services are available, while the issues regarding low water pressure is
noted, it is not relevant to the application and public should revert their concerns
to the Operational Department.

The application will have no Heritage impact as a permit was obtained to clear
the site.

The application is in line with the general principles of SPLUMA and LUPA as this
development will be spatially sustainable as it will not lead to urban sprawl or
developed on agricultural land or environmentally sensitive areas. In terms of
efficiency, it will utilize existing road networks and services.

The developer will be responsible for acquiring the services of a specialist to
identify the location of the owls and to ensure that they are not nesting at the time
of removal of the tree.

The proposed relaxation of the common boundary will unduly put pressure on the
adjacent property owners and have a negative impact on the adjacent property
owners.

ANNEXURES

Annexure A: Locality Plan

Annexure B: Motivation Report

Annexure C: Subdivision Plan, Rezoning Plan and Site Development Plan
Annexure D: Objections received

Annexure E: Applicant’s comments on objections

Annexure F: Comment: Telkom

Annexure G: Comment: Waste

Annexure H: Service Report

Annexure [: Site Traffic Assessment
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Locality Plan
ERF 896 - HERMANUS

1.

Scale 1:2 000

Scale 1:4000
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829 ANNEXURE B 1/34

MOTIVATION
1 _ABBREVIATIONS
oM | Overstrand Municipality
OMLUS Overstrand Municipality Land Use Scheme, 2020
BY-LAW Oversfronfd Municipality Amendment By-Law on Municipal Land
Use Planning, 2020
PSDF western Cape Provincial Spatial Development Framework, 2014
LUPA Western Cape Land Use Planning Act, 2014. .
MSDF Overstrand Spatial Development Framework, 2020
SR1 Residential Zone 1: Single Residential
GR1 General Residential Zone 1: Town Housing

"2 PROPERTY DETAILS

ERF NUMBER | Erf 896 Hermanus

EXTENT | 1784m? .
ZONING | Residential Zone 1: Single Residential
| PROPOSED ZONING | General Residential Zone 1: Town Housing

3 BACKGROUND AND INTENT — —

Erf 896 Hermanus, is one of the first residential properties heading towards Voélklip from
Hermanus CBD {refer Plan 1 - Locality Plan). Due to its position, the property presents an
excellent opportunity for development with the potential to provide additional housing
options within the Hermanus CBD. Mr and Mrs Ramlakan, the property owners, appointed
WRAP Project Office to submit this land use application on their behalf {see Annexure A
- Power of Altorney).

The property owners agreed with two adjacent property owners fo develop their
properties together to form one residential development with excellent access to
Hermanus CBD and surrounding area and what it has to offer. This application explains
the role of Erf 896 Hermanus in the development and the unique atiributes that are being

proposed for the development.

The vision of the owners for the subject properties is fo create a residential development
that reflects the essence of Hermanus and makes efficient use of the land. The proposal
is to develop these three properties to accommodate 16 freehold group housing
properties that will be able 1o be improved with fwo-storey residential town houses. The
development will be a unigue high end residential development in an ared where new
residential opportunities are scarce. Please refer Annexure C for the Architectural Design

Proposals.

The three properties being proposed to be developed together are Erven 878, 896 and
9807 Hermanus and the proposal is 1o only have one gated access from Main Road with
a gated egress onto Mitchell Street.

SLLES N File 22/71
Y ERF 896 HERMANUS
)| September and Amended November 2023
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MOTIVATION

Residential housing market

Incidents the past few years had a profound impact on the way people work. leading
to a transformation in the South African housing market and a surge in South Africans
relocating to the Western Cape. This influx of peopie migrating to coastal regions
presents a significant advantage for ihe Overstrand Municipality, as it drives the need for
improved infrastruciure and omenities. However, the municipality is currently under
pressure 1o provide sufficient housing oplions to accommodate the growing population.

Hermanus, a charming coastal fown, has experienced consistent population growth in
recent years, primarily due to its central location and variety of housing epportunities. it
offers a serene and relaxed coastal lifestyle, which appedls to families seeking an escape
from the fasi-paced uriban environment.

Moreover, Hermanus has top-class medical facilities and schools, dlong with excellent
retail experiences, further enhances its allure. The easy accessibility to girports ensures
that residents have convenient transporiation connections to other parts of South Afiica.

The criteria for housing of people moving to the Western Cape inciudes items such os:

o Safe estate living with good security and occess control to replace the
accommodation type they were used to;

s  Preferably new and modern residential units;

+ High speed internet such as fibre or satellile internet; and

«  Communal recreational facilities.

It was found that people are also retiring and semiretire younger which brought about
"multi-generational living” where people of all ages and stages of their life such as
younger families, semi-retired and retired people live in the same development,

Provincial Road

It is proposed that the gpplicalion be circuiated to the Provincial Department of
Transport to obtain comment for the proposed development as the Main Road is o
provincial road and subject to a proclamation for road widening, which was considered
with the design of the layout of the development.

4 PROCEDURETO ACHIEVE THE PROPERTY OWNERS' INTENT

PROJECT SUMMARY

The subject property, known as Erf 8926 Hermanus, has an extent of 1784m? and is currently
zoned s Residential Zone 1: Single Residential (refer to Plan 1 - Locality Plan). Although
the subject property is considered suitable for residential developrent, its size is
insufficient to increase the density as determined by the OMLUS. To address this limitation,
the agreement reached between the three property owners would increase the
developable area and aliow for densification.
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MOTIVATION

This proposed development on the properties will consist of the following:

. 16 Town Housing erven;
. 1 Private Open Space; and
. | Private Road.

AS previously mentioned, WRAP Project Office was appointed to compile this report to
ensure the property owner's vision is achieved. The application process wil be
conducted in collaboration with Plan Active Town and Regional Planners and InterActive
Town and Regional Pianning, who are submitting seporate applications to support the
proposed development on the other 2 erven forming part of the development,

The following is proposed:

4.1. Rezoning of Erf 896 Hermanus from Residential Zone 1: Single Residential to
Subdivisional Area Zone (8A) in terms of Section 16(2){0} of the Overskrand
Amendment By-Law on Municipal Land Use Planning, 2020.

4.2. Subdivision of the Erf 896 Hermanus into & General Residential Zone 1: Town Housing
{GR1) erven and 1 Transport Zone 2: Road and Parking (TR2] erf in terms of Section
16{2)(d} of the Overstrand Municipality Amendment By-Law on Municipal Land Use
Planning, 2020,

4.2.1 Populalion growth in Hermanus

The OMSDF contains calculations on the population growth for the main areas in the
Overstrand. Municipolity. The OMSDF indicates that Hermanus was experiencing o
population growth rate of 6,4% per annum betwesn 2001 and 2011. The information
contained within the OMSDF indicates that the Greater Hermanus, requires several
thousand dwelling units to be built fo accommodate the projected population growth.
(OMSDF, p28).

Table 1: Housing Need and estimated land areq required (15du/ha)

Year | Greater Hermanus Area
| Total dwelling units (du) required | Estimated lond drea required [ha)
2011 3 892 ' 256

2016 5360 357

2021 7127 475

2024 g 106 607

20371 | 11 234 749

Eased on information obtained within the OMSDF {OMSDF, p28)

Table 2: Housing Need and estimated lond area required (20du/hal)

Year | Greater Hermanus Ared
Total dwelling units (du) required Estimated land area regquired (ha] |
| 2011 3892 195
| 2016 5 360 | 268 — =1
| 2021 7127 356 il
2026 | 7106 : 455 .
2031 | 11234 562

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

T

‘_,,"r{(!“ UNEEIRAL ra;
Ve OUE!?E'FRAND\\-H
oy \
!* L ERUeN AR )
L AN o)
N, v TOWN PLANDENS 05

\'5!’; PO e bk IS

¢ f?ﬁ"ﬁ
A AL IRE
AT

File 22/71

ERF 896 HERMANUS

September and Amended November 2023
Fage |8

3/34



832

MOTIVATION

The two tables provided offer valuable insights into the required number of dwelling units
for the Greater Hermanus areq, and the extent of additional developable land required.
Notably, the proposed development will take place within the existing urban edge of
the Hermanus area, as no additional land was included in the urban edge when fhe
2020 OMSDF wais reviewed. This means that the proposed densification will occur in areas
of Hermanus that are already developed.

4.2.2 Density
The development plan for Erf 896 Hermanus aims o optimize the available space and

add é dwelling units with a density of approximately 33,17 dweling units per hectare
(Du/Ha). It should be noted that no open space is being proposed on Erf 896 Hermanus
essenfially raising the density as the open space is being jocated on the adjacent
property, refer Secfion 4.2.5. The primary objective of proposing a higher density is 1o limit
the extent of additional land required while still meeting the high housing demand in the
Hermanus area. The aim is to maximize the allowable density and reduce the land
requirement, which is a crucial aspect of sustainable development.

It should be considered that Erf 886 Hermanus will form part of a larger combined
development, meaning the density will be distributed among all three properties,
essentially spreading the units per hectare across all three properties. The above
mentioned 14 dwelling units will be located on a combined development size of 6007m?
meaning the proposed development will have a combined density of 26.64du/ha.

Table 3: Percentage of each component for Erf 896 — Hermanus

Legend Colour Zoning Size (m?} | Percentage
T General Resiﬁzgliicr:‘:one 1: Town 1443 80,88%
I Transport Zone 2:{}I:}oad and Parking 341 19.22%

Total 1784 100,00%

The intention is to rezone the subject property to align with the property owners' vision fo
develop it to its maximum potential. This necessitates obtaining approval for the
proposed rezoning and subdivision. If approved, the zoning would permit the utilisation
of the property as part of the proposed residential development. (Refer 10 Plan 4 -
Proposed Zoning Pian & Plan 7 - Proposed Sife Development Plan)

4.2.3 Design and Layout

The development proposal for the subject property, as depicted in Plan 7 - Proposed Site
Development Plan and Annexure C - Architectural Design Proposal, emphasizes an
efficient layout. Great care has been taken fo ensure that the design and arrangement
of the development harmoniously blend in with the surounding crea while faciitating
access to Erven 878 and 9807 Hermanus, which ore integral components of the larger
development functioning as o cohesive unit.

To achieve this goal, the development plan entails the construction of fown houses on
the proposed é town housing erven on the rezoned and subdivided subject property,
with a dedicated portion of the private road providing access to all six town housing
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MOTIVATION

erven. While this application specifically focuses on motivating the development of Erf
896 Hermanus, it is crucial to understand that the neighbouring properties will ako be
developed in parallel. Each property will contribute to the overall development
individuaily, even though the applications are submitted separately. The primary
objective is o ensure seamless integration with the surrounding residential area and to
enhance the aesthefic appeal of the neighbourhood. The unit types have been
thoughtfully designed to minimize any visuai impact on neighbouring properties,

particularly when viewed from their perspective.

Furthermore, the proposed development offers o variety of unit types, each specifically
designed to fit within the proposed properties. Please refer to Pian 8 - Combined Site
Development Plan for a comprehensive illustration of the entire development.

Table 4: Development proposal |

ERF 9807 - HERMANUS |
Proposed Properties | Use | Extent Percentage
Town House Erf 1 Town House +406m? 15,17%
Town House Erf 2 Town House £389m? 14,54%
Town House Erf 3 Town House +363m? 13,57%
Town House Eif 4 Town House +320m2 11,96%
Town House Erf 5 Town House +204m? 7.63%
| Town House Erf 4 Town House 2117 7.88%
Town House Erf 7 Town House +2468m? 10.02%
Private Road Road +515m? 19,25%
26767 100%
ERF 878 - HERMANUS
Proposed Properties Use Extent Percentage

Town House Erf 8 Town House £225m? 14,54%
Town House Erf ¢ Town House +195m? 12.61%

| Town House Erf 10 Town House +195m? 12,61% |
Private Open Space | Open Space +601m2 38.85%
Private Road | Road | +331m? 21,39%

[ 1547 m? 100% |

ERF 874 - HERMANUS - SUBJECT PROPERTY

Proposed Properlies Use Extent Percentage ,

Town House Erf 11 Town House +190m? 10,65% |
Town Howse Erf 12 Town House 191 m? 10,71%
| TownHouse Ef13 | Town House +286m? 16,03%

Town House Erf 14 | Town House £318m¢ 17,83% |
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Town House Erf 15 Town House +225rm? 12,61%
Town House Erf 16 Town House +233m? 13,06%
Private Road Road +341m? 19.27%
1784m? 100%

As fllustrated in Table 4, the subject properly is proposed to be subdivided into 7 erven of
which 6 will be improved with a town house and the 7' being used as part of the internai
read network that provides access throughout the combined development. Refer o
Plan 5 - Subdivision Plan.

The internal road and open spoce located on Erf 878 Hermanus (Refer to Section 4.2.4)
will be transferred 1o the proposed homeowner's association as they will be responsible
for the maintenance and upkeep of these properties.

i 864

e,

~ v-/

Figure 1. Proposed subdivision of Ef896 Hermanus

The proposed development aims to enhance the area by infroducing a new residential
development. These town houses will be required to adhere to the development
parameters as set out within the OMLUS. Refer 1o Section 8 of this motivational report, This
approach is taken 1o minimize the visual impact on the surrounding area and ensure a
harmonious integration with the existing environment.

To provide a visual representation of the proposed development, Annexure C presents
the elevations, showcasing the proposed architectural design and aesthetic appeal of
the proposed town houses. These elevations demonsirate the thoughtiul consideration
given to the overall appearance and biending of the development within its
surroundings.
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i

Fi 2: The figure flusirates the proposed development (Main Road view)

Parking will be allocated 1o each town house on the specific town house erf and each
town house will accommodate either a double garage or a single garage with a carpont.
The parking requirements according to the OMLUS are the following:

Town House One bay per dwelling unit plus 1 bay per dwelling unit for visitors

4.2.4 Development Fealures

The proposed development boasts several atiractive features aimed at enhancing the
iifestyle and wellbeing of its future residents. In addition to the focus on environmental
sustainability, a healthy lifestyle but also encourages community engagement and social
interaction.

Furthermore, all units within the development will be fibre-ready, providing residents with
high-speed internel access and seamless connectivity. This modern feature will enable
residents to stay connected to the wider world, access online services, and enjoy o
digitally enabled lifesiyle. The fibre-optic infrastructure will also future-proof the
development, ensuring that residents have access to the latest technologies and
services.

4.2.5 Open Space Provision
The OMLUS has the following requirement in terms of open space provision:

“Communal open space of at least 10% of the whole property must be
provided as outdoor recreational/garden areas as one functionalf space.”

To create a functional open space, the entire open space will be located on a single
property being included into the proposed combined development. Erf 878, Hermanus
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will accommodate the enfire 10% open space provision required in terms of the
development parameters as set out by the OMLUS.

The inclusion of such a ceniralised open space brings several benefits to the
development and its future residents. Firstly, it provides ampie room for recreational
activities and outdoor amenities, promoting an active and heatihy iifestyle. This open
space can be utilized for various purposes, such as walking paths, landscaped gardens,
children's play areas, or communal gathering spots {braai facilities}, enhancing the
overall quality of life for the residents.

Moreover, the presence of substantial open space contribules to the aesthetic appeal
and visual harmony of the development, The balance between built structures and
open areas creates a sense of openness and spaciousness, mitigating the feeling of
density that can sometimes be the case with higher-density residential developments.
The integration of green spaces aiso fosters a closer connection with nature, promoting
a sense of well-being.

By dedicating a significant portion of the developmenti to open space, the proposed
development demonstrates a commitment to creating a balanced and sustainable
iving environment. The benefits of such an approach extend beyond the immediate
residents, positively impacting the surounding community and fostering a sense of
pride. For functionality the refuse area and a communa! garden store will be localed
on the open space.

Figure 3: The figure illustrates the proposed open space for the de velopment on erf 878
Hermanus

4.2.6 Vesting of Homeowners' Associalion
Once the first property is registered in the combined development, all the road and open
space will be required to be iransferred to the homeowners as they will be required to
manage the entire development including the access gate, refuse area and open
space. The right of way servitudes will also automatically fali away as the development

is considered as one.
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4.3 Exemplion of the regisiration of a right of way servitude in terms of Section 26(1){h)(v}
of the Overstrand Municipality Amendment By-Law on Municipal Land Use Planning,
2020.

As depicted in the following diagram, both erven 878 and 9807 Hermanus requires the
registration of a right of way servitude over Erf 896 Hermanus in their favour. To ensure
access. The tolal width of the road reserve will be 8m, with 4m allocated on Erf 894
Hermanus and the remaining 4m situated on Erf 9807 Hermanus. This shared portion will
serve as the access route for the combined development.

x‘&:/"f Q? ;,..-":\'“““xm /7\

873
.-";- . / ‘-‘H‘x.
/ 9807 : =
“\-.q__.& J _‘,:" :’
~ Properly 7|
[ i / . {£34¥ e
20 t000 _SON -
™~ 7~ ./ Right of Way Serviivde In favo
\\;\\\x\\;f/ \ REIBT4 //'! /|_of Erven 878 2 9807 I-Iermanul: !
b “aiza oy g i /
Figure 4: Proposed Right of Way Servitude
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4.4 Permanent Departure from the perimeter building line of 3m to 2m in terms of Section
16{2) {b) of the Overstrand Amendment By-Law on Municipal Land Use Planning, 2020.

Once rezoned to Generai Residential Zone 1: Town Housing, the subdivided properties
mentioned in Section 4.2 will be subject to the 3m perimeter building lines specified in the
OMLUS.

However, the proposal is to apply for a departure from the 3m perimeter building line to
a reduced 2m. This departure is justified by the fact that the development will solely be
used for residential purposes, and it is believed that the reduction of 1m would not have
any defrimental impact on the surrounding properties.

Ny, ] DEPARTURE REQUIRED

Figure 5 ilfusirates the boundcrnes that require the depcrfure

A building line is defined as “an imaginary line on a land unit which defines a distance
from a specified cadastral line within which the erection of buildings and siructures are

prohibited, except with Municipal approval”

For Erf 896 Hermanus, the building line on the existing zoning is 2m ot the rear and lateral
boundaries. The proposal aims to maintain this 2m building line, without any requirement
for an increase beyond the existing imit.

The motivation for the departure is the following:

¢ Efficient Land Use: Allowing a departure from the building line would enabile the
future property owners of the subdivided portions to make more efficient use of the
available land. By reducing the required building line. it wouid provide additionai
space for development within the property boundaries. This is especially valuable in
areas where land is limited, and maximizing land use is essential.
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s Enhanced Design Possibilities: The departure from the building line would provide
greater design flexibility for the proposed development. It would allow for more
crealive ond funclional architectural designs, enabling the incorporation of features
that enhance the overall aesthetics and functionality of the buildings. This can lead
to improved liveability and attractiveness of the development.

» Increased Housing Options: By allowing o departure from the building line, the
development on Erf 896 Hermanus could potentially accommodate more sensible
and well-designed dwellings on the erven. This is especially important in areas where
there is 0 need for increased housing options o meet the growing demand. By
maximizing the available space, it could contribute to addressing the housing
shorfage and provide more opportunities for residents in the area.

s Minimal Impact on Surounding Properties: The proposed relaxation of the building
line from 3m to 2m is relatively minor and is not expecied fo have a negative effect
on the surounding properties. It is essential to consider that the development will only
be used for residential purposes, and the slight reduction in the building line is unlikely
to cause any significant adverse impact on the neighbouring properties.

4.5 Establishment of an owner's association and approval of consfitution in terms of
Section 31 of the Overstrand Municipality Amendment By-Law on Municipal Land Use
Planning. 2020.

To ensure the development is properly managed a maintained, a homeowner’s
association is reguired to be established which includes the approval of a homeowners'
constitution by the Municipality in terms of Section 31 of the By-Law. The establishment of
an owner's association and submission of a constitution will be made a condition of
approval,
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5 APPLICATION

Considering the above, application is made for the following:

5.1 Rezoning of Erf 896 Hermanus from Residential Zone 1: Single Residential to
Subdivisional Area Ione (SA} in terms of Section 16(2}{a) of the Overstrand
Amendment By-Law on Municipal Land Use Planning, 2020.

5.2 Subdivision of the Erf 896 Hermanus into 6 General Residential Zone 1: Town Housing
{GR1) erven and 1 Transport Zone 2: Road and Parking {TR2) erf in ferms of Section
16{2}{d) of the Overstrand Municipality Amendment By-Law on Municipal Land Use
Plonning, 2020.

5.3 Exemption of the registration of a right of way servitude in terms of Section 26(1){h}{v}
of the Overstrand Municipality Amendment By-Law on Municipal Land Use
Planning, 2020.

5.4 Permanent Departure from the perimeter building line of 3m to 2m in terms of Section
16(2}{b} of the Overstrand Amendment By-Law on Municipal Land Use Planning,
2020.

é§ LAND USE ENVIRONMENT )

The surounding area of the proposed development exhibits a diverse range of
developments and land uses, encompassing residential, commercial, and higher density
residential units such as flats and a hotel. In light of this context, the proposed
development aligns well with the area’s characteristics. Its location is ideal for a higher
density group housing development comprising freestanding town houses that are
collectively managed as a single development, offering a luxurious living environment.

Examining the zoning of the surmounding area. as depicted in Plan 2 (zoning plan),
reinforces the suitability of the proposed development. The existing zonings reflect a mix
of residential ond commercial uses, indicating a dynamic and evolving neighborhood.
The presence of higher density residential units and o hotel in the vicinity suggests an
openness to intensified development and a recognition of the demand for diverse

housing options.

By introducing a higher density group housing development with freestanding dwellings,
the proposed development not only complements the existing fabric of the area but
also meets the growing need for well-designed and premium living spaces. It contributes
to the overal enhancement of the neighborhood's character and provides an
opportunity to create a vibrant and cohesive community

7 TITLE DEED

Title deed T43745/2023 (refer Annexure B - Title deed} was perused and there are no
conditions that restricts the proposed development of the subject property. (Refer
Annexure E - Conveyancer Cerlificale)
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9 SERVICES

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

Bulk Services Contribution

it should be noted thai the property owners will be required to make a bulk services
contribution as regulated by the Overstrand Municipality Development Contribution
Policy.

Elechicity
Electricity is provided by Overstrand Municipality and the proposed development will be

connected to the existing network.

Water & Sewage
A complete engineering services report was conducted by DL Consulting and is annexed

as Annexure D. The proposal is to connect the proposed development to the existing
Overstrand Municipality network, for which there is sufficient supply and capacity as
referred to within the engineering services report.

Solid Waste

Solid waste will be collected by the OM, The solid waste will be accumulated weekly
within a refuse area built on Mitchell Street to allow easy and unresiricted access to the
solid waste. The refuse room will comply with the requirements as set out within section

17.4 of the OMLUS.

Access and egress
The Main Road will serve as the primary access point for all three properties, namely Erven

2807, 896, and 878 Hermanus, as depicted in Plan 8 - Combined Site Development Plan.
Access to the properties will be facilitated by fraversing Erven 9807 and 896 Hermanus,
while egress will be through Erf 878 Hermanus.

To ensure smooth and convenient froffic flow, the access read will have a width of 8m,
praviding sufficient space for vehicles. Moreover, a stacking distance of at least 12m will
be provided to accommodate multiple vehicles, ensuring efficient entry fo the
development. The gate is situated at approximately 18m, to further enhance
convenience, the access road willbe divided into a dedicated lane for residents and-a
separate lane for guests, promoting a streamlined traffic management system.

In terms of security and control, access to the development will be controlled by means
of o motorized gate. This gate will help to maintain a secure environment for residents
and authorized visitors, white ensuring privacy and exclusivity within the developmeni.
Also included on Erf 896 will be a guard house that will be able o accommodate a
guard, should it be a requirement from the homeowners association.
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Figure 6: flustration of the access gate and stacking area.

By carefully planning and implementing these access provisions, the development aims
to provide a wellorganized and efficient traffic flow, along with enhanced security
measures, ultimately contributing to the overall convenience and desirability of the
residential community.

10 NEED AND DESIRABILITY

The need and desirability of the approval and implementation of this proposal in
accordance with Section é6 (1) (c} of the OM By-Law can be illustrated as follow:

Need irability.
The need for the proposed development arose from the property owner's vision to be
able to unlock the maximum value of their property.

The proposed rezoning. subdivision and departures 1o
accommodate a residential development has a positive
impact-on-the following socio-economic aspect of the
areq:

« Economic Growth: The development has the pofential

fo stimulate economic growth by attracting
Socio-economic impact investment and creating employment opportunities.
During the construclion phase, the project will
generate jobs for architects, engineers, construction
workers, and various tradespeople. Additionally, once
ihe development is completed, it will require ongoing
maintenance, managemeni, and support services,
further contributing to local employment opportunities.
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« Increased Property Values: The development of high-
end residential units can have a positive effect on
property values in fthe surrounding area. As the
development enhances the desirability and
atfractiveness of the neighbourhood, it ¢an lead to an
increase in property values not only within the
development itself bui also in the neighbouring
properties. This can benefit existing property owners by
boosting their property investments and overall weaith.

¢ Infrastructure Development: The development may
also spur the improvement and expansion of
infrastructure in the area. With the intfroduction of new
residential units, there may be a need for upgraded
roads, Utilities, and public amenities 1o accommaodate
the growing popvlation. This can result in improved
infrastructure  that benefits both residents of the
development and the wider community.

e Community Development: The creation of a new
residential  development can foster a sense of
community and social cohesion. The presence of
additional residents can lead to increased social
interactions, community engagement, and the
formation of neighbourhood associations or initiatives.
This can contribute 1o the overall wellbeing and |
quality -of life for residents in the area.

e Local Business Support: The development can provide
o boost to local businesses, such as retail stores,
restaurants, and service providers. The increased
population in the area can create a larger customer
base, leading to more economic activity and support
for local businesses. This can enhance the vibrancy
and sustainability of the local economy. ‘

Compatibility with
sumrounding uses

The proposal to establish a residential developmenf in the |

area is highly compatible since it would seamiessly extend |
the existing land use and activities in the sumounding arec. |

Impact on the external
engineeting services

The Overstrand Municipality's Engineering Department will |
review the application fo ensure that the availability of
services is adequate, and property owners will be ‘
expected to contribute 1o the bulk services. These |
contributions will also enable the municipality to use the |
funds to improve any current services. )

Impaoct on safety, health
and wellbeing of the
surrounding community

The proposed development has undergone Q

comprehensive safety, health, and wellbeing assessment |
to ensure that it will not have any negafive impact on the |
surrounding community. The assessment has considered |
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factors such as noise, raffic, pollution, and other potential
nuisances that may arise from the development.

Based on the assessment, it has been determined that the
residential use of the property will not be considered a
nuvisance land use that will negatively offect the
surrounding community. The development has been
designed in a way that minimizes any potential adverse
effects on the surounding community, and any hecessary
measures will be taken to ensure that the development is
following safety and health regulations.

Overall, the proposed development is not expected fo
have any adverse impact on the safety, health, and
wellbeing of the surrounding community. The property
owners have taken measures to mitigote any potential
negative effects which includes adhering to building lines
and stepping back the property, and the residential use of
the property is not expected to cause any nuisance to the
surrounding community.

Impact on heritage

The subject property is not listed in the OM Heritage
Register. The existing buildings will be demolished to
accommodate the new development. The structures
located thereon is not older than 60 years as it was
constructed in 1967, Approval for the demclition will be
obtained once this application is approved.

Impact on the
biophysical envirecnment

The proposed development has the following positive
impact on the biophysical environment:

¢« land use efficiency: The proposed development is
proposing to be more land-efficient than low density
developments, which can help preserve open spaces,
farmland, and natural habitats. This can help maintain
biodiversity and ecosystem services in the surrounding
ared.

« Resource efficiency: The proposed development wil

be designed o be resource-efficient, using sustainable
building materials and incorporating energy-efficient
systems. This can reduce energy consumption and
associated environmental impacts, as well as lower
water consumption and waste generation.

« Brownfield redevelopment: The proposed
development is  considered a  brownfield
redevelopment which is the redevelop previously
developed sife, this aids to reduce urban sprawd and
preserve natural habitats.
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s Green spaces: The proposed development has green
areds running along the entire boundary which can
improve air quality, increase biodiversity, and provide
recreational opporiunities for residents,

Traffic impacts, parking,
access and other
transport related
considerations

Refer to Section 9.

Impact on views. sunliaht and character of the area
The development proposal is expected to have a slight impact on the surrounding

properties, given that the property was previously only improved with a single storey
dwelling house. However, the proposed development will bring more housing
opportunities to the areq, thereby increasing the number of residents and boosting the

local economy.

« Views

The proposal allows for a maximum height of 8m and up to two storeys, which cligns with
the surrounding area and existing height limitations. The property owners intend to fully
utilize this height allowance to maximize the potential of the property. It is important io
note that the proposed two-storey development is consistent with the vision for the area
outined by the OM and is in line with other nearby properties in the area.

The implementation of the two-storey development has the potential to provide
resicents with enhanced views of the sumounding area. By iaking advantage of the
height. residents may enjoy panoramic vistas that were previously inaccessible. This can
significantly improve the quaiity of life for residents, dllowing them to feel more
connected to their environment and potenticlly increasing the value of the property.

In conclusion, although the proposed development may alter the view-scapes of the
areq, it remains in harmony with the overall vision set by the OM and is consistent with
neighbouring developments. Furthermore, it offers the potential for residents to benefit
from new and improved views of the surrounding areaq, enriching their living experience.

» Sunlight
The proposed development adheres to the development parameters prescribed by the

Overstrand Municipality and is not anticipated to have any negative impact on the
sunlight of neighbouring properties. The proposed departure from 3m perimeter building
lines to 2m is also not predicied to have a negative effect on the area as it aligns with
the surounding and current building lines.

+ Character

The owners of the subject property place great importance on preserving the character
of the broader Hermanus area with the proposed development. They recognize the
significance of ensuring that the proposed development aligns with the overall aesihetic
appeal of the area and does not cause any disruption.

To achieve this objective, the owners have conducted a thorough analysis of other
developments in the surrounding area to ensure that the proposed development does
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not stand out in a negative way. They have taken care to ensure that the proposed
development is in keeping with the character of the surrounding areq, and as such, it
should not be perceived as undesirable.

Furthermore, the proposed development will have a positive impact on the housing
demand in central Hermanus. By adding more housing opportunities in the area, the
development will help to meet the growing demand for housing in the region. This is a
positive step towards ensuring that the area remains accessible to a diverse range of
residents, while also preserving its unique character.

The property owners have appointed an architect that has taken inspiration from other
developments in the surrounding area to ensure that the proposed development does
not disrupt the area's character. Additionally, the proposed development will contribute
positively to meeting the growing housing demand in central Hermanus.

Economic impact
The proposed development will have significant economic impacts on both the

surounding area and the Overstrand Municipality, both in the short- and long-term.

During the construction phase, the proposed development will create employment
opportunifies for the local residents of Hermanus and fthe municipal area. This will
generate income for several individuals and contribute to the local economy.

Furthermore, the long-term economic impact of the proposed development is expected
to be positive. The development will result in additional rates and taxes payable to the
Overstrand Municipality, which will have long-term economic kenefits for the region. The
additional rates and iaxes generated by the development will confribute io the
municipality's revenue streams and enable the provision of better services o the local

community.

Additionally, the combined development is expected to offract at least 48 new residents
to Hermanus, based on a calculation ratio of 3 people per town house. These new
residents will contribute 1o the local economy by spending money on various items such
as food, petrol, restaurants, repairs, and other goods and services, thereby boosting the
local economy.

The proposed development will have both shorf- and long-term economic impacts on
the Oversirand Municipality and the surrounding area. It wil create employment
opportunities during the construction phase, generate additional rates and taxes, and
attract new residents to the region, all of which will contribute positively 1o the local

economy.

Opporttunity cost
In land use planning, the term "opportunity cost’ refers fo the potential loss or devaluation

of lond use rights for affected parties when a development proposal is approved,

However, the proposed development in question is not expected to have a negative
impact on surrounding landowners as it is in line with the existing urban area plan. In fact,
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it is seen as a final step to redevelop the property to ifs full potential and creating a viable
development that will both create housing and economic activities available.

im on heritage
The subject property is not listed in the OM Heritage Register. The existing structure will be
demolished affer conclusion of this application.

Environmental impact
The subject property is not located within an environmentally important area and is

located within the urban edge.

11 POLICIES AND REGULATIONS

11.1 Overstrand Municipalily Environmental Protection Ovetlay Zone (EMO1I)
The subject property is not located within the EMOZ.

11.2 Oversirand Municipality Heritage Protection Overlay Zone (HPOZ)

Historic Core of Hermanus Heritage Prolection Overlay Ione

The subject property is located adjacent the HPOZ, 'Scenic Coridor', Neither the
rezoning nor development of the property is expected to have a negative impact on
the Heritage Protection Overlay Zone.

11.3 Spatial Planning Policies
The consistency of this proposal with the applicable spatial development policies will
herewith be ilusirated. The spatial policies which are periinent to the submitied proposal

are the following:

[ PSDF 0]
The PSDF is o product of a provincial inter-departmental and infer-governmental
collaboration under the guidance of the inter-departmental steering commitiee in |
colldboration  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
settlements as an objective of the framework in highlighted. The PSDF also provides o
settiement agenda which addresses the full spectrum of Western Cape settlements
irespective of their size from mefropolitan Cape Town to the smallest hamiets. ‘

! OMSDF |
The Municipal Spatial Development Framework is a sectorgl 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 &n ongoing basis,
aiming at the creation of integrated, sustainable and habitable regions, cities, towns

_and residential aregas. I
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The PSDF and OMSDF are frameworks 10 be interpreted on a local level. National policies.
such as the National Development Plan, National Spatial Development Frameworks efc.
provide guidelines on several important aspects which includes human settlements. To
focus on provincial and lecal policies will ensure alignment with the above-mentioned
higher hierarchy of legisiation and policies.

PSDF
To ensure the proposed residential development is in line with the PSDF, the Provincial

settlement policy objeclives, the proposed development was evaluated in terms of the
policy objectives.

| Provincial seltlement
policy objeclive

Protect and | The proposed development is located in a predominantly
enhance sense of  mixed-use areq. The proposal is not out of character ond is
density

Alignment of _tFie proposal with the policy objectives.

settlement patterns

place and | located within an area where other

higher
development exist. Once approved the parameiers of the
new zoning will be applicable on the subject property.

Improve accessibility
¢t all scoles

The subject property has adequate accessibilty to the
surrounding Hermanus areq. The proposed development was

designed to not be out of character and blend in with the
surrounding areq. B

Promote an | The land use proposed is residential in nature. The area as
appropriate land use | motivated in Section 6 of this report is mixed use.

mix and density in
settlements

The surrounding area is predominantly residential in nature with
some business and high-density residential development are
located in the surounding vicinity.

Ensure effective and | With Hermanus being a regional service cenfre as indicated by
ecuitable sacial | the PSDF, ensuring access to the area is imporiant.

services and facilities
The proposed development will have access to all the services

avdilable within the Hermanus Area.

OMSDF

The OMSDF is directed by National, Provincial and Municipal Planning legislation, policies
and plars. These include SPLUMA, LUPA, By-Law, PSDF and the IDP. The OMSDF aims fo
provide sufficient guidance regarding what constitutes appropriate  spatial
development land uses and direction within the urban edge. The SDF was drafted after
considering inpul from other state departiments and the public and provides a shared
spatial vision which the development proposal should ideally attempt to synchronise

with.

To ensure compliance with the principles and objectives set ocut by the PSDF and ihe
National Development Plan, the OMSDF was synthesised through the influence of these
policies and frameworks.
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The proposed residential development was aligned with the OMSDF to ensure that policy
requirements are met. The OMSDF siales in Section 5.8.3. p 207 ‘New Development’ that
“no new urban development areas / urban edge amendments are proposed for
Hermanus Central with densification as the proposed tool fo accommodate population
growith™. The curent conditions of the subject property. as outiined in the OMLUS, limit its
capacity o accommodate only two dwelling unils. However, through the proposed
subdivision and development process, the propery's potential con be fully realized.
allowing for the construction of six town houses through densification.

By subdividing and developing the property. the available space can be optimized and
utiized more efficiently. This will enable the creation of additional residential units,
increasing housing options and addressing the growing demand for housing in the area.
The densification of the property not only maximizes its potential but also contributes to
the overall development goals of the municipality.

The proposed increase in the number of residential opportunities aligns with the vision for
sustainable urban development, making efficient use of land resources and prometing
denser, compact communities. It allows for more residents 1o enjoy the benefits of the
area while minimizing the need for further urban sprawl. The increase in population
mentioned above is based on the growth indicated by Table 2.7 p25 of the OMSDF.

Overstrand Municipal Growth Management Strateqy. 2010

Although repealed, the Overstrand Municipal Growth Management Strategy is used as
a guideline document to the municipality. llustrated below provides that the properties
are located in close proximity to the assigned for a densification zone of more than
30DU/ha. Erf 896 however falls within the densification zone of less than 10DU/ha.
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Figure 8: Extract of the OMGMS

while only one of the properties in question are situated in a higher-density areq, it has
been confirmed that all the properties were intended to be included in planning unit 15,
which is designated for densification of up to 30 units per hectare. Referring o Section
42,2 of the application, once the proposed development is combined it will have a
density of 26,64du/ha. which aligns with the guidelines and density set forth in the OGMS
and is in line with the surrounding area’s planning unit 15, without deviating from the
established norms.

The inclusion of these properties in the designated densification zone is a strategic move
to optimize land use and accommodate the growing need for housing in a sustainable
manner. By adhering to the established guidelines and regulations, the proposed
development ensures that it fits harmoniously within the existing context and confributes
posifively to the overall vision for the area.

12 PLANNING PRINCIPLES

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

Spdiial justice
Spatiol justice in the context of land use planning involves ensuring that proposals do not

contribute 1o the perpetuation of apartheid-era spatial development imbalances, In this
regard, the proposed development is aligned with this principle as it aims to provide
additional housing options within the Hermanus ared, without perpetuating any
imbalances.
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Moreover, the proposed development is strategically positioned in close proximity to the
existing urban centre, making it accessible to all members of the community, regardiess
of their socio-economic status.

Spdtial ability and Efficienc

Spatial sustainabiiity in land use planning dims o promote the creation of viable
communities that can thrive in the long-term. In the context of this proposal, the
development aims to increase the economic power of the Hermanus area by unlocking
the full potential of the subject property. As outlined in Section 14 of the report, the
development will have both short- and long-term economic impacts on the surrounding
area and the Overstrand Municipality, including the creation of construction jobs and
additional rates and taxes payable to the municipality.

Furthermore, the location of the proposed development allows for easy access to the
central area of Hermanus, which is important for the sustainability of the community. By
providing more housing opflions in a central location, it will also promote sustainable
urban growth and reduce the need for urban sprawl. This con lead to reduced
congestion and the preservation of natural areas outside of the urban cenfre. Overail,
this proposal aligns with the principles of spatial sustainability and aims 10 promote the
long-term viability of the community in Hermanus.

Spdtial resilience
The proposed development is aligned with the spatial plonning policies and regulations

of the Ovemntrand Municipality, which indicates its resiience. These policies and
regulations are in line with the higher hierarchy of policies and legislation that guide the
development of the area, as outlined in Section 16.1. Therefore, the proposed
development is in compliance with all relevant policies and reguiations.

Good administration

The Overstrand Municipality has a reputation for conducting effective public
participation as part of its land use planning process. This process is an essential
component of land use planning. as it allows people who may be affected by the
proposed development to provide feedback and raise any concerns or suggestions for
improvement. This ensures that the proposed development is in ine with the needs and
desires of the community.

All comments.and feedback received during the public participation process will be
carefully reviewed and considered by the relevant authorities. Any issues or concerns
raised will be addressed, and suggestions for improvement will be considered where
possible. This approach ensures that the final outcome benefils both the community and

the property owners.
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EVALUATION AND RECOMMENDATION

13 EVALUATION

After careful analysis and assessment of the subject property, it has been determined
that the proposed development is in line with the policies and legislation as confirmed
throughout this report, especially when combined with the agreed upon surrounding
properties. The property owners have enlisted the services of a professional team 1o
determine the "highest and best use” of the property within the provisions of the
relevant policies and legislation.

To facilitate and coordinate the land use application process, the property owners
have approached the WRAP Project Office for assistance. The proposed
development is in line with the spatial frameworks, legisiation and policies of the OM.
As per the OMSDF. densification is required for the area, which is earmarked for high-
density development, and the proposed development is in alignment with this
requirement.

Furthermore, the proposed land use is not out of context with the sumounding area
and is not seen as an undesirable development. The development aims t0 maintain
the character of the area and does not impede on views or suniighi. In conclusion,
the proposed development is a viable option that aligns with the policies and
legisiation of the OM.

The property owners have taken necessary steps to ensure that the development is
planned and executed in a sustainable manner, and it is expected that the proposed
development will contribute positively to the economic power of the Hermanus area
while providing much-needed housing options for the community.

14 RECOMMENDATION

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

14.1 Rezoning of Erf 896 Hermanus from Residential Zone 1: Single Residential to
Subdivisional Area Zone (SA} in terms of Section 16(2){a) of the Overstrand
Amendment By-Law on Municipal Land Use Planning, 2020.

14.2 Subdivision of the Erf 896 Hermanus into 6 General Residential Zone 1. Town
Housing (GR1) erven, and 1 Transport Zone 2: Road and Parking (TR2) erf in terms
of Section 16{2}{d) of the Overstrand Municipality Amendment By-Law on
Municipal Land Use Planning, 2020.

14.3 Exemption of the regisiration of a right of way servitude in terms of Section
26(1){h}{v) of the Overstrand Municipality Amendment By-Law on Municipal
Land Use Plkanning, 2020.
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EVALUATION AND RECOMMENDATION

14.4 Permanent Departure from the perimeter building line of 3m 1o 2m in terms of
section 16{2}{b} of the Oversirand Amendment By-Law on Municipal Land Use
Planning. 2020.

14.8 FEstablishment of an owner's association subject o the submission of a
constitution for approval in terms of Section 31 of the Oversirand Municipality
Amendment By-Law on Municipal Land Use Planning, 2020.
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ANNEXURE C — ARCHITECTURAL ILLUSTRATIONS AND SITE LAYOUT

AERIAL VIEW OF COMBINED DEVELOPMENT
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VIEW OF THE OPEN SPACE
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DESIGN ELEMENTS OF THE COMBINED DEVELOPMENT
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To Whom It May Concem ’ﬂp— ) ( oo\ | 09 FEB 202
CY Qi | DOCUMENT CoNTRoL
OVERSTRA

Thank you for giving residents the chance to process changes to
live close by to the auspicious Marine Hotel. We enjoy the idea that the Marine hotel and its
reputation wilt somehow keep our neighbourhood and its properties in good standing.

Please keep Henmanus as natural and eco-friendly as possible. Two beautiful owls often
spotted in that huge tree on the guadruple stand. Please put as few houses as possible with as
few human beings as possible on this land. Sustainability and batance so important for us all.

Please be aware of iow water pressure in our area. Also major sewage problems.

piease be aware of traffic, The street is one whera children play and we would not want
increased traffic ftow to change the ethos of Mitheell street whilst appreciating the growth and

development wilt of course happen.

Party people versus residents who work: Please consider in the kinds of accommodation
whether the clientele will support hard working hermanus locals who go to bed early and would

struggle with holiday digs, big parties of drinkers etc.

Dustbins: Please be aware of many people walking the street if used in any more comrnercial

way.

Heat; please keep erough iand to protect overall temperatures as we all imipacteach other in
preserving green alongside concrete. We all moved here for the green; that witl o doubst be why

your residents are coming.

Thank you s6 much for the community ofiented consideration ¢f everybody’s shared experience

of the sireet in your planning. We wish you a happy, safe and sustainable build with the
integration of community ideas to keep the street small, cosy, personal, retirement and kiddie

friendly. Small, charming, quaint and guist... perfect!

[FLENO. Tl s &

]

A= C |
Yours truly SCAN NO.

“{racy

| COLLABORATOR NO.

| wHeow |
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Tracy Davies
37 Mitchell street,

Eastcliff.
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To Whom it May Concern
Overstrant Town Planning DOCUMENT CONTROL

9" February 2024

03 FEB 2024

OVERSTRAND MUNICIPALITY

RE: OBJECTION New Residential Development — Erf 9807, 896 & 878

Regarding the proposed residential development mentioned above, please note that | hereby formally
lodge my objection to this development as it is currently proposed. My ebjection is based on the following:

L
2.

The proposal does not indicate whether units will be single or double story,
Dengification: The proposal, if carried out as is, will directly increase the density of residential
dwellings.

Change of roning: The development aims to change zoning to General Residential.
2. This then allows for trading which is wholly incongruent with the current residential

zoning — Single Residential — of Mitcheli Street,

b. Short term Renting of units become possible with the attaching consequence of an influx
of non-resident holiday makers who have no investment in jooking after the area, not
respecting the neighborly atmosphere which currently prevails in Mitchell Street. This is
not an imaginary scenario. It has empirically backed research to support it.

Departure from standard perimeter building line for townhouses: The proposal includes a
request for a 2m perimeter building line which is In direct vialation of current legislation which
states a 3m perimeter building line for townhouse complexes. There is no motivation of any quality
to support this request and the developer’s claim that this change of perimeter building line will
have minimal negative impaci on the surrounding area undermines the very reasoning which
resuited in the implementation of the legislated 3m building line for townhouse compiexes.

oro ximizin space: This proposal does not provide more

opportunltles for the residents in the surroundmg area, and WRAP's claim that it does is wholly
unsupported.

Use of erf 878: _ The proposal suggests this area will be used for recreation, braai facilities, a
communal garden store and a communal refuse area. While seemingly unproblematic on paper,
on the ground this may well eventuate in an uritidy, unhygienic, smelly dog lavatory and refuse
dump attracting homeless vagrants, vermin infestation. This is a health and security hazard for
both residents of the proposed complex as-well as Mitchell Street homes. Dumping all the refuse
on the pavernent on refuse collection day, while not only unsightly and unhygienic wiil surely see

an unwelcome influx of scavengers.

ndividual Units’ Garbage Control: This has not been adequately addressed in the proposai.
Eco-friendiy: It is 2024 and along with the rest of the thinking werld, the protection of the
environment should be a priority. The proposal is devoid of any consideration, explicit or implicit,
of eco-friendly design. A contemporary, thoughtful proposal should include concrete suggestions
for the inclusion of the planting of lasge trees, the relative absence of concreted, bricked or
otherwise sealed ground and appropriate space between units to allow for airflow and the natural

distribution of heat.
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10.

11.

13.

14.

870

Drainage: The proposal does not adequately address storm water drainage. DL Consulting report
makes no mention of the projected number residents considered in compiling their report.
Water pressure; The proposal does not adequately address the well known probiem of low water
pressure in the Eastcliff area. The significant densification and concomitant water usage has the
potential to negatively impact current, already ,low, water pressure.

Sewerage: The proposal does not adequately address sewerage infrastructure.

. Mitchell Street: The proposal gives scant attention to the impact of the development on Mitchell

Street which is currently a quiet, low traffic density cul de sac used daily by a high number of
elderly persons walking to the shaps or taking a constitutional, as well as by a number of families
with young children. With the oniy exit to the complex being onto Mitchell Street there will be a
significant negative impact on the prevailing atmosphere in Mitchell $treet, The value of Mitchell
Street properties will decrease. Further thought should be given to including both entrance and

exit on Main Rd.

No Thoroughfare from Main Rd onto Mitchell S1: Under no circumstances shouid the proposal
include and thoroughfare between Main Rd and Mitchell St, including no private road {inking the
1wo streets

Traffic: The cusrent proposal overlooks the potential for significant traffic problems (delays,
accidents, human injury) with the entrance in Main Rd situated so close to the traffic circle, Traffic
i already heavy an Main Rd and the increased traffic as a result of the development (deliveries,
residents, garden services etc) will be signfficant. A guard house further interfering with the free

flow of traffic compounds the problem.

Thank you for prioritizing the concerns and investments of those already supporting the Hermanus
economy. | trust that this objection, along with any others you receive will be afforded the necessary

atHention and thoughtfulness they deserve.

Sincerely

Or Nicholas Davies

37 mMiitchedl Street

Eastchiff

4/39
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Proposed New Residential Development on Erf numbers 8§78

To Whom it may concern

I am the owner and long-time resident of 31 Mitchell St... Erf 908 (bought in 1985)
I am deeply disturbed, shocked and sirongly oppose many aspects of this proposed

development

1)Reducing building lines from 3m-2m is completely unacceptable.

There are very strict building lines for all the properties in Eastcliff, including the existing
town houses in Eastcliff. The prime reason for wanting lines reduced is to allow. the property
developers to build 16 double storey 2-3-bedroom apartments. Far too many.... Just another
high-density commercial area. None of which is in keeping with the quiet, green and treed

residential area of Eastchff.

. : : -
" 2)Re zoning fiom single to general residential .
The proposed 16 ‘high density “homes” are likely to become commercially lettable

apartments. Allowing holiday makers with families of up to 6 people per apartment. This will
have a very negative impact on the surrounding properties in every way, parties, noise, visitors

etc. This totally unacceptable

3) Sewage and Water:

Our existing water pressure is very low and our water supply is already constrained . Our
existing sewage system is very problematic. 16 more houses will create massive problems

4) Proposed Communal Refuse Area.

An appalling idea... .Each home should have their own refuse area on their own property and
be responsible for putting it out on collection days. Communal refuse areas are unsightly and

. =ncourage dirt, dumping, smells and vermin

ey

5) Environmental impact

~—TFhis-is a huge concern for me and many others——
Eastcliff is one of theoldest suburbs in Hermanus and is known for 1ts magnificent trees,

gardens and wide quiet streets. 1t is a very sought-afier residential area. The wonderful trees
and gardens provide food and habitat to numerous species of birdlife, and other wildlife.
There are 2 beautiful old Acacia trees in erf §78. Habitat to many bird species including
breeding owls. These are to be cut down !! Once again significant disregard from developers
....destruction of wildlife habitat... removal of indigenous trees, replacing with concrete
paving, and tightly packed double storey apartments with minimal garden space.. .. Yet another

commercial project in the WRONG area

6) Exit in Mitchell Street: This is totally unacceptable, up 32 additional cars in our small
street!! Not including visitors ! The exit will simply become another through road creating
more traffic than the whole of the existing residences in Mitchell Street. Plots facing the Main
Road should enter and exit to Main Rd. And the 4 plots on Miichell St should enter and exit

on Miichell St
1 -orER W0
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7)Parking will be very problematic.
There will be inevitable visitors and commercial vehicles entering the properties daily Where

are they to park in this densely built up gated property?

8) Security and Safem

The construction of this project will become a massive security risk for every person in

Eastcliff in every way... This is of eriormous concem a to all of us

Conclusion: This proposed property development is totally out of keeping with the essence of
existing homes and properties in Eastcliff. . Eastcliff is a beautiful, green, leafy area...In
Mitchell St. children can still ride their bicycles and walk in the street. Residents can stroll,
chat and admire the gardens and observe the wonderful birdlife. We all know each other. We
look out for each other .\We can walk safely here.. And all this will be lost for commercial and
financial gain...We need to protect our heritage and not destroy what has taken decades to
“uild... This area is not suitable for commercial and dense housing estate projects .

Ruth Vary

31 Mitchell St
Eastcliff
Hermanus
7200
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Alida Conradie T E— -

From: Michelle Sutcliffe

Sent: Friday, 09 February 2024 09:35 |
To: Alida Conradie ,|
Subject: Municipal notices: 191/2023, 192/2023, 191/2022| |

REKORDBEHEER
09 FER 20

Good morning Alida DOCUMENT CONTROY
| OVERSTRAND MUNICIPALTY
——

This email is in response to the development of ERFS 896, 9807 and 878,

I, Michelle Kruger (Sutcliffe), am the owner of 193 Main Road, Eastcliff, ERF864. My contact rRumber js 0768054457,

| am against this development for the following reasons;
The developers motivation for reducing the building line from 3m to 2m enables them to make more efficient use of

their and, does not at all take into consideration how it will affect my Jand and

storey homes that are going to look Tig
rindows of the houses face directly into my front and back garden, directly onto my front deck and into my lounge

and bedroom windows. An extra meter makes a huge difference.
They plan to put the green space on ERF 878, why not put that alongside my property?

There is a tree on the roadside of my property where they want to buiid their boundary wail, are they pianning on
removing it or are they going to build their wall around jt?

Their motivation goes on and on about the views their doubie storey homes are going to have, the views from my

property will be compietely destroyed.

to increase the value of syrrounding properties, it is EOINE to ruin the

They state that their development is going
increased noise pollution and increased traffic

value of mine. My property will have absolutely no privacy,
congestion, how does any of that increase the valfue of my property?

They want to build 16 houses in that smali space, housing, to their estimation, 48 residents. How on earth does that
add any benefit to the area? 16 houses, 48residents, more or less 32 cars trying to enter that property on the main
road, how can the municipality even think that that will work? We already have traffic congestion problems along

he main road past my property.

Motice number 191/2023, stetes the owners and developers of ERF 896, are Mr and Mrs Ramiakan. To my
knowledge they are no longer the owners of the property so how can thig hotice even be valid? How can their
motivation be considered when they are no longer Invoived in the development?

| therefore oppose the suggested development.

Yours sincerely
Michelle Kruger

“TP 0 Mneok

( i»’\ O\‘MI‘a\ L-____,_,______‘__ /=
| LOLLABORATOR o, f
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Alida Conradie R T
S T T OVERSTRAND MONISIEATET
From: Jacquie Rathfelder ,_._ . . . REKORDB =
Sent: Wednesday, 07 February 2024 17:17 ' il '
To: Alida Conradie 08
Subject: New ResidentialDevelopment Erf 9807, 89 and 87 FEB 2024
DOCUMENT CONTROL |
OVERSTRAND MUNICIPALITY

To Whom it may concern

| as owner of No 52 and No 50 Mitchell Street, Very strongly oppose to the above development for the following
reasons.

Sewage and Water: Our water pressure is currently very low, and our sewage system biocks regularly. An additional

16 houses will cripple this situation.

Reducing building lines to two meters: This is completely unacceptable. | will no doubt have double storey houses
looking straight into my property especially now that the developer has already cut every boundary tree down. Two

‘neters is against the law, we have all had to obey building lines for our properties in the past this must not change?

Single to General Rezoning: There is a distinct lack of control for guest houses and Airbnb’s in Eastcliff. | curre ntly
have No 54 Mitchell street who has converted his house to accommodate 16 guests, there is 3 complex of 6 hooses
in front of my house, ail Airbnb as well as a ten bedroom guest house st No 60 Mitchell Street. Ho liday times are a
noise, nightmare, so to add 16 houses probably ail rented out will be impossible. Guests who Airbnb do not care

about noise levels or respect our town or the residents therein.

Proposed Refuse Area: Fach home should have their own refuse area like every home in Mitchell Street, to have one
communal refuse area will encourage vermin and odours.

Parking In the Development: Distinct lack of parking for cars, emergency services and defivery vehicles, the OM are
generaliy very strict about this why is this different?

Exit in Mitchell Street: This is unacceptable, approximately 32 additional cars in our small street. This is adding more
cars than the whole of the existing residence in Mitchell Street. The plots on Main Road must enter and exit to Main

Rd, not Mitchell

Conclusion: The addition of 16 houses in this development is far too many, for sewage, water pressure, refuse area,

lack of greenery, traffic in Mitchell Street and noise levels.

After close scrutiny of thisproposed development unfortunately it sounds fike a money making project with ne
respect for current residents in Mitchel! Street. We are not a high density suburb,-i#tis-a green Iéafy area why must
this deveiopment alter the lives of all the Mitchell Streei residents just because developers want to make large

profits,
OM mwst protect our beautiful town and disailow projects that want to cram 100 many houses in & smalf space,

breaking building line rules and having a total disregard for apen/green space.

Property Owner of No 52 and No 50 Mitchell Street (Neighbouring plot)
Jacqueline Rathfelder

FILENO.C & S 2~ Her . |

SCAN NO. /=

—

COLLABORATOR NO.
{ S btih
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875 KEKORLBENEER
Alida Conmdje —ls o — 05 FEB 202*
From: paddy hirst | DOCUMENT CONTROL
Sent: Sunday, 04 February 2024 19:08 OVERSTRAND MUNICIPALITY
To: Alida Conradie
Subject: Objection email - New residential development at Eastcliff, Hermanus - ERF: 9807,
896 and 878

ww-A Theart

(rn ouwver)
Dear Alida,

My wife and | would like to object to some aspects of the proposed development as above. Qur property is Unit 4,
Tanglewood, 27 Miichell Street right opposite ERF 878

icff should not become & high density suburb. This proposed development significantly

1) in our opinion Eas
increases the densificetion of Easicliff. Sixteen houses are to0 much and the existing rule of 2 3 metre buiiding line

for townhouses should not be reduced.

for Re-zoning from “single” to “peneral’ residential whieh aliows for the
The consequences of which wouild inevitably lead 10 more guest houses and
se fenanis care fitle for their immediate environment or their

) We sirongly object to the application
aropesed houses to be used for trading.
aif bnb’s. We know historically that many of the

neighbouwrs.
cerned about the plans for the communal refuse area. Not only are we all too famifiar with the

e of the Wooiworths building but it would also be a health hazard
controls their own garbage — a plan shouid be

3) We are very con
smell that emanates from the Mitchell sireet sid
attracling fiies, rodents and scavengers. Every house on Mitchell street

devised for the same principte in this devetopment.

situation in Mitchell streel residences is already stretched - with low water pressure. We

through our properties from Luyl street and have frequent blockages at the manhole
is only going to aggravaie the water and

4) The water and sewage

have sewage pipes coming
opposite Telcom. The addition of 16 more residences in close proximity

sewage systems in this area.

road is widened we can foresee huge traffic problems around access io the new
development. It makes sense 1o have the “entrance” on the Main roag and the “exit” on Mitchell street — what we
definitely do not want is any kind of "entrance” on Mitchell street. Also, Mitchell street is a quiet close which adds
value to our properties and it's & big reason why we purchased here in the first place. We do not ever wani to see it

ecome a through road.

5) Traffic. Unless the Main

8) Parking facilities in the development appear to be seriously inadequate - especially for visitors, contractors or

detivery vehicles.

7) Construction aclivities will present many challenges - and residents in Mitchell street can expect excessive noise
and dust and high traffic situations. The added security risk is also going to require a lot more vigilance.

ive aspects that draw people to Eastcliff is that il 's environmentally friendly with

d shaded areas, open spaces and environmentally conscious residents. The
fficiently cognizant of this fact in their pursuit of

8) Finally, one of the most atiract

quiet, clean streets, many trees an
congern is that the planners of this new development are not being su

a high density solution. F-F!LE v
0,[:_"4* RTR—Hey
Kind regards, [ OVERSTRAND MUNISIPALITET ' lL'J“—|
Patrick William Hirst | { LS T —{ - fCAN NO. "*’5_‘;__53‘_3:
||~ 05 FEB 2 | _ =
| | COLLABORATOR NO.

-4 FLR Wik DOCUMENT CONTROL | | | _taqing |
OVERSTRAND MUNICIPALITY o

1
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Alida Cﬂl‘_ll’_&gl@ e ek : = == = e =
From: Gary Combrink
Sent: Wednesday, 31 January 2024 10:00
To: Alida Conradie
Subject: Objection to new Proposed Residential Development on erven 9807 and 896 Main
Road and B78 Mitcheli Street , Eastcliff Hermanus
31 January 2024

Dear Town Planning Department of Hermanus

Objection to new Proposed Residenticl Developnient on erven 9807 ond 896 Moin Rood and 878 Mischel] Sgreet

Eastclii Hermanus.

Please kindly register me as an 1&AP objector to the proposed new development on the three above mentioned
erven for just some of the following ~

rhe densities proposed here are not in line with surrounding residential houses, the amount of traffic that will be
generated in a suburb with narrow roads is simply not reasonable particularly down Mitchell Street {and
subsequently turning into Stemmet Street) and the impact of a townhouse develepment in the suburb may well

negatively impact the value of our residential houses.

OVERSTRAND MUNISIPALTES |
REKORDBEHEER

Yours sincerely |

G Combrink 3 1 JAN 2024

Resident and owner in Eastcliff

Kindly acknowledge this objection by return email

DOCUMENT CONTROL
OVERSTRAND MUNICIPALITY
—_—

T O Areals
G) Qiue) . | B

SCAN NO.

COLLABORATOR NO.

W?éﬁsi

10 bk B

TY
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AlidaConradie o = e -
From: Perlemoen Old Harbour
Sent: Tuesday, 30 January 2024 18:46
To: Alida Conradie

OVERSTRAND MUNISIPALITEIT |
Overstrand Municipality (
The Town Planner REKORDBEMEER
planning Department
alida @overstrand.gov.ze 3 1 JAN 282" ‘

DOCUMENT CONTROL
|  OVERSTRAND MUNICIPALITY

30 January 2024

Dear Town Planning Department of Hermanus

“blection to NEW Proposed Residential Development on erven
zastciiff Hermanus.

Please kindly register me as an |&AP objector to the proposed new develo
erven for just some of the following ~

2807 and 896 Main Road and 878 Mitchell Street

pment on the three above mentioned

re not in line with surrounding residential houses , the amount of traffic that will be

row roads is simply not reasonable particularly down Mitcheli Street {(and
se development in the suburb may well

The densities proposed here a

generated in a suburb with nar
subseguently turning into Stermmet Street) and the impact of a townhou

negatively impact the value of our residential houses. / .
7. 0 heole

Kindly acknowiedge this objection by return email ( .
A Olive
Yours sincerely :
Annabellz Busse [ _ .
Resident and owner in Eastchiff ‘ [EILE Nﬁr\—l\/
| i Y
sc =G |
SCAN NO.
[ |
S T ———

- "-FOLLAE’ORATOR NO.
I_!_‘?_Z e ——
L——h———___ﬁ_‘—————;—-__i___l______

| e

31 jA% 10

L
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Alida Conradie  _______
From: 6 Stemmet Lodge
Sent: Tuesday, 30 January 2024 18:45
To: Alida Conradie
Subject: Obejection )
OVERSTRAND MUNISIPALITEIT Jl
REKOR '
Overstrand Municipality TN /l‘}mb DBEHEER
The Town Planner .
Pianning Department C‘ A C}\\\Jld\ b e ‘ ’
alida@overstrand.gov.za
e DOCUMENT CONTROL |
OVERSTRAND MUNICIPALITY
30 January 2024

Dear Town Planning Department of Hermanus

Jhiection to new Proposed Residential Development on erven 5807 and 896 Main Road ond 878 Mitcheil Street ,
Zastcliff Hermanus.

Piease kindly register me as an 1&AP objector to the proposed new development on the three above mentioned
erven for just some of the following ~

The densities proposed here are not in line with surrounding residential houses , the amount of traffic that will be
generated in a suburb with narrow roads is simply not reasonable particularly down Mitchell Street (and
subsequently turning into Stemmet Street) and the impact of a townhouse development in the suburb may well

negatively impact the value of our residential houses.

Kingly acknowledge this objection by return email
| FILE KRO. E_,L K

Yours sincerely l
Johan Malherbe \ "\‘ E'_(; |I
Guesthouse Owner SCAN NO.
6 Steramet Ledge, Hermanus l -]
| COLLABORATOR NO.
[ 1989540

31 ikw 20



Alida Conradie

From:
Sent:
To:
Subject:

Overstrand Municipality
The Town Planner
Planning Department
alida @ovérstrand.gov.za

By email

30 January 2024
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Tuesday, 30 January 2024 14:27

Alida Conradie
Objection to proposed development In Eastcliff

OVERSTRAND MUNISIPALITEIT

- 0N, /\mG REKORDBEHEER
(1) Qile) 31 JAN 2024

DOCUMENT CONTROL
OVERSTRAND MUNICIPALITY

near Town Planning Department of Hermanus

Oblection to new Proposed Residential Development on erven 9807 and 896 Main Road and 878 Mitchell Street

Eastclif Hermanus.

Please kindly register me as an AP objector to the proposed new development on the three above mentioned

erven for just some of the following ~

The densities proposed here are not in line with surrounding residential houses, the amount of traffic that will be
generated in a suburb with narrow roads is simply not reasonable particuiarly down Mitchell Street (and
subsequently turning into Sternmet Street) and the impact of a townhouse development in the suburb may wel!

negatively impact the value of our residential houses.

Kindly acknowledge this objection by return emai
FLENO. (| 7%
B!

Yours sincerely
irs P Combrink

“esident and owner in Easicliff l

37 AN 787t

{
L

SCAN NO.

< |

COLLABORATOR NO,
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Alida Conradie - o |
From: Sandra Badenhorst }

Sent: Manday, 29 January 2024 1520

To: Alida Conradie

Subjecs: Proposed Development: Erf 878, 896 & 987 Eastciiff Hermanus

Good afternoon

| am a resident at 29 Mitchellstreet and would like to oppose some parts of proposed development.

1.Number of houses: i think 16 houses are way to many for the piece of land.They will be cramped in with not

enough space for anything eise.
2. Communal Refuse area: When [ walk out of my front door | will look straight into the refuse area. That is not

acceptabie. Why cant every house have their own refuse.
3. Water and sewage: We have sewage problems at 31 Mitchell street where the municipailty tried to solve the

probiem. The sewage system will have 1o be upgraded. Water pressure is already low in Eastcliff and with 16 more
houses it will worsen. 4 Exit: The exit is also right in front of Tanglewood

_omlex exits which consists of 4 houses. Will the £xit in Mitchellstreet only be used as an exit or also as an entrance

in busy times.
5. Re-zoning: With the proposed rezoning houses can be used for trading. Tenants of guest houses and BnBs do not

care about noises they cause and their neighbours.

| Iove Hermanus and Mitchellstreet even more!li

S Badenhorst
29 Mitchellstreet

OVERSTRAND MUNISIPALITET
REKORDBEHEER

30 JAN 2024

DOCUMENT CONTROL
OVERSTRAND MUNICIPALITY |

e 0 Mok
(W Olidie. FLEND 5[ T 1
WEC
SCAN KO,

L

COLLABORATOR NO.

~ | 19
i 8ogq7 /|
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Alida Conradie T M U S

| OVERSTRAND MUNISIPALITBT;V e

F — 1

Sen: REORDEEEER Satulday, 27 January 2024 12:34 COLLABORATOR NO
Alldd Conradie > 2 -

ck 29 JAN 206 1% 16220

Stublect: New Residential Development consisting of erf 8807, 896 and 878.

DOCUMENT CONTROL
OVERSTRAND MUNICIPALITY T N Areale

G Olice),

Thank you to respond to the above subject as 2 potentially affected owner in Mitchell street.

Dear Alida,

I am weli aware that the Western Cape, and in particular Hermanus is under extreme pressure to develop and grow

new housing projects.
f befieve that the existing owners and municipality should work together in a responsible way to keep Hermanus

safe and beautiful for the future.
With respect, some of my concerns and objections:

The three erwen should never be allowed to become one large erf.
I do not abject for the two Main 5t., erwen to become one with their own entry and exit.The Mitchell Street erf

should not be part of the total development aiso with its own entry and exit.

I notice the application is for a rezoning of the three properties to change from a single residential to a general
residential that means that trade couid be carried out of whatever nature to whoever buys or owns 2 property on

the new development. | object to that taking place.

There s also an application for a permaneni departure from the perimeter building line of 3 m.,
The 2 m building line s for single residential buildings. If the developers want to build town houses, the building line

should be 3 m for the perimeter. | object to the application for the 2 m building line.

There should be more green areas between the units. As | see it now the area is totally covered and this can cause a
heat cell with consequences. Trees,pianis and grass will bring the development into balance.

Jid the municipality do water and sewage tesis and reports? If so, may we have access to the detail. Our area has
low waterpressure and a ot of sewage problems especially towards the Woolworths side,

From the.information i received it is clear that there wifl be no parking-for visitors. Thatis-z-cencern. It means that
visitors will park on the Mitchelle street side and waik in from there. Another concern is the only exit of the new
development is on Mitchell Street. Mitchell Street is a cul-de-sac, and this will lead 1o much maore traffic in a quiet

street at the moment.

I atso notice that the garbage bins will be on the Mitchell Street side. All 16 in a row. That is unacceptable. Each unit
shouid have its swn garbage space. | propose that haif of the bins be set out on Main Road and the other half on

Mitchell Street 1o curb the congestion on Mitchell Street side.

Can you please provide us with evidence that & traffic assessment has been carried out by the municipality and may

we have access t¢ the report?
The entry to the new development on Main Street can be problematic, especially during the festive season and

toming from the Stanford side. We propose & slip lane 1o be part of the traffic solution.

,{\{—’
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Acl pomted out in the beginning, the municipality will hav§t§ ?elp us during the building operation as we expect a
lot of movement. We will have to cope with security, nolse, trucks, and dirt. The developer should also be part of

the solution to any probiems we may encounter.

I'hope that this development can proceed in an amicable way, not only to Increase the value of our properties, but
also make it an even happier space to live in.

Kind regards,
Fred and Marina Peens.
60 Mitcheli street.
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- = —__ | -oversTRAND MuNISIPALITET
" REKORDBEHEER
William lan Gerdon '
25a Mitchell Street 26 JAN 2A
Eastcliff 7200 DOCUMENT CONTROL
N 'y OVERSTRAND MUNICIPALITY
I (1A Qs
20t January 2024 FLEns. ol T
Town and Spatial Planning Department SCENE EiJte
Overstrand Municipality | '
P 0 Box 20 COLLABORATOR NO.
Hermanus 7200 1986 39¢ |
Objections to Residential Development on Erfs
9807, 896 and 878
Dear Alida

Whilst the development of high end residential units
in Eastcliff is welcomed there are certain aspects of
this complex that are not acceptable
As is often the case too many units have been
included on the site to maximize return on
investment.
The provision for open area is far too small . Far
from providing recreational space it is not fit for
purpose-Jtis also designed to accommeodate the
refuse area and a commmunal garden store.
The far away refuse area will be inconvenient for
residents. In hot weather it will be smelly and attract
flies as is the case with the Woolworths refuse area
The development has little provision for trees and
garden. There is just too much concrete in too small
an area not allowing for storm water run off. Hardly
in keeping with the quiet garden feel of Eastcliff.

T{ L EE
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Each household should surely manage their own
refuse on sight and put it out for collection as do all
residents in the suburb.

The application for rezoning from single
residential to general Residential allows for trade
of any nature. This could result in lots of tenants
moving in who have scant regard for loyalty to and
caring for the local community. This would be a sad
development for Eastcliff

The perimeter relaxation from 3 to Zmeters just
makes for a more congested concrete complex .
There is minimal space between units and the
reduced perimeter application is all in keeping with
the selfish plan for more town houses to maximize
square meters to boost sales but with no concern for
the aesthetics of the development.

Not only must the developers stick to the town
house perimeter rule of 3 meters but the number
of units must be reduced. This will allow for not
only more recreational area but will increase the
space between units where there is no garden area or
space for trees

Sewerage and water services are known to be a
problem in cur area The engineering report
needs to be made public. A proper analysis needs
to be undertaken With more residents the situation

will only worsen.

Low water pressure is common in Eastcliff. What
will be done about this issue and what water plans
are in place to cope with our already stretched water
resources?

Access to and exit from the development raises
many questions. Access to the development will
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cause a significant problem on the main road. The
stacking of only 2 cars in the entrance appears
inadequate. Trying to get into the complex from
Voelklip side could be a nightmare. We can talk about
introducing a slip lane on the main road but at the
end of the day a proper traffic impact assessment is
necessary to identify problems and solutions
Visitor parking and provision for contactors etc is
confined to the driveway of each property. This will
certainly be insufficient. An additional dedicated
visitor parking area is essential. We don’t need the
overflow of visitors ending up parking in Mitchell
Street. We already have to deal with Woolworth’s
customers parking in front of our houses.

The only exit from the complex is on to Mitchell
Street We live in a low traffic street. We have bought
because of this and the easy access to town. The
traffic impact study will tell us how much the
situation will change and whether measures are
regquired to manage the additional flow of cars

The Fire Department must also have sight of the
plans and be happy there is adequate turning space
for their vehicles in this congested area.

Finally we will have te endure a terrid time in our
quiet street with the building work. There will be
additional security issues and no doubt our road wil]
need repair at the end. The Developer and the
Municipality must make provision for this.

Summary

Thank you for your attention to my objections and
concerns above. I trust that the planning committee
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will carefully consider these in the community’s best

interest
Sincerely
William lan Gordon

20/39
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ULRIKE BECKMANN 39 MITCHELL STR. HERMANUS/ EASTCLIFF
' T T ERSTRAND MUNISIPALITERlefmanus, 23.01.2024

REKORDBEHEER “1P- N. Arecnts

21/39

| 24 AN (. )
To DOCUMENT CONTROL
The Overstrand Munitipaligsrrano vuncPal™ | [RILE No. il 3R
zlids Goversirand pav.za nec
‘ SCAN NO.

RE : Properly Development Application

ERF 9807, 896, 878 COLLABORATOR NO.

tiain Road/Mitchell Street Hermanus/Eastcliff L It S5 _—

Dear Sirs,

My name is Ulrike Beckmann, f am a German citizen and the registered
owner of 39 Mitchelf Street (Erf 1711 &0} as well as a registered co-
owner of 33 Mitchell Street (Erf 904, together with the couple Vivienne

and Neville Howarth).

First of all, | would like to complain that | did not receive an e-mail as 3
“affected owner”, which | definitely arm |

This letter/e-mail serves as a formal expression of ‘my objection to the
planned property development on Eff 9807, 896 and 878,

While | am understanding the need for urban development in
Hermanus as well as the need for densification, there are various
aspects of the planned new residential project, which need more
consideration/revision and should integrate the concerns of affected
owners as well as other residents and property owners in Eastcliff.
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1. The proposal of an efficient fand use has ~ understandably - been
based on the wish of the developers to maximize the available
sgm for the proposed town houses and thus allow them to
maximize the economic viability/gain.

They comply with the so-called OMLUS by dedicating a
sufficiently sized portion of ERF 878 as “open space”, showing its
use as recreational space and for communal activities.

But the density which will be created by building the townhouses
as indicated, will cause mitigating feelings of the future residents
{which the planners worry about in their proposal). it doesn’t help
to dedicate z certain required area of 10% (which is not a
significant portion {) of the consolidated properties and believe
that this will reduce those feelings. May ! say, as a German
architect trained in town planning, that the way this "recreational”
area is planned, it won't be used for the planned purpose : it will
be used for walking the dogs out in the morning/evening,
nobady will feel responsible for it, nobody will identify with it, as
it is not individually owned ! The fact that the complete
communal refuse area is planned to be placed there (1) as well as
a garden shed, shows that this is definitely not a place to enjoy. |
understand this.area as an alibi area to comply with OMILUS, but
it is does not work in the spirit of what OMLUS stands for |

| suggest to reconsider this. | think it would be much better to
reduce the amount of planned town houses and altow for more
space between them, allow for individually owned/shared
garden areas : This way, one can zlso deal with the heating up of

a very densely built up space, there will be more sunlight in
winter and cooling breezes in summer and there will be place for
bigger trees and plants {not just climbers and small garden

plants).
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2. | object the permanent departure from the perimeter building

lineof3mto2m:

Should the densification go forward as planned, the 3 m
perimeter building line has to stay in place, specifically when the
houses will be built as double storey buildings and the proposal
is for a maximum height of 8 m with 16 planned units |

It was assumed by the planners that the reduction of the building
lines will have minimal impact/negative effect on the surrounding
properties. The opposite is the case |

The adjacent properties from the Mitchell Street side and
opposite the Mitchell Street side are single residential and are
single storey. To allow densely built up town houses of 8 m
height to be built closer to those single storey buildings will
certainly call for an outcry of these property owners.

By changing from single residential to general residential to
allow for the building of town houses, it can be assumed that not
necessarily the owners of those town houses will be living there,
but in many cases rather tenants, or worse : the houses will be
“airbnb'd”. Tenants in general don't identify with the place and
area they are staying in {exceptions of course exist). We have had
very bad experiences in Mitchell Street and in Main Road where
those tenants exercised a “couldn't care iess-menta!_ity," with us
having to call the police/HPP/ADT. Should the application from
single residential to general residential be allowed, {strongly
insist on keeping the distance between the single residential
properties and the general residential properties to what has
proved to be right by building regulations.

The planners argue that the creation of this new residential
development “can foster a sense of community and social
cohesion {...} it can lead to increased social interactions (...)"

23/39
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They don’t realize that with the town houses most probably
being let to tenants or worse being airbnb’d, there won't be
anything happening like that. We ARE a closely knit community
and neighbourhood here in the street. A town house complex
behind gates and walls with people cne hardly gets to see or
know, is not contributing to what we have got .. and have grown
fond of and proud of §

. | object strongly the planned communal refuse area right behind
the wall in Mitchell Street | it is convenient for the planners to
shove the refuse area away from the future residents. But that is
bad planning :

It is very inconvenient for the inhabitants to carry their refuse
from their house e.g. in Main Road all the way to the dedicated
area, specifically when we experience strong winds and rains |

Everything which is inconvenient will not work out in the end.
And the effort to throw the refuse into the provided bins in a
disciplined way to avoid rubbish lying around, won’t contribute
to a success of that area either | What happens is that people pile
up things, leave bags standing when they don‘t find space
immediately. In general, people are disgusted when having to
enter an area dedicated to communal dirt and bad smell, thys
one tries o just drop and go.

This area will attract vermin and rodents if it doesn’t get cleaned
and sanitized continuously. This is undesirable and a health issue
forthe future residents as well as for us in Mitchell Street 1)

Furthermore, the position for the refuse will make Mitchell Street
unattractive for the many people walking from Eastcliff to “town”
Fastcliff is 8 much enjoyed area with lush gardens and trees,
where walking on the street is safe and comfortable. Nobody
wants to walk past a bad smelling area with flies and other
insects. Bad enough to walk past Woolworth's refuse area !

And the number of scavengers which are already attracted by
the bins and refuse bags along Mitchell Street on Fridays, will
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certainly increase by such an amount of bins necessary for what,
50 new inhabitanis 7?7

[ suggest that every household keeps their own bin on their own
premise and is fresponsible for it. The residents of houses on the
Main Road bring their bins out along the Main Road, the
residents t& the Mitchell Street side along our street. The refuse
should be kept safely on each single property until it is time for
refuse collection.

. The developers have not been working towards an

environmentally friendly design and don't respect the
surrounding singie residential properties and the lush garden-
and tree environment in Eastcliff. There is no environmentai

sustainability visible to me.

The application for an efficient land use, high density and
minimal distance between the double storey houses complies
maybe with the Overstrand’s Growth Management Strategy, but
contradicts all aspects of what the whole world is trying to
achieve in the face of climate change !

Nowadays you need to prove that you don'’t build in a way which
will resultin heating up an area, that the stormwater can be
soaking away on the premises, that bigger trees are planted
between the buildings to provide better air conditions. Here is

no mentioning of water reténtion, of garden aréas of less sealing

of ground, rainwater collection, of susteinability, energy saving
measures, noise reduction, how to deal with insufficient open
space etc etc. Solar panels are mentioned, but that is a MUST
with wanting to sell houses of 2 higher end standard...and

ESKOM's ongoing power cuts.

Apart from that, | would like 1o see the planned new town house
development to contribute to the Easicliff atmosphere by being
more lush and green and apen. ltis very desirable for new
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residents to live in our area, so why not contribute to our area the
same way ?

| suggest to give this serious thoughts. Many of us affected or
less affected landowners in Mitchell Street bought their
respective properties because of the special atmosphere in our
area and street and have undertaken efforts to create gardens,
plant trees, hedges etc, also on the Mitchell Street side, outside

our properties.

There should definitely be trees planted and gardens installed
outside on the Mitchell Street side of the new development |

. Availability of services

i would like to know for how many future residents the
calculations by DL Consulting were carried out : We are
experiencing low water pressure in Eastcliff and when there are
ancther 50 7? people using water in our area, this will definitely
have an impact on all of us | Furthermore, the Hermanus
municipality’s water resources are already stretched, so how does
that reflect in DL Consulting’s report ? Before proceeding with
the development, measures must be implemented to address
and rectify this water pressure and water availability issue.

Most of our properiies in this part of Mitchell Street had to allow
for sewage pipes and stormwater pipes running from Luyt Street
down to Mitchell Street over our properties. _

The situation is sedous already, with-the rather newdy instalied -
manhole on the north western side of the TELKOM/OPEN SERVE
area and also at the bottom of various properties regularly
overflowing ! | would like to know how the suggested sewage for
the new development can fit with the Mitchell Street/Luyt Street
sewage. There are problems which need in-depth inspection and

they need to solved |
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6. Traffic

Has the road widening plan for the Main Road been abandoned
7

| am of the opinion that the access to the new development will
cause a SIGNIFICANT problem for the traffic in the Main Road,
only approx. B0 m from the Marine Hotel circle. With all of the
expected future residents, their visitors, the delivefies, repair
services etc, it will be very difficult to enter coming frem the
Eastcliff Spar side.

The guard house/gate will contribute to the problem, as the
people wanting to get into the new development cannot get
through fast enough. The stacking distance suggested by the
planners allows for 12 m (2 cars) for the residents’ lane and 18 m
(2 bigger vehicles) for the visitors’ side.

I suggesttb create a slip lane, like at NEGESTER and | would like
to see a traffic impact assessment being carried out to identify
possible problems to avoid fuiure accidents.

Furthermore, | am sincerely concerned and object against the
way the visitor parking has been dealt with in the plan. With
everyone having visited PRESTWICK, we all know how difficult it
is to find parking there.

The area in front of the garage that was allocated to each
dwelling might accommodate the residents and one visitor car.
But what about all of the cars delivering things and the service
cars, what if there is a party plarmed with various visitors ?-Not a

good idea.
| suggest that the area on ERF 878, along the TELKOM/OPEN

SERVE building, be used for visitors’ parking, interplanted with
trees, This will accommodate the new residenis’ftenants’ (1)
overflow parking. if we have to deal with the additional parking
in Mitchell Street, it will cause unpleasant situations : We already
have to deal with people parking their cars in Mitchell Street to
go shopping at Woolworth/Checkers eic and there are 2
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guesthouses in the street as well as one property which is often
let to tenants, whose cars often park along the street.

f experiénce cars standing right in front of my entrance gate and
then have to get my visitors in through the garage. The space in
front of my property does not belong te me, but is needed for
deliveries and garden service etc. The co-owned property 33
Mitchell Street is a Surveyor General subdivided erf and will
need space for 2 buildings with their respective garages,
entrances, deliveries/services/visitors.

Up until now, Mitchell Street is a low traffic street and | want 1o
keep it that way ! Most of the property owners have bought and
built here for that reason. Children can still play in the street, a lot
of people are walking from Eastcliff to “town”, there are joggers
and people in wheelchairs and golf carts. it is an area very
desirable for aging peopie as well as for families with children.

It cannot be that with a big amount of additional cars now
planned to exit on the Mitchell Street side from the new
development, cur much loved safety, low traffic area, quietness,
is ail NIL and means nothing. We are paying our monthly rates
and taxes since years and certainly have a right to be protected
from plans which are not taking our wishes into consideration.

The increased traffic situation is not desirable and needs careful

re-avaluation.

| want to also stress thatbwill express my strongest oppositionto ——
any possible future re-opening of Mitchell Street to Lord Roberts

Street at any timhe in the future |

. Building time

The amount of dirt, noise and increased traffic with big trucks,
digger loaders etc during the demolition and building time will

impact our properties heavily.



895 29/39

Thus, t demand thatthe residents of Mitchell Street are being
informed in due time WHEN the works will start and how much
building time is needed.

NO PARKING OF ANY TRUCKS AND VEHICLES IN FRONT OF
OUR PROPERTIES should be allowed, the size of delivery and
construction vehicles should be limited (no heavy trailers), the
operating hours must be strictly controlled to the regular
working hours of 8 am to 5 pm, no overtime works, no works on

weekends and public holidays.

After construction time, this part of Mitchel! Street will need re-
construction, which | herewith ask the municipality to hold the
developer responsible for. The shoulders of the street are

already in dire need to be taken care of, the amount of traffic to
come will require an adequate road. It might be & good idea 10
create pedestrian paths for all the people walking on the street at
present. Additional speed bumps should be placed on the road

to slow down the traffic.

In the light of the above concerns, | request that the municipality
and planning committee review the proposed development and
question various assumptions. ki is essential that the well being of
existing residents as well as future residents are being
considered and prioritized to maintain a peaceful co-existence

and sustainability of our area.

Please send a confirmation of reception of my-cemments, my
concerns, requirements and suggestions.

Sincerely

Drith rrezrmm
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From: Johan Verwey ) DO
Sent: Wednesday, 24 January 2024 10:39 CUMENT CONTROL
To: Alida Conradie OVERSTRAND MUNICIPALITY |

Subject:

3
Proposed Development : Erf 878, 896 & m - Eastcliff, Hermanus

We, as residents of 27 Mitchell Street, Eastcliff, strongly oppose some parts of the above-mentioned proposed
development, for the following reasons:

1.

10.

Reduction of building lines: They are trying to maximize the built up space and it will have & negative impact
on the surrounding properties. They must adhere to the existing rule of 3m building line for town houses,

The number of houses {16) are way teo many — reducing it by 4 or 5 will make a big impact. Eastcliff is not a
high density suburb and we want to keep it that way. The houses are 100 close together and there is no

space for gardens or open areas.

Re-zoning: The application is to change from ‘singie’ residential to ‘general’ residential — which means the
proposed houses can be used for trading. We strongly apose the possibility of more guest houses or air
BnB’s. Tenants do not care about their surroundings and neighbours.

Communal refuse area: We strongly oppose the position of the refuse area. If there are fewer houses and
more space in between the houses, there will be no need for a communai refuse area and each house can

store/control their own garbage ~ as everyone else in Mitchell Street.

The development is definitely not environmentally friendly. There is no space for trees or gardens between
the houses in the proposed development. The areas between the houses are 100 small and will most

probably be paved - where will the storm water go?

Water and sewage: We already have low water pressure in Eastciiff and with 16 houses, the situation will
only deteriorate. We have sewage pipes coming through our properties from Luyt Street and we have
frequent blockages at the municipal manhole in front of Telkom. There is also a sewage problem in front of
29 Mitchell Street, where there is a leak in the municipal system. OM tried o solve the problem by
instalfing 3 new manholg in front of the erf 878, but it is still an ongoing probiem. 1s OM going to upgrade

the exisiing sewer system?

Parking: There is no parking in the development aliowed for visitors, deliveries or contractors.
Emergency vehicles: -in-case of a fire, there is no sufficient space for a fire truck to-maneuver.

Entrance/Exit: There is no guarantee that the proposed ‘exit’ in witchell Street, will not be used as an
‘entrance’, especially in high traffic situations.

1t ic inevitable that the Mitchell Street ‘exit’ will be used as an ‘entrance’ during construction time. The
property owners in Mitchell Street will be massively affected by noise, dirt, dust and damage to the road -

not to mention the high security risk.

Property owners;

) Verwey & H Verwey FILENO. il ®¥
1 Tanglewood Close H . C [
i il 5t T
itchell Street SCAN NO.
Wer -g1¢
COLLABORATOR NO.
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ACHIM BECKMANN  Walther-Rathenau Str 21 Kdln 50996
OVERSTRAND MUNISIPALTEIT |

REKORDBEHEER
Hermanus, 22. January 2024 | 2 3 JAN 202
ook A - DOCUMENT CONTROL
. e \ |

(A Qicier | OVERSTRAND MUNICIPALITY
To
The Overstrand WMvnicipality (FLENno. ST g |
slida@overstrandg.oo 2 ‘ "‘ Lc C

SCAN NOC.

RE : Property Development Application ’_ ]
Erf 9807, 896, 878 COLLABORATOR NO.
fkain Road - '*r‘ aamus 7200 | ]J ail E L.‘L L0 _._JI

Dear Sirs,

My name is Achim Beckmann, married to Ulrike Beckmann {the
registered owner of 39 Mitchell Street/Erf 11160 and registered co-
owner of 33 Mitchell Street/Erf 904) and herewith comment to the
above planned property development :

1. | oppose the consolidation of the 3 properties. Only the
consolidation makes such a dense town house complex with 14
units possible.

The madmizing of buildings of up to 8 m height dees ot
conform with the character of Eastclifi.

2. | oppose the road stretching from Main Road to Mitchell Street.
The plans don't sufficiently clarify, how the entry from the Eastcliff
Spar side of Main Road towards the Marine Hotel circle will be
possible without causing major traffic jams and possibly
accidents. A slip way seems 1o be a solution.

3. it must be certified by title deed that the newly created road can
never be allowed to be used as a thorough fare road, usable
frorn Main Road to Mitchell Street both sides. Furthermore, the

23 Jai M
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one way road has to be certified as a non-negotiable one way

road with electrified gates and guard house.

4. | oppose the major sealing of the property grounds by tar, pavers
and stones. This is not in line with climate protection measures.

5. | oppose the creation of a consolidated “green” ground : Every
house/property needs its own green belt for trees and garden as
a requirement and to allow for airflow and sunlight between the

buildings.

| am interested in an amicable solution, but reserve my rights to point

out legal claims.

Please send me an acknowledgement and confirmation of my letter
having been received by you.

Yours/singerety

—
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Alida Conradie e -
From: Neville Howarth -

Sent: Tuesday, 23 January 2024 10:30

To: Alida Conradie

Subject: New Residential Development erfs 3807, 836 and 878

| would fike 1o object to the above proposed development.

Our section of Mitchell Street is a quiet residential cut-de-sac. Building a 16 house development spanning Main Road
and Mitchell Street but exiting only onto Mitchell Street is grossly unfair and will change the lives of Mitchell Street

residents for the worse.

There will be so much more traffic, both cars and service/delivery vehicles. We will lose trees and greenery. The only
green area retained will be a refuse area bordering on Mitchell Street attracting flies and scavengers, both animal

and human.

nuring demolition and building Mitchell Street will be converted into a construction site fuil of lorries, diggers,
_ement mixers, worker transport, toilets and canteens, formal and informal.

Plus & storage area for the mountains of sand, bricks and other building materials required for this concrete jungle.

Do we really went high density housing on Mitchell Street?

| do hope sanity prevails and this development is not aflowed to take over our peaceful, essentially Hermanus,

residential road.

Yeur consideration of all of the above would be appreciated.

Vivienne Howarth-Spurr
33 Mitchell Street

I N fheak
{ 4 Ovaex ).
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[ i = |

REKORDBEHEER - |

| - SCAN NO.

| 23 JAN B8 | 0%

| ‘ COLLABORATOR NO.
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| QVERSTRAND MUNICIPALITY L
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Alida Conradie BR— . )
Frem: Neville Howarth
Sent: Monday, 22 January 2024 12:56
To: Alida Conradie
Subject: New Residential Development - era 9807, 896 and 878

To whom it may concern:

| would fike to comment and register my objection to a number of items regarding the proposed development;

1. | see no valid reason for a departure from the 3m perimeter building line to just 2m. On the contrary, this would
be maost unfair to neighbours as well as reduce the chance of trees and greenery between dwellings.

2. The suggested communal, open space has been placed in the most unattractive position (presumably because it
would be difficult to sell a house there). As it is planned on the development to house the communal refuse area for
all 16 houses {plus communal garden storage unit) on this open space, it would be most unsuitable and even
‘nsapitary for use as a children’s play area or family recreational area. Each house should have its own
garden/green area of a reasonable size for normal, healthy, family use ideaily plus a further dedicated, open,

recreationa! green area.

3. The traffic plan seems grossly inadequate and ill-considered with potential gueues at the entrance backing up
onto Main Road, inadequate parking for visitors and delivery/service/transport vehicles and limited turning and
manoeuvring space {for fire engines for example}. With no garden space for children to play in adjacent to their

houses, the road will be their dangerous playground.

4. With the only exit from the development going onto Mitchell Street {which is currently a quiet cup-de-sac),
volumes of Mitcheil Street traffic are going to increase massively. This Is a serious concern in particular for the
elderly residents, many of whom regularly walk to Woolworths at the end of the road. Construction vehicles will no
doubt also be a hazard an this road which was not designed for heavy traffic. If this development does go ahead, it
should be conditional before occupation that the Mitchell Street road is re-surfaced with speed bumps and the sides

planted with mature trees in keeping with the rest of Mitchell Street.

5. There is currently pressure (or in the case of water, low pressure!) on the essential services in this immedizte
rea. How will the extra load be catered for?

Overall, this planned development has been designed to maximise density ang profit by bending or breaking rules
wAth o regard for the green and pleasant residential area arcund.

! trust my objections will be fully taken inte account. "_WD N /l‘ e
- = . t -
Thank you. (‘ 3 O\\u"&\
Neville Howarth i FLENO. i\ < |
OVERSTRAND MUNISIPALITE!Y NEC Q1A ¢
33 Mitchell Sgreet | REKORDBEHEER L |
Eastcliff ' | SCAN NO.
Hermanus 2 2 JAN 202’1 HWES =)
COLLABORATOR NO. |
| DOCUMENT CONTROL [ e =792 —
| OVERSTRAND MUNICIPAUTY | - : o
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o 49 Mitchell Spreet
Eastdiff
Hermanys
7200
70: The Overstrand Municpality
afida@overstrand gow.za
| TN fAeat
1th January 2014 .
(1A. Ohuie

Dear Sk,
RE: New Residentiaj Develepmant consisting of asf 8807, £96 and 878, Easteiiff, Hermamnees.
My name is Thomas Howard Bramwell-Jones having South African ID No — 460123 5038083,

| am one of the vegistered owners of ERF 888, £astdiff, Hermanus being 49 Mitchel} Street.

My attention has been drawn to the Propesed New Residential Development consisting of Erven
9807, £96 and 878 in Eastciiff: The properties stretch between the Main Road and Mitchell Street.

for some reason neither the Plapning Companles working for this project nor the Overstrand
Municipelity has thought fit to advise me of this development and so afford me the opportunity to
submit my comments fintecusly. This présumably as my properiy does not sbut the sbove-
mentioned €rven and it was considered my property is not affected by the dévelopment. This is hot
acceptable since every property inMitchedl Street will be affecied. The planhed éntry tp the
proposed development is off the Main Road and the exit from the developmennt is into &Mitchell
Street — 3 low wraffic street and therefor a pepular pedestrian route {o the town centre.

My initial concerns therefor are -

During the initial stages of the development the demolition of existing structures and
removal of the resulting rubble will require the use of heavy dump trucks resulting in noise,
dust and increased trafiic. 1 therefor demand that due consideration be given to the Mitchell

Street residents that the opersting hours be stricily controlled to normal working hours of
£am to Spm week days only - Le., no mevement on weekends and public hofidays.

®

During the construction stage of the develapment there will again be heavy raffic with
truchs delivering sand, cement, bricks, reinforcing miterial, naofing material et Again,'the
operatibg hours should be stticﬂy curﬁmiieﬂtb normal working hours of 8am to Spm with no
movement on weekends gnd public holidays. Further, the size of delivery vehicles should be
limited to the extent fio heavy trailers be aliowed. )

I believe that the Overstrand Municipality should hoid the property developers kable for any
damage to the street and insist on a deposif 10 be held to cover any damages arising.

Cn compietion of the development, that | undersiand is to consist of no fewer than 16
freehold residential houses, there wilf inevitably be a substantial increase in the traffic fiow
FLENOG. 1\ |1

OVERSTRAND MUNISIPALITEIT W . |
. A |
KORDBEHEER
REKORDBEHEE TS |
! ]
2 7 JAN 2024 i |
COLLAEORATOR NO,

| | DOCUMENT CONTROL | |
| OVERSTRAND MUNICIPALITY
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in Mitchell Street. The potential is for-two vehicles per unit, adi visitors to the résidents both
private; commercial deliveries and trades peoplé and it will be appréciated thzt this
development will have @ major traffic impatt on Mitchsl Stréel and indeed on the value of
the propeities located therelh. Fuither traffic contiol measures need io be put in place
including st Jeast two speéd bismps, pavements {sidewalks) fo ensure the safiety of
pedéstrisns ant, | believe traffic fights at the intersection of Stemmet Street and the Maln
Road. ishouldl like to stress the strongest possible opgosition te any thought that Mitchell
Street be re-upened to Lord Roberds Street at any fimg in the future.

My conterns regarding traffic fiow aleng Mitchell Street have Jed me to consider the
problems that must alsp arise on the h4ain Rpad access. During the recent December holiday
season, I noted the waffic congéstion hoving towards town at the drde at the imersection of
Lord Roberts Street dnd the Mafi Road (The Marine Hotel Circle). As is the iiprm, sccess 1o
the development wili have two lanes — one for residents and one for visitors. Never-the-less
thé drivewdy of 12 meters only pertnits stacking of two cars in a row. It is evident that
provision fust be made for a slip 1ane on the western side of the Main Road. Vehicles
coming into town from the direction of the Eastefiff Spar must not be aliowed to tumn right
into the development but tontinue thvough 1o and ropnd the ¢irdle and back along Main
Road and so turn left Into the development. Hence the need for the siip lane so that normal
traffic flow may proceed.

Following on from the above, | urge the Municipality not to abanden thelr plans -~ nor their
rights - to widen the Main Road. The Strang opposition 1o the Province’s proposed by-pass
road that resulted in thase plans being taken off the table means ifiat the Municipality
should fealously guard and preserve its road reserves ofs Main Road. Ultimately widening the
traffic circles t Chetkers and the Marine Hotel 5 Eikely to be mare ecenomlcal than
expropristinig properties propogéd on the various SRI proposed by-pass piens,

IRFRASTRUCTIIRE

The developmetit of 16 freehold properties will undobtediy put additional strain on the
Menicipality's ability to provide additional water. The watef pressure in Eastcliff is the lowest
i al} of Hermanus. The additipnzal demand created by this development will only complicate

nimaiters. | should like 10 know what steps are being takén 16 accommotiate the additional
demand.

By the same token | sHouwld like the Municipality’s assurance that the additional sewage
resuiting from this developrent will not resul in unsightly overflows into either the Main
Rozad or Mitchelf Sireet. The developers and contracters should be responsibie for paying for
the bigger pipes needed to permit the appreval of the development.

Selid wiste frem each housetiold is to be placed in a demarcated area. There is no inditation
how this is to be marnaged. Only recytlables such as tin, glass and paper shouid be placed in
spetial purpose bins provided. “Wet waste” should be retained by each household and their
black bags only placed out in the sizeet for Friday moming collection. i househeld “wet

%



903
Page |3

waste” is aljowed to be stored i the communal vefisse area the smell O decaying matter wil
be intolerable to neighbours and passing pedestrians. It will also sénvel a5 2 breading groungd
for fliés and attrait modents. Fortunately, that part of Exstclif is nit subject to baboon
Invassion biut it will sure atiract scavenigers in thie form of “hin pickers”

A further point of concer Is that the Application is for the PERMANENT DESARTURE FIROM
THE BUILOING LINE OF 3 fwhich 15 sbligastiry for Town Houses) to 2m. Gverstrand
Wiunicipality must enforce the rile siace the 2m building fine is for single tesidential
buildings.

Qvérthe pist few Years (nathwithstanding the effects of the Covid-13 epidernic) the rate of
econaimic growsh in the Overstrand Municipalily has besn phenomenal, This is particulary
well flustrated in the demand for high-end properties within Hermanus. | understand), sng
indeed support, the Overstrand Municipafity’s need 16 generaie additional income through
encouragirg higher density property development. However, the desire by the developer 1o
maximize the available sgm for the town houses also runs the risk of detragting fiom the

There are 2 number of very large uhits planned {upto 466sqm) and will ungoubiedly fit the
category of being “high end”. Why then compromise the exlusive nature of the

development: by overcrowding, The reduction in the number of units from 16 to 14 {ideally
12} would permit sinaller units to be marged or entarged and provide more (*breathing”)
space between units for trees ang garden; The loss of ‘profit’ due to the réduction in number
of units should easily be recovered over the sale of the remiining unfts in a more desiraile
develdpment. The Overstrand Municipality will stli gain fromi thie greater densification but
with slightly less pressure on the infrastruéture and taffic,

I should be pleased to receive an acknowledgement and confirmation at least thar vy
comments. requirements and suggestions have been noted,

. .

il \
Yours faithifulty — 7/ j7d
/ fL..J N
Themas H Bremwell-lones 0
—
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Alida Conradie REKORDBEHEER
From: Sue Gordon  _ i B JAN m"
Sent: Thursday, 18 January 2024 09:38

To: Alida Conradie DOCUMENT CONTROL

NEW RESIDENTIAL DEVELOPMENT ERF 9807,896 AND @S§RSTRAND MUNICIPALITY |

- 0 et

| refer : NewResidential Development on 9807,856 and 878 C\ X O'\\J C‘l\

I, Mrs Susan Gordon, of ERF 917, 25A Mitchell street, would like to put forward arguments for changes to the
planned development as propesed.

Subjeci:

First the obvious impression is that the development purports to be “town houses” - but in reality will be more like a
huge solid block of apartments - with no space for trees or green open space. the 10% allocated is insufficient and
in a poor position. This is not In keeping with Eastcliff - especially Mitchell Street, and quite opposite the reason we

bought in the sireet,

~his leads on to several poinis of objection:-

- The open space provided Is totally impractical. it will not be big enough to be used by residents. Smali children

cannot be left alone there as they will be out of sight of their homes.

. The whole area is either buiit on, paved of under tar. Where will run off rain water go?
Where will trees or greenery be planted to soften the

development?
Where will cars park?
Fven if the home owner is expected to park in his garage or driveway, NO ailocation of space has been made for
visitors. This will create log-jams and congestion and bad temper/relations between neighbours!
Additionally, any vehicle attending to servicing 2 home will be blocking the right of passage!

-TRAFFIC - ENTRY AND EXIT
The entry off Main road is going to cause build up of traffic, especially from Voelklip side. The entrance is too close

to the circle at Hotelto put in traffic light . The aliowance made at the entrance of the estate will only aliow for

two cars to gueve( visitors) which will prove to be insufficient and a hazard to traffic on main road.
Has provision been made for possible road widening on Main road THE EXIT - We forsee visitors wanting to park

n Mitchell Street outside the development, That will mean a pedestrian gate necessary and perhaps security risk
yof the estate?
AESTHETICS If the development pians to plant trees to disguise Telkom building, WE, as residents of Mitchelt

street, would request they-continue the planting on pavement area in front of Telkom along Mitchell which is
already used by the community to park when shopping. We already battie to park for ourselves or visitors in front

of our own homes. ?

-Proposed BIN STORAGE AREA is NOT suitable. Refuse bins should be stored on each property as in our homes, and
oniy put out once per week on collection day.

-SEWERAGE AND WATER PRESSURE
WE would like to see the complete engineering report by DL Consuiting. We need reassurance of sufficient

provision for run off of sewerage .We have already had a problem with spillage/overflow in peak season and know

of similar problems with our neighbours.
“Water pressure is poor at times already. There is still another double piot to be buill

development
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T
- wf see no reason to change the building fine to 2 m from ﬁp&ﬁﬁch just means that the aesthetic value of the

estate is sacrificed for gréed with developers wanting greater density of units. Double storey units close to the
boundary Is very unfair for directly affected neighbours and increases noise level, lack of privacy, and ultimately

property valuel o |
- we also do not like the change to GENERAL RE’SIDENT!AL,' as techni_cauy this means the owner of the unitis
allowed to trade. Even if this means short term let, this is NOT In keeping with a residential estate.

Overall the general complaint is NOT against town house developmient, but a strong compiaint of density. Al
pbjections can be overcome with more sttention being paid to practicality, aesthetics, and good neighbourliness .

AS with all property owners , we do not expect development in our area to devaiue our investment and trust we

will be dealt with fairly.
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GLS S

22 April 2024

The Director: Civil Engineering Services
Qverstrand Municipality

P.O. Box 20

HERMANUS

7200

Attention: Mr Dennis Hendriks

Dear Sir,

PROPOSED DEVELOPMENT OF ERVEN 878,896 & 9807, HERMANUS: CAPACITY ANALYSIS OF
THE BULK WATER & SEWER SERVICES

The reéguest by Mr John Mc Lachlan of Plan Active for GLS Consulting (Pty) Ltd to investigate and
comment on the bulk water supply and sewer discharge of the proposéd development of 16 residential

units on Erven 878, 896 and 9807, Hermanus, refers,

This document should inter alia be read in conjunction with the Water Master Plan (performed for the
Overstrand Municipality) dated June 2021 and the Sewer Master Plan dated June 2021.

The proposed development was not taken into consideration for the master planning of the water and
sewer networks.

1 WATER DISTRIBUTION SYSTEM

7.1 Distribution zone

The master plan indicated that the pmposed development area should be accommodated within
Ihe exrstmg Hermanus no. 1 & no. 2 reservgir water distribution zone. The proposed connection
to the existing water system is to the existing 250 mm @ pipe in Mam Road, as shown on

Figure 1-attached.

The proposed development is situated inside the water priority area.

GLS Consulting (Pty) Lid

T +2721850 0388 Stelonpark, Block D North Walker Greek Office Park PO Box 814
E info@gls.co.za CnrR44 snd School Road 80 Fiorence Ribeir Ave Stellenbosch, 7599
W qgls.coz3 Steflenbosch, 7600 Brooklyn, Pretoria, D181 South Africs

Directors: Maius de la Rey. Gaireth Young
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Water demend

The original water analysis for the master pian was performed with a theoretical total annual
average daily demand (AADD} for development on Erven 878, 896 and 9807 of 2,1 ki./d.

For this re-analysis of the master plan, the total AADD and fire flow for the proposed
development were calculated as follows:

' 16 Single residential units @ 0,65 kL/d/unit m = 104 klL/d

) 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) = 26Ls@10m
Present situation

Reticulation network

The existing water network has sufficient capacity to accommodate the proposed development
of Erven 878, 886 and 9807 in Hermanus.

Reservoir capacity

The critetia for total reservoir volume used in the Overstrand Water Master Plan is 48 hours of
the AADD (of the reservoir supply zone) for gravity and pumped supply to the reservoir.

According to the water master plan the AADD of the Hermanus 1 & 2 reservoirs water
distribution zone is currently approximaiely 3 835 kL/d. The current combined reservoir storage
capacity of the existing Hermanus no. 1 & no. 2 reservoirs is 10 000 kL (5 500 kiL+ 4 500 kL),
which results in a current reservoir storage capacity of 63 hours of the AADD.

There is sufficient capacity in the existing Hermanus no. 1 & no. 2 reservoirs fo accommodate
the proposed development.

29/35
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SEWER NETWORK

Drainage ares

The master plan indicated that the proposed development should be accommeodated within the
existing Bientang pump station (PS) drainage area. The Bientang PS pumps into the Hermanus
FS no. 4 drainagae area, which pumps directly to the existing Hermanus Gravity drainage area
from where sewage gravitates to the Hermanus Wastewater Treatment Plant (WWTP).

The recommended sewer connection position for the proposed development is to the existing
160 mm @ gravity pipe that is running through the proposed development, as shown on

Figure 2 sftached.

The development is inside the sewer priority area.

Sewer Flow

The original sewer analysis for the master plan was performed with a totai peak day dry weather
fiow (PDDWF) for deveiopment on Erven 878, 896 & 9807 of 1,8 kL/d.

For this re-analysis, the PDDWF of the proposed development was calculated as 7,8 kL/d.

Present sftuation

There is sufficient capacity in the existing sewer reficuiation system of the Bientang PS and
rising main as well as the Hermanus PS no. 4 drainage area tc accommodate the propesed
development.

Bulk collector sewers downstream of the Hermanus PS no. 4 are however at capacity and
require upgrading soon.
it should however be noted that the impact of the proposed development on the buik outfall

sewers downstream of the Hermanus PS no. 4 is relatively insignificant in relation to the peak
flow through the bulk sewers. The impact is calcutated at 0.4% of the fotai flow through the bulk

sewers.

implementation of the master plan

The followmg master plan items will bé requrred to reinforce the ems‘llng bulk sewer system
downstream of the Hermanus PS no. 4 to accommodate the proposed deveiopment together

with other future development areas.

Bulk sewer uporades:

. OHS13.1; 405 m x 600 mm @ new bulk outfall sewer R 3657000*
N OHS13.2: 545 m x 700 mm & new butk outfall sewer ** {No cost)
. QOHS13.4; 380 m x 700 mm & new bulk outfall sewer R 4776000 *

Total R 8£433000*

30/35



GLS

2.5

936

Nofes:

{* Including P & G, Contingencies and Fees, buf excluding VAT - Year 2023/24 Rand Value.
This is a rough estimate, which does not include major unforeseen costs).

* It was communicated to GLS during 2022 thet Overstrand Murnicipality is in the process to
install master plan item OHS13.2 and the Consuiting Engineer on the project (Lyners Conguiting
Engineers and Project Managers) has indicated at that time that the estimated completion date
for the project was August 2022. The project included a new low It pump station to lift sewage
from the new bulk sewer 1o 1he intake works of the Hermanus WWTP. No as-built information
has however been received up to date to confirm that this upgrade has been successfuily

implemented.

The routes of the proposed pipelines are schematically shown on Figure 3 but must be finalised
gfter detailed pipeline route investigations.

Minimum items required

The minimum upgrades required to accommodate the proposed development in the existing
sewer system are master plan items OHS13.1, OH813.2 & OHS13.4. Master plan itern
OHS13.2 (the most critical upgrade) is however already implemented (awaiting as-built
drawings of this upgrade from Overstrand Municipality to confirm).

It should however be noted that the impact of the proposed development on the capacity of the

‘existing bulk sewers is not significant (less than 0.4%).
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CONCLUSION

The developer of Erven 878, 806 and 9807 in Hermanus may be liable for the payment of a
Development Contribution (as caiculated by the Overstrand Municipality) for bulk water and

sewer infrastructure as per Council Policy.

There is sufficient capacity in the existing water reticulation system to accommeodate the
proposed development.

There is sufficient capacity in the existing sewer reticulation system of the Bientang Ps and
fising main as well as Hermanus PS no. 4 drainage area to accommodate the propeosed
deveioprnent. Bulk collecter sewers downstream of the Hermanus PS no. 4 are however at

capacity and require upgrading.

The minimum upgrades required 1o accommeodate the proposed development in the existing
sewer gystem are master plan items OHS13.1, OH$13.2 & OHS13.4. Master pian item
OHS13.2 (the most critical upgrade) is however already implemented (awaiting as-built
drawings of this upgrade from Overstrand Municipality to confirm).

it should however be noted that the impact of the proposed development on the capacity of the
existing bulk sewers is not significani (less than 0.4%).We trust that you find this of value,

Yours sincerely,

GLS CONSULTING (PTY) LTD
REG. NO.: 2007/003039/07

cc,

PC DU PLESSIS |

Plan Active

23 Sandsteen Street
Steilenndge
BELLVILLE

7530

Attention: Mr John Mc Lachlan
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open)serve

10Jan Smuts Drive
Pinelands
7404

20 December 2023

Attention: AJ Fourie
OVERSTRAND MURNICIPALITY
1 Magnolla Street
Hermanus
7200

Dear Sir /Madam

941

ANNEXUREF 1/3

Gideon Rossouw
Cell: 0614193857

Email: Gideonr{@openserve.co.za

YOUR REF : WWIP_WHMN4910_23
YOUR REF : Erf 896

SERVICES AFFECTED

APPLICATION FOR WAYLEAVE : Rezoning,subdivision,right of way servitude and departure - 191 Main

Road, Eastcliff, Hermanus

With reference to your application dated 19 December 2023

61 Oak Avenue, Highveld, Techno Park, Centurion 0157,

Private Bag X881, Pretoria, Gauteng, 0001

Internal Use
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As important cables are affected, please contact our representative Melt van As telephone numb
0813637873/ MeltVA @ openserve.co.2a at beast 48 hours prior of commencement on construction work,

| hereby inform yvou that Opense s the proposed work indicated on your drawing in principle. This approval
is valid for 6 months only, after which reapplication must be made If the work has not been completed.

Any changes or deviations from the original planning during or prior to construction must immediately be
communicated to this office.

Approval is granted, subject to the following conditions.

As per sketch attached, Openserve infrastructure will be affected, consequently the conditions below and on the
attached legend will apply.

Telecommunication services position is shéown as accurately as possible but should be regarded as approximate only.

Should alterations or relocation of existing infrastructure be required, such work will be done at the request and cost
of the applicant.

Please notify this office within 21 working days from this letter of acceptance and if any alternative proposal is
available or if a racoverable work should commence.

It would be appreciated if this office can be notified within 30 days of completion of the construction work.
Confirmation is required on completion of construction as per agreed requirements.

Should Openserve infrastructure be damaged while work is undertaken, kindly contact our representative
immediately.

All Openserve rights remain reserved.

Yours faithfully

Gideon Rossouw

FOR

Selwyn Bowers

Operations Manager

Wayleave Management: Western Region

Internal Lse

2/3
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PLANT AFFECTED : FIBRE AND COPPER
This wayleave, Reference Number WWIP_WHMN4910_23 valid for 06 months
from date here of and is subject to the following conditions:

1. No mechaniesl plant ot vibrator type compactors may be used within

three metres of any Openserve plant { LE. any Telecommunication equipment
above or below ground level ).

2. The position of our plant affected by the proposal is indicated as approximate and

Melt van As/0813637873/MeltV A{@openserve.co.za
must be contacted at least 48 hours prior to commencement of the work,
upon which the actual location of Openserve Plant will be indicated on site.

3. A writter request must be submitted to Openserve for consideration
should the applicant require our plant to be relocated. The cost of such
relocation will be recoverable from the applicant,

4. Ttis the responsibility of the applicant to verify the existance of the
indicated plant and o notify Openserve immediately should the applicant
Jocate any Openserve plant which is not indicated on the plans,

5. Should the applicant expose any Opeaserve plant, the safeguard thereof will
be the applicant's full responsibilty.

6. Fafling to comply with the above conditions or any special conditions
addendum hereto will be regarded as gross negligence and the applicant
will be held responisible for the damage or loss as a result thereof,

Date: 20 December 2023 By: Gideon Rossouw
For Regional General Manager

Legend

1. Underground Pipe

2, Underground Cable

3. Manhole

4. Street Distributic Cabinet (SDC )
S. Jointing Pit / AJB

8. Jointing Pillar [ PJ )
7. Pipe Junction Box [ B/S |

8. Robhot Control

9. Pole

10. Stay
11. Strut
12. Awnrial Cable { AIC | _—

| I

O ptic Fibre indicated im PINK on the plan

o4 o]

The pipeline indicated (in Pink) contains OPTIC FIBRE cables.

.,
open )serve

Internal Use
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Flle refarance:
Date:

Edf 898
447112023

19 December 2023
AJF

ANNEXURE G

Mantsipaliedt = V.Meaipile + Ménictaelisy

INTERNAL MEMORANDUM

‘ From

| Town Planner

Town Planning Departmeant ‘

Mr. P Roux (Town Planner)

TO:
Birilding Controf . Electrical Environmentail 1
[ ge, Sunaing Lontrol Llecineal chvironmental
Ares Menager Deparntment Dlstrict Heaith Department Officer

Fire Department Infrastructure Local Herltage Operational Property

na T T \ .

and Planning Committee Services Administration
. Trailfic
Tourism Debartment Counciilor

Applicant WRAP PROJECT OFFICE ON BEHALF OF MCGRATH

PROPERY HOLIDINGS (PTY)LTD

Property Detaiis

ERF 896, 191 MAIN ROAD, EASTCLIFF, HERMANUS

Application Description

APPLICATION FOR REZONING, SUBDIVISION, RIGHT OF
WAY SERVITUDE & DEPARTURE

ATTACHMENTS: -
1. Notice . -
= — Should the Information be insuificient for you to
2. Locality Map | make an informative comment, please list any
3. Motivational Repori addiional documentation that yeu would require
i B to make informed comments.
4, Building Plans |

YOUR DEPARTMENT’S COMMENTS:

[ Note that as the proposed refuse room for ERF’s 9807, 806 & B78 Eastcliff, Hermanus is to be
located on ERF 878, itis therefore a requirement that the three properties be notarial tied to
prevent any {ater issues & disputes,

Subject to to the notarial tie been in place to cover the waste storage arga and waste storage area
complying with the conditions 17.4 of OMLUS as undertaken in the submission, there is no
objection from Solld ¥vaste Planning.

Signature:

ik

Date:

29 January 2024

Please provide your comments {with specific reference to any conditions of approval that should be imposed) in the space

provided above or In a separale Memo by not later than the date stipylated below. if you require an extenskon of tme for
submission of comments, kindly request this in writing. Should no comments be received, it will ba assumed that you have

no objection te the propesal and where appropriate, the Mayoral Committes will be informed accordingly.

| COMMENTS REQUIRED BY: 09 February 2024 |
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COMMENTS FROM THE ENGINEERING SERVICES DEPARTMENT FOR:
APPLICATION FOR REZONING, SUBDIVISION, RIGHT OF WAY
SERVITUDE & DEPARTURE: ERF 896, EASTCLIFF (4471/2023)

Water
Sewer
Roads

In order
g In order
and Traffic In order

Stormwater : in order
Electricity : In order

Conditions:

1.

1.9

1.2

That a Bulk Senices 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 guoted amounts.

Developments containing Sectional Title Units/ Commerclal
Buildings (nonfree 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 (2024/2025) is as
follows:

Freehold ervern;

Water R 27 598.00 x 3.8 =R 104 872.40
Sewerage R 19725.00 x 3.8 =R 74 955.00
Roads R 884500 x 5.00 =R 4422500
Stormwater R 10205.00x 3.162666 =R 32 275.01
Solid Waste R 1769.00 x 5.00 =R 8845.00
TOTAL (inciusive of VAT) =R 265 172.41

Note that:

a) The above figures are estimated amounts

b) The above figures are subject to annual tariff adjustments.

c) Overstrand Municipality’s Electrical Department must be

contacted regarding the bulk electricity cost.

ANNEXUREH 1/6
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2
that the developer at his cost constructs the internal municipal civil
and electrical services for the development as well as any link or bulk
municipal services that need to be provided;

21 the Director; Infrastructure and Planning may require the
developer to construct internal, link, andfor 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 Director:
Infrastructure and Planning to determine the amount of such
contribution in terms of a system which is fair and equitable;

that servitudes for municipal services be registered in favour of the
Council at the developer’s cost in respect of all main services to be
taken over by the Council and all existing municipal services 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 fo 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 {o the township are commenced with
and shall expire after completion of the maintenance period;

42 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,;

43 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 inciude
claims pertaining to consequential damages by third parties and
whether as a result of the damage fo 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 Director:
Infrastructure and Planning, by the developer and that any of the
services that need to be relocated, be done by the developer at his cost
to the satisfaction of the Director: Infrastructure and Planning:

2/6
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3
5.1 wayleaves must be obtained from the Operational
Manager;

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:

B.1  such costs to be established in accordance with a system which
is fair, equitable, transparent, competitive and cost effective;

6.2 such cosis shal 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 engineerftechnologist, be submitted to the Director:
Infrastructure and Planning for his prior approval;

the "Guidelines for the Provision of Engineering Services in Residential
Townships” (Blue Book), 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 Director: Infrastructure and Planning to be notified in writing of all
deviations from the Standard Design and Construction Criteria when
plans are submitted for his approval and such deviations to be
separately approved in writing by the Director: Infrastructure and

Planning;

the successful completion of such works to be supervised and certified
by an independent professional civil engineerftechnologist ie. a
professional civil engineerftechnologist 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 engineerftechnologist to furnish the
Director: Infrastructure and Planning with satisfactory proof of his
professional indemnity insurance to an amount which shall not be iess
than that required by the SAACE and which insurance shall be valid for
the relevant contract and maintenance period;

3/6



12.

13.

14.

15.

16.

17.

18.

19.

20,

21.

22,

23.
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4
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/iechnolegist to the
Overstrand Municipality. As-built plans to be on quality paper, together
with a DXF file thereof:

that a service agreement may be required by the Director:
Infrastructure and Planning prior to the approval of any service plans;

that the developer provides bulk meters for water and electricity at
approved positions as well as individual meters at each consumption

point;

that each residential erf be provided with individual water and sewer
connections which comply with the standards of the Department:
Operational Services (Hermanus).

that the water reticulation be provided/upgraded according to the report
prepared by GLS consulting engineers and/or the Overstrand Water

Master Plan.

that the Homeowners Association be responsible for the operational
costs and maintenance of street lighting, electrical reticulation and
metering and all intemal services;

that once the first property is registered in the proposed combined
development (consisting of Erven 878, 896 and 9807 Eastcliff), all the
roads and open space will be required to be transferred to
homeowners’ association. The Homeowners' Association will also be
responsible for the management of the access gate, guard house and
refuse area;

that as the proposed refuse room and waste storage for the combined
deveiopment will be located on it, Eif 878, must be notarial tied to all
residential erven in the development.

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 appoints 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;

4/6
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25.

26.

27.

28.

29.

30,

31.

32.

33.
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5

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 avallable;

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;

that an approved refuse collection areafroom to sufficiently
accommodate the refuse generated by the development and which is to
be provided with the following:

a) properly ventilated,

b) a cement floor,

c) a tap and running water, as well as a drainage point which is
connected to the sewer network,

d) In a position nearest to an access road for the development and
be accessible for the refuse truck at all times, to the satisfaction of
the Director: Infrastructure and Planning;

that the refuse room be completed prior to occupation of the first unit, to
the satisfaction of the Director; Infrastructure and Planning;

that a stormwater management plan, which may include attenuation
facilities to ensure that the pre-development run-off is not exceeded, be
submitted to the Director: Infrastructure and Planning for approval and
that the approved management plan be implemented by the developer
at his cost to the satisfaction of the Director: Infrastructure and
Planning;

that the connection to the stormwater reticulation system be provided
according to the stormwater master pian by, the developer;

that a minimum stacking space/distance of at least 12,0 m be provided
for the access point for the access point in the R43 / Main Road.
Provision should be made for a dedicated access lane and a visitor's

lane;

that, shouid any upgrading and/or development of the relevant
sidewaiks adjacent to the property be required as part of the
development, application for such development be made 1o the office of
the Area Manager: 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.

that Main Road (R43) shall serve as the single access point for the
proposed residential development (consisting of Erven 878, 896 and
9807 Eastcliff) with an egress point in Mitchell Street:

5/6
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6

34. that the parking requirement from the 2020 Overstrand Land Use
Scheme be accommodated by the provision of a double garage or a
single garage and a car port for every town house.

o) %é&ﬁ &A{i é 2
DENNIS HENDRIKS ' E

SENIOR MANAGER: ENGINEERING SERVICES

6/6
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COVER PAGE

Certification

It is herewith certified that this Site Traffic Assessment has been prepared according to the
requirements of the South African Traffic Impact and Site Traffic Assessment Manual.

D. Louwrens

B. Eng (Civil)

Tel: 083 541 3489

E-mail: douw@dlconsulteng.com

Application details:
a) Municipality name: Overstrand Municipality

by Particulars of the Site Development Plan: Housing Development on Erven 9807, 896, 878
Main Road and Mitchell Street, Hermanus, Site Plan Layout, Neel Saayman Architects,
Dated: 5 June 2023

¢) Erf numbers and farm names: Erven 9807, 896 and 878 Hermanus
d) Client details: Mr M. McGrath and Mr |. van Schalkwyk
e) Date of report April 2024

f) Name and address of the Author: Douw Louwrens, 16 Jacobus Geldenhuys St, Onrus,
7201
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ERVEN 878, 896 AND 9607 HERMANUS
SITE TRAFFIC ASSESSMENT

BACKGROUND

This site fraffic assessment accompanies the application for the rezoning and subdivision
of Erven 9807, 896 and 878 Hermanus from Single Residential (SR1} to Town Housing.
The three properties are 6 007 m” total in extent. The site is located between Mitchell
Street and Main Road (R43), approximately 150 metres to the north of The Marine Hotel.
The location is shown in Figure 1 attached.

DEVELOPMENT PROPOSAL
The proposal entails 16 town housing erven ranging from 180 m? to 406 m?® in extent,

The development proposal is shown in Figure 2 (Housing Development on Erven 9807,
896, 878 Main Road and Mitchell Street, Hermanus, Site Plan Layout, Neel Saayman
Architects, Dated: 5 June 2023).

EXISTING ROADS AND TRAFFIC

Main Road (Main Road 28. R43) connects Hermanus with the N2 near Bot River to the
north and Stanford, Gansbaai and Pearly Beach to the east and southeast. Main Road can
be classified as a Class 2 Major Arterial in an intermediate development environment in
the vicinity of the proposed development. Main Road has a blacktop width of
approximately 8 metres and a road reserve width of 12 metres in the vicinity of the site.
Surfaced sidewalks are located along both sides of the road. Several properties also obtain
direct access off Main Road in the vicinity of the site. Please see the Phofo Page attached.

Stemmet Street and Mitchell Street can be classified as Class 5 Local Streets and primarily
provide access to residential properties situated in the northern Easteliff suburban area as
well as several businesses and offices situated in southern Mitchell Street. Stemmet Street
has a blacktop width of approximately 7,5 metres and a road reserve width of 15 metres
in the vicinity of the site. Mitchell Street has a blacktop width of approximately 10,0 metres
and a road reserve width of 20 metres in the vicinity of the site.

Traffic counts were done at the Main Road / Stemmet Street and Stemmet Street / Mitchell
Street intersections on Wednesday the 10" of April and Monday the 15% of April 2024,
The morning peak hour was observed from 07:30 fo 08:30 and the afternoon peak hour
from 16:15 to 17:15. Directional splits of historic traffic counts at the Lord Roberts Street /
Main Road roundabout were utilised and adjusted accordingly with the recent traffic
volumes observed on Main Road.

The affected intersections were analysed using SIDRA software. SIDRA calculates
movement 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 very long delays and a breakdown in service, A
level of service D is generally taken as the lowest acceptable standard.

23-23 1
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ERVEN 878, 896 AND 9807 HERMANUS
SITE TRAFFIC ASSESSMENT

The results of the SIDRA analysis are summarised in Table 1. Existing traffic volumes and
service levels are shown in Figure 3 attached.

Table 1: Levels of service with existing traffic volumes

Moming peak hour ] Afternoon pe_ak hour
Intarsection Control measiiné lntel_'- Avg int | Worst Inter=- Avg int | Worst
section | delay | movement | section | delay | movement
LOS (&) LOS | LOS is) LOS A
Lord Roberts f Main Roundabout A 6.2 A A 64 A
Main / Stemmet Side.street stop - 0.5 B 0.5 B
Stemmet / Mitchell Side-street stop - 4,8 A - 49 A

All movements at the affected intersections currently operate at good service levels during
the moming and afternoon peak hours,

PROPOSED ACCESS

An entrance-only is proposed off Main Road with a ohe-way road through the development
and an exit-only on Mitchell Street. The entry off Main Road is proposed approximately
105 metres centre-to-centre and approximately 83 metres kerb-to-kerb from the Main
Road / Lord Roberts Street roundabout. Based on the expected peak hour frip generation
potential of the proposed development, as discussed in Paragraph 6, the development’s
accesses can be classified as low-volume driveways according to the Western Cape
Government Access Management Guidelines (AMG) 2020 document.

Table 2: Driveway classification (Table 11-1, AMG 2020)

Class Roadside development environment
Driveway category h CBD | Intermediate | Suburban | Semi-rural |  Rural
aquivalent "
Vehicles per hour v.p.day
Domestic equivalent <5 <5 <5 | <5 ' <5
Low-volume 5-30 5-30 5-30 5-30 5-30
High-volume 5 30-150 30-100 3060 |  30-50 30-50
Equivalent collector 4 150-750 100-625 60-500 | 50-250 |  50-500

The AMG 2020 document does not indicate the spacing requirements for driveways on
Class 2 roads as the intersection with these lower-order roads is not desirable and
normally not allowed.

On higher-order Class 2 roads, where carriageways are usually separated by a barrier
median, driveways are limited to left-in left-out movements, Driveways that are equivalent
to a Class 4 side street are connected to a Class 2 through-route using a full signalised
intersection or a roundabout when the spacing is in accordance with the guidelines for
spacing of major intersections as indicated in Diagram 1.

23-23 2
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ERVEN 878, 896 AND 9807 HERMANUS
SITE TRAFFIC ASSESSMENT

Diagram 1: Intersection spacing for Class 2 roads

Minimum signal spacing
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' |
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el ".---m{!- et % _----.—_T e pep—
T.-.‘x\ g N W 1~ =y, ey
» . ﬂn\ o - .
ﬂ | | Il
Signalised full Unsignatised full Unsignalised full Signalised full
intersection intersection intersection infersection

@ Signal control
< Slop control

Main Road in the vicinity of the development does however not operate as a Class 2 Road
and does not conform with the above-mentioned spacing requirements due to various
inadequately spaced driveways and intersections. Large-scale consolidation of properties
and accesses will need to materialise before the spacing requirements can be met.

No barrier median is present on this section of Main Road and as a result, right-turn
movements into the proposed development from the north-eastern approach of Main
Road can net be discouraged. The creation of a median will force vehicles to continue
towards the Lord Roberts Street / Main Road roundabout and return along Main Road to
enter the proposed development, which would be ideal. A barrier median is however not
practical for access to neighbouring developments such as the Marine Terrace and
Eastbourne properties situated south-east of Main Road. Vehicles normally entering these
properties from the southwest along Main Road will need to make potentially dangerous
U-turns somewhere along Main Road at a median opening should it be implemented. No
barrier median is therefore proposed. To deter right-turning vehicles into the proposed
development from the north-eastern Main Road approach, no-right-turn signage (R210Q)
can be erected downstream of the Main Road / Sternmet Street intersection together with
an information sign {IN1 1.2) to indicate the distance from the sign up to the Lord Roberts
Street / Main Road roundabout.

The proposed entrance however conforms with the the AMG 2020 document’s spacing
requirements for Class 3 Roads of 105 metres between a signalised full intersection and
a low-volume driveway as indicated in Diagram 2.

23-23 3
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ERVEN 878, 896 AND 2807 HERMANUS
SITE TRAFFIC ASSESSMENT

Diagram 2: intersection spacing for Class 3 roads without median
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Although the proposed access off Main Road will not allow the egress of vehicles, the AMG
2020 document further indicates that where a driveway access is proposed downsiream
of a roundabout, the spacing distance to the driveway should be based on the left-tum
conflict distance. The left turn conflict distance, based on an assumed 40 km/h operating
speed of vehicles exiting the roundabout, is 82 metres for a 60 km/h road operating speed.

Based on the above, the position of the proposed entrance-only access on Main Road is
deemed acceptable.

Where a security access system with booms or gates is provided along the driveway
between the public road and the access system, the throat length should be of sufficient
length to accommodate any queuing that may occur due to the security access system.
The AMG 2020 document does not provide clear guidelines for throat lengths associated
with residential developments. The 2022 City of Cape Town Standards and Guidelines for
Roads and Stormwater document however indicates a required minimum of 6 metres of
stacking space for 14 residential units or less served and 12 metres for 15 to 40 units
served. The Site Development Plan indicates two access lanes, one 12-metre lane for
residents and another 12-metre lane for visitors, providing a total stacking space of 24
metres which is deemed more than adequate. Space however exists for extending the
stacking space further which is encouraged.

PARKING AND INTERNAL ROADS

The 2020 Overstrand Municipality Land Use Scheme document indicates an off-street
parking requirement of one bay per dwelling unit plus 1 bay per dwelling unit for visitors
for group dwellings and town housing developments. The required two bays per dwelling
unit will be provided on the individual erven respectively.

A swept path analysis with a passenger vehicle was carried out. Please see Flgure 6
attached. The proposed layout is practical with adequate space for passenger vehicles to

23-23 4
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ERVEN 878, 896 AND 9807 HERMANUS
SITE TRAFFIC ASSESSMENT

access all units and enough space for vehicles to turn around. The one-way road through
the development will have a surfaced width of 4 metres and the two two-way cul-du-sacs
will have widths of 5 metres which is adequate. The entry bellmouth radius off Main Road
should however be enlarged to at least 6 metres as indicated to allow for better
manoeuvrability.

The Site Development Plan indicates a centralised refuse room to be located adjacent to
the exit off Mitchell Street. Refuse vehicles will be able to stop alongside the unsurfaced
verge of Mitchell Street and collect refuse from the room.

TRIP GENERATION AND TRAFFIC IMPACT

Trip generation rates for single dwelling units were obtained from the COTO TMH17 Trip
Data Manual. The document indicates a trip generation rate of 1,0 trips per dwelling unit
with a 25:75 in:out split during the morning peak hour and a 70:30 in:out split during the
afternoon peak hour. The trip generation potential of the proposed development is
summarised in Table 3.

Table 3: Trip generation potential of proposed development

Trip generation | Trips
Land-use No.ofunits o e | %In | %Out | Total | In | Out
Morning
Single dweliing units | 16 [ 4p0 | o025 | 075 | 16 | 4 [ 12
= Afterncon i
Single dweling units | 16 [ 40 [ o70 | o030 | 16 | 11 | 5

The development will have the potential to generate 16 trips (4 in; 12 out) during the
morning peak hour and 186 trips (11 in; 5 out) during the afternoon peak hour. The trips
were primarily distributed to and from the Hermanus CBD area and to a lesser extent to
and from the Voélklip area, Please see the trip distribution attached as Figure 4.

Trips generated by the proposed development were added to existing traffic volumes to
obtain total traffic volumes. The affected intersections, as well as the newly formed access
intersections on Main Road and Mitchell Street, were analysed with the increased traffic
volumes to determine the traffic impact of the development.

A summary of the analysis results is given in Table 4. Total traffic volumes and service
levels are shown in Figure 5 attached.

Table 4: Levels of service with total traffic volumes

N I Morring peak hour Afternoon peak hour
Intersection Control measure lnter_‘- Agoitl ot lntett- AvgintljjWorst
section delay | movement | section | delay | movement
LOS (5] LOS | LOS s) | LGS
Irord Roeberts / Main Roundabout }_ A | B3 A | A 6,4 A
Main / _Stemmel Side-street stop - 08 | B - 0,5 B
Stemmet / Mitchell Side-street stop ' - 4.9 A — 5.0 A
Main / Entrance _Fres-flow - 0,0 A 0.1 A
Mitchel / Exit Side-street stop - 1,3 A - 1,3 A

23-23 5
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ERVEN 878, 896 AND 9807 HERMANUG
SITE TRAFFIC ASSESSMENT

All movements at the affected intersections will continue to operate at good service levels
during the morning and afternoon peak hours with the addition of the proposed
development's trips.

The expected number of left-turning vehicles into the development from Main Road does
not warrant a dedicated left-turn lane on Main Road.

The development will have a very low impact on the surrounding road network and no
improvements will be required to accommodate the development.

PEDESTRIAN TRAFFIC

The proposed development is not expected to generate a considerable number of
pedestrian trips on the surrounding road network. Surfaced sidewalks are however
located along both sides of Main Road, linking the development with the Hermanus CBD
to the southwest as well as the residential areas to the northeast. No other non-motorised
transport improvements will be required.

CONCLUSIONS

From the Site Traffic Assessment, it can be concluded that the proposed development of
Erven 878, 896 and 8807 Hermanus will have a very low traffic impact. Other conclusions
are summarised below.

« The application is for the rezoning and subdivision of Erven 9807, 896 and 878
Hermanus from Single Residential (SR1) to Town Housing entails 16 town housing
erven ranging from 190 mz to 406 m? in extent;

+ An entrance-only is proposed off Main Road with a one-way road through the
development and an exit-only on Mitchell Street;

. Main Read in the vicinity of the development can be classified as a Class 2 Major
Arterial but does not function as one due to various inadequately spaced driveways
and intersections present;

« The proposed access to the development from Main Road is normally not allowed
on Class 2 Roads, but the access conforms to the spacing requirements for Class
3 Roads as well as the left turn conflict distance criteria of the Provincial AMG 2020
document;

. Leftin-only movements at the proposed access to the development from Main
Road should be encouraged but will not be enforceable without a barrier median
present. The construction of a barrier median will however be impractical for
access to neighbouring properties and nat proposed to be implemented at this
time;

» The development will have the potential to generate 16 trips (4 in; 12 out) during
the morning peak hour and 16 trips {11 in; 5 out} during the afternoon peak hour;

« The required two bays per dwelling unit will be provided on the individual erven
respectively;

. The propased layout is practical with adequate space for passenger vehicles to
access all units and enough space for vehicles to turn around in cul-de-sacs;

23-23 6
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ERVEN 878, 836 AND 9807 HERMANUS
SITE TRAFFIC ASSESSMENT

The Site Development Plan indicates a centralised refuse room to be located
adjacent to the exit off Mitchell Street. Refuse vehicles will be able to stop
alongside the unsurfaced verge of Mitchell Street and collect refuse from the room,;

The proposed development is not expected to generate a considerable number of
pedestrian trips on the surrounding road network. The development is however
well serviced in terms of non-motorised transport infrastructure and no
improvements will be required;

RECOMMENDATIONS

The recommendations made in the Erven 878, 896 and 9307 Hermanus Site Traffic
Assessment are summarised below.

23-23

To deter right-turning vehicles into the property from the north-eastern Main Road
approach, no-right-turn signage (R210) can be erected downstream of the Main
Road / Stemmet Street intersection together with an information sign (IN1 1.2) to
indicate the distance from the sign up to the Lord Roberts Street / Main Road
roundabout;

The entry bellmouth radius off Main Road should be enlarged to at least 6 metres
as indicated to allow for better manoeuvrability;

Space exists for extending the stacking space in front of the access control point
off Main Road which is encouraged.

10719
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ERVEN 878, 896 AND 9807 HERMANUS

SITE TRAFFIC ASSESSMENT
ANNEXURES
Figure 1. Locality Plan
Figure 2: Site Development Plan
Figure 3: Existing Traffic Volumes and Service Levels
Figure 4: Trip Generation Potential of Proposed Development
Figure 5: Total Traffic Volumes and Service Levels
Figure 6: Access and Internal Roads

23-23 10
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