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SECTION A: BACKGROUND

1. THE APPLICATION

Marike Vreken Town Planners CC have been appointed by MICHAEL LEWIS BERMAN FAMILY
TRUST (refer Annexure A: Power of Attorney and Company Resolution) to prepare and submit
the required application documentation for a departure;, temporary land use departure and
removal of title deed restrictions on Sedgefield Erf 1219, in order to obtain permission to
convert the existing dwelling into a bed and breakfast and allow a second dwelling on the

property.

Application is hereby made on behalf of the Trustees for the time being of MICHAEL LEWIS
BERMAN FAMILY TRUST for:

(i) A departure in terms of Clause 2.2 of the Section 9(2) Scheme Regulations of the
Land Use Planning Ordinance 1985 (Ordinance 15 of 1985) as promulgated in P.N.
1048/1988, to convert an existing outbuilding into a second dwelling unit;

(i)  The Removal of Restrictive Title Deed Conditions D(6), D(8), D(9), D(10) & D(11)
in Title Deed No. T057320/10 in terms of Section 2 of the Removal of Restrictions
Act, 1967 (Act 84 of 1967) of Sedgefield Erf 1219;

(iiiy A temporary Land Use Departure from the Sedgefield Zoning Scheme Regulations
to allow operation of a Bed & Breakfast establishment on Sedgefield Erf 1219, in
terms of Section 15(1)(a)(ii) of the Land Use Planning Ordinance 1985, (Ordinance
15 of 1985);

(iv) A departure from the development parameters for Single Residential zoned
properties as prescribed in the Sedgefield Zoning Scheme Regulations, in terms of
Section 15(1)(a)(i) of the Land Use Planning Ordinance, 1985 (Ordinance 15 of
1985) for the relaxation of the western street building line from 5m to 2,7m to
allow the proposed structure.

A copy of the completed application forms is attached as Annexure B to this report.

2. PROPERTY DESCRIPTION, EXTENT AND OWNERSHIP

A Copy of the Title Deed for Sedgefield Erf 1219, containing the details outlined below is
contained in Annexure C.

Title Deed Description: ERF 1219 SEDGEFIELD, SITUATE IN THE MUNICIPALITY OF
KNYSNA, DIVISION OF KNYSNA, PROVINCE OF THE WESTERN
CAPE

Property Owner: The Trustees for the time being of MICHAEL LEWIS BERMAN

FAMILY TRUST, IT 1979/2008

JULY 2011 PAGE 1 OF 21
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Title Deed Number: T057320/10
Title Deed Restrictions: Condition D(6) of the Title Deed states that “...Sonder die

skriftelike toestemming van die Transportgewers sal geen hotel
of losieshuis op hierdie eiendom opgerig word, nog sal hierdie
eiendom of enige gebou daarop as losieshuis of hotel gebruik
word;...”

Condition D(8) of the Title Deed states that “..Sonder die
skriftelike toestemming van die Transportgewers, sal geen
gebou of enige gedeelte daarvan binne 4,72 meter van die
straatlyn wat ‘n grens van hierdie erf vorm, opgerig word nie.
Geen gebou sal binne 1,57 meter van die sygrens van h
aangrensende erf opgerig word nie, behalwe in die geval waar
eon koper twee aangrensende erwe besit. Daar sal nie op meer

as twee-derdes van die eiendom gebou word nie...”

Condition D(9) of the Title Deed states that “... Alleenlik EEN
woonhuis met die gebruiklike buitegeboue sal op enige erf in
hierdie dorpsgebied opgerig word. Geen woonstelle sal op
hierdie erf opgerig word nie...”

Condition D(10) of the Title Deed states that *“..Die
Transportnemer mag hie die eiendom, of enige deel daarvan, of
enige geboue daarop, vir advertensiedoeleindes gebruik, of laat
gebruik, sonder die skriftelike toestemming van die
Transportgewers nie...”

Condition D (11) of the Title Deed states that “..Hierdie
eiendom sal alleenlik vir woon-, landbou-, of tuinboudoeleindes
gebruik word, en alle handelsregte daarop word vir die
Transportgewers voorbehou...”

Bonds: No bond is registered against this property.

Property Size: 1176m2 (One Thousand One Hundred and Seventy Six) square
metres

Servitudes: No servitudes prevent the proposed land use. A Copy of the SG

Diagram of the property is attached as Annexure D.

SECTION B CONTEXTUAL INFORMANTS

3. LOCALITY (refer Plan 1)

The application area is located at 55 Jan Van Riebeeck Street on the Sedgefield Island. The
property is located, on the eastern corner of Charles De Water Street and Jan van Riebeek Street
and Charles De Water Street abuts the Swartvlei estuary.
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SEDGEFIELD ERF 1219: DEPARTURES & REMOVAL OF TITLE DEED RESTRICTIONS

4. CURRENT LAND USE AND ZONING
4.2. Land Use (refer Plan 2)

Currently Erf 1219 is used for single residential purposes. The property has a main residential
home and a small outbuilding which was used as domestic quarters and storage on the property.

4.2. Zoning

The subject property is currently zoned as “Single Residential Zone” in terms of the Sedgefield
Zoning Scheme Regulations.

The Knysna Municipality has during 2003 approved building line relaxations from 3m to Om for
the lateral and rear building lines for the construction of a garage and store room (outbuilding).
A copy of this land use approval is attached as Annexure E to this report.

5. SURROUNDING LAND USE AND CHARACTER OF THE AREA
As depicted on Plan 2, the application area is located within an area that is predominantly

characterised by single residential land uses with some existing Bed & Breakfast establishments
in the neighbourhood — for example Erven 1202, 1200, 1119, 1233 and Erf 1210.

e . . _ il

FIGURE 1: SINGLE RESIDENTIAL CHARACTER OF THE AREA FIGURE 2: DALI COTTAGE HOLIDAY ACCOMMODATION ON
SHOWING LIKELY PART-TIME USE ERF 1200

A large proportion of these single residential properties appear to be holiday houses as during
our site visit (during the month of June — low holiday season) the majority of houses appeared to
be unoccupied, see figure 1.
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FIGURE 3: TORTOISE SHELL COTTAGE ACCOMMODATION ON FIGURE 4: RELAXED ATMOSPHERE AND ACCESSIBILITY TO

ERF 1210 WATER RECREATION

There are also a significant proportion of the properties in the area that are being used for tourist
accommodation or second dwellings, as can be seen on Plan 2 and in figure 2 and 3.
Furthermore figure 4 illustrates that the focus area is located near the Swartvlei Lagoon and
allows for easy access to recreational water activities, while enjoying the natural environment.

This is the essence of the area and the strength of the sense of place which lures people to the
area, which in effect stimulates the influx of tourists. Erf 1219 is thus ideally located to provide
tourist services.

In the light of the character described above, it can be seen that the application is in keeping
with the character of the area.
6. SITE CHARACTERISTICS

The topography of the application area consists of level ground with some landscape vegetation
on the property.

Erf 1219 is currently used for single residential purposes.

The main structure is constructed of bricks and consists of a single storey building. A dense
garden consisting of trees and scrubs surrounds the existing structure on the property.

Take note that no vegetation will be damaged as a result the development proposal, as the
existing floor footprint will not be changed. Plan 3 shows that the proposed second dwelling is
an existing outbuilding and that it is intended to construct a second floor on the existing main
dwelling.
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SEDGEFIELD ERF 1219: DEPARTURES & REMOVAL OF TITLE DEED RESTRICTIONS

FIGURE 5: EXISTING STRUCTURE ON SITE AS SEEN FROM THE CORNER OF CHARLES DE WATER STREET & JAN VAN RIEBEEK
STREET

FIGURE 6: EXISTING ACCESS TO CHARLES DE WATER FIGURE 7: EXISTING ACCESS TO JAN VAN RIEBEEK STREET

STREET AND ILLUSTRATION OF EXISTING GARAGE

Access to the site is obtained via Charles De Waal Street and Jan van Riebeek Street as seen in
figures 6 & 7.
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7. EXISTING SERVICES INFRASTRUCTURE
7.1 Civil Services

Water is provided by the municipality and there are rain water tanks on the property which
harvest rain water from roofs. It is proposed to collect gray water in a tank and use it for
irrigation purposes.

Erf 1219 currently makes use of soak-away and conservancy tanks to manage its sewage needs.

Given the fact that the application area is located within the existing urban fabric, and the fact
that the existing structure will refurbished and the conversion of the existing outbuilding into a
second dwelling does not have any significant impact on the existing services infrastructure.

7.2  Electrical Services
Electricity is provided by the Knysna Municipality.

Limited additional electricity is required for the proposed alteration to the main dwelling. It is
therefore the considered opinion that the proposal will not result in any extra electrical
requirements.

8. EXISTING POLICY FRAMEWORKS
8.1  Sub Regional Structure Plan

Except for the “Regional Structure Plan” (1982/3) for Knysna, Wilderness, Plettenberg Bay there
are no spatial planning policies applicable to this area. The Regional Guide Plan earmarks this
area for urban development and therefore it is the considered opinion that the guest house is
consistent with the existing statutory spatial policy framework.

8.2  Western Cape Spatial Development Framework

The Provincial Government of the Western Cape has recently approved the Western Cape Spatial
Development Framework as a statutory structure plan in terms of the Land Use Planning
Ordinance. The WCPSDF in general lays down broad policy, except on matters of provincial or
regional interest which may be addressed in more detail.

Where necessary and attainable, relevant policies contained in the PSDF will be mandatory in
terms of legislation.

Mandatory measures refer to policies that are regarded as being of sufficient social, economic
or environmental importance as to demand that every effort possible should be made to
effectively implement them as policies — and of which the implementation is directly-attainable.

Guidelines refer to policies that are intended as general developmental goals, and of which the
detailed implementation may vary due to place specific conditions and would therefore require a
certain amount of flexibility and/or administrative organisation in their application.
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SEDGEFIELD ERF 1219: DEPARTURES & REMOVAL OF TITLE DEED RESTRICTIONS

The policy proposals in the Provincial Spatial Development Framework (PSDF) relate mainly to:

Human Resource (HR): Socio-economic Development
Urban Restructuring (UR): Urban Restructuring and Regional Linkages
Natural Environment (RC): Protect biodiversity and agricultural resources &

Minimise the consumption of scarce environmental
resources

Some of the proposals in this policy document that will inform any development proposal on the
subject property include:

0]

(i)

(iii)

(V)

The Average Gross Residential Density in urban settlements experiencing urban
growth must be encouraged to increase to 25 dwellings / hectare before further
extensions to the Urban Edge are considered. Densification should only occur in
strategic parts of urban settlements such as along major routes, around open
spaces, on well located land or in underdeveloped areas with good location that
warrant increased development; The density target should be achieved using a
range of urban development tools including:

@  Demolition and redevelopment
@ Infill of surplus vacant land including brownfield sites

@  Greenfield locations within the urban edge as long as they have not been
identified as biodiversity priority, priority open space, productive
agricultural or recreational sites, and

@  Subdivision, second dwelling and sectional title development as
appropriate

All residential developments undertaken by the private sector (public or private
land) above a certain threshold should provide 20% or more inclusionary housing
opportunities and should include land/or financial contribution towards social costs
on the same legal basis as is currently valid towards infrastructural costs. The
WCPSDF Explanatory Manual on Inclusionary Housing advises that the Local
Planning Authority must decide on what prescriptions to apply on an area by area
basis;

Between Urban Development and Core, Buffer and Intensive Agriculture areas an
Interim Urban Edge shall be considered to be in place around all villages, towns
and cities in the Province along the edge of actual urban development- to mediate
the relationship between these provincial broad spatial planning categories, until a
Medium Term Urban Edge has been approved. The Urban Edge has two
functions:

@ To contain the outward growth of urban settlements until such time as
average gross densities of 25 units per hectare are achieved
@ To protect land designated core, buffer and intensive agriculture from urban
development where required;
Only land within an ‘Urban edge’ may be used for Urban Development purposes

and urban development shall be defined as buildings and infrastructure with a
residential purpose.

JULY 2011
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SEDGEFIELD ERF 1219: DEPARTURES & REMOVAL OF TITLE DEED RESTRICTIONS

Since the application area is located within the urban edge of Sedgefield and since the proposal
constitutes redevelopment and urban renewal within the existing urban character of Sedgefield, it
will strengthen Sedgefield’'s tourism character and it is regarded as being consistent with the
policies contained within the WCPSDF.

Furthermore, even though the second dwelling unit is an existing outbuilding; the proposed
densification by means of a second dwelling unit is consistent with the Provincial Spatial
Development Framework.

8.3 Knysna SDF 2008

According to the Knysna SDF 2008, the Sedgefield Spatial Development Framework indicates that
Erf 2119 is located on urban edge which signifies Erf 1219 as one of the last dwellings on the
western side of Sedgefield. The Knysna SDF 2008 further indicates that Erf 1219 is located next
to a passive recreational area along the lagoon. As a result of the above information one can say
that the Knysna SDF 2008 shows that Erf 1219 is situated close to natural area and recreational
areas which make it an ideal location for tourist activities.

Par 6.1.2 (a)(ii) of the Knysna SDF states that: “...Sedgefield is a secondary node, or a second
order settlement in the context of the Municipality, making it the most significant ‘small town’.
Although its roots as a holiday destination remain important, the need also exists to create
employment opportunities, specifically in its historically disadvantaged communities. However,
while not at the same scale as Knysna, it has a developmental role too. Therefore, investment in
tourism, timber and related industry should be promoted...” From this paragraph it is clear that
the Knysna SDF supports tourism initiatives for Sedgefield.

Erf 1219

504
"

Passive reconationS. 3 uiv)
o Commtal Pk Bk 611500 Figurs 6.5
Prosingni Ridgebines (7,704 4 2007

FIGURE 8: EXTRACT FROM THE KNYSNA SDF (Nov 2008)
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Given the fact Erf 1219 is situated in close proximity to natural areas and recreational areas; the
property is ideally located for tourist activities, the proposal could be regarded as being
consistent with this Knysna SDF.

8.4  Garden Route Biodiversity Sector Plan for George Knysna & Plettenberg Bay

A Biodiversity Sector Plan provides a synthesis of prioritised information to planners and land-use
managers, enabling the integration of biodiversity into land-use planning and decision making. It
identifies those sites that are critical for conserving biodiversity and in this way, facilitates the
integration of biodiversity into decision making (i.e. mainstreaming biodiversity). Mainstreaming
is crucial to overcoming the "conservation versus development” mindset, and for ensuring
sustainable development (National Biodiversity Framework, 2007).

SANParks, together with Cape Nature prepared these guidelines to accompany and further
explain the Garden Route Critical Biodiversity Areas (CBA) Map for the George, Knysna and Bitou
municipalities. The CBA map divides the landscape into five categories; namely Protected Areas,
Critical Biodiversity Areas, Ecological Support Areas, Other Natural Areas and No Natural Areas
Remaining. The first three mentioned categories represent the biodiversity priority areas which
should be maintained in a natural to near natural state. The last two mentioned categories are
not considered biodiversity priority areas, and can be targeted for sustainable development.

As seen in Figure 9 below Erf 1219 is located outside any of the identified GRI areas, and could
thus be described as in line with ‘No Natural Areas Remaining’ thus be considered for sustainable
development.

GRI Planning Domain

GRI Protected Areas

GRI Critical Biodiversity Areas
- GRI Ecological Support Areas

GRI Other Natural Areas

. ]

FIGURE 9: EXTRACT FROM THE GRI MAPPING
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SECTION C: PROPOSAL

9. DEVELOPMENT PROPOSAL (refer Plan 3)

Erf 1219 has been in the Berman family since 1985 and was mainly used by the Berman family as
a holiday home. Sedgefield Erf 1219 was transferred from the head of the Berman family, Mr
Clive Lawrence Berman to the MICHAEL LEWIS BERMAN FAMILY TRUST during 2010.

Currently Erf 1219 consists of an ‘L’-shaped main dwelling unit as well an outbuilding on the
northern section of the property. Approved building plans of the current building are attached in
Annexure E, which shows that the outbuilding is designed as a garage, storage area and
domestic quarters.

The owner currently lives on the property and has a real love for the natural environment of
Sedgefield and supports the Citta Slow branding of Sedgefield. The property is ideally located for
tourist accommodation purposes, and the owner decided to apply for development rights to use
the property as a guest house. To accomplish this, the existing building will be renovated and
modernised as seen in the concept drawing in Figure 10. Since the owner resides on the
property, he lives in the outbuilding for the duration of the construction process. The owner
envisage using the main house as a guest house and residing in the cottage in order to actively
manage the proposed guest house..

It is proposed to provide seven rooms in total, where 6 would be for tourist accommodation and
one for the manager.

The applicant envisages constructing a second storey on the existing building footprint.

An investigation of the title deed has revealed that the deed contain restrictive conditions that
prevent the implementation of the proposed guesthouse as well as building alterations and
building line departures.

Knysna Municipality is of the opinion that since the current Sedgefield Zoning Scheme regulations
do not have a specific “guest house” zoning category; an application for a temporary land use
departure in terms of Section 15 of the Land Use Planning Ordinance would be the appropriate
land use application to accommodate guest houses.

An application for a temporary land use departure can only be granted for a period of 5 years.
Knysna Municipality is in the process of drafting new zoning scheme regulations for the larger
municipal area, and they will implement a new “Guest House” zoning category in the new zoning
scheme regulations. Once these new regulations are in place, all legal guest houses and B&B'’s
will receive a zoning conversion to “Guest House” zone.

Lastly, in order to be able to convert the existing outbuilding into a second dwelling, it is
necessary to apply for the removal of restrictive title deed conditions as well as a departure for a
second dwelling.

PAGE 10 OF 21 JULY 2011



SEDGEFIELD ERF 1219: DEPARTURES & REMOVAL OF TITLE DEED RESTRICTIONS

e ndon o (TR

FIGURE 10: CONCEPTUAL DRAWING OF THE PROPOSED BUILDING

10. TEMPORARY LAND USE DEPARTURE

Application is made for a temporary land use departure from the Sedgefield Zoning Scheme
Regulations to allow operation of a guesthouse on Erf 1219, in terms of Section 15(1)(a)(i) of the
Land Use Planning Ordinance 1985, (Ordinance 15 of 1985). The property consists of an existing
building which is used for single residential purposes. It is proposed to provide six (6) rooms for
tourist accommodation and one for the manager within the main dwelling and accommodation
for Mr Berman in the proposed second dwelling.

Figure 11 indicates the proposed second floor to the existing building. The proposed alteration
would result in a new three additional bedrooms on the second floor west wing with on suite
bathrooms, as shown in figure 12.

-.\ e H""x., N
"\_ o
N
LAY P
FIGURE 11: PROPOSED SECOND FLOOR TO THE EXISTING BUILDING
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FIGURE 12: PROPOSED BEDROOMS ON THE WESTERN SECOND FLOOR

The guesthouse proposal is based on the Citta Slow concept, by providing an up-market
experience in a healthy and tranquil environment. This achieved by not allowing any form of
alcohol on the site. Guests will be served with organic vegetables which are grown on site.

Furthermore it is described in sections 6 & 7, that Erf 1219 is ideally located to facilitate a tourist
activity such as a guest house.

11. DEPARTURE FOR SECOND DWELLING

As mentioned in Par 9, an outbuilding exists on the property which has approved building plans.
These plans were drawn-up in 2003, and shows that the outbuilding was designed as a garage,
storage area and domestic quarters. The building was mainly used during holidays when the
whole family came to Sedgefield and it was used as domestic servants quarters.

FIGURE 13: EXISTING OUTBUILDING
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In terms of the Section 7(2) Land Use Planning Ordinance, 1985 (Ordinance 15 of 1985), Scheme
Regulations, section 9(2) subsection 2.2, the Council may grant an application for a departure in
terms of section 15(1)(a)(l) of the Ordinance for the erection of a second dwelling unit on a
single residential property. These Regulations make provision for second dwellings having a
maximum total floor space of 120m2. This application clearly complies as the total floor area of
the cottage is roughly 45.5m2.

The Regulations also state that the total floor space of all of the buildings on a land unit shall not
exceed 66% of the area of the land unit concerned. The proposal will comply as the total space
disturbed on Erf 1219 will be 42,7%. Thus the exiting cottage has a limited impact on the
surrounding area.

FIGURE 14: SITE DEVELOPMENT PLAN: ERF 1219 (ORANGE BLOCK — EXISTING SECOND DWELLING)

12. REMOVAL OF TITLE DEED RESTRICTIONS

As mentioned in Paragraph 2 of the report, the Title Deed of Erf 1219 contains certain conditions
that restrict the use of the property as applied for. The title deed conditions that prevent the
proposal are:

Condition D(6): “...Sonder die skriftelike toestemming van die Transportgewers
sal geen hotel of losieshuis op hierdie eiendom opgerig word,
nog sal hierdie eiendom of enige gebou daarop as losieshuis of
hotel gebruik word;...”

Condition D(8): “...Sonder die skriftelike toestemming van die Transportgewers,
sal geen gebou of enige gedeelte daarvan binne 4,72 meter van
die straatlyn wat ‘n grens van hierdie erf vorm, opgerig word
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nie. Geen gebou sal binne 1,57 meter van die sygrens van n
aangrensende erf opgerig word nie, behalwe in die geval waar
eon koper twee aangrensende erwe besit. Daar sal nie op meer
as twee-derdes van die eiendom gebou word nie...”

Condition D(9): “... Alleenlik EEN woonhuis met die gebruiklike buitegeboue sal
op enige erf in hierdie dorpsgebied opgerig word. Geen
woonstelle sal op hierdie erf opgerig word nie...”

Condition D(10): “..Die Transportnemer mag nie die eiendom, of enige deel
daarvan, of enige geboue daarop, vir advertensiedoeleindes
gebruik, of laat gebruik, sonder die skriftelike toestemming van
die Transportgewers nie...”

Condition D (11): “..Hierdie eiendom sal alleenlik vir woon-, landbou-, of
tuinboudoeleindes gebruik word, en alle handelsregte daarop
word vir die Transportgewers voorbehou...”

During the preparation of this application, it appeared that although the Municipality did approve
building line relaxations in the past, these approvals disregarded the title deed restrictions, hence
the restrictions relating to building lines must also be removed in order to accommodate the
previous departure approvals on this site.

The applicant was initially under the impression that a garage was previously approve don the
eastern lateral building line, hence he commenced with construction of a new garage on the
eastern lateral building line. Construction commenced without approved building plan. The
applicant was instructed to stop all construction work until building plans are approved. The
construction of the new garage was almost completed, hence the applicant applied for a
contravention in terms of Section 40 of the Land Use Planning Ordinance, 1985. Since the new
garage encroaches over the prescribed building line, the contravention application cannot be
completed until such time as when the applicable title deed restrictions have been removed.

12.1 Motivation for removal of restrictions

Title deed restrictions were introduced in earlier years to regulate land use as no zoning schemes
existed. However, Sedgefield has since adopted its own zoning scheme regulations to mange
and regulate land use in the area. It is no longer necessary to manage land uses with title deed
restrictions; hence these title deed restrictions can now be regarded as to be redundant.

According to Section 2 of the Removal of Restrictions Act 84 of 1967, an application for removal
of title deed restrictions must be motivated on the basis that the removal of the restriction will
benefit the township, community as well as the neighbourhood.

I. Township:

a. Condition D(6) -
Sedgefield is characterised as a quaint holiday town and is busy marketing itself
as a Citta Slow to lure tourists to the area. The introduction of a guesthouse
which is targeted at Citta Slow enthusiasts would be beneficial to the town.

b. Condition D(8) —
The prescribed building lines are less than that prescribed by the Sedgefield
Zoning Scheme for “single residential” zoned properties. Retaining these
restrictions doesn’t benefit anyone. Further to this, the removal of this restriction
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is required to accommodate a previous land use approval granted by the Knysna
Municipality.

Condition D(9) —

The town is characterised by tourist accommodation, single residential holiday
dwellings and outbuildings that a nestled between the many indigenous trees in
the area. The owner of Erf 1219 would like to retain the character of the
township; hence it is proposed to retain the existing outbuilding. The proposal as
proposed will assist in retaining the existing character of the township.

Condition D(10) —

If the guesthouse application is approved it will be necessary to provide a sign to
show the location of the guesthouse to possible clients. Figure 2 & 3 of this report
clearly shows that the existing guesthouses in the area provide signage; this will
be beneficial to the town as it will demonstrate the professionalism of the
business.

Condition D(11) —

The town is characterised by tourist accommodation, single residential holiday
dwellings and outbuildings that a nestled between the many indigenous trees in
the area. The owner of Erf 1219 would create an guesthouse on the property.
The proposal as proposed will assist in retaining the existing character of the
township.

Il. Community:

a.

Condition D(6) —

The introduction of a new guesthouse will result in new job opportunities for the
local community.

Condition D(8) —

Removing the title deed restrictions will result in the legalisation of the existing
built environment on Erf 1219. This, in effect will ensure that the Sedgefield
community won't be characterised by illegal land use activities.

Condition D(9) —

By allowing the proposed second dwelling, it will ensure that the density of the
area is increased.

Condition D(10) —

As stated before, the provision of signage on the guesthouse will help present a
professional image of the Sedgefield community.

Condition D(11) —

Provision of guesthouse accommodation in the Sedgefield area helps to diversify
the different options available to visitors, in affect improving the living quality of
the Citta Slow town.

I1l. Neighbourhood:

a.

Condition D(6) —

Plan 2 clearly shows that there are 5 accommodation establishments within a
300m radius of Erf 1219. This shows that the approval of the guesthouse would
be in line with the current character of Sedgefield Island.

Condition D(8) —

Removing the title deed restrictions will result in the legalisation of the existing
built environment on Erf 1219. This, in effect will ensure that the Sedgefield
Island neighbourhood won't be characterised by illegal land use activities
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c. Condition D(9) —
By allowing the second dwelling on Erf 1219, will ensure that the owner is always
on site and will be able to address any discomfort caused by the guesthouse very
efficiently.

d. Condition D(10) —
As stated before, the provision of signage on the guesthouse will help present a
professional image of the Sedgefield Island.

e. Condition D(11) —
Plan 2 clearly shows that there are 5 accommodation establishments within a
300m radius of Erf 1219. This shows that the approval of the guesthouse would
be in line with the current character of Sedgefield Island.

13. BUILDING LINE DEPARTURE

The Sedgefield Zoning Scheme Regulations prescribe a 3m lateral building line and 5m street
building line for “Single residential” zoned properties. The proposed alteration to the existing
main dwelling entails the construction of a second floor with an overhang (figure 15), thus this
new alteration will encroach over the prescribed 5m street building line.

In order to obtain development rights for the second storey as envisaged, an application for a
departure to relax the western street building line from 5m to 2,7m is required.

FIGURE 15: SECTION VIEW OF PROPOSED CANTILEVERING SECOND FLOOR
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SECTION D: MOTIVATION

14. MOTIVATION

The following points must be taken into account when evaluating the desirability of this
application:

14.1 Citta Slow Town

Sedgefield has become Africa’s first Cittaslow town. A Cittaslow town is classified as having a
population less than 50 000 people. Cittaslow literally means “slow town” which was introduced
by the Italians. The aim is to create a town with a unique urban environment which promotes
healthy living and a relaxed atmosphere. Promoting a Cittaslow town, is aimed at attracting
tourists enjoy the relaxed atmosphere and get away from the busy city life. One of the slogans
found on the pledge, is that the Sedgefield Cittaslow town promotes a healthy lifestyle, caring for
the environment, promoting unique town events and taking time for leisure and pleasure.

Sadgedielkl Slow Town representathve Andng Gauche and Sedgaleld Ward
Councifior Dorls Mayler display he Phedage and show off the boauty that
hars conlributed (o thelr fown's nccreditation as Africa’s Tired Gittashow
fown.. (Photo: Daamend Schaliz)

FIGURE 16: EXTRACT FROM KNYSNA-PLETT HERALD, THURSDAY 21 OCTOBER 2010

Figure 16 above shows the pledge of the Sedgefield Cittaslow, as presented by André Gauché
and Ward Councillor Doris Nayler.

Reflecting on the pledge as described above; the proposed guesthouse will contribute to the
goals of the Sedgefield Citta Slow initiative.
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14.2 Citta Slow Guesthouse Concept

As mentioned in Par 9, the proposed guesthouse will be based on the Citta Slow concept. This
proposed guesthouse will be of an upmarket quality and will be aimed at people of a mature age.
Furthermore the guesthouse will try and promote a healthy and outdoor lifestyle by disallowing
alcohol from the premises, growing its own vegetables and providing access to outdoor sports,
such as hiking and kayaking.

14.3 Consistency with Spatial Policy Directives

This development application is consistent with the approved statutory spatial policy framework
(Provincial Spatial Development Framework) for the area as it is located within the urban edge of
Sedgefield.

This application for a second dwelling unit complies with all the relevant National and Provincial
planning policies that promote densification within the urban areas.

14.4 Consistency of the Development with the Character of the Surrounding Area

As described in Par 5, Erf 1219 is located in an area that is characterised by “Single Residential”
and tourist accommodation land uses. Site inspection has also shown that there are existing
accommodation establishments in the vicinity of Erf 1219. The proposed application for
departure, temporary land use departure and removal of title deed restrictions is consistent with
the established land use character of the surrounding area.

14.5 Accessibility of and parking on the site

The application area is located on the corner of Jan van Riebeek Street and Charles De Water
Street, near the edge of the Swartvlei Lagoon. Access is obtained from both streets. However a
formal garage is located on Charles De Water Street and shaded parking on Jan van Riebeek
Street. Sufficient access exists and sufficient access can be provided to the proposed uses, whilst
the proposal will have no impact on the traffic flow in both streets. This is due to the fact that
the corner on which Erf 1219 is located is a small recreation node, as a slipway to the lagoon
exists at this point. Thus the location is adequate to accommodate a slight increase in traffic.

The existing access / egress to Erf 1219, is 3,2m wide and the total floor area of the existing
structures on Erf 1219 is £456.30m2. According to the Sedgefield Zoning Scheme Regulations;
parking has to be provided at a ratio of 1 parking bay per two rooms of the guest house. An
additional parking bay has to be provided for every four rooms. Therefore a total of 5 parking
bays area needed according to the Sedgefield Zoning Scheme. These parking bays can easily be
accommodated on the site and is shown on the site development plan.

14.6 Location of second dwelling
The existing outbuilding is located to the north on the property, behind the main dwelling unit.
The proposed second dwelling will not be visible from Charles De Water Street and slightly visible

from Jan van Riebeek Street, thus limiting any visual impact.

14.7 No impact on existing rights
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Given that the application area is located in an area that is characterised by residential and
tourist accommodation land uses and that the proposal will comply with all development
parameters, as well as the fact that it has sufficient access; the departure, temporary land use
departure and removal of restrictions will not impact on any existing land use rights.

14.8 Tourism Development

The proposed guest house will assist to facilitate Knysna and Sedgefield’s growing tourism
industry.  According to the Knysna Municipality Medium Term Revenue and Expenditure
Framework Budget 2009/10 to 2011/12, there has been a decline in tourism in Knysna due to the
recession; however tourism growth has been the most constant economic contributor. The
document further states that tourism growth is seen as a long term financial tool to benefit the
local economy, due to the narrow but constant growth.

The addition of a guest house in the area, will not only fit within the character of the area, but
help to improve the tourism infrastructure of Knysna and Sedgefield

14.9 Improvement of Proposed Building Design and Aesthetic contribution

The proposed cantilever design of the western second floor will benefit the building and
surrounding aesthetics in the following way:

Reason A:

Diagram Al shows existing house condition, whereby the harsh western sun heats up the
western facing bedrooms during summer.
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Diagram A2 shows how the implementation of a cantilevered overhang helps shade the
ground floor bedrooms thereby decreasing average internal temperatures.
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Reason B:

Diagram B (above) shows the relation of a force exerted on two different beams. One
without a cantilever and one with a cantilever.
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Diagram C shows how the utilization of a cantilever may help to increase interaction
between people and the external facade of the building.

Reason C:
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Diagram D:

Diagram D shows how the cantilever helps break up the western facade.

14.10 Safety and welfare of the community

As stated in Par 5 the Sedgefield Island is also characterised by homes which are used on a
seasonal basis, which means that a large part of the island is vacant during the vyear.
Furthermore, this specific location on the island also sees a high volume of recreational activity as
a public slipway, and some public ‘braai’ facilities are located at this point. Mr Berman has taken
it onto himself to maintain these public spaces and survey the area for unlawful activity.

The proposed land use activity on Erf 1219 would introduce a higher volume of activity at the
corner of Charles De Water Street and Jan van Riebeek Street. As a result this would mean the
security of the area would greatly be improved due to “passive surveillance”, from people using
the establishment onto the public spaces.

15. CONCLUSION

In light of this motivation, it is clear that the application for the departures, temporary land use
departure and removal of title deed restrictions on Sedgefield Erf 1219; is desirable.

It is therefore recommended that the application be supported by the relevant departments and
expeditiously approved by the Knysna Council and the Department of Environmental Affairs and
Development Planning.

MARIKE VREKEN URBAN AND
ENVIROMENTAL PLANNERS
JULY 2011
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