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SECTION A : BACKGROUND

BACKGROUND

Mossel Bay 19309-19311 & 19313 & 19314 are part of the Pinnacle Point Golf Estate
Development and the erven are located abutting to and in close proximity to the existing
Pinnacle Point Club House.

The Pinnacle Point development was approved by the Mossel Bay Municipality during
November 2000 (copy of approval attached as ANNEXURE A) and the land use approval
accommodated the following land uses:

§ A development footprint of 60 ha § Conference facilities
and recreational areas of 120 ha; § Entertainment facilities
§ 2 x 18 hole golf courses § Health & Beauty facilities
§ 2 xclub houses § Sports facilities
§ 1 xgolf academy § Tennis courts
§ 2 x driving ranges and warm up § Squash Courts
areas, § Swimming Pools
§ 1 x maintenance complex § Bowling Greens
§ 500 x residential units; § Gyms, etc.
§ A hotel of 300 x rooms § Tourist facilities and Educational
§ Restaurants / Institutional Facilities

The Pinnacle Point Development was successfully implemented, but given the recent
economic recession, some of the single residential properties were repossessed by the bond
holder.

The bond holder negotiated with the Pinnacle Point Home Owner’s Association (HOA) and
indicated that if Erven 19309-19311; 19313 & 19314 (repossessed single residential
properties) are developed by the HOA with uses that will provide additional amenities to the
Pinnacle Point Development, and benefit the entire development as a whole, the properties
can be transferred to the HOA.

The Pinnacle Point HOA identified the need for:

§ Storage space for 60 golf carts which is the property of the HOA
§ Enhancement of the use of the top lounge of the existing clubhouse;

§ Additional recreational facilities such as a pool, small cardio gym (machines not free
weights);

§ A health spa consisting of a number of treatment rooms for massages etc;

§ Additional parking and the increase of the private conservation area.
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The purpose of this land use application is to obtain land use rights to convert the existing
five single residential properties into the abovementioned uses.

THE APPLICATION

In order to obtain the land use rights for the envisaged additional land uses for the Pinnacle
Point Development, the properties have to be rezoned and consolidated.

Marike Vreken Urban & Environmental Planners have been appointed by the Liquidators of
Pinnacle Point Resorts (Pty) Ltd (registered owners of Erven 19309-19311; 19313 & 19314)
(refer to ANNEXURE C: Power of Attorney & Company Resolution) to apply for (refer to
ANNEXURE D: Application Form):

0) The rezoning of Mossel Bay Erven 19309-19311 from “Single Residential” zone to
“Private Open Space” zone to extend the existing parking area and to formalise the
private conservation area, in terms of Section 17 of the Land Use Planning Ordinance
(Ordinance 15 of 1985);

(i) The rezoning of Mossel Bay Erven 19313 & 19314 from “Single Residential” zone to
Business” zone to extend the existing Pinnacle Point Clubhouse, in terms of Section
17 of the Land Use Planning Ordinance (Ordinance 15 of 1985);

(iii) A consent use to operate a “place of assembly” Mossel Bay Erven 19309-19311 in
terms of Clause 2.4.4 of the Mossel Bay Zoning Scheme Regulations (1984).

(iv)  Approval from Council to provide parking on an alternative site in terms of Clause
3.6.6.3.1 of the Mossel Bay Zoning Scheme Regulations (1984).

In conjunction with this application, Sharples Environmental Services has been appointed to
apply for the amendment of the original Environmental Authorisation for the Pinnacle Point
Development. The application with the Department of Environmental Affairs is in process
and the reference number for this application is16/3/1/5/D6/14/0012/14

PROPERTY DESCRIPTION SIZE AND OWNERSHIP

Erven 19309-19311 & 19313 & 19314 have not been individually registered and are all held
under Certificate of Registered Title for Erf 18173 Mossel Bay.

A copy of the Deed of Erf 18173 is attached as ANNEXURE E and a copy of the General Plan
for the subdivisions of Erf 18173 is contained in ANNEXURE F.

The table hereunder summarises the title deed information for the respective properties.

Title Deed Number: T104463/2005

Title Deed Description: Erf 18173 Mossel Bay in the Municipality and Division of
Mossel Bay Western Cape province
Pinnacle Point Resorts (Proprietary) Limited

Property Owner: Reg. No 1996/003357/07
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Title Deed Restrictions: There are no title deed restrictions that prevent the
proposed use

Bonds: There is Bond registered on the subject property. The
bond holder (Investec) has been approached for written
permission for this application and the written
confirmation of the bond holder will be provided in due
course.

Property Size: 2.7224Ha (Two comma seven two two four hectares) for
Erf 18173

Erf 19309: 831m2
Erf 19310 887m?2
Erf 19311 809m?2
Erf 19313 742m2
Erf 19314 786m2

Servitudes: There are no servitudes registered over the property that
could affect the application. A copy of the General Plan
attached in ANNEXURE F confirms this statement.

SECTION B : PROPOSAL

4. APPLICATION SPECIFICATIONS
(Refer to Plan 6: Site Development Plan)

4.1. Development Concept

The Pinnacle Point HOA desires to make the existing Clubhouse more functional and usable
for the residents and other visitors to the estate.

Erven 19313 & 19314 abuts the existing club house (located on Erf 19312) and these two
properties will be used to extend the existing club house facility. Erven 19313 & 19314 will
be consolidated with Erf 19312 to form a consolidated property of 5183m=.

The extension to the club house also proposes to resolve another current limitation
pertaining to the storage of the 60 golf carts which is the property of the HOA. Golf carts
are currently been stored at the main entrance to the Estate and there is a huge financial
implication for the HOA due to the distance and steep hills to the Clubhouse.

The conference centre and food preparation area will be linked and this will enhance the use
of the top lounge of the existing clubhouse which is currently only accessible via a set of
stairs which means that it is not wheel chair friendly and also not practical to serve meals on
the top lounge and therefore not well used. The new facility will have a pool, small cardio
gym (machines not free weights) and a number of treatment rooms for massages etc. Three
(3) offices are proposed on the top storey for the staff that will be running the facility.
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Additional parking for the extended and existing clubhouse will be provided on the
previously disturbed areas of Erven 19309-19311. The undisturbed areas on these erven
will be included in the private conservation areas of the estate and will be rezoned to private
open space and managed as part of the larger private conservation area.
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FIGURE 1: THE APPLICATION AREA WITH EXISTING CLUBHOUSE IN THE BACKGROUND

4.2. Rezoning

The proposed rezoning consists of the following:

4.2.1. Rezoning to General Residential& Consent Use for club house extension

Erven 19313 & 19314 will be rezoned to “Business” zone as per the Mossel Bay Zoning
Scheme Regulations and consolidated with the existing club house property (Erf 19312 =
3655m2). The extent of the consolidated property will be 5183m=2.

A consent use for a “place of assembly” is also required to allow the ancillary uses as
proposed. The Mossel Bay Zoning Scheme Regulations defines a “place of assembly” as:

(@) A public hall, social hall, theatre, cinema, music hall, concert hall, dance
hall, exhibition hall;

(b) A Sports ground, amusement park, sports arena or similar undertakings
open to the public on payment of an entrance charge;

(c)  Ahbilliard saloon or skating rink
(d)  Anon-residential club, or

(e)  Any other place of public assembly (including a funeral parlour) whether
used for purpose of gain or not, which does not fall within the scope of the
definitions of a place of public worship, place of instruction, or
institutional building.

OCTOBER 2014 PAGE 0 OF 24



"
Parika Ureken B

PROPOSED REZONING & CONSENT USE: MOSSEL BAY ERVEN 19309-19311; 19313 &19314 At &

The proposed wellness spa and ancillary facilities are within the scope of the definition of
a “place of assembly”.

Figure 2 below shows a southern elevation of the proposed extension to the clubhouse.
The existing club house consists of three (3) storeys, whereas the proposed new
extension will have one office section where there will be 3 storeys, and the remainder of
the proposed extension will be limited to two (2) storeys.

,.r.nllﬂﬁ""lnl

Proposed Extension Existing

South Elevation

FIGURE 2: CLuB HOUSE SOUTHERN ELEVATION — EXISTING AND PROPOSED EXTENSION

The proposed extension of the club house will consist of the following uses and are
depicted in Figures 4; 5 & 6 below:

Description Extent (m=2)
Lower Ground floor area (wellness) 456.6
Golf Cart Storage & services area 598.4
Balcony 21.9
Total Lower Ground floor 1166.9
Ground Floor Area (function venue) +1012.8
Balcony 56.6
Porte Cochere 65.81
Walkway 54.65
Total Ground Floor 1189.86
Office Area 92.14
Foyer 52.52
Passage 42.9
Total First Floor 187.56
Grand Total 2544.32
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The proposed basement will consist of storage for sixty (60) golf carts and the wellness
centre.
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FIGURE 3: PROPOSED CLUB HOUSE EXTENSION — BASEMENT FOR GOLF CART STORAGE & WELLNESS CENTRE

The proposed ground floor will consist of the function venue, a boardroom; store room
and ablution facilities as shown in Figure 4 below.
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FIGURE 4: PROPOSED CLUB HOUSE EXTENSION — GROUND FLOOR FOR FUNCTION VENUE / CONFERENCE FACILITY
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The top storey of the proposed extended club house will consist of offices and a link to
the existing club house.

FIGURE 5: PROPOSED CLUB HOUSE EXTENSION — TOP FLOOR

The coverage for the extended and existing club house facility on the consolidated
property calculates to 2365m2 (45%).

4.2.2. Rezoning to Private Open Space

Erven 19309 — 19311 abuts the existing private open space (Erf 19308) and will be used
for parking purposes and the undisturbed portions of these properties will be included in
the private conservation area of the Pinnacle Point Estate.

FIGURE 6: PROPOSED PARKING AREA
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FIGURE 7: PROPOSED PARKING LAYOUT

Figure 7 above shows the proposed parking layout and shows that a total of 116 parking
bays can be provided for the extended club house facility.

4.3. Parking Provision

The outer perimeter of Erven 19308 — 19311 will be used for parking provision.

Some of

the parking also encroaches over the road reserve in order to preserve the undisturbed
coastal thicket vegetation on the properties.

Additional parking is proposed on erven 19308, 19309, 19310 and 19311. The surface of the
new parking bays will be the same as the current asphalt standard.

Given the fact that the parking for the extended club house will not be developed on Erven
19313 & 19314, the Council's permission is required to provide parking on an alternative

site.

4.4, Access and Egress

Access and egress will be from the existing Pinnacle Point road network. Except for the new
one-way access way into the parking area on Erven 19309 & 193011, no new roads will be

constructed.

OCTOBER 2014

PAGE 4 OF 24



PROPOSED REZONING & CONSENT USE: MOSSEL BAY ERVEN 19309-19311; 19313 &19314

SERVICES INFRASTRUCTURE

A Civil Services report was prepared by Cobus Louw Professional Engineer. A copy of this
report is attached as ANNEXURE G.

51. Water

The existing water connections to every single residential erf will be disconnected and a
single @50 mm connection with a bulk water meter will be provided.

5.2. Sewerage

The sewerage from the proposed development will connect to the existing sewerage pipe
network on the Southern boundary of the property.

5.3. Storm Water

The storm water system forms an integral part of the structure plan. The system rest on
three legs, the minor system, the major system and an emergency system. The minor storms
are catered for in the pipe system while the major storms are routed through a linked system
of road and public open spaces using attenuation techniques. The emergency system
recognizes failure of the minor system by storms greater than provided for in the major
system or in the event or malfunction of the minor system providing continuous overland
flow routes as part of the major system to minimise flooding of residential areas.

The proposed development will have a lesser effect on the storm water generation taking
into consideration that the proposed hard surface of the proposed development is more than
30% less than the current allowable hard surfaced area.

SECTION C : CONTEXTUAL INFORMANTS

LOCALITY
(Plan 1: Locality Plan)

Erven 19309-19311 & 19313 & 19314 Mossel Bay are located within the exiting Pinnacle
Point Golf Estate.

Erven 19313 & 19314 abuts the western boundary of the existing club house and Erven
19309-19311 are located to the north of the existing club house.
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FIGURE 8: LOCALITY

7. SITE CHARACTERISTICS

(Plan 2: Site Characteristics)
7.1. Biodiversity Statement

Hilland & Associates were appointed to prepare a biodiversity statement on the proposed
development proposal. A copy of this statement is attached as ANNEXURE H to this report.

The biodiversity statement pointed out that according to the NBA part of the site falls within
the Endangered Groot Brak Dune Strandveld. The area is however within the development
zone of the approved development.

All the properties contain Scrub Milkwood Forest which is in the process of rehabilitation
subsequent to the establishment of the development of the property and its environmental
management.

Impacts associated with the proposed expansion of the club house would be the total loss of
the vegetation on the erven. This is a 40 % loss on each erf over what would be permitted
in terms of the current approvals.

Loss on the remaining 3 residential erven would be well below the permitted 60 % and this
allows for the consolidation of the open space areas and the maintenance of two good
islands of natural forest vegetation which are well linked with the surrounding open space
areas and will act as good habitats supporting both the vegetation and the fauna that
makes use of them within the broader conservation initiative of the site.
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The modification of the parking layout allows for the linking of an area of road reserve
supporting good vegetation with the good vegetation on the erf. It limits the new one way
road and parking to the existing disturbed area and allows for the vegetation to the east of
this road to be linked to the open space erf on its eastern boundary.

The biodiversity report concluded that the proposed rezoning to allow for the expansion of
the club house into the two adjacent single residential erven is supported for the preferred
alternative layout which allows for consolidation and protection of two large areas of
vegetation on currently single residential erven.

7.2. Topography

The application area is characterised by an even south-eastern sloping topography. The
highest portion of the parking area has a height of £68m above MSL, whilst the topography
of the club house drops from a height of £65m above MSL to +61,5m above MSL.

The slope of the application area varies between 1:8 and 1:13 which is regarded as suitable
for development purposes.

Figure 9 below shows the topography of the application area.

FIGURE 9: TOPOGRAPHY
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7.3. Archaeology

While the affected erven are a considerable distance from the well-known Pinnacle Point
caves (Kaplan 1997), the complex of archaeological sites (Pinnacle Point Site Complex) were
declared a Provincial Heritage Site on the 14th December, 2012

The site works will however be under the careful monitoring of the on-site archaeologist (Mr
Struan Henderson of the Mossel Bay Archaeology Project (MAPCRM) to ensure, in
compliance with Condition #11 of the Record of Decision, which stipulates that a specialist
archaeologist oversee all excavation and earthmoving activities (refer to attached Record of
Decision).

The proposed amendment will not change any of the roads on the estate, and no new roads
are required to accommodate the expansion of the clubhouse facilities.

The proposal will result in less disturbance and excavations than what is currently allowed
with the single residential zonings. It is therefore the considered opinion that the proposal
will have a lesser impact on the archaeological resources of the area.

Jonathan Kaplan Heritage Practitioner completed and submitted the required Notice of
Intend to Develop (NID) to Heritage Western Cape in accordance with the requirements of
the National Heritage Resources Act, 1999 (Act 25 of 1999). A copy of the NID form as
submitted is attached as ANNEXURE 1 to this report.

8. CURRENT LAND USE AND ZONING

8.1. Land Use
(Plan 3: Land Use Plan)

The application area is currently vacant.

8.2. Zoning
(Plan 4: Zoning Plan)

The application area is currently zoned as “Single Residential”, whilst the existing club house
is zoned “Local Business” zone in terms of the Mossel Bay Zoning Scheme Regulations. It
should be noted that the existing club house is a “non-conforming” building, as building
consist of three approved storeys, whilst the Mossel Bay Zoning Scheme Regulations allows
only two (2) storeys for “Local Business” zoned properties.

9. SURROUNDING LAND USE &CHARACTER OF THE AREA
(Plan 3: Land Use Plan)

The area surrounding the subject properties is characterised by single residential, club house
and golf course uses. The proposed extension to the existing club house will strengthen the
community use characteristics of the area, whilst the proposed extended green space and
parking area will strengthen the natural characteristics of the area.
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From the above it is clear that the proposed new land uses will be compatible with the
existing characteristics of the area.

10.EXISTING POLICY FRAMEWORKS
10.1. Provincial Spatial Development Framework 2013

The new Provincial Spatial Development Framework (PSDF) was approved by the Western
Cape Cabinet during 2014.

The PSDF promotes investment in areas with a high development potential and high social
need. The updated growth potential study for towns in the Western Cape identified Mossel
Bay as a town with very high development potential and very high social needs. Therefore,
investment and development should be focussed on Mossel Bay.

The logic underpinning the PSDF’s spatial strategy is to:

CAPITALISE and build on the Western Cape comparative strengths (e.g. gateway
status, knowledge economy, lifestyle offering) and leverage the sustainable use of its
unigque spatial assets

CONSOLIDATE existing and emerging regional economic nodes as they offer the
best prospects to generate jobs and stimulate innovation

CONNECT urban and rural markets and consumers, fragmented settlements and
critical biodiversity areas (i.e. freight logistics, public transport, broadband, priority
climate change ecological corridors, etc)

CLUSTER economic infrastructure and facilities along public transport routes (to
maximise the coverage of these public investments) and respond to unique regional
identities within the Western Cape.

The new PSDF focuses on the development of compact, multi-functional urban settlements,
whilst protecting the natural environment and heritage and agricultural resources.

The proposed rezoning will:

Protect the natural environment, by converting three (3) single residential zoned
properties for conservation purposes.

Enhance the tourism potential of Pinnacle Point and Mossel Bay, by providing
additional conferencing facilities for Mossel Bay

Will result in a more compact settlement by providing more diversity of land uses
(spa, conferencing, etc.). This diversification will benefit the Pinnacle Point
residents as well as the widen Mossel Bay community
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FIGURE 10: WCPSDF - SUMMARY OF WESTERN CAPE SPATIAL STRATEGY

For the above reasons, the proposal is considered to be consistent with the updated WC
PSDF.

10.2. Mossel Bay Integrated Development Plan (IDP)

The application area is located within Ward 11 of the Mossel Bay Municipality. The 2014-
2015 IDP Review of Mossel Bay indicated, amongst others, the following opportunities for
the municipal area:

Declaring Pinnacle Point caves as a World Heritage Site

Establish a World Heritage Site Interpretive Centre at the point quarry as a tourist
attraction and to position Mossel Bay as a science tourist destination

Develop Mossel Bay into a sports mecca, through the expansion of the annual
sports festival including water sport.

The IDP does not specify any specific needs or programs for the Pinnacle Point Residential
Estate area, however, the opportunities to declare the Pinnacle Point caves as a World
Heritage Site and the development of Mossel Bay into a sports mecca has bearing on this
application:

The proposal will have a reduced development footprint compared to what has
already been approved in the past, and the additional function venue /
conference centre of the proposed club house extension provides opportunities
for conventions / conferences also relating to the celebration of cultural heritage.

The reduced development footprint of this proposal will result in reduced storm
water run-off, hence less impact on the Pinnacle Point Caves
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The application area is located within the world class Pinnacle Point Golf Course,
hence the proposed additional conferencing facility and storage for the golf carts,
strengthens the sport and sports related events offered by Pinnacle Point, and
therefore the proposal supports the identified IDP opportunity to development
Mossel Bay into a sports mecca.

It is therefore the considered opinion that the proposal could be regarded as supporting
some of the opportunities that have been identified in the Mossel Bay IDP.

10.3. Mossel Bay Municipal Spatial Development Framework (2008)

According to the Mossel Bay Municipality Spatial Development Framework(SDF) Pinnacle
Point and the application area are located within the urban edge for Mossel Bay, therefore
the site has been identified as within the desired envelope of development for the Mossel
Bay urban area.
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FIGURE 11: MOsSEL BAY SDF — URBAN EDGE

The main objective of the SDF is to provide for effective growth management underpinned
by informed decision-making in order to sustain and improve the environmental quality and
social / economic performance of the Mossel Bay Municipal Area. The following principles will
underpin the formulation of the policies and proposals to follow:

Promote integration of built and non-built environments, in order to achieve the
economic, environmental and recreational interaction which potentially exists
between them and to make maximum productive use of urban resources.
Promote compact growth, as opposed to low-density sprawl, in order to achieve
benefits in terms of efficiency, cost, convenience and resource utilisation, and to
increase the generative capacity of urban systems.
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Promote mixed use development, as opposed to separation, to maximise
convenience and vitality.

Promote continuity of urban development, as opposed to fragmentation, so as to
functionally integrate urban areas.

Promote environments which break the syndrome of motor car dependence, in
order to increase convenience and lower costs.

Promote collective places and spaces, as opposed to individual buildings, as the
basic building blocks of urban systems.

Promote multi-functionality and sharing of public spaces and facilities in order to
make the most efficient use of public investment.

The Mossel Bay SDF highlights the following objectives that are congruent with the proposed
development:

Containment of urban sprawl and ensuring compact urban settlements by

means of:

- urban intensification (infill projects; promotion of higher densities);

- accommodating population growth within the existing urban areas and not
permitting urban development outside the proposed urban edges.

Development of an urban growth strategy that focuses on:

- the timeous identification and securing of appropriate land for housing
development;

- ensuring the necessary speed of housing delivery;

- the form character and location of housing developments;

- urban integration and regeneration

Equitable distribution of public facilities and services throughout the Mossel

Bay Municipal Area.

Provision of affordable and sustainable levels of housing, services and

infrastructure.

The application strives to make the Pinnacle Point development a more functional and
multi-purpose development by introducing a larger variety of land uses and providing five
(5) less single residential properties. The development foot print of the development will
decrease and the existing conservation area of the development will be increased. For this
reason it is the considered opinion that the proposed use will be consistent with the
proposals of the Mossel Bay SDF.

SECTION D : MOTIVATION

11.CONSISTENCY WITH SPATIAL POLICY DIRECTIVES

This development application is consistent with the approved statutory spatial policy
framework for the area. The application is consistent with the policies laid down within the
Provincial Spatial Development Framework that advocates the accessible provision of
community services within walking distance of residential areas. The application area is
within the Urban Edge and in line with the policies of the Mossel Bay SDF.
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.SPATIAL PLANNING AND LAND USE MANAGEMENT ACT, 2013 (ACT 16 OF 2013)

The Spatial Planning and Land Use Management Act (SPLUMA) has been promulgated as
was due to come in effect on 1 September 2014. It is unknown when this Act will be finally
in effect but it is imminent. One of the main objectives of this act is to provide a framework
for spatial planning and land use management to address past spatial and regulatory
imbalances.

Section 42 of SPLUMA prescribe certain aspects that have to be taken into consideration
when deciding on an application. These are:

(0] development principles set out in Chapter 2 of SPLUMA
protect and promote the sustainable use of agricultural land
national and provincial government policies

(0]
%]
(0] the municipal spatial development framework; and
%)

take into account—

(i)  the public interest;

(i)  the constitutional transformation imperatives and the related duties of the
State;

(iii)  the facts and circumstances relevant to the application;

(iv) the respective rights and obligations of all those affected;

(v) the state and impact of engineering services, social infrastructure and
open space requirements; and

(vi) any factors that may be prescribed, including timeframes for making
decisions.

SPLUMA sets out the following 5 main development principles applicable to spatial
planning, land use management and land development:

1. Spatial sustainability:

@ past spatial and other development imbalances must be redressed through
improved access to and use of land;

@ spatial development frameworks and policies at all spheres of government
must address the inclusion of persons and areas that were previously
excluded;

@ spatial planning mechanisms, including land use schemes, must incorporate
provisions that enable redress in access to land;

2. Spatial justice:

@ promote land development that is within the fiscal, institutional and
administrative means of the Republic

@ ensure that special consideration is given to the protection of prime and
unique agricultural land

@ uphold consistency of land use measures in accordance with environmental
management instruments

@ promote and stimulate the effective and equitable functioning of land
markets

@ consider all current and future costs to all parties for the provision of
infrastructure and social services in land developments
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@ promote land development in locations that are sustainable and limit urban
sprawl; and
@ result in communities that are viable

3. Efficiency (optimising the use of existing resources and infrastructure)
@ land development optimises the use of existing resources and infrastructure
@ decision-making procedures are designed to minimise negative financial,
social, economic or environmental impacts; and
@ development application procedures are efficient and streamlined and
timeframes are adhered to by all parties.

4. Spatial resilience (allow for flexibility in spatial plans)
@ flexibility in spatial plans, policies and land use management systems are
accommodated to ensure sustainable livelihoods in communities most likely
to suffer the impacts of economic and environmental shocks.

5. Good administration:

@ all spheres of government ensure an integrated approach to land use and
land development that is guided by the spatial planning and land use
management systems as embodied in this Act

@ all government departments must provide their sector inputs and comply with
any other prescribed requirements during the preparation or amendment of
spatial development frameworks

@ the requirements of any law relating to land development and land use are
met timeously

@ the preparation and amendment of spatial plans, policies, land use schemes
as well as procedures for development applications, include transparent
processes of public participation that afford all parties the opportunity to
provide inputs on matters affecting them

@ policies, legislation and procedures must be clearly set in order to inform and
empower members of the public

The development is consistent with the SPLUMA Principles for the following reasons:

SPLUMA Principle Consistency
Spatial : Development complies with Mossel Bay Spatial development
Sustainability: framework (2008) as a spatial tool to guide future

development on a Local Municipal Level.

The proposal to rezone single residential land to business to
expand the club house facility for a larger variety of land
uses, constitutes spatial sustainability.

Spatial Justice: - The proposed Development does not trigger any
environmental listed activities according to the National
Environmental Management Act (1998).

The proposal will result in improved conservation outcomes.

The proposal will result in more effective use of land and
prevent urban sprawl.

Spatial Efficiency: - The use of existing infrastructure will be optimised as the
proposal is within the existing services network of the
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SPLUMA Principle

Consistency

Pinnacle Point development.

The proposal will result in positive environmental and social
impacts as the proposal will provide more amenities for the
residents and surrounding communities, the proposal will
result in additional permanent employment opportunities
whilst also obtaining increased conservation areas

Spatial Resilience:

The proposal to rezone the single residential erven is indeed
as a result of the recent economic recession and to provide
a more optimal and sustainable development proposal for
the Pinnacle Point Development.

Good
Administration:

This principle has no direct bearing on the application,
however, the Mossel Bay Local Municipality is obligated to
consider the application fairly and within the prescribed
timeframes.

13.NO IMPACT ON THE PHYSICAL ENVIRONMENT

On a designated footprint, vegetation will need to be removed. However, this would have
happened if the affected erven/stands were developed for residential purposes. As far as the
parking erven are concerned (i.e. Erven 19309-19311), notable percentages will now be left
undisturbed and preserved, while further percentages will be rehabilitated (refer to Figures 3

& 4) as follows:

Erf 19309: 34% of the erf will be left undisturbed, & and additional 13.5% will be
rehabilitated (total natural area: 47.32%);

Erf 19310: 74% of the erf will be left undisturbed, & and additional 20% will be
rehabilitated (total natural area: 95%); and

Erf 19311: 40.29% of the erf will be left undisturbed, and an additional. 26% will
be rehabilitated (total natural area: 56%0).

The original Record of Decision for Pinnacle Point required that 40% of the area of the erven
has to be reserved for conservation purposes. The total area for Erven 19309-19311; 19313
& 19314 is 4055m=2, hence the current conservation requirement is 1622m2. With the
revised proposal not being applied for, the conservation outcome is 1757m2. Hence this
amended proposal as applied for, results in improved conservation outcomes for the natural

environment.

14.CONSISTENCY WITH THE CHARACTER OF THE SURROUNDING AREA

The application area is located within the Pinnacle Point residential estate and abuts the
existing club house facility. The proposed extension will be consistent with the character of
the area, since the proposed extension will provide additional facilities and amenities for the
development within the footprint of the existing development. The proposed extended club
house facility will predominantly consist of 2 storeys and therefore limited visual impact.

OCTOBER 2014
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The three (3) properties proposed for parking and conservation purposes, will result in the
extension of the existing private conservation area, and therefore the proposal will support
and strengthen the existing character of the area, without impacting on any existing land use
rights.

FIGURE 12: ExiSTING CLUB HOUSE, GOLF COURSE AND PARKING AREA.

FIGURE 13: EXISTING PARKING AREA TO BE EXTENDED.

15.ACCESSIBILITY OF THE AREA

The application area will receive access from the existing road network and no new roads are
required or proposed.

16.URBAN INTEGRATION

The integration of working and living environments is a strategic town planning principle that
promotes sustainable development. As supported by the policies contained within the
Provincial Spatial Development Framework, planning and development should address the
separation of work place and residences in urban areas. The proposed rezoning will promote
the integration of living environments and workplaces, and will bring economic activities
closer to residential areas.
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The proposal will also improve the functionality of the existing clubhouse facility by the
provision of storage facilities for golf carts, a spa and gym as well as a function venue /
conference facility.

POSITIVE ECONOMIC IMPACT

The proposed expansion of the club house will provide additional amenities for the
residential estate as well as for the wider Mossel Bay community. The proposed function
venue could attract business related tourism to Mossel Bay (Meetings, Events, Conventions,
etc.) and will also result in some additional permanent employment opportunities for the
Mossel Bay community.

NO HERITAGE IMPACT

Given the fact that the proposal will result in a smaller overall development footprint
(disturbed area) and the proposed extension of the private conservation area, the proposed
development will not have any negative archaeological impacts on the area.

NO IMPACT ON EXISTING RIGHTS

Given the existing mixed land use character of the area and the prevalence of the existing
club house facility, it is the considered opinion that the proposed rezoning will not change
the character of the area.

The proposal (club house extension, parking area and extension of the conservation area)
will not impact on any established land use rights of nearby properties. Given the fact that
the application area is also considerably lower lying than the surrounding residential
properties, the proposal will also not have any negative visual impact on any nearby
residential property.

NEED AND DESIRABILITY

The National Environmental Management Act, 1998 (Act 107 of 1998) prescribes that the
need and desirability of development proposals have to be investigated. Since this proposed
redevelopment of the single residential properties within the Pinnacle Point development
requires and amendment of the previous environmental authorisation, the need and
desirability in terms of NEMA has to be investigated. The NEMA has specific criteria to
investigate when the need and desirability of a proposal is assessed. These include:

NEMA Need & Desirability Criteria Comments
1. Is the activity permitted in terms of the | No, the properties have to be rezoned as
property’s existing land use rights? described in Paragraph 4.2 of this report.

2. Will the activity be in line with Provincial | Yes. Refer to discussion under Par 10.1
Spatial Development Framework (PSDF)

3. Will the activity be in line with the Urban | Yes, the application area is included in the
edge / Edge of Built environment for the | Mossel Bay urban edge. The development
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NEMA Need & Desirability Criteria

Comments

area

proposal will merely be an extension of the
existing club house facility, and further on the
proposal will result in additional private
conservation areas that will be added to the
existing private conservation area of the
Pinnacle Point Estate.

4. Will the activity be in line with the
Integrated Development Plan and Spatial
Development Framework of the Local
Municipality (e.g. would the approval of
this application compromise the integrity
of the existing approved and credible
municipal IDP and SDF?)

Yes. The Municipal IDP identified the
opportunities to develop the Pinnacle Point
Caves into a World Heritage Site and also to
develop Mossel Bay into a sports mecca. The
reduced development footprint of the proposal
contributes in supporting the conservation of
the caves and the proposed additional
conference facilities could support and attract
additional  sports  related events and
conventions at Pinnacle Point.

line with the
Plan of the

5. Will the activity be in
Approved  Structure
Municipality

Except for the Mossel Bay SDF, the municipality
does not have any other approved structure
plan.

6. Will the activity be in line with the
Environmental Management Framework
(EMF) adopted by the Department (e.g.
would the approval of this application
compromise the integrity of the existing
environmental management priorities for
the area and if so, can it be justified in
terms of sustainability considerations?)

Yes, the proposal is amongst other to rezone
three (3) single residential zoned properties to
“Private Open Space” zone and to include this
area into the private conservation area of the
estate.

7. Is the land use (associated with the
activity being applied for) considered
within the timeframe intended by the
existing approved Spatial Development
Framework (SDF) agreed to by the
relevant environmental authority (i.e. is
the proposed development in line with the
projects and programmes identified as
priorities within the credible 1DP)?

Yes. The proposal will support tourism
development of the area and will also result in
more functional and compact settlements.

8. Should development, or if applicable,
expansion of the town/area concerned in
terms of this land use (associated with
the activity being applied for) occur here
at this point in time

Yes. The application area is located within an
existing development within the urban edge
and the proposal contributes in the provision of
additional amenities and facilities for the
development, but it will also be available for
use by the public.

9. Do location factors favour this land use
(associated with the activity applied for)
at this place? (This relates to the
contextualisation of the proposed land
use on this site within its broader
context.)

Yes. The proposal is to extend the existing club
house and to add additional facilities and
amenities to the existing clubhouse within the
existing setting. It will be counterproductive to
duplicate the facility at another locality.
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ASSESSMENT OF APPLICATIONS

According to Section 36 of the Land Use Planning Ordinance, 1985 (LUPO), an application
can solely be refused on the basis of:

A lack of desirability;
Consistency with spatial planning policy;
Effect on existing rights concerned.

The desirability criteria that have to be considered include:

0] Character of the Area;

(i)  Locality and accessibility;

(i)  Impact on Services;

(iv)  Safety and Welfare of the members of the community concerned.
(v)  Preservation of the natural environment;

(viy  Preservation of the developed environment;

(viiy Effect on existing rights concerned, with the exception of any alleged right to
protection against trade competition

The application will not impact on the character of the area, has existing approved access
and is ideally located for the intended use, will not require any additional services. The
proposed development will improve the safety and welfare of the community through
impacting positively on local economic development, and increasing the amenities provided
by the Pinnacle Point Estate.

The application will preserve the natural environment through the increased size of the
private conservation area and will retain the character of the area thus preserving the
developed environment. Finally the development will not impact on the rights of any
surrounding property owners. Thus, the application can be viewed as desirable and it is the
considered opinion that there is no valid reason in terms of LUPO to refuse the application.

CONCLUSION

In light of this motivation, and the information contained within the foregoing report, it is
clear that the application for:

(i) The rezoning of Mossel Bay Erven 19309-19311 from “Single Residential” zone to
“Private Open Space” zone to extend the existing parking area and to formalise the
private conservation area, in terms of Section 17 of the Land Use Planning Ordinance
(Ordinance 15 of 1985);

(i) The rezoning of Mossel Bay Erven 19313 & 19314 from “Single Residential” zone to
Business” zone to extend the existing Pinnacle Point Clubhouse, in terms of Section
17 of the Land Use Planning Ordinance (Ordinance 15 of 1985);
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(iii) A consent use to operate a “place of assembly” Mossel Bay Erven 19309-19311 in
terms of Clause 2.4.4 of the Mossel Bay Zoning Scheme Regulations (1984).

(iv) Approval from Council to provide parking on an alternative site in terms of Clause
3.6.6.3.1 of the Mossel Bay Zoning Scheme Regulations (1984).

is desirable and it is therefore recommended that the application for the proposal be
supported by the relevant authorities and approved by Mossel Bay Municipality.

Marike Vreken Urban and Environmental Planners
October 2014
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