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I, P. G. Teggin, Land Surveyor, hereby certify that Portion 47 Ganse Vallei No.444, in extent

Administrative District of Knysna, has been inspected under my personal supervision, and
that the beacons found conform to the data recorded on S-G Dgm. No. 10048/1965
as illustrated in the sketch hereunder.

I, ............................................................, hereby certify that the beacons of Portion 47 Ganse Vallei No. 444,
have this day been pointed out to me, as illustrated in the sketch hereunder.

............................................................................ ...........................................................
Owner / Representative Date

8,3405 hectares, situate in the Bitou Municipality,

March 2016

B E A C O N C E R T I F I C A T E

P O R T I O N 4 7 G A N S E V A L L E I N o. 4 4 4

...............................................................
Professional Land Surveyor

Plettenberg Bay : P O Box 350 Plettenberg Bay 6600
Sole Proprietor : P G Teggin B. Sc(Land Sur) Pr.L(SA)

SCALE 1:5000

103 Longships Drive P.O.Box 350 Plettenberg Bay

e-mail: beaconsurvey@mweb.co.za
Tel: (044) 533 2230 Fax: (044) 533 0264

Beacon Survey
Professional Land Surveyors

and Sectional Title Practitioners

mailto:beaconsurvey@mweb.co.za




















AGENDA & MINUTES:

PRE-APPLICATION CONSULTATION – 22 NOVEMBER 2018

PORTION 47 OF THE FARM GANSE VALLEI NO 444 (SKY VILLA)

Name Organisation E-Mail
Marike Vreken MV TRP marike@vreken.co.za
Hans Labuschagne MV TRP hans@vreken.co.za
Chris Schliemann Bitou Municipality CSchliemann@plett.gov.za
Adel Stander Bitou Municipality astander@plett.gov.za
Marcel Minne Bitou Municipality MMinne@plett.gov.za
Marius Buskes Bitou Municipality mbuskes@plett.gov.za

1. Background

1.1. The current consent use application for a guest house is “on hold” since the current
operation exceeds the scope of a guest house. The current facility is a boutique hotel with
a restaurant, and a function venue. Bitou Municipality is not prepared to accept / consider
the current land development application.

1.2. The applicant should withdraw the current pending application.

1.3. Property is outside the urban edge, however Plettenberg Bay Zoning Scheme Regulations
(Section 7) applies to the entire property.

1.4. Property is currently zoned Agricultural Zone.

1.5. The temporary occupation certificate lapsed.

2. Proposal

2.1. The current owners of the property wish to convert the existing manor house into a
boutique hotel with a restaurant & function venue. It is also proposed to develop (22)
loose standing villas and (2)x blocks of flats on the property.

2.2. In order to allow the proposed development (boutique hotel, villas & flats) the property
must be rezoned to “General Residential Zone”, in terms of the Plettenberg Bay Zoning
Scheme Regulations. The topography of the property allows the entire development
proposal to occur on the south-western part of the property (which is a flat area), because
of the topography a split zoning is proposed; “General Residential Zone” for the area that
allows for the proposed land uses and “Special Zone” for the remainder of the property.

2.3. The existing Manor House to be converted into boutique hotel with +/- 30 bedrooms. The
rest of the property (Special Zone) will also allow for recreational space – possibly hiking
trails, cycling trails and decks for tents. The detailed will be planned after aliens have been
cleared and developable slopes have been identified.

mailto:marike@vreken.co.za
mailto:hans@vreken.co.za
mailto:CSchliemann@plett.gov.za
mailto:astander@plett.gov.za
mailto:MMinne@plett.gov.za
mailto:mbuskes@plett.gov.za


2.4. Except for the existing Manor House, the proposed development will consist of:

- 1x Main Boutique Hotel with a restaurant and Function Venue

- 22 x lose standing Villas. These will be in a rental pool, operated as part of the hotel
development. These units might be sectionalised.

- 2x “blocks of flats”, consisting of 18 units for staff accommodation.

- Communal parking and landscaping.

- Access through the public road in Baron’s View

3. Municipality’s response

3.1. A split zoning is recommended for the proposed development.

3.2. General Residential Zone for the entire “hotel site” that include the licensed hotel, flats and
chalets.

3.3. The remainder of the property will be rezoned to Special Zone (with its own development
parameters), which will allow for tourist accommodation and allow ample conservation
areas.

3.4. Currently, the site falls outside the demarcated urban edge for Plettenberg Bay. The
Municipality is busy reviewing the SDF, and is included in the urban edge of the draft SDF
that will soon be circulated and advertised for public comments / inputs. The current
alignment of the Plettenberg Bay urban edge must have been a mistake when the SDF
was compiled at the time. The application area is surrounded with urban development.

3.5. The applicant should motivate “site specific circumstances” that warrant this development
proposal outside the urban edge. It is acknowledged that this site is surrounded by existing
and approved urban development.

3.6. It was agreed that this application can be regarded as infill development since it is
surrounded by urban related development.

3.7. CS mentioned visual impact is a concern and it must be appropriately addressed / mitigated
in the development application.

4. Building Control – Occupation Certificate

4.1. The Applicant has to comply with the Bitou Engineering Department’s requirements, then
another temporary occupation certificate can be issued. These requirements might include
capital contributions for the recent upgrades to the services connections.

4.2. The Applicant’s Engineer has to liaise with Bitou Municipality’s Engineers to establish what
Engineering requirements have to be addressed.

4.3. Further temporary occupation certificates may be issued, until the approved land use rights
are in place.

5. Process / Way forward

5.1. Applicant to withdraw current pending consent use application.

5.2. Updated Engineering Reports.



5.3. Applicant to submit new land use application (rezoning).

5.4. Formal advertising process to follow.

5.5. Motivate site specific reason for proposed rezoning.

5.6. New SDF should be available for public comments / inputs by November 2018.
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BITOU MUNICIPALITY: LAND USE PLANNING APPLICATION

LAND USE PLANNING APPLICATION FORM
BITOU MUNICIPALITY: LAND USE PLANNING BY-LAW

KINDLY NOTE: Please complete this form using BLOCK capitals and ticking the appropriate boxes.

PART A: APPLICANT DETAILS

First name(s) Marike

Surname Vreken

South African Council for Planners
(SACPLAN) registration number (if
applicable)

1101

Company
name
(if applicable)

Marike Vreken Town Planners CC

Postal Address

PO Box 2180

Knysna
Postal
Code 6570

Email info@vreken.co.za

Tel 044 382 0420 Fax 044 382 0438 Cell 082 927 5310
PART B: REGISTERED OWNER(S) DETAILS (If different from applicant)
Registered
owner(s) SAPER INVESTMENTS (PTY)LTD

Physical
address Postal

code
E-mail
Tel Fax Cell
PART C: PROPERTY DETAILS (in accordance with title deed)
Remainder of Portion 47 (a portion of portion 1) of the Farm Ganse Vallei No 444, in the Bitou Municipality, Division
of Knysna, Western Cape Province

Physical
Address

The application area is surrounded by The Hill Development and Formosa retirement village to the
south and southwest; by the Baron’s View development to the west and north, and the
Plettenberg Bay Primary School and Market Square development to the east.

mailto:info@vreken.co.za
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GPS
Coordinates

34° 2'25.75"S and
23°22'0.51"E

Town/City Plettenberg Bay

Current
Zoning Agriculture Zone

Exte
nt 8,4899ha

Are there existing
buildings? Y N

Applicable
Zoning
Scheme

Plettenberg Bay
Zoning Scheme
Section 7

X
LUPO Scheme
Regulations:
Section 8

Current Land
Use

Residential: Hotel Accommodation

Title Deed
number and
date

T T13745/2017

Any
restrictive
conditions?

Y N
If Yes, list
condition(s
)

Conditions D(b) & D(c): These conditions deal with certain land uses that
may not be conducted on the land without the permission of the National
and Provincial Roads Authorities. This means that a development
application will require the approval from these authorities, before the local
municipality can approve a land use application.
Condition E: deals with an electrical servitude in favour of the local
municipality – this servitude must be honoured in a development proposal
on the land.
Condition F: deals with the expropriation of a portion for road purposes.
Condition G: deals with the expropriation of a portion for road purposes.

Are the
restrictive
conditions in
favour of a
third
party(ies)?

Y N
If Yes, list
the
party(ies)

National and Provincial Roads Authorities

Have you
informed the
Bondholder
of the
application?

Y N No bond is registered.

Any existing unauthorized buildings
and/or land use on the subject
property(ies)?

Y N
If yes, is this application to
legalize the building /
land use?

Y N

Are there any pending court case(s) /
order(s) relating to the subject
property(ies)?

Y N
Are there any land
claim(s) registered on the
subject property(ies)?

Y N

PART D: PRE-APPLICATION CONSULTATION
Has there been any pre-
application consultation?
Preliminary talks were held
with Town Planning
Department

Y N
If Yes, complete the information below and attach the minutes of the pre-
application consultation.

Official’s
name

Chris
Schliemann

Reference
Number

Pre-
application
consultation
22
November
2018

Date of consultation 22 November 2018
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PART E: LAND USE PLANNING APPLICATIONS IN TERMS OF SECTION 15 (2) OF THE BITOU MUNICIPALITY: LAND USE
PLANNING BY-LAW AND APPLICATION FEES PAYABLE
Tic
k

Sectio
n Type of application

X 2(a) a rezoning of land;

2(b)
a permanent departure from the development parameters of the zoning
scheme;

2(c)
a departure granted on a temporary basis to utilise land for a purpose not
permitted in terms of the primary rights of the zoning applicable to the
land;

2(d)
a subdivision of land that is not exempted in terms of section 24, including
the registration of a servitude or lease agreement;

2(e) a consolidation of land that is not exempted in terms of section 24;

2(f)
a removal, suspension or amendment of restrictive conditions in respect of
a land unit;

2(g) a permission required in terms of the zoning scheme;

2(h)
an amendment, deletion or imposition of conditions in respect of an
existing approval;

2(i) an extension of the validity period of an approval;
2(j) an approval of an overlay zone as contemplated in the zoning scheme;

2(k)
an amendment or cancellation of an approved subdivision plan or part
thereof, including a general plan or diagram;

2(l) a permission required in terms of a condition of approval;
2(m) a determination of a zoning;
2(n) a closure of a public place or part thereof;
2(o) a consent use contemplated in the zoning scheme;
2(p) an occasional use of land;
2(q) to disestablish a home owner’s association;

2(r)
to rectify a failure by a home owner’s association to meet its obligations in
respect of the control over or maintenance of services;

2(s)
a permission required for the reconstruction of an existing building that
constitutes a non-conforming use that is destroyed or damaged to the
extent that it is necessary to demolish a substantial part of the building.

Will you want to advertise
upon Municipal Consent?

Yes

APPLICATION FEES ** (please note the following)
* Application fees that are paid to the Municipality are non-refundable and proof of payment of the application
fees must accompany an application.
** The applicant is liable for the cost of publishing and serving notice of an application.
*** Relevant fees will be determined by Council, and an invoice will be sent to the applicant accordingly.
PART F: DETAILS OF PROPOSAL
Complete description of proposed development / intent of application:

SEE ATTACHED MOTIVATION REPORT

PART G: ATTACHMENTS AND SUPPORTING INFORMATION AND DOCUMENTATION FOR LAND USE PLANNING
APPLICATION [section 15(2)(a) to (s) of the Bitou Municipality Land Use Planning By- Law]
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Complete the following checklist and attach all the information and documentation relevant to the proposal.
Failure to submit all information and documentation required will result in the application being deemed
incomplete. It will not be considered complete until all required information and documentation have been
submitted.

Required minimum documentation required in terms of section 38(1) of said legislation

Y N/A Written motivation Y N/A S.G. diagram / General plan extract
Y N/A Locality plan Y N/A Site development plan or conceptual layout plan

Y N/A Proposed subdivision plan Y N/A Proof of agreement or permission for required servitude

Y N/A Conveyancer’s certificate Y N/A
Minutes of pre-application consultation meeting (if
applicable)

Supporting information and documentation:

Y N N/A Consolidation plan
Y N N/A Land use plan / Zoning plan

Y N N/A Street name and
numbering plan

Y N N/A Landscaping (if
applicable)

Y N N/A 1:50 / 1:100 Flood line determination (plan /
report)

Y N N/A
Abutting owner’s
comment

Y N N/A Home Owners’ Association consent

Y N N/A

Copy of
Environmental
Impact Assessment
(EIA) /
Heritage Impact
Assessment (HIA) /
Traffic Impact
Assessment (TIA) /
Traffic Impact
Statement (TIS) /
Major Hazard Impact
Assessment (MHIA) /
Environmental
Authorisation (EA) /
Record of Decision
(ROD)
(strikethrough
irrelevant)

Y N N/A
Services Report or indication of all municipal
services / registered servitudes

Y N N/A
Copy of any previous
approval

Y N N/A Proof of failure of Home owner’s association
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Y N N/A
Proof of lawful use
right

Y N N/A
Any additional documents or information
required as listed in the pre-application
consultation form / minutes

Y N N/A

Required number of
documentation
copies (2 Hard
Copies, 8 CD’s,
additional digital
copies could be
required)

Y N N/A Other (specify)

PART H: AUTHORISATION(S) OBTAINED IN TERMS OF OTHER LEGISLATION

Y N National Heritage Resources
Act, 1999 (Act 25 of 1999)

Y N

Specific Environmental Management Act(s) (SEMA)
(e.g. Environmental Conservation Act, 1989 (Act 73 of
1989), National Environmental Management: Air Quality
Act, 2004 (Act 39 of 2004),
National Environmental Integrated Coastal
Management Act, 2008 (Act 24 of 2008), National
Environmental Management: Waste Act, 2008 (Act 59 of
2008),
National Water Act, 1998 (Act 36 of 1998)
(strikethrough irrelevant)

Y N
National Environmental
Management Act, 1998 (Act
107 of 1998)

Y N
Subdivision of Agricultural
Land Act, 1970 (Act 70 of
1970)

Y N
Spatial Planning and Land
Use Management Act, 2013
(Act 16 of 2013) (SPLUMA)

Y N

Occupational Health and
Safety Act, 1993 (Act 85 of
1993): Major Hazard
Installations Regulations

Y N Land Use Planning Act, 2014
(Act 3 of 2014) (LUPA)

Y N Other (specify)

Y N
If required, has application for EIA / HIA / TIA / TIS / MHIA approval been made? If yes, attach
documents / plans / proof of submission etc.

Y N
If required, do you want to follow an integrated application procedure in terms of section 44(1) of Bitou
Municipality: Land Use Planning By-Law? If yes, please attach motivation.

SECTION I: DECLARATION

I hereby wish to confirm the following:

1. That the information contained in this application form and accompanying documentation is complete and
correct.

2. I’m aware that it is an offense in terms of section 86(1) to supply particulars, information or answers knowing
the particulars, information or answers to be false, incorrect or misleading or not believing them to be correct.

3. I am properly authorized to make this application on behalf of the owner and (where applicable) that a
copy of the relevant power of attorney or consent are attached hereto.

4. Where an agent is appointed to submit this application on the owner’s behalf, it is accepted that
correspondence from and notifications by the Municipality in terms of the by-law will be sent only to the
agent and that the owner will regularly consult with the agent in this regard.
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5. That this submission includes all necessary land use planning applications required, by Bitou Municipality:
Land Use Planning By-Law to enable the development proposed herein.

6. I confirm that the relevant title deed(s) have been read and that there are no restrictive title deed restrictions,
which impact on this application, or alternatively an application for removal/suspension or amendment
forms part of this submission.

7. I am aware that development charges to the Municipality in respect of the provision and installation of
external engineering services are payable by the applicant as a result of the proposed development.

Applicant’s
signature:

Date:
12/12/ 2018

Full name:
Marike Vreken

Professional
capacity:

Professional Town Planner

SACPLAN
registration
number:

1101

FOR OFFICE USE ONLY

Date received:

_____________________________

Received by:

_____________________________

Municipal Stamp
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ANNEXURES
The following Annexures are attached for
the applicant’s information.
Please do not submit these Annexures
with the application form.

Annexure A: Minimum requirements matrix
Annexure B: Land use planning application submission and protocol
Annexure C: Land use planning application workflow





















































BOTANICAL ASSESSMENT

May 2016

Mark Berry Environmental Consultants
Pr Sci Nat (reg. no. 400073/98)
Tel: (021) 856-1148
Fax: 086 759-1908
E-mail: mberry@telkomsa.net

mailto:mberry@telkomsa.net
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1 INTRODUCTION

This report investigates the botanical impacts of a proposed residential development on

Portion 47 of Farm Ganze Vallei 444 in Plettenberg Bay (see Map 1). The proposed

development site is located on a hill top west of the Keurbooms River estuary. The property is

covered with trees (mainly exotic), lawn, grassy areas and a hotel, which is currently being

renovated. The surrounding area (notably to the south) has been largely developed for

housing. According to the 2006 Vegetation Map of South Africa, the site is located in Garden

Route Shale Fynbos. Also found in the general area are South Outeniqua Sandstone Fynbos,

Southern Afrotemperate Forest and Cape Estuarine Salt Marshes, the latter being associated

with the Keurbooms River estuary. Garden Route Shale Fynbos is currently listed as

Vulnerable in the National List of Threatened Ecosystems (December 2011).

2 PROJECT DESCRIPTION

A 1.68 ha area has been earmarked for residential development and a private road, while the

rest of the property will be remain unchanged. An existing manor house/hotel on the site is

currently being renovated and converted into a hotel (see Map 2). Two layout alternatives are

presented for the residential development. Alternative 1 (original layout) comprises 21

residential erven with an average erf size of ±650 m2. Alternative 2 (preferred layout)

comprises 35 residential erven in a denser arrangement of 380 m2 each.

3 TERMS OF REFERENCE

The terms of reference for this study are as follows:

To determine if vegetation of high conservation value will be affected by the project.

Reference will be made to its conservation value and potential impact on ecological

To determine if any rare and threatened (Species of Conservation Concern) plant

species will be affected.

To assess the impacts on flora and vegetation.

To propose mitigation measures to be included in method statements to ensure that

the impact on biodiversity is minimised.
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Map 1 Satellite photo showing the location of proposed development site (red asterisk) in

Plettenberg Bay.

Map 2 Satellite photograph showing the position of site (outlined in red) and existing manor

house/hotel. The green outlined areas indicate the fynbos regrowth areas, while the yellow

line indicates the approximated boundary of development site and wooded area on steep

slope below. The blue circular area indicates the position of a small dam.
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4 METHODOLOGY

A botanical survey of the site was undertaken on 21 April 2016 by Mark Berry (see CV

attached). A qualitative assessment of the type and condition of affected vegetation,

disturbance and presence of alien species and Species of Conservation Concern was carried

out. Plant species not identified in the field, were collected or photographed and identified at

the latest floristic taxonomic literature and reference books were used for the purpose of this

specialist study. Any plants classified as rare or endangered in the Red List of South African

Plants online database are highlighted.

The following information was recorded during the site visit:

1. The condition of the vegetation. Is the vegetation either disturbed or degraded? A

disturbed or degraded area could range from old/existing agricultural fields (fallow

land), or areas previously disturbed by construction activities, to an area that has been

severely eroded or degraded as a result of bad land management.

2. The species diversity. This refers to the numbers of different indigenous plant species

occurring on site. Indigenous fauna will also be noted.

3. Species of Conservation Concern occurring on site. This would include rare,

vulnerable, endangered or critically endangered plants and animals (where possible).

4. Fatal flaws. These would include finding large numbers of threatened plants or local

endemics that would be negatively impacted upon if project was allowed to continue.

5. Identification of the vegetation type(s) on the site. This would include trying to establish

the known range of a vegetation type and whether or not this vegetation type is

vulnerable (VU), endangered (EN) or critically endangered (CR).

5 LIMITATIONS TO THE STUDY

Since fieldwork was carried out during autumn, flowering plants that only flower at other times

of the year (e.g. winter to spring) may have been missed, especially bulbs. However,

considering the transformed/disturbed state of the site, the overall confidence in the

completeness and accuracy of the botanical findings is considered to be good.

6 LOCALITY & BRIEF SITE DESCRIPTION

The study site is located on a hilltop, 1 km west of the Keurbooms River estuary. It overlooks a

small valley to the north and enjoys an uninterrupted view of the Tsitsikamma Mountains

beyond. About three quarters of the development site is covered with exotic trees, lawn, an
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existing manor house/hotel, parking area, etc. A quarter of the site (northern portion) is

covered with fynbos regrowth with a prominent grass component. It appears that the area was

subject to regular bush cutting (see Photo 1) or past agricultural activities, eliminating many of

the fynbos species expected to be found here. According to the 3322 Oudtshoorn 1:250 000

geological map, the site is underlain by conglomerate, sandstone, siltstone and clay of

Cretaceous to Tertiary age (Enon Formation). The steep slope below the site to the southeast

is covered with scrub forest. This area was not surveyed as it is fenced off, but it appears to

be heavily infested with invasive trees along the top. Patches of indigenous forest may be

present lower down the slope.

7 BIOGEOGRAPHICAL CONTEXT

The Vegetation Map of South Africa (Mucina & Rutherford 2006) classifies the vegetation

found in the area as Garden Route Shale Fynbos (see Map 3). This unit stretches along the

Garden Route from an area north of Heidelberg eastwards towards Oyster Bay, near Cape St

Francis. It is typically found on the undulating hills/plains of the coastal forelands (Mucina &

Rutherford 2006). In the study area it resembles a shrubby grassland. It is mostly confined to

the flatter areas that are exposed to frequent fires, while the fire-protected slopes and valleys

in the area are occupied by forest patches (Mucina & Rutherford 2006). Apart from a single

Erica species, characteristic fynbos species are largely absent from site. No members of the

Proteaceae or Restionaceae families were recorded.

Other major vegetation units found in the area include South Outeniqua Sandstone Fynbos

(higher-lying sandstone areas), Cape Estuarine Salt Marshes (salt marshes associated with

the lower reaches and estuaries of major rivers) and Southern Afrotemperate Forest

(sheltered and fire-protected areas). Apart from Garden Route Shale Fynbos and Eastern

Coastal Shale Band Vegetation, these units are still well represented in the larger area. About

44% of Garden Route Shale Fynbos is still left (DEA 2011). Both Garden Route Shale Fynbos

and Eastern Coastal Shale Band Vegetation are currently listed as Vulnerable, while the

others are listed as Least Threatened (DEA 2011).

Being located on the northern outskirts of Plettenberg Bay, the site is well connected to

adjacent areas of fynbos and scrub forest to the west, north and east of the site. Urban

development to the south and east has largely cut it off from the Keurbooms River estuary.
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Photo 1 Google Earth photograph (dated 2004) showing the impact of past bush cutting.

Map 3 Extract of the SA Vegetation Map (Mucina & Rutherford 2006), showing the position of

study site (red asterisk) within Garden Route Shale Fynbos (FFh9). Also found in the area

are South Outeniqua Sandstone Fynbos (FFs19), Cape Estuarine Salt Marshes (AZe2),

Southern Afrotemperate Forest (FOz1) and Eastern Coastal Shale Band Vegetation

(maroon strip).
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8 VEGETATION & FLORA

The area earmarked for residential development is covered with mainly exotic trees, a manor

house/hotel, garden/lawn and areas of fynbos regrowth. The latter can be described as a

medium dense grassy shrubland comprising mainly grasses, a single Erica species and

asteraceous shrubs (see Photo 2). No proteas, restios or geophytes were recorded, which is

indicative of the transformed state of the site. Alien infestation is noticeable in the wooded

area around the manor house, especially black wattle, pines and gum trees. It also harbours

several Afrotemperate forest species, such as Diospyros dichrophylla, Pittosporum viridiflorum

and Ekebergia capensis.

The following common shrub species were recorded in the fynbos regrowth, namely Erica

sparsa (= E. floribunda), Anthospermum aethiopicum, Chrysanthemoides monilifera, Stoebe

plumosa, Helichrysum teretifolium, H. cymosum, H. petiolare, H. nudifolium, H. foetidum,

Athanasia trifurcata, Metalasia acuta, M. pungens, Elytropappus rhinocerotis (=

Dicerothamnus rhinocerotis), Nidorella ivifolia, Passerina cf. corymbosa, Searsia lucida, S.

pallens, Chironia baccifera, Hermannia flammea, Selago corymbosa and Diospyros

dichrophylla. Grasses, such as Panicum maximum and Chloris gayana (an exotic weed), were

especially dominant, indicating to frequent bush cutting. No bulbs or succulents were recorded

in the fynbos regrowth. Cape gerbil (Tatera afra) activity was also noted here.

The wooded area around the manor house is covered by mainly exotic trees, as well as

several indigenous trees and shrubs of Afrotemperate Forest origin (see Photo 3). The canopy

of alien trees provides a suitable habitat (nursery plant effect) for indigenous growth to

establish. Invasive species recorded here include black wattle (Acacia mearnsii), blackwood

(A. melanoxylon), rooikrans (A. cyclops), Acacia podalyriifolia, pines, gums, bottlebrush,

magenta cherry (Syzygium paniculatum), Lantana camara and prickly pear (Opuntia ficus-

indica). Indigenous species recorded include typical forest/thicket species, such as Diospyros

dichrophylla, Pterocelastrus tricuspidatus, Colpoon compressum, Scolopia cf. zeyheri, Grewia

occidentalis, Searsia lucida, S. crenata, Pittosporum viridiflorum, Ekebergia capensis

(probably planted), Mystroxylon aethiopicum, Aloe pluridens, Senecio deltoideus, S.

angulatus, S. macroglossus, Cynanchum cf. ellipticum, Aptenia cordifolia (=

Mesembryanthemum cordifolium), Monsonia emarginata, Asparagus aethiopicus, Anemone

vesicatoria subsp grossa, Exomis microphylla, Barleria obtusa and the fern Cheilanthes

viridis. Anemone vesicatoria subsp grossa is a forest endemic.
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Photo 2 Fynbos regrowth on the northern side of the manor house.

Photo 2 Wooded area behind the manor house (under renovation).
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A small dam (see Photo 3) nearby the manor house accommodates Typha capensis, Cyperus

papyrus (papyrus sedge) and sword fern (Nephrolepis cf. exaltata). The latter is considered to

be invasive. This water feature, being manmade, is not considered to have any ecological

importance.

Photo 3 Small dam/water feature in the garden nearby the manor house.

No Species of Conservation Concern were recorded on site. The term Species of

Conservation Concern refers to species that are listed as either Threatened or Rare in the

Red List of South African Plants (Raimondo et al. 2009).

9 CONSERVATION STATUS

Over 50% of the original area of Garden Route Shale Fynbos has been transformed by

agriculture and afforestation (Mucina & Rutherford 2006). Only about 5% of it is formally

conserved in the Garden Route National Park and Boosmansbos Wilderness Area (Mucina &

Rutherford 2006). Garden Route Shale Fynbos is currently listed as a vulnerable vegetation

type. Alien infestation appears to be a serious problem in the area. The wooded area on the

study site falls within the Garden Route Biodiversity Network. Map 4 shows that the wooded

area is It is clear that the information used in

preparing the CBA map was not groundtruthed as the wooded area comprises mainly invasive
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aliens and other exotic trees. N or National Freshwater Ecosystem Priority

Areas (NFEPA) occur on the property. errestrial and aquatic features in the

landscape that are critical for conserving biodiversity and maintaining ecosystem functioning in

the long term (Maree & Vromans 2010; Job et al. 2008).

Map 4 Critical Biodiversity Areas (yellow) in the area. The property is outlined in red.

10 IMPACT OF THE PROPOSED HOUSING DEVELOPMENT

The proposed development site is located on a hilltop environment that was subject to regular

bush cutting and other disturbances. The fynbos regrowth encountered in the northern part of

site comprises widespread fynbos species and grasses. Although it has potential to re-

establish itself to a certain extent, it has low to medium conservation value as certain key

fynbos elements, such as proteas and restios, have been eliminated. Likewise, the wooded

area comprises mainly invasive aliens, other exotic trees and common forest species, which

utilise the shade provided by the taller alien trees. No Species of Conservation Concern or

protected tree species were recorded and will be affected by the project. With regards to the

two layout alternatives, the impact will be the same for both alternatives.

Impact on the vegetation type, habitat
Considering the condition and transformed state of the vegetation found on site, the impact
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imposed by the development on Garden Route Shale Fynbos is considered to be of low

significance, s is negligible. Table 1

below summarises the impact.

Table 1 Impact on vegetation type, habitat a

M
iti

ga
tio

n

Ex
te

nt

D
ur

at
io

n

In
te

ns
ity

Pr
ob

ab
ili

ty
of

oc
cu

rr
en

ce

Si
gn

ifi
ca

nc
e

(fo
rb

ot
h

al
te

rn
at

iv
es

)

St
at

us

C
on

fid
en

ce

Without mitigation Limited to site Perm Med Probable Low-
med

- Med-high

With mitigation Limited to site Perm Med Probable Low - Med-high

Impact on Species of Conservation Concern

No impact identified.

Impact on biological connectivity or linkage

Being almost cut-off on the western side by an eco-estate development, the site provides a

weak ecological link between the estuary and the large expanse of fynbos located further

away to the west. The latter extends around the site to the north along the Gansevallei

towards the N2. With mitigation, the impact on biological connectivity or linkage is likely to be

of low significance. The impact can be mitigated by restricting planting in gardens and open

spaces to locally indigenous species. It can be argued that the impact may be slightly less for

Alternative 1 where larger erven may provide for the opportunity to establish larger indigenous

gardens. The Table 2 below summarises the impact.

Table 2 Impact on biological connectivity or linkage.
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Establishment of alien invasive vegetation
As an indirect impact, soil disturbance caused by earthworks and mining activities will provide

ideal conditions for the establishment of alien invasive vegetation. The presence of invasive
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aliens on site, such as black wattle, blackwood, lantana and rooikrans, will exacerbate this

impact. This can be partly mitigated by ongoing alien vegetation clearing in the area.

11 CONCLUSION & MITIGATION MEASURES

Given that the site was subject to regular bush cutting and other disturbances, the impact on

biodiversity and the conservation status of Garden Route Shale Fynbos is expected to be of

low significance, with mitigation. The fynbos regrowth encountered in the northern part of site

comprises common fynbos species and grasses. Likewise, the wooded area comprises mainly

invasive aliens, other exotic trees and common forest species. With regards to the layout

alternatives, the impact will be the same for both. Impact on biological connectivity will be

slightly less for Alternative 1, but not significantly so.

Mitigation should focus on the protection and utilisation of topsoil from the fynbos regrowth

areas for rehabilitation purposes, establishing locally indigenous species in gardens and open

spaces, and eradication of all woody alien plants in the remainder of the property.

The following mitigation measures should be considered if the project is allowed to proceed:

Topsoil salvage and replacement would be critical for rehabilitation. Where possible,

topsoil, containing fynbos seeds, should be conserved and used for rehabilitation

purposes. Ideally, it should be transferred immediately to rehabilitation areas rather than

being stockpiled, as stockpiling kills important fungi, microbes, seeds and soil fauna.

Topsoil stockpiles must not exceed 0.5 m in height and must not be compacted.

Only locally indigenous plant species should be used for planting and landscaping

purposes, in both private gardens and open spaces. No declared invasive alien species

must be used.

It is recommended that the remainder of the property be cleared of all woody alien

plants. Initial alien clearing will probably be the responsibility of the applicant, whereafter
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