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SECTIONA: BACKGROUND

1. BACKGROUND

Growing Hope Trust is a non-profitable organisation that provide various community services and
opportunities to people in need, (mostly under the previously disadvantaged communities),
ultimately helping them to acquire skills and trades to receive employment that leads to self-
efficiency. Growing Hope Trust envisage to developing a non-profit, multi-purpose community
facility. The facility will include a child care unit (creche), community centre (life skill, market,
workshop) and a vegetable garden (seedling nursery).

Growing Hope Trust applied to the Mossel Bay Municipality to acquire a portion of municipal land
in Kwanongaba to develop this centre.

The Mossel Bay Municipality resolved to alienate a total area of 5000m2 on portions of Erven 912
& 1260 Kwanongaba to the Growing Hope Trust organisation, for the development of the intended
multi-purpose community centre. The applicant is however responsible for the necessary land use
applications to enable the alienation and development of the land.

Kwanongaba Erven 912 & 1260 are located on Thembelihle Avenue within Kwanongaba, Mossel
Bay. Kwanongaba Township is situated north-west of the Mossel Bay CBD area.

Kwanongaba Erven 912 & 1260 are both zoned “Undetermined” in terms of the Kwanongaba
Zoning Scheme Regulations. To allow the proposed uses on the application area, it will be
necessary to subdivide and rezone the application area to “Institutional Zone III” for a community
facility. The two portions will then have to be consolidated to form a new erf.

The Mossel Bay Municipality confirmed that the proposed rezoning; subdivision and consolidation
could be supported in principle, it is the considered opinion that there is sufficient merit to motivate
the application and this report serves as motivation.

2. THE APPLICATION

Marike Vreken Urban and Environmental Planners has been appointed by GROWING HOPE
TRUST, to prepare and submit the required application documentation (refer to ANNEXURE C:
Application Form) for:

()  The subdivision of Kwanongaba Erf 1260 into two (2) portions: Portion A, measuring
2365m2 in extent, and a Remainder in terms of Section 15(2)(d) of Mossel Bay
Municipality Standard By-Law on Municipal Land Use Planning.

(i)  The subdivision of Kwanongaba Erf 912 into two (2) portions: Portion A, measuring
2709m2 in extent, and a Remainder in terms of Section 15(2)(d) of Mossel Bay
Municipality Standard By-Law on Municipal Land Use Planning.
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(iii)  The consolidation of Portion A of Kwanongaba Erf 1260 and Portion A of Kwanongaba
Erf 912, to form a new property of 5074m2 in extent, in terms of Section 15(2)(e)
Mossel Bay Municipality Standard By-Law on Municipal Land Use Planning.

(iv)  The rezoning of the consolidated property from “Undetermined” to “Institutional Zone
ITII” in order to allow for the development of a multi-purpose community centre in
terms of Section 15(2)(a) of Mossel Bay Municipality Standard By-Law on Municipal
Land Use Planning.

The required pre-application consultation was conducted with the municipality. The pre-application
consultation did not highlight any “red flags” with regard to this application and is attached as
ANNEXURE A.

3. PROPERTY DESCRIPTION SIZE AND OWNERSHIP

Kwanongaba Erf 912 formed from the subdivision of Mossel Bay Erf 6401, that was subdivided
from 2001. This property was registered via a Certificate of Registered Title and transferred to
Mossel Bay Municipality. Various deductions from Erf 912 took place, hence the size of 120,2394ha
as indicated on the attached Title Deed is incorrect. The attached Windeed Property Information
Sheet confirms the size of Erf 912 as 53,2334ha.

The Certificates of Registered Title and Windeed property reports for Erven 1260 and 912,
containing the details outlined below are contained in ANNEXURE D. The Surveyor General
Diagram for Erf 912 (also indicating Erf 1260) is included in ANNEXURE E.

Title Deed Description: Erf 1260 (a portion of Erf 912) Kwanongaba in the
Municipality and Division of Mossel Bay, Province of the
Western Cape

Erf 912 Kwanongaba in the Municipality and Division of
Mossel Bay, Province of the Western Cape

Title Deed Number: Erf 1260 — T32092/2008
Erf 912 — T19146/1979

Title Deed Restrictions: Erf 1260 — There is no title deed restrictions that could
prevent the development proposal.

Erf 912 — There is no title deed restrictions that could
prevent the development proposal.

Bonds: Erf 1260 — There is no bond registered over the property.

Erf 912 — There is no bond registered over the property.
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Property Size: Erf 1260 — 3,5063 ha (Three Comma Five Zero Six Three
Hectares)

Erf 912 — 53,2334 ha (Fifty-Three Comma Two Three Three
Four Hectares)

Property Owner Erf 1260 — Mossel Bay Municipality
Erf 912 — Mossel Bay Municipality

Servitudes: No servitude that prevents the proposed development is
registered over the properties.

SECTION B : DEVELOPMENT SPECIFICATIONS

4. DEVELOPMENT PROPOSAL
(Refer to Plan 3: Subdivision Plan and Plan 4: Site Development Plan)

4.1. Proposed Subdivision and Consolidation

Mossel Bay Municipality agreed to alienate a portion of
Municipal Land to Growing Hope Trust. The proposed
subdivision entails the subdivision of Kwanongaba Erf 912
and Erf 1260 into two portions each, and the consolidation
of the subdivided portions, to form a news consolidated
property of 5074m2 in extent.

Figure 1 indicates the Remainder of Erf 912 in green, the
Remainder of Erf 1260 in Blue and the new consolidated

property in

Initially there was uncertainty whether either of these land
parcels were public open spaces or public streets. A Status
Report was obtained from the Surveyor General in Cape
Town, and this Status Report confirmed that neither of
these portions are either a public road or a public open
space. A copy of the Status Report is attached as
ANNEXURE F to this report.

4.2. Proposed Land Uses

FIGURE 1: PROPOSED SUBDIVISION AND
CONSOLIDATION

The development proposal entails the development of a
multi-purpose community centre. Growing Hope Trust is
a non-profitable organisation that assists with community
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development and social upliftment in Kwanongaba. The proposed development is a
community initiative and the direct beneficiaries will be the community (young and old) of
the Kwanongaba Township in the western areas in Mossel Bay. The multi-purpose
community centre will consist of the following uses: a child care unit, seeding nursery,
groundsman quarters, lecture rooms, market shops, market square, workshops and a admin
office.

The community centre is proposed to provide various services and opportunities to people
in need, ultimately helping them to acquire skills and trades to receive employment that
leads to self-efficiency.

A copy of the proposed subdivision plan is shown in Figure 2 below:

Site plan
o

FIGURE 2: SITE DEVELOPMENT PLAN

The table below sets out the various land uses within the community centre:

Land Use Quantity

Parking Area (3) x Parking Areas (Child Care Parking, Onsite
Parking & Staff Parking)

Seedling Nursery (1) x Seedling Nursery

Outside Areas (2) x Outside Areas (Outside Play Area &
Groundsman Outside Area)

Courtyard (1) x Courtyard

Workshop (2) x Workshops
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Land Use Quantity
Lecture Room (3) x Lecture Rooms (of which one is a future
Lecture Room)
Reception (1) x Reception
Admin (1) x Admin
Market Shops (1) x Market Shops
Groundsman (1) x Groundsman Quarters
Quarters
Market Square (1) x Market Square

4.3. Access

The proposed development will be accessed from the south along Dyabaza Street
(Thembelihle Avenue), the entrance to the application area will be across from one of the
adjacent cul-de-sacs.

A 29 entrance to the property will from the existing roundabout, which allows access to the
north-eastern corner of the property. This access route will be used separately for the child
care unit.
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FIGURE 4: ACCESS TO THE APPLICATION AREA

Sufficient access is provided to the application area. The proposal will be obtaining access
from an existing street network. The proposal will not attack large amount of traffic, most
of the people that will attend the community centre commute on foot.

4.4. Parking

The Kwanongaba Zoning Scheme Regulations details specific parking requirements for erven
in different land use zones. The parking requirements prescribed for zones pertinent to the
present application are presented in the table below:

Zone Requirement Applicability to this application
Community | Minimum of one | 3 onsite parking areas are proposed on
Facilities parking bay for 20 seats | the site development plan
in the case of assembly - Staff parking
places, or one parking - Onsite parking

bay per 50m2 floor - Child Care parking
space in the case of Sufficient parking is provided on the site,

other community | ON€ has to consider that most of the
facilities. people attending the community centre
commute on foot and does not own
motor vehicles.

Three (3) parking bays are proposed on the application area, therefore there will be sufficient
parking provided within the development.
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5. KWANONQABA ZONING SCHEME REGULATIONS

The application area is currently zoned as ‘Undetermined Zone' in terms of the Kwanongaba Zoning
Scheme Regulations. This zoning does not allow the application area to be used for a community
centre. Thus, the property needs to be rezoned to ‘Institutional Zone III’ zone to allow for a

community facility.

The proposed development must comply with the ‘Institutional Zone III' zoning parameters. The
Kwanongaba Zoning Scheme prescribes the following development parameters for Institutional

Zone III zoned properties:

Parameter

Institutional Zone 111

Floor Factor

1.5 in Institution Zone III

Coverage

60% in Institution Zone III

Street building line

1m in Institution Zone III

Side and rear building

1m in Institution Zone III

line

Height Max. 3 storeys in Institution Zone III
Setback 6.5m

Parking Min. 1 parking bay per 50m2 in the

case of community centres

6. STATUTORY LAND USE APPLICATIONS

6.1. Subdivision
(Plan 3: Subdivision Plan)

The proposed development is situated over 2 erven (Kwanongaba Erf 912 and Kwanongaba
Erf 1260). The application area has to be consolidated from the 2 subdivided erven to form

a new erf.
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FIGURE 6: SUBDIVISION PLAN
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6.2. Consolidation

The two portions subdivided from Kwanongaba Erf 1260 and Kwanonqgaba Erf 912; namely
Portion of 1260 and Portion of 912 must be consolidated to form a new erf to allow for the
proposal of a community facility. The new erf will be approximately 5000m? in extent.

6.3. Rezoning

In order to operate the community facility on the application area it is necessary to rezone
the property to the correct zoning that allows for community purposes. Both Kwanongaba
Erf 1260 and Kwanonqgaba Erf 912 is currently zoned as ‘Undetermined’ Zone. The portions
to be subdivided from both properties must be rezoned to ‘Institutional Zone III' to
accommodate for a community facility.

7. CIVIL SERVICES

Given the fact that the subject property area is located within the existing urban fabric, services
will be provided by Mossel Bay Municipality.

Investigations as too Electrical, Water/Sewerage and Storm water availability and provision
possibilities are yet to be undertaken, however since the property is within an existing
neighbourhood it can be assumed that there is basic capacity and will not have any significant
impact on the existing municipal services infrastructure.

SECTIONC: CONTEXTUAL INFORMANTS

8. LOCALITY
(Plan 1: Locality Plan)

Kwanongaba Erven 912 & 1260 are located on Thembelihle Avenue within Kwanongaba, Mossel
Bay, within the existing urban fabric. Kwanongaba Township is situated north-west of the Mossel
Bay CBD area. The Kwanongaba Shoprite is situated south of the application area. The Kingdom
Hall of Jehovah's Witnesses is located directly east of the property.

The GPS co-ordinates for the centre of the proposed development are 34°10'37.80"S and 22°
5'16.36"E.
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FIGURE 7: LOCALITY OF APPLICATION AREA

9. CURRENT LAND USE AND ZONING

9.1. Land Use
(Plan 2: Land Use Plan)

The current land use on both properties, Kwanongaba Erf 1260 and Kwanongaba Erf 912,
is vacant. The area is vacant with no structures on the properties. The images below indicate
the vacant areas on the properties.
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FIGURE 8: VACANT APPLICATION AREA

The land use plan below indicates the various land uses surrounding the application area:

T
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9.2. Zoning

Kwanongaba Erf 1260 and Kwanongaba Erf 912 are both zoned ‘Undetermined’ Zone.

10. CHARACTER OF THE AREA

Kwanongaba Erven 912 & 1260 are located on Thembelihle Avenue within Kwanongaba, Mossel
Bay. Kwanongaba Township is situated north-west of the Mossel Bay CBD area. The Kwanonqgaba
Township is largely residential in character, with various mixed land uses in-between the residential
erven.

This area is characterised by a variety of land uses including; single residential, commercial, places
of worship and education related uses. The application area is surrounded by a mix of residential
and place of worship properties as well as an educational premise west of the property.

The direct neighbouring properties to the application area are subsidised residential properties. A
number of properties in the surrounding area of the application area are vacant stands. The
informal residential properties are characterised as small one storey buildings, with only a small
number double storey buildings. In the wider surrounding area, number of places of worship are
located. A few commercial shops are within the surrounding area, as well as an educational
premise. Large vacant areas surround the applicant area.

The proposal of a multi-purpose community facility can be regarded as consistent in an area
characterised by the various social facilities surrounding by a mix of residential and commercial
associated uses contributing to urban integration.

FIGURE 10: SURROUNDING PROPERTIES AND LAND USES

The figure above indicates the various land uses in the surrounding areas of the application area:

1. Mossel Bay Assemblies of God
2. Simunye Shop
3. Siphathisiwe Pre-School

4. Carwash
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Residential Hostels

Size to Size (Shape to Shape LB Wendys (Plan-Design-Build-Install))

5
6
7. Mississippi Hair Salon & Barber Shop
8. SAPS — Kwanongaba

9

Convenience Store

The above land uses clearly indicate that the character of the area is an integration of land uses.
The preliminary land use may be residential, with a strong integration of various land uses in
between. The proposal will enhance the character of area and could also be regarded as infill
development in vacant areas within the urban edge.

A large number of erven that surround the application area, are vacant, directly south and west
of the property are the only erven which has been develop.

The various land uses in the area consist of local business of community facilities. The figures
below illustrate some of the nearby land uses. Erf 19616 south of the application area is the
Kwanongaba Shoprite, Erf 4184 and Erf 6942 is places of worship, Erf 19617 is the taxis offices
and Erf RE/912 is a municipal water reservoir. The residential erven south and west of the
application area is characterised by small residential buildings.

! T

FIGURE 11: SURROUNDING LAND USES
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The character of the area is definitely a mixture of various community services within a residential
area. The proposal is therefore consistent with the medium income, residential and group housing
character of the area.

11. SITE CHARACTERISTICS

The property has undergone disturbance with some footpaths and dump sites. The property
appears to be used as an access route between the existing residential developments within
Kwanongaba as several footpaths are visible on the property.
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FIGURE 13: 5M CONTOUR PLAN

The site is relatively flat with no discernible slope. The site has a minimum elevation of
approximately 136m above sea level and a maximum of 142m. There are no formal improvements
to the site, and no structures exist on the property. The majority of the property is covered with
low vegetation of mixed species both indigenous and alien in origin. The figure below illustrates
the vegetation on the application area.

FIGURE 14: VEGETATION ON APPLICATION AREA

FEBRUARY 2017 PAGE 15 0F 43



PROPOSED SUBDIVISION, REZONING & CONSOLIDATION, KWANONQUABA ERVEN 912 & 1260

12.

EXISTING POLICY FRAMEWORKS

12.1. National Development Plan (2011)

The National Development Plan recognises that education, training and innovation are
central to South Africa’s long-term development. These are core elements in eliminating
poverty and reducing inequality, and the foundations of an equal society. Education
empowers people to define their identity, take control of their lives, raise healthy families,
take part confidently in developing a just society, and play an effective role in the politics
and governance of their communities.

A strong educational system spanning early childhood development, primary, secondary,
tertiary and further education is crucial for addressing poverty and inequality. The
psychosocial wellbeing of learners from early childhood to higher education is also central
to the success of a good quality education system.

The NDP proposes five cross-cutting, interdependent and implementable themes for
improving the education system in South Africa:

i. Lay a solid foundation for a long and healthy life and higher educational and
scientific achievement

ii. Build a properly qualified, professional, competent and committed teaching,
academic, research and public service core

iii.  Build a strong and coherent set of institutions for delivering quality education,
science and technology innovation, training and skills development

iv.  Expand the production of highly skilled professionals and enhance the
innovative capacity of the nation

v.  Create an educational and national science system that serves the needs of
society

It is therefore clear that the proposed multi-purpose community facility is consisted with the
goals of the National Development Plan.

12.2. Western Cape Provincial SDF (2014)

The Western Cape Provincial SDF was approved in 2014 by the Western Cape parliament
and serves as strategic spatial planning policy that “communicates the provinces spatial
planning agenda”.

The recent shift in legislative and policy frameworks have clearly outlined the roles and
responsibility of provincial and municipal spatial planning and should be integrated towards
the overall spatial structuring plan for the province to create and preserve the resources of
the province more effectively through sustainable urban environments for future
generations. This shift in spatial planning meant that provincial inputs are in general limited
to provincial scale planning. However, it is important to note some of the key policies laid
down by the PSDF have a bearing on the application.
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The proposed development compliments the SDF spatial goals that aim to take the Western
Cape on a path towards:

(i) Greater productivity, competitiveness and opportunities within the spatial
economy;

(i) More inclusive development in the urban areas;

(iii) Strengthening resilience and sustainable development.
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FIGURE 15: POLICIES APPLICABLE TO PROPOSED DEVELOPMENT
Policy E3: Revitalise and Strengthen Urban Space-Economies as the Engine of Growth

5. Existing economic assets (e.g. CBDs, township centres, modal interchanges, vacant and
under-utilised strategically located public land parcels, fishing harbours, public squares and
markets, etc.) should be targeted to lever the regeneration and revitalisation of urban
economies.

7. Incentives should be put in place to attract economic activities close to dormitory
residential areas, facilitate brownfields development.

Policy S3: Ensure Compact, Balanced & Strategically Aligned Activities & Land Uses

This policy reflects the main aim of the policy through targeting economic assists (e.g. Modal
Interchanges underutilised strategically located land parcels) should be used as a lever to
regenerate and revitalise urban settlements.

Promoting functional integration and mix land use to increase liability of urban areas. Thus,
the policy specifies the importance to- increase density of settlements and number of units
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in new housing projects; continue to deliver public investment to meet the needs in
settlement developments; integrate packages of land, infrastructure and services as critical
to promote densification and efficiency associated with agglomeration.

Policy S4: Balance and Coordinate the delivery of facilities and social services

1. Balance sustainable services delivery and equitable access to education and health
services.

4. Rationalise and balance the regional distribution of health and educational service centres
around a coherent hierarchy of services and only invest in places where people can easily
access these services.

The proposed development can be considered in line with the Provincial Spatial Development
Framework.

Note: The development proposal will comply with the Western Cape Spatial Development
Framework as the proposed multi-purpose community facility contribute to the functional
integration and mix land use in the area. The Western Cape Spatial Development Framework
has a strong emphasis on revitalising urban spaces creating an urban living environment
which is more convenient, efficient and aesthetically pleasing to residents. The proposed
development is on a vacant site, thus contributing to infill development and it will be
strengthening the character of the area by contributing to an integrated living environment
which is strategically aligned with the surrounding land uses of the residential
neighbourhood. It will provide education to a much-needed community in the area. the
community facility is an efficient social service delivered to the community in the area, it will
have a positive contribution to the area and the community of the area. Therefore, the
proposal is consistent with strategic objectives as set out by the Western Cape Spatial
Development Framework.

12.3. Mossel Bay Municipal Spatial Development Framework (2008)

The purpose of an SDF is to identify, and provide for the integration of the spatial needs of
a community as identified in the IDP, in such a manner so as to ensure that the general
well-being of the particular community, and orderly planning of the area, is promoted in a
sustainable manner.

The above in turn relate to the drafting of strategies, proposals and guidelines for the future
spatial development of the area to which the SDF relates. The latter could include, but is not
limited to:

the application of bioregional planning principles
. defining broad development guidelines
. the identification of desired patterns of land use

. the formulation of proposals for land reform, urban renewal, spatial
reconstruction and integration, transport planning and urban design
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o the identification of the spatial aspects of a strategic environmental assessment,
e.g. visually sensitive areas

According to the Mossel Bay Municipality Spatial Development Framework (SDF) the
application area is located within the urban edge for Mossel Bay, therefore the site has been
identified as within the desired envelope of development for the settlement.

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 undue 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 area is located within the urban edge and the identified existing urban area
of Mossel Bay. It should be noted that the site is surrounded by urban development and the
proposal could be regarded as “infill” development. The Mossel Bay SDF indicate that the

subject property is within a residential infill & expansion area / community use area.
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FIGURE 16: EXTRACT FROM THE MOSSEL BAY SDF

Residential Infill & Expansion Area:

Urban expansion should as far as possible be restricted to identified expansion
areas within the demarcated urban edge.

Promote and support the optimal development of vacant land parcels within the
existing urban structure (referred to as infill development).

Community Use:

To provide the range and number of community facilities and services necessary
to meet the physical, social, economic and spiritual needs of the residents.

To recognise the locational and site requirements of the community facilities
and services to be provided and where possible to encourage the multi-use of
facilities.

To upgrade existing facilities and services in areas where they have been
neglected.

To ensure/facilitate the efficient utilization of resources.

Where possible facilities should be grouped together to increase their
accessibility and to concentrate social interaction at a focal point.

Sharing of facilities should be encouraged.

The provision of multi-purpose facilities should be promoted, such as the
common use of parking lots as open spaces or as craft markets at appropriate
times.

Planning Implication

The proposed development is located inside the urban edge of Mossel Bay and therefore
the site is suitable for development. The proposal promotes the optimal development of

FEBRUARY 2017

PAGE 20 0F 43



PROPOSED SUBDIVISION, REZONING & CONSOLIDATION, KWANONQUABA ERVEN 912 & 1260

vacant land parcels within the existing urban structure, which contributes to infill
development. The proposed development will result in the optimal use of unutilised land
in the urban edge, thereby preventing urban sprawl. The community facility will meet the
physical, social, economic and spiritual needs of the residents. The proposal is a multi-
purpose community facility, supporting the fact that facilities should be grouped together
to increase their accessibility and to concentrate social interaction at a focal point.
Therefore, the proposed multi-purpose community facility development is highly consistent
with the spatial planning policies applicable to this area.

12.4. The Louis Fourie Corridor Study

The Louis Fourie Corridor study was undertaken in order to provide strategic planning policy
guidance for the area surrounding the Louis Fourie Road in the Mossel Bay area. The
recommendations of the relating to the area around the subject property can be summarised
in the following graphic:
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FIGURE 17: EXTRACT FROM THE LOUIS FOURIE CORRIDOR STUDY

The map’s key explains that area ‘M’, which includes the site for the proposed development,
should be allocated for medium density residential development of approximately 25
dwelling units per hectare. The multi-purpose community facility fits in the character of a
residential area and provides much needed services to various needs in the surrounding
residential areas. Apart from the application area, large amounts of vacant land are still
available in the allocated area to develop medium density residential neighbourhoods.

Therefore, the development is consistent with the spatial planning policies in the area.
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SECTIOND : MOTIVATION

The standard by-law on municipal planning as promulgated by G.N 7565 dated 12 February 2016
states in Section 65 the general criteria necessary for considering an application by the
municipality.

It must be noted that the application has not undergone the notice phase of the application process
and that the information below is the necessary information required by the municipality to process
the application. The following criteria must be taken into account when evaluating the desirability
of this application:

. The integrated development plan, including the municipal spatial development
framework;

. The applicable local spatial development frameworks adopted by the Municipality;
. The applicable structure plans (No Structure Plans for Upper Old Place);

. The applicable policies of the Municipality that guide decision-making;

. The provincial spatial development framework;

. The policies, principles and the planning and development norms and criteria set by
the national and provincial government;

. The matters referred to in Section 42 of the Spatial Planning and Land Use
Management Act;

. Principles referred to in Chapter VI (6) of the Land Use Planning Act; and
. The applicable provisions of the zoning scheme.

13. THE SPATIAL PLANNING AND LAND USE MANAGEMENT ACT, 2013 (16 OF 2013)

The Spatial Planning and Land Use Management Act (SPLUMA) came into effect on 1 September
2014. 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:

. development principles set out in Chapter 2 of SPLUMA
. protect and promote the sustainable use of agricultural land
. national and provincial government policies
. the municipal spatial development framework; and
. take into account—
(i) the public interest;

(ii) the constitutional transformation imperatives and the related duties of the
State;
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(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.
13.1. Development Principles

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

=  Spatial justice

=  Spatial sustainability

» Efficiency (optimising the use of existing resources and infrastructure)
»  Spatial resilience (allow for flexibility in spatial plans)

=  Good administration

Paragraph 25 of this report indicates how this proposal is consistent with these principles

14. CONSISTENCY WITH SPATIAL POLICY DIRECTIVES

This development application is consistent with all of the approved spatial policy frameworks that
apply to the area:

The proposed development complies with the Western Cape Provincial SDF (2014) as it aims to
revitalise and strengthen urban space-economies as the engine of growth, ensure compact,
balanced & strategically aligned activities & land uses and ensure balanced & coordinated delivery
of facilities and social services that are in line with the character of the surrounding area.

The site is located within the existing urban edge of Knysha — hence it constitutes development
within the existing urban area.

The proposed multi-purpose community facility development encourages growth in existing
community through infrastructure upgrade, urban renewal and providing access to education and
services for the community. It also contributes to promote the integration of mix land uses in the
area of Kwanongaba. The community facility will meet the physical, social, economic and spiritual
needs of the residents. The proposal is a multi-purpose community facility, supporting the fact
that facilities should be grouped together to increase their accessibility and to concentrate social
interaction at a focal point. Thus, the development could be considered consistent with the Mossel
Bay SDF.
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15. VISUAL & AESTHETIC IMPACT

The surrounding dwellings are mostly subsidised houses, thus a very plain and ordinary
architectural design is followed. The proposal will be in keeping with the architectural styles in
evidence in the area, while being visually unobtrusive and creating a harmoniously designed
development. Structures on the property will all be within the applicable height limits set for
‘Institutional Zone III' properties. The proposal will have no visual impact on the surrounding
areas.

16. EXISTING RIGHTS

Given the existing mixed land use character of the area and the existing education and social
facilities in the area, it is the considered opinion that the proposed multi-purpose community facility
will not impact on the existing land use rights of any property owners in the area.

The proposal will not prevent any surrounding owner to exercise their legal land use rights, in fact,
the proposal will rather enhance the amenity of the area.

The fact that there will be consistent movement in this area, an increase in land value as well as
an increase in urban renewal to the property. The primary building will be occupied during the
day and is within an area that has predominantly more residential units. This will contribute to
increased surveillance and promote safety and security during the day and night time of the
residential properties within the surrounding area.

17. CONSISTENCY WITH THE SURROUNDING AREA

The application area is located on Thembelihle Avenue within Kwanongaba, Mossel Bay. The
application area is situated in close proximity of Kwanongaba Shoprite and a place of worship. The
surrounding area is predominantly characterised by single residential properties and various social
services.

The application area is located within a cluster of community service land uses. The multi-purpose
use is consistent with other social facilities located within the area due to the accessibility off the
primary route (Thembelihle Avenue) and close proximity of residential units within the area.

The proposed development can be regarded as consistent in an area characterised by the various
social facilities surrounding by a mix of residential and commercial associated uses contributing to
urban integration.

18. SOCIO-ECONOMIC IMPACT

The proposed development will have a positive socio-economic impact on the area. The
development will create a mix of short-term and permanent jobs. Short term employment will be
provided by additional availability of employment in the construction industry and related fields.

An even greater positive socio-economic impact will be created by the permanent jobs created by
the development. The various uses will have required skilled people to educate the learners in the
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various workshops. Resulting that skilled and unskilled people will benefit from the development.
Several administrative positions will be also being created as a result of the development. The
main aim is to educate people to obtain a set of skills to help them to become employable or
alternatively create their own economic opportunities. Increased employment opportunities within
Mossel Bay will have a knock-on effect for local businesses meaning that there is a net increase in
prosperity and standard of living in the town as a whole.

This proposal will therefore contribute to much-needed local economic development.

19. NO NEGATIVE ENVIRONMENTAL IMPACT

No negative environmental impacts will be created as a result of the development. The proposed
development site is a disturbed area with no notable flora or fauna. The proposed development
does not trigger any listed activities in terms of the National Environmental Management Act (1998)
as amended.

The application area is within a Critical Biodiversity Area according a desktop study. One has to
take in account that a desktop study was not ground truthed, and that a site visit was conducted
and images indicate that the area is completely disturbed with footpaths that crosses the entire
site. Minimal vegetation is in the area, no endangered vegetation are on the application area.
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FIGURE 18: CBA & ESA AREAS

Therefore, the development will not have any significant negative impacts on the natural
environment on or around the application area.
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20. 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 multi-purpose community facility will promote
the integration of living environments and workplaces, and will bring economic activities within a
closer proximity to residential areas.

The proposed development lies within a strategic area for urban integration. Urban integration and
the breaking down of the barriers of apartheid is recognised as a strategic priority within the
WCPSDF1 and the Mossel Bay SDF.

21. INFILL DEVELOPMENT

The application area is within the urban edge for Mossel Bay and between existing residential
areas, the proposal will therefore constitute the infilling of land available for development within
the town. The proposal promotes and support the optimal development of vacant land parcels
within the existing urban structure (referred to as infill development).

22. AVAILABILITY OF SERVICES

Given the fact that the application area is located within the existing urban fabric, and within an
existing residential area, the proposed rezoning will not have any impact on infrastructure
provision.

23. PROVISION OF A COMMUNITY SSERVICE

The provision of a multi-purpose community facility is a social service that assists the people of
the Kwanongaba community. The child care unit is an educational establishment that socialises
and provides foundation education to young children. This means that a well-run, child-orientated
establishment has a positive impact on the social development of young children and thus a
positive long term impact on the community as a whole. The various workshops help provided
people with certain skills to equip them to find employment. The seedling nursery will educate
people how to grow crops on their own and provide locals with the opportunity to buy local
produce. The multi-purpose community facility will definitely benefit the community of
Kwanongaba in many ways.

24. SPATIAL PLANNING AND LAND USE MANAGEMENT ACT, 2013 (ACT 16 OF 2013)

One of the main objectives of SPLUMA is to provide a framework for spatial planning and land use
management to address past spatial and regulatory imbalances. This section illustrates how the

1 Western Cape Provincial Spatial Development Framework
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application is consistent with the 5 main development principles applicable to spatial planning, land
use management as set out in Section 42 of SPLUMA.

24.1. Spatial Justice

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;

Consistency of proposal with Spatial justice:

i. Development complies with Western Cape Provincial Spatial
development framework (2014).

ii.  The proposal will provide various social services to the community.
iii.  The proposal will curtail urban sprawl.
iv.  The development could be regarded as infill development.

v. Development complies in general with Mossel Bay Spatial
Development Framework (2008) as a spatial tool to guide future
development on a Local Municipal Level.

vi.  The proposal will address previous imbalances via the provision of
an child care centre for the poor and marginalised communities of
Kwanongaba.

24.2. Spatial Sustainability

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;

Promote land development in locations that are sustainable and limit urban
sprawl; and

Result in communities that are viable;
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Consistency of proposal with Spatial Sustainabili

ii.

fi.

iv.

Vi.

Vii.

Viii.

ix.

The development aims to promote land development.

The proposed development is located adjacent a major movement
corridor connecting residential and business associated uses.

The proposed development will contribute to the functional land
pattern in the surrounding area.

Proposed development will contribute towards a more integrated
urban environment.

The proposed development will contribute to the character of the
surrounding area.

The development will contribute to employment opportunities in the
area.

The proposal will provide access to education.

The proposed development will benefit the community of
Kwanongaba.

The proposal will provide local produce for a reasonable price.

The proposal will provide skills to unskilled people.

24.3. Spatial 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.

Consistency of proposal with Efficiency:
i

ii.

fi.

Development will make use of existing local resources and contribute
to specialised skills development within the local municipality.

The proposed development will contribute to urban infill and an
aesthetical appearance which will contribute to the character of the
surrounding area.

The proposal will make use of existing infrastructure networks
without having to expand the bulk services network.
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24.4. 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.

Consistency of proposal with Spatial Resilience:
The development complies with the following spatial development
frameworks.

- Western Cape Provincial Development Framework 2014
- Mossel Bay Spatial Development Framework 2008

24.5. 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.

Consistency of proposal with Good Administration:

i.  This principle has no direct bearing on the application, however, the
Mossel Bay municipality is obligated to consider the application fairly
and within the timeframes provided in terms of the municipal
planning bylaw.

25. CONCLUSION

In light of this motivation, and the information contained within the foregoing report, it is clear
that the application for:
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(i)  The subdivision of Kwanongaba Erf 1260 into two (2) portions: Portion A, measuring
2365m2 in extent, and a Remainder in terms of Section 15(2)(d) of Mossel Bay
Municipality Standard By-Law on Municipal Land Use Planning;

(i)  The subdivision of Kwanongaba Erf 912 into two (2) portions: Portion A, measuring
2709m2 in extent, and a Remainder in terms of Section 15(2)(d) of Mossel Bay
Municipality Standard By-Law on Municipal Land Use Planning;

(iii)  The consolidation of Portion A of Kwanongaba Erf 1260 and Portion A of Kwanongaba
Erf 912, to form a new property of 5074m2 in extent, in terms of Section 15(2)(e)
Mossel Bay Municipality Standard By-Law on Municipal Land Use Planning;

(iv)  The rezoning of the consolidated property from “Undetermined” to “Institutional Zone
ITI1” in order to allow for the development of a multi-purpose community centre in
terms of Section 15(2)(a) of Mossel Bay Municipality Standard By-Law on Municipal
Land Use Planning;

Meets the criteria as set out in The Spatial Planning and Land Use Management Act (SPLUMA)
and the Mossel Bay Land Use Planning Bylaw, 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

February 2017
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