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To partly address fhis the client requested Coastal Environmental Services (CES) fo prepare an
Environmental Feasibillty Study In ordes to determine Me opportunities and constraints presenied by the bio-
physical and soclal envionment and to Inform the development of a concapt for the Resort In an
emironmentally appropriate manner.

One of the flaws ldentfied In Me EIA Feasibilty Report Is the fact Mmat the subject property Is zoned
agriculture and that Act 70 procedures and procagunes ane required prior to the rezoning baing effected. The
Feasipiiy Report by CES, dated May 2009 also ientfied the fact that the oraft SDF for the Kowga
Municipallty dated Aprl 2008 designated the subject site for Residential Development at a denslity of 5 units/

Ha as a potential Naw that would miliate against emdronmental approvais and the supsequent development
of e 200 init Reso Hobel

The El4 Feashilty Study Indicates that the proposad development Is feasile and manageable and can

therefore be agequately managed through appropriate mitgation Measures as 581 out In report.  The report
will foem the basls for Tie full ELA process and consuitation with Interested and affected partles.

The DEDEA process requires confirmation from the Kouga Mumicipality on the stafus of the SDF proposais
and whether or not this would amount to 3 major Impediment to the rezoning of the proparty to Resort Zone
Our clents has found themseives In 3 quandary In that the EIA Authorisalion process cannob progress
significantly without the Input of the Municipallty on Its position In respect of the rezoning baing obtained. The
Ordinance provides for no oMer process 1o obtain ofMcial municipal commeant except through the submission
of a formal appilcation hence the application.

The SDF process which has been unfolding over the years has not been formaly concluded.  Even If it
were, basad on the fact that the SDF s 3 broad brush pian and was prepared wilout the level of detalied
environmental Investigations underaken by CES, It s reasonabie to expect that the decision on the type of
development that can be considered should be based less on the SDF proposals but rather on e indings
of e detalied Environmental Raports prepared by Specialists and Enginears.

It I5 acknowiedged that the formal decision of Councl will be subjest to the outcome of e EIA Authorisation
process that ks required to be undertaken In accondance Wil condiion 16 of Section 24 and 24D of NEMA.
The condiions stipulate that auhorisaion I required for the transformation of undeveloped, vacant or
derelict land to estabish an M covering an area of SHa or more but less than 20Ha. The subject property
which forms part of this appiication s approximaiely 19 Hectares.

It Is requested that the Kouga Municipality give conskieration io the following Issues:

«  Municipallty 10 acknowledge that the applicaion to rezone the property can be proceeded with not
wiihstanding that the Draft SDF 2008 designales Me area for Resigential Development and at the
density of 5 uniis’ Ha

« The Municipalty has no objections In principie to the proposed development of a Resort subject 1o all
necessany E1A and Act 7D approvals amongst omers being obtained.

HE TE TSR TIR REFORT (hEw 18 ]
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2.8 Archaeoclogical Heritage Impact

The general area can be regarded as archeclogically very sensitive but due to the dense vegetation, on site
it iz not possible to confirm the existence and extent of archaeological site. Traces of shell middens have
been found along exposed trenches and in other disturbed areas within the site and in the immediate area of
the site.

Places like the Kabeljous River Estuary were popular areas for the Khoi San people to live due to the
plentiful and varied food sources within walking distance of the settlement (e.9. shell fish along the beach,
fizh in the estuary and game in nearby hillz) and it is expected that the area iz rich in archaeological sites
(J Binneman, 2009). All measures shall be taken to protect and preserve heritage resources found on site

which may represent the last remaining Khoi San heritage sites west of the Kabeljous River.

Development will be subject to the sfrict observance of the following guidelines during the Phase 1 process:

= A detailed archaeological heritage status be undertaken to establish if any sites are found and if gites
or traces of sites are found, then additional recommendations would need fo be set out.

= |f no obvious sites are found, care musgt still be taken before the development begins to ensure that
the top soil is removed carefully in places where building work will take place in order to expose the
area and make it easier to locate any sites.

= An archaesclogist must be on site during the scraping exercise to monitor the process and where

necessary to be able to stop the process if archaeological sites are identified.

A phase 2 investigation should be undertaken after the area has been scrapped to ascertain incidence of

sites and the process shall include the following:

« Excavate a few test pits and test renches where foundation footings will be placed and where
general soil disturbance may take place.

= 0On going site monitoring during construction to occur and if sites are identified, work should be
stopped to await archaeological input.

= Prepare a Management Strategy to be included in the Home Owners Association and other relevant
legal entity for Resort Management and to inform wvisitors of possible heritage resources on the
property and in the immediate areas as well as to prevent/ minimize further damage of sites and the
collection of artefacts by visitors and residents alike.

It is proposed that as a contribution to the management of the envircnment, the development should include
an Environmental Education and Information Centre where all relevant information regarding the

maintenance of the heritage resources of the area can be documented.

REF: KABS10004/ MOTHATION REPORT(REY 0.3 1
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3 POLICY FRAMEWORK

3.1 SDF Proposals

The draft Kouga Municipality SDF, 2008 designates the site for residential development at a density of 5
unitsf Ha. The SDF does not explain whether other altemative uses were considered and how they fared
compared to Residential useage in terms of impact on the site and confribution to the economy in particular

tourism, amongst other criteria.

The draft SDF does not state categorically that residential development, and at the density suggested, is the
only appropriate use for the site, nor does it elaborate why the density iz as low as suggested and on what

basgis this density cap was amived at.

The SDF dees acknowledge that the agriculture zoning is no longer appropriate to retain. It also recognises
that the site is better utilised for residential purpoges rather than being left in its present state. The proposed
resort development constitutes a short term rather than permamnent residential development and should be
seen as being in line with the SDF guidelines in that the primary use will remain residential albeit at a higher
density than iz set in the SDF (assuming the gross area to be 19.45Ha, the gross density of a 200 Unit

Resort Hotel would be 10 nooms per hectare).

The SDF 5 & high level policy document that does not give and/ or take away land use rights. The land use
rghtz are exercised through the Zoning Scheme following a formal process of rezoning and public

participation.

The S0DF s too broad a plan to set fixed density parameters. It is best that the detailed guidelines are set in
more detailed plans having taken account of more site specific characteristice that influence the Site

Cevelopment Plans.

The SDF sets the following criteria which guide land use policy:

« Efficient and Integrated Land Development
— Development of residential and employment opportunities close to and integrated with each
other.
—  Optimal use of resources (e.g. land, roads, transportation, ete. ).
— Promote diverse land use on individual erven or subdivisions.
— Discourage sprawl and develop compact city.

— Environmentally sustainable land development practices and processes.

REF: KAE/ 10004 MOTNWATION REPORT (REY 0D 12
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4.3  Desirability of Proposed Redevelopment

The Land Use Planning Ordinance (13 of 19835) under Section 36 (1) states that applications for the rezoning
and change of use can only “be refused on the basiz of a lack of desirability of the contemplated
utilisation of the land concemned, including the guideline propesals in a relevant structure plan in so far it

refers to desirability and on the basis of its effect on the exiting use rights®.

Section 36(2) states that the other aspects to take cognisance of are “safety and welfare of the
community, the preservation of the natural and developed environment and the effect of the

application on existing rights”.
The desirability of the proposed development will be discussed in more detail under the following headings.
43.1 Resort Zone

The Jefireys Bay Zoning Scheme stipulates that a Resort Zone permits holiday accommodation as a primany

use right with consent uses for resort shop, tourist facilities, hotel and holiday housing.

Holiday Accommodafion refers to "a harmmoniously designed and built development® which may include
dwelling units in private or public ownership, comprise a single enterprize and which shall be only marketed

by means of short-term or time sharing basis but does not include a hotel or motel.

Holiday Howusing may include dwelling units, where housing may be rented out or may be separately
alienated by means of time sharing, sectional title division, the selling of block shares or the subdivision of
the property, on condition that a Home Owners Association is established but does not include a Hotel or
Motel.

The Zoning Scheme does not stipulate resort zone conditions but provides for the following to be laid down

at the rezoning stage:

= Density

= Layout

= Landscaping

= Building Design

« Position of Structures, Stands and Intemal Roads

This indicates that the scheme takes cognisance of the fact that resorts are a unigue development that
should be developed in line with special conditions based on the case by case assessment. The normal
zoning scheme controls and generic policy guidelines set in the policy framework (e.g9. SDF) are not

appropriate to regulate use in a Resort Zone.

REF: KAE/M0004/MOTIVATION REPORT(REY 0B 17
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The proposals in the SDF to designate the subject area for residential development at 5 units/ Ha cannot be
interpreted to mean that this also applies to the Resort Zone as new zone conditions and density need to be
developed for the zone in accordance with the provisions in the Zoning Scheme. The SDF density cap only
ke applied if the area is developed for conventional residential development such as already exists adjacent
the site.

4.3.2 Market Driven Demand

Although the Land Use Planning Ordinance 15 of 1985 requires a developer to prove “desirability” rather
than “nesd”, we believe that it iz important to lock at market demand for tourism facilities, as a motivation for
the proposed development because tourizm is largely market driven. Desirability alone iz not enocugh to

create a bankakble tourist project.

The Eastern Cape is the seventh (7™) most visited Province in South Africa by intemational tourists and is
the third {3"’} most vigited by domestic tourists after the Western Cape and Gauteng. (Urban Econ, 2007).

The Jeffreye Bay Coastal Zone is largely undeveloped with excellent opportunities for eco-touriem and

wildemess value.

The Eastern Cape is one of South Africa's most poverty stricken and least developed areas with 64% of the
population reported to be living in poverty. The Province has the second lowest GDP per capita and has
amongst the highest unemployment levels in South Africa. The poverty gap, which has been estimated at
24%, is the highest in South Africa (South African Competiveness Monitor 1996, Provincial Comparison,
WEFA Group, Trends 1991).

The development of the subject site will contribute to the much needed tourism facilities in the area. It will
promote eco-tourism in one of the pristine and atiractive estuarine and waterfront locations in Jefireys Bay
and will open up a significant tourism mode on the northern gateway to Jeffreys Bay. Cumently most facilities
are located in the CBD and fo the south of the CBD. The development will also create much needed
employment to address high poverty levels amongst the residents of the area, promote the sustainable
utilisation of the attractive wilderness and eco-tourism areas and atiract much needed foreign investment

and tourist revenue to the area and the sub-region.

Research undertaken by Urban Econ in Jeffreys Bay in 2007, indicates that intermnational tourists prefer local

accommodation while domestic tourists prefer self catering accommodation.

The study detemined that there is a gap in the local market for “Value and lifestyle centres and
entertainment facilitiez” including Health Spa’s, Medical and Adventure Tourism catering for unique niche
market preferences (e.g. natural and herbal medicinal products, organic food nursery and shops, restaurant

specialising in local cuisine, etc.

REF: KAE/10004/MOTNATION REPORT (REY OB 18
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441 Maximise Unigue Environment

The development of a Waterfront Resort on the banks of the Kabeljous River Estuary is more appropriate
than developing the area for residential purposes, as suggested in the draft SDF, 2008.

The site enjoys a navigable frontage to the Kabeljous River and iz north facing. People are driven to water
and “wrban waterfronts, whether natural or artificial, are now prime pisces of real estate, valuable stages for

architectural display and great places for public recreation” (Grady Clay, 1998).

Mot many sites enjoy access to navigable natural waterfront in Jeffreye Bay and it iz essential that those
which do should maximise the frontage for development of unigue tourists” assels that can attract more
people. Developing such areas for private residences essentially results in the ‘privatisation™ of valuable
assets that should be enjoyed by more people and enable the economy to benefit the society generally

monre.

The development of a resort compriging an interpretative centre and accommaodation will enable the area to
open up to more than just the residents of the enclave. It will ensure public access to the Kabeljous River,
beyond the narmow setback line that is generally observed and is characteristic of the interface between the

coast and adjacent residential developments.

4.4.2 SDF Proposals

The draft SDF 2008 recommends that the area be developed for Residential purposes at a density of 5 units/
Ha. The site is adjacent an existing residential development already developed to a density of 9.47ha units

per Ha. It is difficult to understand why a lower density is suggested for the site for the following reasons:

+ A large part of the site is not suitable for development into a conventional suburb as it contains
environmentally sensitive vegetation, the protection of which is best achieved through concept
development that is controlled by a single entity and is concentrated on disturbed areas. Suburban
development, no matter how low the density, tends to indiscriminately destroy the sensitive areas,
promote sprawl over sensitive areas and cause damage through the installation of infrastructure.

« The SDF deals essentially with residential development that is primarily driven by State Subsidy
policies and to limited extent private capital. It does not have a good understanding of the dynamics
of the tourizst market nor has it shown that it has taken account of this industry in the formulation of
proposed policies. It makes no specific recommendations about niche market tounsm developments

which tend to be driven by specialised market investments such as is the development of Farm 328.

Jeffreys Bay markets itself as the “jewel” of the Eastern Cape and as a major eco-tourism destination. There
is a constant need to re-evaluate and increase the current tourism offering in the area to continue to attract
tourists. The municipality should prepare a long term plan that indicates areas that are ideal for tourism in

the long term and also develop critena for developers to use to identify potential sites.

REF: KABE/10004/MOTNATION REPORT (REY 0D 21
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The SDF iz a guideline document that does not take away or give away any rights. It is not a Zoning
Scheme and therefore its suggested development guidelines are not cast in store. It is normally reviewed
every S years and it iz normal to expect that the recommendations for a particular site may be changed in the

next review.

The SDF states that “no land wse is more imporiant than any other, s0 no land use should be favoured
above others™ and that land use decisions should “nof inferfere in the normal operafions of the market and

should recognise market principles”.

It stands to reason that the decision to allocate a density factor of 5 units/ Ha for the subject site does not
specifically preclude the development of the site for alternative uses. The SDP does not state categorically

that a Resort in general and as proposed by our client is not desirable for the area.

There are other equally suitable sites for residential development closer to the Shopping Malls and far away
from pristine environments. Moreover Jefireys Bay has an over supply of residential land that is already
planned and for which ELA and land use planning approval, have been granted and services installed. | will

take well over the S year time horizon for the SDF review for the available residential to be taken up.

The market principles dictate that other developments rather than residential be considered. Eco-tourizm is
a major asset for Jeffreys Bay and it iz reasonable to expect that a property located on an attractive estuary,
on the gateway into Jeffreys Bay and that is in a quiet lagoon, close to a narrow gauge line on which runs the

only steam train in the world should attract top tourism clientele.

The SDF promotes integrated development and given that the bulk of the area is already developed
suburbia, it is important to introduce other uses to promote mixed use rather than continue with the

homogenous and conventional residential development in one of the most attractive coastal locations.

A Resort such as this enables purpose made infrastructure to be provided without the need to destroy large

areas of the habitat to install public roads and other services.

4.4.3 Gateway into Jeffreys Bay

The subject site is located along the Kabeljous River which is the northern gateway to Jeffreys Bay. The site

iz accessible from two major roads, the R102 and MR389 (Da Gama Road Extension).

This makes it ideal for a Resort that will be visible to passing traffic and traffic entering the urban areas of
Jeffreys Bay. It can also be accessed by water, rail and road and this is a unigue locational advantage that

should be maximised.

REF: KAE/M0004/MOTIVATION REPORT(REY 0B 22
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444 Transition fone

The site forms an edge to the northwards extension of residential developments towards the Coast and
provides a trangition zone between residential developments to the south and eco-touriegm and nature

reserve to the north of the Kabeljous River (the KDA Mandate Area).

It iz best developed to compliment and replicate part of the development envisaged for the KDA Mandate
Area. The development alzo supporte the Gamtoos — Kabeljous (GAMKAB) initiative that seeks to promote

a strong heritage and eco-tourism offering between the Kabeljous and Gamtoos River.

Being located adjacent to the Mature Reserve, this development will enable a Resort Hotel to be built on a
less senszitive area to enable tourists to stay close enough but outside of the Mature Reserve. This will
reduce pressure to develop more intensive facilities to the north of Kabeljous River and within the Mature
Reserve, will also ensure overlooking development along the estuary and ready market close by to the

Mature Reserve.

4.4.5 Impact on Existing Rights

The Ordinance states that a decizion on a rezoning application shall consider the impact on existing rights.

The property is not being used for agriculiure and therefore the impact on existing rights iz a mute point. The
impact of the development on adjacent development (residential suburk) is likely to be positive because a
Hotel Resort is essentially a residential useage, except that it iz short term rather than permanent

accommodation.

The impact on the adjacent estuary will be managed through ensuring that development iz kept above the
floodiine and is developed and managed in full cbservance of all the setbacks and management guidelines

contained in the Environmental Approvals.

The Resort Zone permits holiday accommodation as a primary use right and Hotel, Motel, Tourist Facility
and Resort Shop and Holiday Housing by Special Consent. It iz clear that the impact on existing rights is
therefore positive rather than negative and the proposed uses are already permissible within the Resort Zone

either as a primary use or by Special Consent.

The Jeffreys Bay Zoning Scheme also makes provision for development guidelines and controls to be
developed for and submitted for approval to the Municipality for each Resort Zone development. The
application sets out clear guidelines for the proposed Resort development. I these are not adequate the

Municipality, DEDEA or DWARF and other State Departments can impose other conditions as necessary.

REF: KAE/ 10004 MOTIATION REPORT(REY 0.3 23

Coastal & Environmental Services 269 Laguna Bay Resort and Visitor Centre



Volume 3: EIR - Appendices

RELONING & SUBDIVERION OF REMAINDER PTH & OF THE FARM KABELIOUS RIVER MR 338 METRCPLAN

4.4.6  Presentation or Natural and Built Environment

The approach adopted for thizs development iz based on and informed by the detailed Environmental
Feasibility Report prepared by CES and the detailed Hydrological and Floodline investigation prepared by
BKS. (Refer to Annexure F).

Both studies indicate no-go areas for development. The CES report also identified areas to be developed
that are already impacted upon and areas that should be preserved as well as the management strategy for
the preservation thersof. The development consistz of single and two storey clustered developments
separated by large natural and landscaped areas. The development is residential in scale (2 storeys or less)

and the intensity of development is low.

The CES report has influenced the layout, the footprint, the height and the wvisual articulation of the
architectural design vigion for the development. K is clear that this development iz not only environmentally
appropriate, it alzo champions the cause for the protection of the environment through keeping development
out of sensitive areas, promoting the establishment of an Interpretative and Environmental Education Centre

and the establishment of a Legal Entity to be accountable for the implementation of all mitigation measures.

4.4.7  Safety and Welfare of the Community

The proposed Resort development is suitable for a location adjacent to an existing residential enclave. The
development of land that has remained vacant for a long time should improve safety and security in that the
Reszort owners will now assume direct responsibility.

The Welfare of the community iz integrally tied to the economic development progpects that can be
leveraged. It is envisaged that the resort will provide much needed employment locally to the residents of
the Jeffreys Bay. This should result in increased incomes to those who work in the Resort to the benefit of

the Community as a whole.

REF: KAB/10004/MOTNATION REPORT (REY OB 24
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5 CONCLUSION

Jeffreys Bay is consideraed as one of the premier holiday towns in the Country. It is critical that it continues to
grow the tourism offering in order to maintain and enhance its status, through the construction of new

facilities and/ or upgrading of existing tourism infrastructure.

Application is therefore being made for:

= Rezoning of Remainder of Portion & of the Farm Kabeljous No. 328 from Agriculture to Resort Zone.

= Special Consent for the development of Holiday Housing, Hotel, Tourist Facility (Interpretative
Centre) and Resort Shop on the subject property.

= Subdivision of the property as reflected on Plan KABM0004/02 to formalize the MR389 Road

Rezserve.

The application iz subject to Environmental Authorigation and permission for the Subdivision of Agriculture

Land of the Land in terms of Act 70 of 1970 being obtained in the first instance.

REF: KAE/10004/MOTIVATION REPORT(REY 0.3 25
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APPENDIX E: VISITOR CENTRE STUDY REPORT (EAST LONDON
MUSEUM, OCTOBER 2010)

Visitor Centre Study
Proposed Laguna Bay Resort and Visitor Centre (Jeffrey’'s Bay)

Submitted to Coastal and Environmental Services (Grahamstown)
By the East London Museum (East London)

* (A two day site inspection was undertaken and the Final Scoping Record was reviewed for
this study)

Review of the Final Scoping Becord:

Having read the Final Scoping Record (FSR) the following was noted in relation to the proposed
Visitor Centre (Laguna Bay Resort and Visitor Centre, leffrey’s Bay):

i. Overall rationale for the proposed development — a high guality resort and Visitor Centre for
Jefirey's Bay. The intended 18 08 ha of land proposed for this activity is adjacent to one of the
important access routes into the town of Jeffrey’s Bay. As such any development on this land should
improve the conservation status of important fauna and flora, be visually un-obtrusive, provide
some job opportunities and reclaim the area (in part) for improved visitor access. Included in the
above is a strong emphasis on providing high quality resort type accommodation. The development
will improve the consenvation status of the area under discussion should the principles detailed in
the F5R be adhered too, induding cognisance of flood lines, protection of high priority veld types (eg.
Renosterveld) and a strong commitment to consistency in use of building materials and style (more
comments on this can be noted below). Being a development proposal (as opposed to a nature
reserve prodamation) there will be a visual impact but the proposed layout and style should
mitigate against some of the concarns that are usually assodated with coastal developments.

ii. The FSR clearly details how the area will be used both for the resort development aspect, the
Visitor Centre and the improved ecotourism infrastructure such as boardwalks, bird hides and the
like. & comment here would be that a little more planning detail is required to more specifically
relate the layout of all of the above on the property to the remainder of the area which will be left
for natural ecological processes associated with the stated vegetation types (including the estuarine
environment). In this respect additional darification may be useful to more dearly define the
percentage area developed versus percentage area consernved and the manner in which the
conserved areas will be managed (related to conservation management plans based on spedific
vegetation types and associations to faunal species and habitat use by the same).

jii. Laguna Bay Resort and Visitor Cantre is a private development. Public access to the Visitor Centre
will not deter from the privacy of resort owners/visitors but more clarity is required as to how the
assodated tourism infrastructure listed above will be utilised while still maintaining the privacy of
other patrons who are not day visitors. Will all boardwalks be available for use by the public or just
sections thereof? Similarly, will all bird hides be open to the public or just one? The F5R indicates
this. & recommendation would be to consider a design application that contains a free flow visitor
routing from the Visitor Centre to a central bird hide and other ‘destinations points’ such as
loockouts, without interfering too much with the privacy of patrons to the resort. It has been noted
that indigenous gardens will be designed with pagodas to create some privacy for resort patrons.

Coastal & Environmental Services Laguna Bay Resort and Visitor Centre
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Beview of the design and location of the Visitor Centre:

i. The square block design of the Visitor Centre is the most cost effective. This design needs to be
tempered with appropriate landscaping, suitable colouration and orientation to keep it from being
too obtrusive and blodk-ike in the proposed surmounds. The 2 storeys will have to be carefully
considered in its chosen place so as not to detract too much from the general sky-line when viewed
from the estuary westwards.

ii. & general comment about the size is that it may be a bit ambitious considering that the facility will
comipete with other tourist attractions and is assodated with a private development. Size plays an
important role in visual impact in the comtext of keeping a natural look to any development — the
three blocks, multi-storeyed will be more of a challenge to “blend-in” than a single storey design
spread over a larger area.

iii. The design does cover all the bases for attracting visitors to the proposed development — a
restaurant/pub, shop and an information/display area. These three aspects will hold appeal for a
wider visitor market which includes a general learning experience, an eatery/pub and a shop to
purchase tourist types materials (books, t-shirts, postcards, coffee mugs etc). It must be born in
mind that in order to compete with a lot of similar type tourist attractions a particular brand will
have to be developed. The display area design and the information contained therein will be vital to
make this fadlity an attraction in the context of the above statement.

iv. A positive aspect of the block design is that it does allow a chosen orientation to maximise views,
facilitate the inter-play between its three main functions (listed above) and is more economical to
CONSIruCT.

v. The location of the Centre which is set-back (from the estuary) has sasy access off De Gamma
Drive and is the most suitable. However, its placement may be better if built further north on Da
Gamma Drive. Firstly, it will have better views seaward and east of the estuary mouth and secondly
will be further away from the housing development to the south-west. There will also be more
flexibility in the way the building can be orientated. In this regard topography (slope) should not be a
problem, however consideration will have to be given to the vegetation type which may be
displaced.

vi. Before a final dedision is taken on the location of the Centre it may be a worthwhile exercise to
transect the potential height and skyline implications of the fadility as viewed from the estuary. This
will allow for a revision on the 2 storey height against a back-drop which may allow the Centre to
blend in better with the surrounds.

vil. Consideration should be given to the prevailing winds both in orientation and the use of
materials for construction. Awnings and roll-down blinds are not recommended. The location of the
Centre as discussed above will be very vulnerable to the strong easterly winds channelled along the
coast and funnelled up the slope to the proposed site of the Centre.

Assessment of the proposed facdilities of the Visitor Centre:

i. It is noted in the FSR that environmental education is not a listed activity of the Visitor Centre. As
such it is a centre to accommodate visitors and to impart general tourist information, including
interpretations of the fauna and flora of the area. A trade off in this respect (depending of the
footprint allocation for the design and the budget) would be general display space as opposed to a
lecture / seminar space that may or may not be utilised properly if environmental education is not
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effected. For the purposes of this development the seminar room may be better utilised as
additional display space with the option to utilise it ad hoc for seminars and as a presentation room.

ii. It wiould not normially be suitable to combine a ‘sports pub® with a display or teaching space (on
the same floor), but in this instance it is assumed very little formal education will take place at the
Visitor Centre and the lobby on the 1" floor will buffer noise generated from the pub. It may be a
consideration to have the pub design situated left in the plan view with the seminar room being
right (overlooking the present housing development). More patrons will be utilising the pub space
per unit time than the seminar room and as such a better view for the former may be more
advisable. Additional afternoon sun will also be available — an added bonus in summer.

ii. & comment in relation to the above point would be to have both the restaurant and the pub on
the same floor (1% floor) and to move the display area(s) to the ground floor. This will maximise the
opportunity to appreciate the views over the estuary and the coast. It will also fadlitate disabled
access to the display area and the movement of large leaming groups such as school-children.

iv. Access to storage space in the basement may be a problemn for the restaurant (kitchen) and pub
located on the first floor. In some respects refrigeration space and dry space is needed close on
hand, espedially with a proposed patronage of 100 [restaurant). Municipal by-laws will be applicable
in this regard. The kitchen and shop space will have to be combined (as noted in the original plan)
also on the first floor.

v. The ground floor to replace the reception area with the shop, including the display area, the
second display area/seminar room and office space with ablutions.

vi. Should the seminar room be utilised for display space a recommendation would be that the
displays are portable (pull-out posters and captioned photographs) and focus on general ecological
aspects of the area, induding geclogy, geomorphology and archasology. The display area proper
should have a full interpretation of the workings of the Kabeljouwws estuary, its associated fauna and
flora and a descriptive interpretation of the weld types and the respective vertebrates and
invertebrates that inhabitant these veld types.

Additional features and fadilities (Visitor Centre):

i. It is assumed the building will have a flat roof — this may be considered in the design to minimise
the effect on the sky-line [though the green back-drop and gentle slope to the estuary mitigates
against too negative an effect) and to accommodate an observation platform. The usefulness of this
will be 1o observe the full sweep of the estuary, the curved coast-line and wading bird species. The
downside to this idea will be the effect it has on the resort buildings close by (espedally from privacy
point of view).

ii. The restaurant {located on the 1% floor as recommended zbove) may be enhanced by having an
outside deck induded in the present design plan and a stairwvay to the observation platform (should
this idea be acceptable).

jii. The sguare courtyard on the ground floor could accommodate a telescope base so that this area
could double up as a mini observatory after hours for residents to practice a bit of astronormy on
clear nights with decreased light pollution. A separate light switch can facilitate turning off security
lightts [im this area alone) so that it can be used for this option.
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iv. A braai boma could be situated to the left of the Centre taking the general theme of the resort
and Centre in its design (pagodas and hedge shrubbeny).

v. Artificial islands could be created in the water feature to attract some bird species and enhance
avifaunal viewing opportunities.

vi. Displays should include some early Khoisan archasological aspects (middens etc.), the history of
surfing in the area, early settlements, the history of leffrey’s Bay, an interpretation of main
topographical features which can be seen from the Centre (here a model may be useful), places of
interest and interpretations of the natural surrounds of the Resort (this may be considered to be
more permanent displays erected in the display area proper).

vil. Touch-screen audio-visual monitors would be useful as a tool to present 5 minute video's which
describe estuarine processes specific to the Kabeljouws (based on many research projects over the
decades), the migratory bird species, smaller mammalian fauna (mole-rats, porcupines and the budk
species), a slide show on the plant species, a brief historical clip on surfing and its contribution to the
economy of Jeffrey’s Bay and a presentation descaibing the geological and geomorphological
processes which shaped the landscape seen from the proposed Visitor Centre.

Recommendation for the design and operation of the Centre:

i. It is agreed that the design remain essentially the same and that space usage is changed as
discussed above, both for the educational/entertainment aspects and the restaurant/pub/ shop type
activities. The orientation of this type of design on a proposed sight will be critical to capitalise on
available daily sunlight for patrons and in part for the visitor component. The orientation of the
building essentially having the entrance facing west towards the road (Da Gamma) may have to have
slight modifications if the whole concept design is swivelled slightly to the north to accommodate
more light during the day. The level landscape does allow for this consideration.

ii. Window design may differ for the first floor component of the building as this has a very different
visitor use {restaurant and pub) which needs to be large embradng the outside surmrounds, whereas,
the display and seminar/display areas need less light and perhaps tinted windows to maximise the
effectiveness of the displays (from a visual point of view) and the audic-visual experience.

jii. In some respects the Visitor Centre should function as a connector to the trails, boardwalks and
hides proposed for the development. As such, site specfic interpretations of what can be
experienced and learmnt on utilising these fadlities should be communicated from the Centre and its
location a departure point for routing through to these facilities. This may entaill some minor
modifications in design and layout of the Centre to accommodate the above.

iv. It would be important that the operation of the pub and restaurant be linked financially to the
operational sustainability of the Visitor Centre. Income accrued from these operations or a rental
agreement payment from a lessee should be used to maintain the building, pay for lights and water,
alarm systems, insurances and contribute to Centre staff salaries.

V. Access from the Centre to the remainder of the resort should have a secure point of entry so that
this can be closed at night. All visitors utilising the boardwalks, trails and hides should report to the
reception area before using the resort. During peak holiday s=ason’s visitor numbers may have to be
controlled. This will facilitate better use and enjoyment of the surmrounds for all concerned.
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