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AGENDA 8TH COUNCIL MEETING OF THE COUNCIL 2017-04-26 
OF STELLENBOSCH MUNICIPALITY

ADDITIONAL ITEMS 

7.5 HUMAN SETTLEMENTS: [CLLR PW BISCOMBE] 

7.5.6 IDAS VALLEY HOUSING PROJECT 

1. PURPOSE OF THE REPORT

To obtain approval from the Municipal Council to amend the tender of B/SM
246/09B as envisaged in terms of section 116(3)(a) and (b) of the Municipal
Finance Management Act, 56 of 2003 (“MFMA”) to obtain the following:

a) To adjust the selling prices of the housing units in line with a
reasonable, average yearly escalation rate.

b) To revise the percentage of house typologies in the different income
bands in order to provide an affordable, marketable spread of units.

2. BACKGROUND

Idas Valley is a well-established traditional community and has been
protected as a heritage site since 1976.  During 1980, Council developed
‘treintjiesdorp’ in Newman Street for the poor community of Idas Valley.
Thereafter the development of Lindida was implemented to make provision
for the middle income families in Idas Valley.  This development started in
1990 whereby families had an opportunity to buy properties in the Garden
Cities development.

The municipality has for the past 25 years trying to get a project started in
Idas Valley.  There was political pressure on delivering a project in Idas
Valley, as well as a result of the increased backyard dwellers.  The current
project started 10 years ago and the municipality requested several proposal
calls to get a turnkey developer appointed.

2.1 Project summary 

The Developer submitted a Development Proposals dated 31 August 2009. 
Stellenbosch Municipality accepted the proposals subject to certain 
conditions as per SCM letter ref number 6/1/1.  A Land Availability 
Agreement was signed on 12th of March 2014. 

The original tender allowed for the development of subsidised and affordable 
houses on the two respective sites as stipulated in the bid received.  During 
the tender stage the developers was responsible to obtain the land use 
rights before the project could be implemented. 

The Municipality faced particular bulk issues from the date of appointment, 
in particular sewer capacity, and as such the project implementation was 
stifled up to 2016 due to no fault of any of the contracting parties.  

In the tender it was stipulated that the amount of units are only estimated 
amounts and that it would be finalised based on approved designs and 
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application approvals.  The tender also made provision for escalation under 
schedule 11 in their business plan that confirms that the market forces will 
determine the final mix of units and tempo of development.  It must be noted 
that the proposal that was submitted in 2009 was therefore based on the 
market related values of houses that could be delivered.  

In the Environmental approval stage, it came to light that several appeals 
were received against the proposed developments.  This had a major impact 
on the final proposal that was planned for specifically the Lindida site.  The 
surrounding owners were against any subsidised housing development 
adjacent to their established properties.  The subsidy housing component 
was therefore removed from the proposed development at the site in 
Lindida.   

During the original drafting of the tender, the drafting of the flood-line was 
not indicated on the site and this also led to the amendment of the final 
layout plan due to the wetlands area on the site.  

The Planning application was submitted during December 2015, and the 
layout plans had to change ten (10) times in order to accommodate all the 
conditions of the external state departments involved.  It was a lengthy 
process to obtain the final approval from DEA&DP and with the assistance 
of the monthly Municipal Outreach Program (MOP) meetings a final approval 
for both sites were received in February 2017. 

Human Settlements submitted the final Planning application on 6 March 
2017 and the proposed developments were advertised on 16 March 2017.  

2.2 Status of the project 

Adjust the appointment of the developer from SAM JV to ASLA 
Magwebu 

 
The Developer SAM JV, was a joint venture between Asla Magwebu and 
Shatel Property Development.  Shatel Property Development Shatel 
Property Development was placed under provisional liquidation by the High 
Court on 11 July 2015 and later declared insolvent  

Asla submitted a Portfolio of evidence indicating capacity to deal with the 
housing implementation requirements to Stellenbosch Municipality on 23 
November 2015.  In the Portfolio Asla proved that it could implement a 
project of this nature, providing all the necessary resources to successfully 
conclude this project in its entirety without Shatel Property Development 
being a part of the developer.  The Bid Adjudication Committee (BAC) 
approved an item supporting ASLA Magwebu to implement the project. As 
such it is proposed that ASLA Magwebu will be the company implementing 
the project. 

Asla Magwebu as the Project Managers has appointed the following 
professional team: 

a) Architects 

Prepare house typologies 
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b) Town Planners – Nuplan Africa 

Appointed to assist with the Planning applications for funding, to the 
Provincial Department of Human Settlements (PDoHS).  Prepared 
the town layout and discuss with the Planning department of the 
Municipality.  Land Use Planning Act (LUPA) application in process. 

c) Civil Engineers – DECA Engineers 

Design the internal services based on the latest town layout in order 
to provide cost estimates.  Assisted in the planning application for 
funding and well as the NEMA application.  Prepare and submit the 
traffic impact assessment report. 

Prepare and submit a storm water management plan. 

d) Electrical Engineers – Lyners Engineers 

Provide an estimate of the anticipated internal electrical network.  
Confirm bulk availability. 

e) Land Surveyor – RAB Land Surveyors 

Prepare the topo-graphical survey to enable an optimum town layout. 
Prepare and submit the general plans to the Surveyor General for 
approval. 

f) Environmental consultant – ECO Impact Consultants 

Prepare and submit the National Emergency Management Agency 
(NEMA) applications, meet with all interested and affected parties. 
Participate in Public participations and engagements.  Appoint all 
specialists as dictated by Department of Environmental Affairs and 
Development Planning (DEA&DP) and Department of Water Affairs 
(DWA). 

g) Urban Designers – Urban Designs 

Give input in the overall urban design concepts of the layout. 

h) Geotechnical Consultants – Core Geotechnical Consultants 

Investigate and report on the geotechnical issues of the ground conditions of 
the development area. 

3. DISCUSSION 

3.1 Increased subsidy amounts 

The provision of subsidise housing developments are in accordance with the 
Housing Code and funded from the provincial/national subsidies.  The 
subsidy amount, per opportunity, is amended from time to time by the 
government, to allow for changed standards and rising cost of 
implementation.  Since the award of the tender, this subsidy amount has 
been adjusted and the latest subsidy amount is applicable to the contract 
with Asla Magwebu Pty Ltd. 
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The additional specifications that must be addressed when the subsidy 
houses will be constructed are amongst the following: 

 Concrete aprons around the house (storm water reticulation 
management) 

 Electrification throughout the entire house 

 Ceilings in the house 

 Cornice at ceilings 

 Sink below kitchen tap 

 Back door  

3.2 Adjustment of the selling price/unit 

The Bid proposal was done in 2009/10 and the following subsidy quantums 
were applicable at the time: 

 B Grade engineering services: 2010 Quantum = R22 162.00 

 Subsidy quantum for a 40m2 House from 1 April 2010 = R55 706.00  

The Provincial Department of Human Settlements use the indices as 
provided by the Buro of Economic Research (BER) and determined the 
escalation in costs of the subsidy quantum from 2010 to 2014 as follows: 

Subsidy Quantum 2014 to present: 

 B Grade engineering services 2014 = R34 401.00  

 Pre-Sans houses: May 2014 = R86 640.00 

Escalation 

The delayed implementation from 2009 to date had an impact on the 
escalation of the price of the units that can be delivered.  According to the 
Municipal valuations, the market value of the surrounding properties 
adjacent to the proposed developments escalated between 45-55% from 
2009 – 2016. 

The indices of the Buro of Economic Research were used to determine the 
escalation of prices in the building industry. It was determined that an 
average of 6% increase occurred from 2009 – 2016. 

Using the Buro of Economic Research’s escalation rate, the increase in unit 
cost in the various categories are as follows: 

Selling Price as per Tender document Increase by 6%/year 
Up to R100 000 (Subsidy unit) R155 000 (subsidy from 2014) 
R100 001 – R350 000 Units less than R521 000.00 
R350 001 – R500 000 Units less than R751 800.00 
R500 001 – R750 000 Units less than R1 000 000.00 

Escalation from 1 July 2010 until 30 June 2016. 
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It is requested that the original tender categories are adjusted in line with the 
escalated categories as contained in the right hand column.   

The development proposal at the time made provision for various typologies, 
ranging between R155 000 and more than R1 000 000.00. The objective of 
the Municipality at the time of tender was to provide subsidy and affordable 
housing in an integrated residential development project. Taking this into 
account as well as the escalation in cost, the following spread of typologies 
are requested: 

Tender proposal Nr of 
units 

Revised proposal Nr of 
units 

Subsidy units 35% 158 Subsidy unit 21% 89 
100 – 350  50% 225 100 – 350  None 0 
350 – 500 5% 22 Units less than 

R521 000 
73% ±315 

500 – 750 5% 22 Units less than 
R751 000 

5% ±25 

Plot and plan 5% 23 Plot and plan None 0 
 
It is imperative to note that a definite price indication of the proposed 
housing units will only be made available once the internal services have 
been installed. 

4. COMMENTS BY RELEVANT DEPARTMENTS 

 CFO 

Item is supported. 

 Legal Department 

In terms of section 116(3) of the MFMA a contract or agreement procured 
through the supply chain management policy of a municipality may be 
amended by the parties, but only after – 

(a) the reasons for the proposed amendments have been tabled in the 
council of the municipality; and 

(b) the local community – 

(i) has been given reasonable notice of the intension to amend the 
contract or agreement;  and 

(ii) has been invited to submit representations to the municipality. 

In terms of circular 62 Municipalities may expand or amend contracts for 
construction related goods by not more than 20%. Anything above the 
aforementioned threshold must be reported to Council. 

The item and recommendations are supported. 
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RECOMMENDED 

that Council approve that the tender be amended by following the section 
116(3)(a) and (b) of the Municipal Finance Management Act, 56 of 2003. 

 

7TH COUNCIL: 2017-03-29: ITEM 8.5 

RESOLVED (majority vote) 

that Council approve that the tender be amended by following the Section 
116(3)(a) and (b) of the Municipal Finance Management Act, 56 of 2003. 

 
Councillors DA Hendrickse and LK Horsband (Ms) requested that their 
votes of dissent be minuted. 

 

FURTHER COMMENTS FROM THE DIRECTOR: HUMAN SETTLEMENTS & 
PROPERTY MANAGEMENT 

Subsequently to the Council decision, an advertisement was placed in ‘Die Burger’ 
on 6 April 2017 (see attached, APPENDIX 1) in accordance with Section 116(3)(a) 
and (b) of the Municipal Finance Management Act, 56 of 2003. 

An overwhelming amount of objections/comments were received from the various 
stakeholders and the neighbouring land owners were investigated and herewith 
below the correspondence on the major aspects raised in accordance with the 
date received: 

 Advocate L Persensie, Ward 5 committee member (APPENDIX 2) 

The objection from Adv L Persensie was received on 7 April 2017 and was 
supported by ninety one (91) community member of Idas Valley (see attached 
APPENDIX 2).  The main concerns raised in the objection were the fact that the 
original house prices changed without consultation with the community.  The 
escalation in price was also a major concern and according to the signed objection 
the community will not be able to afford the escalation in the proposed project.   

 Mr P Herandien on behalf of Ward 5 committee and affected community 
(APPENDIX 3) 

The objection from Mr P Herandien was received on 19 April 2017 and was signed 
by ninety two (92) community members of Idas Valley (see attached APPENDIX 
3).  According to the objection received the procedure that was followed by the 
municipality to place the advertisement of the Section 116 notice in ‘Die Burger’ of 
6 April 2017 was not accessible to the local community.  

Substantive concerns raised – The main concerns of the community are the fact 
that the community was not consulted of the amendments of the change in the 
house prices, sizes and the reduction of subsidise houses that will be constructed.  
The community also requested that they be consulted before the contract is 
amended. 
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 Mr Derrick Hendrickse (APPENDIX 4) 

The objection from Mr Derrick Hendrickse was received on 20 April 2017.  The 
main concerns raised by Mr Hendrickse are the fact that there is no detail on the 
size of the houses and the specifications of the houses that will be delivered.  He 
also highlighted the availability of bulk infrastructure for the proposed project 
before implementation and the schedule for the delivery of houses in conjunction 
with the construction of civil works. 

Mr Hendrickse enquire on administration to advise Council as to why the tender 
should not be cancelled and re-advertised once the Engineering department has 
delivered the required upgrade in infrastructure capacity for the proposed project? 

RESPONSE TO OBJECTIONS RECEIVED  

OBJECTOR RESPONSE 
Objection Adv L Persensie, Ward 5 
committee member 

The matter was discussed during a meeting held between the Municipal 
Manager and the Developer on 19 April 2017 and the proposed amendment 
received on 20 April 2017 from Asla Magwebu (Pty) Ltd will accommodate 
the various income groups in Idas Valley. 

Objection from Mr P Herandien on 
behalf of Ward 5 community members 

The matter was addressed during the meeting that was held on 19 April 
2017 and the proposed amendment received on 20 April 2017 from Asla 
Magwebu (Pty) Ltd will accommodate the various income groups in Idas 
Valley. 

Objection from Mr P Herandien on 
behalf of Ward 5 community members 
 

It is noted that the advertisement was only placed in ‘Die Burger’.  The 
Department: New Housing followed the Supply Chain Management 
procedure as prescribed.  The Ward Councillors did however inform their 
respective ward committees of the Agenda item and the advertisement that 
was placed in ‘Die Burger’. 
The matter was addressed during the meeting that was held on 19 April 
2017 and the proposed amendment received on 20 April 2017 from Asla 
Magwebu (Pty) Ltd will accommodate the various income groups in Idas 
Valley.  During the meeting the Municipal Manager also instructed that a 
public meeting be arranged to inform the community of the proposed revised 
categories, before the implementation of the project. 

Objection from Mr D Hendrickse 
 

The revised typologies will be consulted with the community before finalising 
the products.  It must be noted that the required bulk services will be 
installed parallel with the implementation of the project.  The budget in the 
new financial year makes provision for the proposed developments as per 
proposed engineering budget. 
The tender with Asla Magwebu (Pty) Ltd is a valid contract and it is in the 
best interest of the community to implement the project with the appointed 
developer.  During the meeting of 19 April 2017, it was determined that the 
developer want to deliver a product that will cater for the various household 
incomes in Idas Valley.  

 
Given the fact that Stellenbosch Municipality is anxious to develop the first mix-
used development in Idas Valley, the Municipal Manager met with the developer 
ASLA Magwebu (Pty) Ltd on Wednesday, 19 April 2017 to discuss the issues 
raised by the community and concerned individuals. 

During this engagement, the developer conveyed that they are planning to present 
a variety of unit type sizes and cost in both phases of the project, and the majority 
of the units planned will be less than R521 000/unit (the escalated cost to the end 
of June 2016).  The final selling prices of the units have not been determined as 
yet. 
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The cost of the various units will be workshopped and decided in partnership with 
the Municipality and the affected community before any final decisions are made 
as to the product price.  The Developer indicated that they will follow an open and 
transparent process to ensure that all role players are satisfied that the product 
price is fair and reasonable. 

The Developer stressed that they would provide a good quality product to a variety 
of income groups in keeping with the objectives of the Municipality, which is to 
provide affordable housing to first time home owners.  They would also like to 
provide a development with a central theme, where the residents can be proud to 
own a property. 

Abrie Jordaan Architects are in the process of developing the various typologies 
and plan to submit these typologies to a Quantity Surveyor for pricing as soon as 
possible.  After which they will be meeting with the Municipality to discuss the 
various options and costs of the units planned for Phase 1 (near Lindida). 

According to the developer, Phase 2 (near The Ridge) of the project presents an 
opportunity to incorporate a wider variety of units, as there are more erven 
available as well as the apartment complex.  The apartment complex could have 
units ranging from bachelor to 1 to 2 bedroom apartments, providing opportunities 
in the lower end of the GAP market. 

 
 

 

 

 

 

 

 

 

 

 

 

 

Figure: Illustrates Phase 1 and Phase 2. 

 

After further deliberations the Municipal Manager indicated that although the Buro 
of Economic Research (BER) indicates an 6% increase the mandate of Council to 
facilitate in the provision of GAP housing in lower end of the market (R180 000 – 
R350 000) cannot be ignored by the Developer. 
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The Developer  provided the Municipality the underneath adjusted table: 

Tender proposal Number 
of units 

Revised proposal Number 
of units 

Subsidy units (35%) 158 Subsidy unit (21%) 89 
100 000 – 350 000 (50%) 225 250 000 – 350 000 (19%) 80 
  Units less than R521 000 (44%) 190 
350 000 – 500 000 (5%) 22 Units less than R751 000 (16%) 70 
500 000 – 750 000 (5%) 22   
Plot and plan (5%) 23 Plot and plan 0 

Escalation calculated to the end of June 2016 

 

RECOMMENDED 

(a) that Council approves in terms of MFMA Section 116(3) the amendment 
framework (B/SM 246/09) as depicted in the table below: 

Revised proposal Number 
of units 

Subsidy unit (21%) 89 
250 000 – 350 000 (19%) 80 
Units less than R521 000 (44%) 190 
Units less than R751 000 (16%) 70 
Plot and plan 0 

 

(b) that the approved framework be communicated with the affected community 
in Idas Valley. 

 

 

Meeting: 
Ref no: 
Collab: 

8TH COUNCIL: 2017-04-26 
17/4/4/22/1 
 
 

Submitted by Directorate: 
Author 
Referred  from: 

Human Settlements  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

AGENDA: 8TH MEETING OF THE COUNCIL OF STELLENBOSCH MUNICIPALITY: 2017-04-26/TS 
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