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LAND USE PLANNING REPORT TO THE MUNICIPAL PLANNING TRIBUNAL

APPLICATION FOR THE CONSOLIDATION, REZONING, DEPARTURE, SITE DEVELOPMENT PLAN, REMOVAL

OF RESTRICTIVE TITLE CONDITIONS: ERF 141 & 142, 163-165, STELLENBOSCH

(Pty) Lta. this application?

Reference Application Date report ]

LU/7967 submission 7 June 2018 >ale rep November
number finalized

date 2019
PART A: AUTHOR DETAILS
First name(s} and Robert Fooy
Surname B
Job ftitle Senior Town Planner
SACPLAN registration
number
Directorate/Department | Planning and Economic Development Directorate.
Contact details 021 808 8680
PART B: APPLICANT DETAILS
First name(s) and Jacques Volschenk
Surhame
SACPLAN registration PR. PLANNER (SA): A/208/2010
number
. . Is the applicant

Company name Dennis Moss Planners and Architects authorized to submit | Y N

Scandals African Footwear CC (Erf 141);
Joz Investments Trust (Erf 142);

Registered owner(s) Daniél Jacobus & Sara Da Luz Winterbach (Erf 163);

Saper Investments (Pty) Ltd. (Erf 164); and
Ingrid Kirsten Blumer & Christopher Vernon Swart (Erf 165).

PART C: PROPERTY DETAILS

Property
description

(in accordance
with Title Deed)

Erf 141, Stellenbosch
Erf 142, Stellenbosch
Erf 163, Stellenbosch
Erf 164, Stellenbosch
Erf 165, Stellenbosch

Physical address

5 Paul Kruger Road

7 Paul Kruger Road Town / City Stellenbosch
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5 Paul Kruger Road
7 Paul Kruger Road
Physical address 6 Dennesig Road Town / City Stellenbosch
8 Dennesig Road
- 10 Dennesig Road
936m?2
937m2 | Are there
Extent -
Current zoning Single residential (m?2 1om* em_shpg Y N
/hal 1115m? | buildings on the
1115m? | property?2
Total: 5218m?

Applicable Zoning
Scheme

Stellenbosch Zoning Scheme Regulations

Current Land Use

Residential dwellings used to
accommodate families and

students

T148892/1998 (erf 141),

Title Deed T105912/1998 (erf 142),
number & T72846/1997 (erf 163),
date T16275/2017 (erf 164),

188203/2001 (erf 165).

Any restrictive title
conditions
applicable?

If Yes, list
Y | condition
number(s)

Eif 141, Stellenbosch

T148892/1998 Conditions B(c)

T105912/1998 Conditions B{c)

172846/1997 Condition (b)3

T16275/2017 Condition B3

T88203/2001 Condition B(3)

No bottlestore, canteen, or place for
obtaining strong drink shall be erected on the
above land, nor shall any hotel, butcher,
general or other business of a like nature be
carried on or conducted thereon.

Erf 142, Stellenbosch

T148892/1998 Conditions C{a)

T105912/1998 Conditions C(a)

172846/1997 Condition (d)(b)

T16275/2017 Condition C(b)

T88203/2001 Condition D(b)

That the lots be used for residential purposes
only.

Erf 163, Stellenbosch
T148892/1998 Conditions C(b)
T105%912/1998 Conditions C(b)
T72846/1997 Condition {d)(c)
T16275/2017 Condition C{c)
188203/2001 Condition D(c)
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That the lots be not subdivided without the
approval of the Administrator.

Erf 164, Stellenbosch

T148892/1998 Conditions C|c)

T105912/1998 Conditions C(c)

172846/1997 Condition (d)(d)

T16275/2017 Condition C(d)

T88203/2001 Condition D(d)

That not more than one dwelling house be
erected on any lot, and that not more than
one-third of the area of any one lot be built
upon.

Erf 145, Stellenbosch

T148892/1998 Conditions C(d)

T105912/1998 Conditions C(d)

172846/1997 Condition (d)(f)

T16275/2017 Condition C{f)

T88203/2001 Condition D(f)

That all buildings to be erected on this
property shall stand back not less than 5.67m
(T148892) / 18 feet (T105912) / 10 feet (172846)
/ 3.15m (T16275 & T88203) from the line of any
street or avenue on which the lots may abut.
Such spaces may be used as gardens but
shall not be built upon.

Any third party
conditions
applicable?

N | If Yes, specify

Any unauthorised
land use/building
work?e

N | If Yes, explain

Y If No, specify
Heritage
Compliant?
NEMA Compliant? Y If No, specify
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PART D: APPLICATION DESCRIPTION

1. Application is made, in terms of Section 15(2)(e) of the Stellenbosch Municipal Planning By-Law
promulgated by notice number 354/2015, dated 20 October 2015 (hereinafter referred to as
the By-Law), for the consolidation of the following properties:

Erf 141 (936m3);
Erf 142 (937m?);
Erf 163 (1115m2);
Erf 164 (1115m?);
Erf 165 (1115m3).

2. Application is made, in terms of Section 15(2){f) of the By-Law, for the removal of the restrictive
fitle conditions applicable to each property as listed below.

2.1

2.2

2.3

Erf 141, Stellenbosch

T148892/1998 Conditions B(c)

T105912/1998 Conditions B(c)

172846/1997 Condition (b)3

T16275/2017 Condition B3

188203/2001 Condition B(3)

No bottlestore, canteen, or place for obtaining strong drink shall be erected on the above
land, nor shall any hotel, butcher, general or other business of a like nature be carried on or
conducted thereon.

Erf 142, Stellenbosch

T148892/1998 Conditions C(q)

T105912/1998 Conditions C(q)

172846/1997 Condition (d)(b)

T16275/2017 Condition C(b)

T88203/2001 Condition D(b})

That the lots be used for residential purposes only.

Erf 143, Stellenbosch

T148892/1998 Conditions C(b)

T105912/1998 Conditions C(b)

T72846/1997 Condition (d)(c)

T16275/2017 Condition C(c)

T88203/2001 Condition D(c)

That the lots be not subdivided without the approval of the Administrator.
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2.4 Erf 164, Stellenbosch
T148892/1998 Conditions C|(c)
T105912/1998 Conditions C|(c)
T72846/1997 Condition (d)(d)
T16275/2017 C,ondition C(d)
T88203/2001 Condition D(d)
That not more than one dwelling house be erected on any lot, and that not more than one-
third of the area of any one lot be built upon.

2.5 Erf 165, Stellenbosch
T148892/1998 Conditions C(d)
T105912/1998 Conditions C(d)
172846/1997 Condition (d)(f)
T16275/2017 Condition C{f)
T88203/2001 Condition D({f)
That all buildings to be erected on this property shall stand back not less than 5.67m
(T148892) / 18 feet (T105212) / 10 feet (172846) / 3.15m (T16275 & 188203) from the line of any
street or avenue on which the lots may abut. Such spaces may be used as gardens but
shall not be built upon.

3. Application is made in terms of Section 15(2)(a) of the By-Law, for the rezoning of the
consolidated unregistered property from Single Residential to General Residential to develop
17 6 residential units within a 5 storey building;

4. Application is made, in terms of Section 15(2)(b) of the By-Law, for a departure to relax the
following building lines:

4.1 Street building lines (Dennesig & Paul Kruger Roads) from 7.6m to 0.0m.

4.2 Common building lines (adjacent to erven 140, 162 & 166) from 4.6m to 0.0m for the
main building.

4.3 Common building lines (adjacent to erven 140, 143, 162 & 166) from 4.6 to 0.0 for the
semi-basement and parking structure.

5. Application is made, in terms of Section 15(2)(b) of the By-Law, for a departure to relax the
permissible coverage from 25% to 79.4% (£4141m?2).

6. Application is made, in terms of Section 15(2)(b) of the By-Law, for a departure to relax the
permitted floor factor from 0.75 to 1.6.

7. Application is made, in terms of Section 15(2)(b) of the By-Law, for a departure to relax the
requirement for recreational space from 25% to 20%.
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8. Application is made, in terms of Section 15(2)(b) of the By-Law, for a departure to relax the
required number of vehicular parking bays from 204 fo 177 plus 176 bicycle bays and 44
motorcycle bays.

9. Application is made, in accordance with Section 15(2)(b) of the By-Law and Section
10.4.3(e])(ii) of the Stellenbosch Scheme Regulations, for a departure to permit an extra (5th)
storey under the proposed zoning.

10. Application is made for the approval of a Site Development Plan.

PART E: SUMMARY OF APPLICANTS MOTIVATION

The proposal at hand aims to address the housing backlog in Stellenbosch town by providing housing
units within an area identified for densification that will cater for first-time home buyers, young working
professionals, students and small families.

The current single residential zoning of the subject properties forming the application area does not
make provision for higher density developments, adherence to the development parameters
applicable to the proposed zoning would also not facilitate densification within the area as put
forward in the IDP. It is therefore required to depart from the development parameters as proposed
in the application under consideration. The proposed development, as applied for, will infroduce a
residential development which is serviceable, which does not have a negative impact on the
surrounding properties and which is well-located within the Stellenbosch town.

Following the identification of the Dennesig area as a densification area in the IDP, the municipality
elected to undertake an urban design process which was supplemented by town planning and
traffic engineering services. The purpose of such a process was to develop a bespoke set of urban
design guidelines for future development in the area that would address furthermore the following:

e Develop a spatial set of principles and a rationale for the way in which the neighbourhood could
transform over time;

e Serve as a tool to negotiate and guide the various actors in the development process as the
various proposals are processed by the Municipality, property owners, their professional teams
and development partners that respond to the generdlly-accepted urban design principles; and

e Serve as a tool for the Municipality to measure the development proposals.

Following the completion of the guidelines, the development proposal under consideration was
revised to be consistent with these guidelines to ensure that the vision and goals noted above would
be met.

The revised proposal does not negatively impact on surrounding properties as the vision for the
surrounding properties provides for similar development proposals. These proposals will make
provision for a number of diverse unit types in order to strengthen the status of the densification node
and to ensure a tenant / owner mixes that is sustainable and diverse.
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The application under consideration will facilitate the optimal development of the consolidated
properties with the Dennesig Urban Design Guidelines and is regarded as sensible densification. The
proposal will also have a positive impact on the existing road network and geometry as the
development will bring about the upgrading of several road intersections and the conversion of

several roads in the Dennesig area in accordance with the Woonerf principles.

The design of the development proposal aims to redress the erosion of the historic qualities found
throughout the town by means of infroduction of a contemporary building which complements

historic place-making.

PART F: SUMMARY OF PUBLIC PARTICIPATION

Closing date for

Methods of advertising Date published R
objections
Press Y N | N/A 26 July 2018 26 August 2018
. 26 July 2018 & 26 August 2018 &
Notices Y |[N] NA 25 September 2018 10 October 2018
Ward councillor Y N | N/A 26 July 2018 26 August 2018
On-site display Y N | N/A 26 July 2018 26 August 2018
Sr‘;rgr']‘?s‘;?i'gyn " Y |N| N/A 26 July 2018 26 August 2018
EXTERNAL
DEPARTMENTS:
(i) Herit
If age Western
Cape
Other |[Y | N |7 | (i) Depa 26 July 2018 25 September 2018
iﬁi r’rmgn’r of
Environmental
Affairs and
Development
Planning

Was public participation undertaken in accordance with sections 44-49 of the Stellenbosch

Land Use Planning By-law, October 2015 Y [N
Objections received:
Eight (8) letters of objection was received from the following:

Mr AB Hamman (ABH) — 7 August 2018 Y | N

Mr Ernst Roodt (ER)
Medalis (Pty) Lid. (M)

Stellenbosch Ratepayers' Association (SRA) — 11 August 2018
Stellenbosch Interest Group (SIG)

- 23 August 2018

— 24 August 2018

— 24 August 2018
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e Mrlan Moodie (IM) — 25 August 2018
e Me Hillary van der Vyver (HV) — 27 August 2018
¢ Mr Riel Meynardt (RM) — 5 October 2018

Support received:

Two (2) letters of support was received from the following:

e Mr Stephen Scoftt (SS) - 9 October 2018
s Mr Christican Dippenaar (CD) - 9 October 2018

=<
z

PART G: SUMMARY OF COMMENTS DURING PUBLIC PARTICIPATION (INTERESTED AND AFFECTED PARTIES)

FARM/ ERF

NO. ISSUES RAISED

APPLICANT'S RESPONSE

DEPARTMENTAL RESPONSE

EXCESSIVE DEPARTURES

M Zoning scheme regulations
(24/08/2018) | has a specific purpose and
are formulated and
implemented for a reason.
This includes the
conservation of the value of
buildings and other
properties in the area and
to encourage the most
appropriate
use/development of the
land. The character of an
area is mainly determined
by what is allowed in the
zoning scheme regulations
and extreme deviation from
these regulations could
have far reaching negative
effects, especially when
decisions on future
developments have to be
made.

it is acknowledged that -

certain site-specific
circumstances - Councll
could consider certain
minor departures from these
regulations to allow
practical solutions for the
use of space. As a result,
other buildings in the areq

As a point of departure it
should be pointed out that
the commentator has,
himself, submitted a land use
planning application fo
enable a proposed
development on its properties
diagonally across Paul Kruger
Road from the subject
property, yet he found it
necessary to object against
another development in the
areaq.

This leads one to believe that
the objector wants to have
the sole opportunity to
develop a property in the
area and does not allow the
same courtesy to other
owners. This is a prime
example of a NIMBY atfitude
towards development.

Notwithstanding the above,
the Dennesig area has
already entered a transition
period. Where the area was
previously dominated by
single residential dwellings,
the Municipality has
recognized that it needs to

The objector has obtained
approval  to  develop his
property for mulii residential
dwelling uses which also include
a number of departures.

The objector's concerns are
noted but are based on the fact
that the development approved
for his properties were not
granted  similar  relaxations.
Should the object submit a
revised proposal that complies

with the Dennesig
Neighbourhood Development
Guideline then similar
development opportunities

would be granted for his
properties.

Notwithstanding the above the
application under consideration
complies with the densification
strategy that has been
developed for the area and also
complies with the development
principles found in the Dennesig
Neighbourhood Development
Guidelines that have been
complied for Dennesig.

The proposal under

Page 8 of 50




- STELLENBOSCH

odie

5% STELLENBOSCH ¢ PNIEL « FRANSCHHOEK

MUNICIPALITY « UMASIPALA « MUNISIPALITEIT

has, e.g. been dllowed
limited departures from the
regulations. Caution was
however taken to ensure
that most of the regulations
pertaining to massing were
adhered to.

in this instance, there are no
specific reason why the
proposal should deviate
from both the floor factor
and height. It wil set a

dangerous precedent for
future  proposals, should
these departures be

favourably considered. The
combined impact of further
development could
therefore have far reaching
negative results for the
areq.

densify and intensify in order
to make the best use of its
resources, and to break down

apartheid spatial  planning
patterns. As such, the area
has been identified in the

Integrated Development Plan

(IDP) as a primary
densification areq.

Whilst the IDP and SDF may
spatially indicate these
densification areqs, the
applicable zoning scheme is
still the old scheme that was
approved by the
Administrator in June 1979.

Therefore, in order to ensure
that any development
advances the policies and
strategies of the Council,
selective meetings were set
up with the relevant planning
officials to determine the
parameters for the proposed
development.

After having discussed the
proposals with the officials it
was inevitable that some of
the existing parameters would
have had to be relaxed. 1t is
therefore contended that the
departures applied for in this
application, are insignificant
in nature and without it, the

proposed development
would not be advancing
municipail policy, as
approved.

Notwithstanding the above,
the municipality put the
application on hold until such
time that the municipality,
developers and other role-
players had established a
vision for the area to assist in
the evaluation process. The

consideration is also supported
by the internal departments of
the Municipality with specific
conditions of approval that will
need to be complied with.
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Municipality subsequently
elected to undertake an
urban design process which
was supplemented by fown
planning and traffic
engineering services. The
end result is an Urban Design
Guideline Report, the purpose
of which is to:
e Develop a spatial set of
principles and a rationale
for the way in which the

neighbourhood could
transform over time;
e Serve as a tool to

negotiate and guide the
various actors in  the
development process as
the various proposals are
processed by the
Municipality, property
owners, their professional
teams and development
partners that respond to
the generally-accepted
urban design principles;
and

e Serve as a tool for the
Municipality to measure
the development
proposals.

The Urban Design Guideline
Report has now been
completed and has been
adopted by the Municipality
as a non-statutory guidelines
document. All existing and
future lond wuse planning
applications in the Dennesig
areq (including this
application) will therefore be
considered in terms of the
bespoke guidelines.

SRA
(11/08/2018)

More substantive reasoning

to be given for the
proposed deviation of floor
factor and height. The

number of units is deemed

Refer to response in above.

In addition to the above, the
applicant has discussed the
parking requirements with the

The application under
consideration complies with the
densification strategy that has
been developed for the area
and also complies with the
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too excessive and
unrealistic particularly given
the parking assumptions.

Engineering Services
department of Stellenbosch
Municipality who has
accepted the vehicle,

motorcycle and bicycle mix
as appropriate, as provided
for in the draft Stellenbosch
Municipality Zoning Scheme
By-Law.

The current parking provision
is also consistent with the
guidelines put forward in the
Dennesig Urban Design
Guidelines report,

development principles found in
the Dennesig Neighbourhood
Development Guidelines that
have been complied for
Dennesig.

The proposal under
consideration has also been
endorsed by the urban design
specialist that compiled the
urban design guide lines for the
Dennesig neighbourhood.

The parking provisions are also in
line with the minimum
requirements that are proposed
for this area.

SRA
(11/08/2018)

Consideration has been
given to the existing
environmental amenity of

the area between Die Laan
and Van Riebeeck Sireet in
relation to the impact that
the current proposal would
have on the  future
environmental amenity of
the Dennesig area. The
conclusion reached is that,
permitting practically
double the floor factor in
Dennesig {1.33), compared
to Die Laan (0.75), will have

a negative long-term
impact on the
environmental amenity of
Dennesig.

Special consideration has also
been given to the
environmental qualities of the
development site and the
surrounding  areaq. The
buildings on site  have,
purposefully, been moved to
create a ‘soft’ green
courtyard at the back of the
buildings.

The question has to be asked
how the objector manages to
draw a correlation between
the proposed floor factor and
the environmental amenity
which is purposefully being
protected.

Rather than finding fault with
the proposed scheme it is
confended that such
considerations should rather

become the nom and
standard which future
developments should be

measured against.

The concerns raised by the |

objector are specifically the
reason why the Dennesig
Neighbourhood Development

Guidelines where complied in
conjunction with the traffic
impact assessment to  ensure
that a positive vibrant residential
area is being developed that
address the concerns nhoted by
the objector.
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INAPPROPRIATE MASSING

M
(24/08/2018)

The proposed increase in
floor factor and number of
storeys will have a direct
impact on the buildings' size
and massing as it sets the

maximum volume or
envelope in  which a
building(s) can be
developed.

Although the design

elements of the proposed
building are well thought
through with  ¢lternative
height levels, the
design/massing/height is
probably more appropriate
for a property located on a
busy street front. The
location of this proposal,
however, is a residential
area characterised by small
infimate sireets, where the
focus is more on the
building and its relationship
to the sidewalk and street(s)

and the associated
importance to “human”
scale.

The scale of the proposed
buildings will completely
overshadow the human
scale as experienced from
passers-by and can create
a tunnel effect — especially
if this precedent is
continued through similar
developments in the areaq.
This furthermore emphasise
the concern to deviate from
the By-Law relating to the
Control of Boundary Walls
and Fences, which could
have a direct impact on the
interpretation of the scale of
the building and
accordingly the

The points

raised by the

objector are misplaced. The
proposed development was

purposefully

designed to

comply with the Dennesig
Urban Design Guidelines and,

in

particular, the design

informants and place-making

principles

included in the

Conservation Sfrategy of the
Historic Core of Stellenbosch
(KrugerRoos, 1997).

The principles of the policy
which were applied in the
proposed development are
included under Chapter 7.5 of

the application.

The most

notable of principles include

the following:

e Streets enclosed by
buildings - the new
building define the street
boundary.

e Buildings and street
inferface - the design
makes provision for

interaction between the
building and the street.
Parking — parking is mostly
moved away from the
street facade.

Having regard for the revised

development

proposal

following the adoption of the

Dennesig

Urban Design

Guidelines, there is no need
to apply for a deviation from
the By-Law relating to the

Control of Boundary Walls
and Fences.
It is contended that the

proposed building will provide

passive

surveillance of the

public realm and create a

comfortable

interface

As noted above the Dennesig
area has been identified for
densification in the IDP and SDF
and thus the existing residential
area will change as the higher
denisity buildings are developed.

The Dennesig Neighbourhood
Development Guidelines will still
ensure that a specific residential
character is developed that is
sustainable, vibrant and where
the streets make provision for
firstly the safe movement of
people and other forms of none
motorised forms of transport.
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streetscape.

In considering the degree of
fit of the proposed building
with the character of the
surrounding areaq, it is also
important to take into
account the relationship
between the proposed
building and the size of
adjacent structures. In this
case the proposed building
(basement parking plus 5
storeys} entirely overshadow
not only the adjacent
buildings but also the other
block of flats (which mainly
consists of ground floor
parking plus 3 storeys
residential) recently
approved in the area.

Strong emphasis is made to
the fact that this proposal
should be dealt with and
considered through
applying similar  decision-
making criteria  as  was

implemented with
previously approved
developments.

The form of the building is
also a direct relation to the
neighborhood contexi.
Aspects such as the
importance  of  existing
patterns, future planning
vision for the area and
neighborhood scale form
part of the neighborhood
context and should be
taken into account when
taking a decision if the
building fits in with the area.
In this instance the
proposed building, due to
its massive scale, does not fit
into the existing
neighborhood patterns,

between the building and the
adjacent public space (refer
to Figure 4 of the application).

As for the scale of the
building, an elevation of the
proposed building in relation
to the apartment complex
immediately west of the
subject property (currently
under construction) has been
included as part of the
application. From  this
elevation any reasonable
commentator would come to
the conclusion that the
proposed building does not
overshadow the adjacent
property. The same applies to
the building to the south and
further along Dennesig Road,
which is also almost similar in
height.

It is important for the objector
to wunderstand the future
planning vision for the area as
determined by Council. Of
particular  relevance and
importance to this application
is the Dennesig Urban Design
Guidelines. The ambition of
the guidelines is to create a
high-density, mixed-use
development that is an
interesting and vibrant place
fo live, work and play. The
design principles are
regarded necessary to
support a healthy, safe and
sustainable environment.
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neighborhood scale. The
future planning vision for this
area also requires a mix with
non-residential facilities if a
building is six storeys.

SRA
(11/08/2018)

While densification remains
an important objective the
proposed floor factor of 1.33
is excessive. An in-depth
debate is accordingly
necessary to determine
whether the floor factor
should be Ilimited to the
prescribed factor (existing
and proposed zoning
scheme regulations) of 0.75
and the permissible
coverage to 25%. As
indicated in several
previous submissions by the
SRA, the provision of housing
in Stellenbosch is skewed
because of the high
demand for student
accommodation. The
Weides is a good example

of what should not be
permitted to happen. One
would hope that the

adverse experience in the
Weides will not be repeated
in Dennesig. As the Council
has vet to approve the
rezoning of erven in
Dennesig from single
residential to general
residential, it will be possible
to avoid the negative
consequences of
inordinately high densities
(provided there is a will to
do s0).

The Stellenbosch Municipality
has the authority to apply
more (or less) stringent land
use parameters to a specific
area. Through the process of
finalizing the draft
Stellenbosch Municipality
Zoning Scheme By-Law,
specific overlay zones can be
created to achieve a specific
goal in a specific area. The
general public will also have
an opportunity fo comment
on the proposed zoning
scheme once a final draft has
been formulated.

Until such time, the proponent
must work with the policies
and guidelines that are
currently in place. Such
policies and guideline for the
Dennesig area  currently
allows for multi-storey
buildings to be erected in this
primary densification area.

The objector has already
obtained development rights to
develop his property for multi
residential purposes but the
approval granted was prior 1o
the introduction of the Urban
Design and traffic impact studies
done for the Dennesig
neighbourhood.

The land use approval granted
for the objector's property did
make provision for additional
development rights but the
development as approved does
not comply with the Dennesig
Neighbourhood  Development
Guidelines.

Should the objector submit a

revised application for his
property then it wil be
evaluated in line with the

Dennesig Urban Design and
fraffic study to ensure that it has
a positive  impact on the
surrounding properties within the
Dennesig areaq. The proposal will
also need to comply with the
development  guidelines to
facilitate any additional
development rights. The
development will also need to
form part of the Master Home
Owners Association to ensure
that any upgrades that are
triggered by the revised
proposal are implemented and
form part of the holistic
development approach of the
Dennesig areq.
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INTEGRATED DEVELOPMENT PLAN

M
(24/08/2018)

As per the applicant’s
motivation, the IDP
identified “"Dennesig area

bounded by Adam Tas
Road/R44, Merriman
Avenue, Bird Street and
Molteno Road as a primary
densification and
development intensification
area for the establishment
of blocks of flats according
to a predetermined pattern
on clustered erven with
heights of up to 6 storeys
subject to certain
performance criteria mixed

with non-residential
facilities.”
The reference to non-

residential facilities implies a
zoning which will be more
appropriate to
accommodate these non-
residential uses and would
not be compatible with
General Residential Zone.
Furthermore, these non-
residential facilities are more
likely to be found on the

periphery of the
intensification area along
the major routes

(accessible), with the pure
residential uses
concentrated in the core of
the area. It is also unclear if
the proposal adheres to the
performance criteria
referred to. The applicant’s
statement that the proposal
adheres to the IDP is
therefore misleading.

The IDP's recommendation
furthermore does not give
property owners in this area
the right to build é storevs,

The objector's interpretation
of the statement on the
densification of the Dennesig
Area is correct.

Whilst the IDP described the
intent of Council as it relates
to the densification of the
area - effectively, the ‘what'
— the further discussions with

the respective  municipal
departments determined
‘how' such developments

should be undertaken and
‘where' the land uses should
be located.

To this end it was agreed with
the officials that the
development should primarily
be kept to four storeys while

the odd fifth storey, to
accentuate features or
create visual focal points,

could be considered.

Furthermore, the
development  proposal s
consistent with the Dennesig
Urban Design Guidelines that
allow for buildings of up to é
storeys in the Dennesig area.

The development proposal is
consistent  with the Dennesig
Urban Design Guidelines that
allow for buildings of up to é
storey’'s in  height within the
Dennesig area.

As hoted above the intfroduction
of the Dennesig Neighbourhood
Development Guidelines should

ensure that an integrated
development approached is
underway and that the

development patterns based on
the guidelines will ensure that a

vibrant neighbourhood is
developed.
The proposal under

consideration has placed the
additional floors away from the
street view and thus they will

have no impact on the
streetscape and  adjoining
properties as these floors are
setback from the property
boundaries.
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but merely that
consideration could be
given based on

performance criteria.

SIG
(23/08/2018)

Although a few high-density
developments have been
approved {and completed)
in the area to date, they are
situated on the periphery of
the suburb. The approval of
Application LU/7967 will thus
signal the demise of the
historic suburb of Dennesig
from within. The SIG is not
objecting to densification as

such.

What s  being

objected to is ill-conceived

densification

plans  that

would negatively affect the

historic

landscape of

Stellenbosch.

The objector,
questions  the
Council to perform its
Constitutional mandate  of
land use planning. The
decision to identify the
Dennesig Areq Qs a
densification area would not
have been taken lightly and
without public participation.
It would have been
thoroughly considered and
debated.

effectively,
ability  of

This application should not be
used as a scapegoat for any
disputes or grievances that
the objector might have with
regard to the decision. The
objector should therefore
take up the matter directly
with the responsible officials.

To ensure that the
redevelopment of the Dennesig
area does not happen on an
ad-hoc basis an urbans design
study was done with a detailed
traffic impact assessment and
from this the Dennesig
Neighbourhood  Development
Guidelines were developed. The
development of the guidelines
will ensure that the high density
developments proposed adhere
to a standard set of principles
and that the high density
development will add value to
the landscape and ensure a
vibrant

PARKING

M
(24/08/2018)

We are concerned about

the
parking bays

number of actual
which are

provided (25 bays proposed
to be converted fo bicycle
and motorcycle bays) for
fhe following reasons:

The number of visitors'

parking bays is
reduced, and it is a
concern that visitors

who can't find parking
inside the
development will have

According to the
Stellenbosch Zoning Scheme
Regulations, parking needs to
be provided at a ratio of 1.5
bays per unit for one- and
two-bedroom units and at
1.25 bays per unit for
bachelor or studio
apartments. The total parking
requirement for the proposed
development, as per the
scheme, is as follows:

e 91 x2bedunits @ 1.5 bays

/ unit >30m?2 = 136.5 bays

During a meeting held between
the aqpplicant and the Head:
Directorate: Infrastructure
Services on 5 July 2018, the
latter confirmed that it is in
favour of the principle to credit
parking spaces for bicycle
and/or motorcycles in lieu of
vehicle parking bays shortages
as long as the short fall does not
exceed 15% of the total number
of parking bays required for the
development.

to park in the road|e 15 x 1 bed vunits @ 1.5 /| Additional on street parking
reserve. This wil not unit > 30m?2 = 22.5 bays bays will be provided in areas
only lead to traffic| e 70 x 1 bed units @ 1.25 / | where they do not have an
congestion but  can unit < 30m?2 = 87.5 bays impact on the movement of
draw the wrong none motorised transport
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elements into the area
as cars parked in the

street (unsecure) are
easy targets by
criminals.

i. There is no guarantee
that the units will only
be occupied by
students with the resuit
of lower motor vehicle
use. The two bedroom
units lend itself for
young families who
might have the need
for more than one safe
parking bay on-site.

The total number of parking
bays required, as per the
scheme is therefore 247.

The Site Development Plans
show that 177 bays will be
provided in the semi-
basement level and surface
parking area.

In accordance with the draft
Stellenbosch Integrated
Zoning Scheme (IZS), provision
is made for bicycles and
motorcycles parking bays in
lieu of vehicular bays. The
exact number of bays were
carefully considered and
discussed with the
municipality, as required by
the 1ZS.

The shortfall of vehiculor
parking bays is compensated
for by the provision of 90
bicycle bays (the equivalent
of 15 vehicle bays) and 40

motorcycle bays {the
equivalent of 10 vehicle
bays).

Having regard for the greater
Dennesig inifiative, the
appointed traffic  engineers
regard this as acceptable
given that the area is
classified as a Transit Oriented
Development with significant
non-motorised transport and
public transport infrastructure
to be provided.

components thus ensuring that
visitors to the area will be able
fo park in specific area where
they will not have an impact on
the existing traffic pattems.

ER
(24/08/2018)

Deviation of the proposed
minimum parking
requirements is deemed ill-
conceived and unreadlistic
and is not to be supported.
This 10 be reconsidered and
motivated with substantive
proof and arguments.

Refer to response above.

The DIRECTORATE:
INFRASTRUCTURE SERVICES
(Traffic Engineers) supports the
proposal to credit parking
spaces for bicycle and/or
motorcycles in lieu of vehicle
parking bays as indicated
above.
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Failure which the bulk and
height of the development
need to be reduced to be
in line with minimum parking
ratio requirements.

RM
(09/10/2018)

The development as such is
not problematic, but the
parking provision is too little.
It must be enforced that the
proponent must comply
with  the  full  parking
requirement of 204
vehicular parking bays.
Bicycle and motorcycle
parking can additionally be
provided, if desired,

Refer to response above.

The Traffic
Department

Engineers
supports the
proposal to credit parking
spaces for bicycle and/or
motorcycles in lieu of vehicle
parking bays as indicated
above.

INCREASED TRAFFIC

M The recommendations | The proponent has no | This comment is noted and the
(24/08/2018) | made by DECA consulting | objection against the | relevant conditions have been
with regards to upgrade of | recommendations made by | imposed by the Manager:
intersections and the | DECA (traffic engineers) | Development (Infrastructure
implementation of sidewalks | being taken up as conditions | Services) to ensure that the
are supported and should | of approval. appropriate  intersections are
be imposed as conditions of upgraded to deal with any
approval. The Stellenbosch | Similarly, the developer has | additional traffic volumes.
Municipality should also | committed  itself  towards
take note and fake | assisting the municipality with
responsibility for the | the drafting of a Transport
proposed non-motorised | Master Plan for the area.
fransport improvement
plan, especially since this
area is earmarked for high
density  development in
future.
ABH Both Dennesig and Paul | Whilst it is accepted that the | While it is noted that the
(7/08/2018) Kruger Streets are currently | proposed development will | redevelopment of the Dennesig

beautiful tree-lined, quiet
residential streets.  Should
the proposed development
go ahead, it will cause an
enormous increase in traffic
to this area. Higher traffic
volumes will also increase

generate additional vehicular
tips to the area, it s
inaccurate to state that it will
cause an enormous increase
in traffic.

The proposed development

area will result in an increase in
traffic. The greater Dennesig
inifiative included the
appointment of a traffic
engineers to undertake a
detaqiled traffic study to facilitate
the development of a Transit

noise and air pollution. The | wil make use of an | Oriented Development with
traffic increase is a direct | access/egress in both | significant non-motorised
threat to children and other | Dennesia  and  Paul Kruger | fransport and public transport

Page 18 of 50




19

STELLENBOSCH

®8.%® STELLENBOSCH ¢ PNIEL « FRANSCHHOEK

sl

MUNICIPALITY ¢« UMASIPALA ¢« MUNISIPALITEIT

pedestrians these

streets.

using

Roads, respectively, thereby
spreading the iraffic across a
larger area.

Furthermore, the
development will contribute
towards the establishmeni of
a woonerf in Dennesig and
Hoffman Roads and the
preparation of a Transport
Master Plan which will focus
on the broader traffic and
pedestrian movements,

Finally, both Dennesig and
Paul Kruger Roads are cul-de-
sacs. As aresult, these streets
are relatively quiet by nature
with no through-traffic.

infrastructure to be provided.

An urban design study was also
undertaken to ensure that the
scale of the building did not
have a negative impact on the
streetscape and to ensure that
the buildings interacted with the
street. The existing frees located
in the road reserve or on the
sidewalks will be retained where
possible and form part of the
urban design framework.

The sidewalk will be landscaped
where applicable and trees with
soft landscaping will also be
provided where possible.

ER Direct traffic volumes as a | Refer to response above. The comment is noted and will
(24/08/2018) | direct result of this proposed be addressed by the
development wil have an recommendation made in the
adverse effect on the detailed traffic impact
immediate and wider traffic assessment that was prepared
network. Further to the for the Dennesig Area. The
above parking issue raised, recommendations made in the
the proposed upgrades to fraffic  study are to be
support non-motorized implemented in  phases «as
fransport should be made a redevelopment of the area
condition of approval. takes place. The
recommendations will thus form
part of the approval conditions
that are to be complied with as
imposed by the Manager:
Development (Infrastructure
Services).
IM | do not have any objection | The proponent supports the | The comment is noted and has
(25/08/2018) | to the proposed | view of the commentator and | been addressed by the traffic

development as it appears
to be in keeping with
various other developments
in the area and will bring

capital injection and
hopefully more residential
units will bring a

revitalization to this area.

My comment is that with the

will assist the municipality as
far as it can.

impact assessment and the
recommendations made by the
professional feam to ensure that
the concerns noted in comment
are addressed.
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increase in residents in this
and other similar
developments in the areq,
there should be more
provision made for the
increase in ftraffic that this
will bring. This is dealt with
under section 6.1 of the
Rezoning and associated
application document,
labelled Traffic  Impact
Statement,

The TIA notes that there will
be a moderate traffic
impact, but with the current
dire traffic  situation in
Stellenbosch any impact
needs o be mitigated, let
alone a moderate one. The
Municipality will, through this
development, be getling
increased rates from the
increase in number of units.

There is a suggestion that a
non-motorised transport
improvement plan for the
area be drawn up, with
which | entirely agree. With
the increasing population in
this part of Stellenbosch, the
cycle path initiative
implemented towards the
upper end of Memriman
Avenue should be
extended down to the R44
and adlso implemented
along Bird Street.
Converting to non-
motorised and pedesirian
fransport will help reduce
some of the pressure that
vehicle numbers bring. The
more effective policing of
traffic around the Merriman
Ave / Bird Street intersection
will also greatly assist.
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PRIVACY

ABH If the proposed | The objector  aims to | This comment is noted and as

(7/08/2018) development is to go | champion the cause of |the Dennesig area has been
ahead, it would have major | privacy to residential | identified as an area to be

negative effects on the
living circumstances  of
residents of the remaining
single residential properties
in Paul Kruger, Dennesig
and Hofman Streets. A
development, as proposed,
opposite or next to a single
residential house, seriously
violates the privacy of
occupants of the residential
houses.

Occupants living on the
upper levels of the
proposed block of flats, can
easily look right into rooms
and backyards of residential
propertfies adjacent to or
across the street from the
flats. This is a violation of
people's rights to privacy at
their homes, as per the Bill of
Rights of our Constitution.

dwellings in the area. The
objector's own property is four
erven east of the proposed
development, therefore this
comment cannot be aimed
at protecting his own rights.
Yet, the owners of the
properties neighbouring the
project site has not submitted
a comment relating to this
concern — or for that matter,
any comment at all.

It is worth noting that the
objector has submitted
exactly the same comment
on the proposed
development of erven 132-
134. This fact, alone, leads
one o believe that there are
other factors at play in the
objection.

Notwithstanding  this,  the
proposed building is
orientated in such a manner
that the individual apartments
will predominantly have views
towards the north and south.
The northerly views are across
the internal courtyard and the
Plumbago complex while
southerly views are also across
the courtyard but also
towards the Melrose Square
complex and the municipal
park. The odd units that are
orientated towards the west
will  front onto The Den
development (erven 1461 &
162) and a future apartment
complex on erven 139 & 140.

The proposed building s
therefore located in an area

redeveloped as a high density
area. The concerns raised by the
objector will only be applicable
over the short term as the
Dennesig neighbourhood
redevelops all the buildings in
the area will become mulii
storey buildings having the same
impact on each other.

The fact that the proposed
buildings are to be mulli storey
structures is required to facilitate
higher densities within  the
Dennesig area and in most
cases these overlooking features
have been set back from the
properties common boundaries
to ensure that their impact on
the adjoining property is limited
and reduced where possible.
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which is, to a large degree,
already converted from single
residential uses to general
residential uses.

It is therefore contended that
no privacy will be lost as a
resul of the proposed
development.

HERITAGE VALUE OF THE AREA

ABH The residences on erven
(7/08/2018) 141, 142, 163, 164 and 165
are all character-filled old
homes dating from the
1930's and 1940's.  Similar
character-filed residences
in Stellenbosch are found
only in the Mostertsdrift
area, and are selling at
much higher prices. | am of
the opinion that these
residences should be
renovated and fpreserved
as part of our architectural
heritage. This statement is in
line with municipal and city
policies of other towns and
cities, where old established
residential areqas are
restored and preserved and
finally become very popular
areqs to live in.

A heritage Impact
Assessment was done for
the Dennesig area in 2017
by the heritage specialist,
Me Bridget O'Donoghue.
According fo that
assessment, erven 163, 164
and 169 in Dennesig Street
were found to be
conservation worthy and
were graded as such.,

During  September 2018,
Cindy Postlethwayt, a
professional heritage
practitioner with additional
input  from Lize Malan,
prepared a Heritage Impact
Assessment  (HIA) for the
proposed development in
terms of Secfion 38 of the
National Heritage Resources
Act, 25 of 1999.

Amongst  other, this HIA
included an assessment of the
existing structures. The HIA
found that all of the existing
dwellings have undergone
some remodelling and that, in
most cases, most of the
original fabric has been lost.

The HIA furthermore found
that erven 164 and 165
represent relatively  intact
Cape Dutch Revival style
houses which could possibly
be graded IliC on the grounds
of remaining intrinsic
significance.

Notwithstanding, the  HIA
carefully  considered  the
proposal to demolish these
(and the other) structures
given that they retain a level
of intrinsic significance. The
report  states; The main
structure on erf 165 is more
infact, although in  poor

Heritage Western Cape
resolved to endorse the
recommendations of the
Heritage Impact Assessment
that  was undertaken in
accordance with the
prescriptions listed in their letter
of 13 July 2017.

As such, Heritage Western Cape
issued a Record of Decision,
thereby approving the
development in terms of Section
38 of the National Heritage
Resources Act, 25 of 1999.
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condition. The building on erf
164 has been considerably
more ailfered. Neither are
unique or rare, they both
have mostly standard design
and fittings of the period, with
each having two front gables
which add inferest and a
slightly greater degree of
architectural merit than s
common in this area.

However, in the absence of a
context of any heritage
significance, and with no
heritage overlay zone to
enforce protection of fthe
areq, it is difficult fo argue for
their refention, particularly
given the full exfent of
demolitions already
approved by HWC in the
immediafe surrounds.  On
balance, there is no reason to
consider  these  buildings
heritage resources in this
context. Demolifion thereof is
therefore supported.

SIG
(23/08/2018)

Although the suburb s
typically middle class, this
does not mean that it is not
worthy of  preservation.
Dennesig represents a layer
of history in Stellenbosch
between two world wars
with a mixture of Cape
Dutch, Victorian, Arts and
Crafts as well as Art Deco
architecture.  Regrettably,
the recent HWC approved
Stellenbosch Heritage
Inventory did not include
this part of Stellenbosch in
the Heritage Protection
Overlay Zone. The
Stellenbosch interest Group
(SIG) believes this is a major
oversight by the consultants,
the municipality, and HWC.

The above-mentioned HIA
elaborates on the history of
the area. It also summarizes
the development trend in the
early 2000s that saw the
intfroduction of several high-
density sectional title
developments in the area.

The HIA state that it is has
been argued that the
Dennesig area has no
surviving heritage significance
as a context, since all but a
few of the structures in the
entire area are identified as
Not  Conservation Worthy,
Those that are graded, or
proposed to be graded IIC
are identified as such not for
their contribution 10 context

The comment is noted and has
been addressed above as
Heritage Western Cape has
endorsed the redevelopment of

the Dennesig area for high
density  residential  units  /
accommodation facilities.

The proposal under
consideration  will generate

residential units for the middle
income group as well as rental
stock for the residents of
Stellenbosch that cannot afford
to purchase properties within
close proximity to the CBD area
of Stellenbosch.

The various developments
proposed will ensure that
Dennesig becomes a  mixed
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so much as retaining some | income group area which is
infrinsic heritage significance. | vibrant due to the interaction of
Moreover, the development | the buildings with the
and proposed development | streetscape.

of mulfi-storey apartments
across most of the area
renders any attempt to view
the remaining small core as a
heritage-sensitive context
meaningless. it must follow
then that in respect of this
development parcel there
are no justifiable heritage-
related informants.

Having regard for the
changing landscape, HWC
set a precedent in the
approval of the demolition
and re-development of 8, 10
and 12 Paul Kruger Street in
which the following is noted
{IACom 11 April 2018):

° “It was noted that the
site, whilst located within
the Stellenbosch historic
core {Author note: This is
in fact incorrect), can no
longer be considered as
a sensifive context;

° The proposal is located
in a precinct of
Stellenbosch where
precedent has already
been set in respect of
similar scaled
development, and the
Committee is aware of
other proposals where
demolition has already
been approved ond
redevelopment is
imminent.”

The objector calls into
guestion the decision made
by Stellenbosch Municipality
and Heritage Western Cape,
as the competent authority
for heritage-related matters in
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the Western Cape to exclude
this part of Stellenbosch from
the Heritage Protection
Overlay Zone.

These parties were actively
involved in the preparation of
the Heritage Inventory and
have carefully considered all
the facts before the report
was approved.

The objectors should therefore
not use this platform to voice
its disappointment with @
statutory document. Any
disputes that the objectors
might have with the decision
by HWC on this matter should
therefore be taken up with
them directly.

SIG Insofar Qs application | Refer to response above. The comment is noted but is not
(23/08/2018) | LU/7967 is concerned, the implementable as the buildings
SIG is opposed to the within this area are not heritage
demolition of the historic worth buildings as can be seen
houses. Instead, the SIG by the approval obtained from
proposes that infill Heritage Western Cape. The
densification be approved fact that the buildings are older
whereby the existing houses than 6é0years does not mean
are retained and that, that they have any heritage
where  possible,  higher value.
density apartments are
constructed.
SRA Although the SRA is aware | On 16 January 2019, the | The comment is noted and has
(11/08/2018) | that developers are anxious | Impact Assessment | been  addressed by the
to obtain planning approval | Committee of Heritage | applicant.
as rapidly as possible, the | Western Cape resolved to
SRA is of the view that this | endorse the | A detailed urban design study
should not happen at the | recommendations of the | which included a fraffic impact

expense of the
environmental amenity of
Stellenbosch.

In this respect it is noted
from the application that

approval has yet to be
obtained from Heritage
Western Cape [(HWC), for

Heritage Impact Assessment

that was undertaken in
accordance with the
prescriptions listed in their

letter of 13 July 2017.

As such, Heritage Western
Cape issued a Record of
Decision, thereby approving

assessment was done to ensure
that  the proposals under
consideration would not have a
negative impact on their
surroundings and that
redevelopment would take
place in a cohesive manner.
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the demolition of the
dwellings on the above-
mentioned Erven. At this
point in time the approval
by HWC for the demolition
of the dwellings on Erven
132 - 134 in Paul Kruger
Street (opposite this site) is
also the subject of an
appeal. It accordingly
appears to be prudent to
first obtain the approval of
HWC before proceeding
with the rezoning and
ancillary applications.

the development in terms of
Section 38 of the National
Heritage Resources Act, 25 of
1999,

HV | think many are aware that | Refer to response above. The comment is noted and to

(27/09/2018) | the character of ensure that this does not
Stellenbosch has to be happen a detailed Urban
safeguarded and further Design Study  has been
building on the scale you undertaken in conjunction with
envisage might be termed a detailed traffic impact
‘another block of concrete assessment 10 ensure that the
‘ in an adlready overbuilt area becomes a  vibrant
environment - and sustainable area in which
Stellenbosch is not just an people want to live and any
ordinary town; it is unique additional  impact on the
and it is our duty to maintain surrounding areas is negated.
its character in every way
we can.

REDUCTION IN PROPERTY VALUES

ABH Currently there are iwo | The developer has a proven | The objector has obtained

(7/08/2018) blocks of flats on the | frack record in Stellenbosch | development rights within this

southern side of Dennsig
Street, and one block of
flats on the northern side of

Paul Kruger Street. | am
totally against the
spreading of such
developments fo a

character-filed, quiet single
residential areq.
Homeowners in the
Dennesig Area, as in other
areas, yearly spend lots of
money on the maintenance
and improvements of their

properties and gardens. A

and further afield. Those who
are  familiar  with their
developments will know that
the company is known for
their quality developments.
The developer is not in the
business of developing sub-
standard housing.

Following a desktop search of
the sectional fitle  units
available in the areq, the
surrounding  sectional  title
developments are valued
between R790 000 and R1 549

Development

area and thus his comments are
noted.

The Dennesig area has been
identified as an urban area
where high density infill
development should take place
as noted in the IDP and SDF of
Stellenbosch that has been
adopted by the Municipality.

The proposal under
consideration complies with the
Dennesig Neighbourhood
Guidelines  that

Page 26 of 50



27

4+ STELLENBOSCH

..:.. STELLENBOSCH « PNIEL ¢ FRANSCHHOEK

MUNICIPALITY ¢« UMASIPALA « MUNISIPALITEIT

development as planned
will have a negative effect
on property values in the
areq.

000. The average selling price
of similar units in the area is
slightly less than R1.2m.

The proposed residential
apartments will be sold in
excess of R1 500 000. For this
price, residents will receive
state of the art commodities
and modern conveniences.
The individual units wil be
finished with quality fittings
and landscape features. The
building will also be designed
to be aesthetically pleasing in
a fimeless contemporary
manner.

The Jlondscaping of the
property would further
enhance the  qualitative
environment. Tree planting
will ensue along the road
verge and internal courtyard.

The argument that the
proposed development will
have a negative impact on
property values is therefore
completely out of order.

It stands to reason that
developments such as the
proposed will have a positive
impact on the neighbouring
land prices. The proposed
apartments will also present a
much better offering than
many of the existing sectional
fitle developments in the area
(except The Den, which the

proponent is currently
constructing). Any nofion
that the proposed

development will reduce the
property values of the area is
therefore unsubstantiated
and not fact based. Having
regard for a qualitative
development such as the

have been drafted / compiled
to ensure that any proposal
within the Dennesig area has a
minimum set of design
guidelines that need to be met
prior to being considered and
approved.
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proposed, it is very likely that
the property values of the
surrounding area might, in
fact, increase.

PROVISION OF

ALTERNATIVE HOUSING

SIG
(23/08/2018)

Stellenbosch has one of the
highest segregation indexes

in the couniry. As per
current policy and
governance directives -

which is largely based on a
neoliberal mentality
dictated by the private
sector (developers) acting
as the de facto/shadow
local authority- there s
absolutely no room for
integrating young working
professionals and those that
fall in the GAP housing
category (i.e. the aspirant
middle-class). Similarly, there
is no mention of any social
housing opportunities for
low-middle income groups

in society. These three
groups are the type of
persons one particularly

needs to spalially integrate
intfo the urban fabric, where
places of opportunity and
accessibility exist (because
they can pay for basic
services, efc.) because they
will be socially mobile

inclined. One would have
assumed that by now
Stellenbosch Municipality
would readlize that by
“closing down” large
chunks of the city's
residential spaces for
student accommodation,
they are creating
segregated spaces,

reinforcing segregation and
exclusion  (indirectly  sfill
race-based): spaces that

The objector is, once again,
venting his frustration with
municipal policy by applying
it to the proposed
development.

It is not the responsibility of the
developer to provide GAP
housing to the community
and it is ndive of the objector
to expect that a private
developer must buy
expensive property in order to
develop social housing.

Notwithstanding, the above,
the Dennesig Urban Design
Guidelines cautions against

the neighbourhood
becoming mono-functional
and solely targeting high
income brackets or student
populations. As such the
guidelines encourage

developers to target a range
of income levels. The report
also calls for the municipal
owned land in the
neighbourhood to be
considered for a mixed-use,
mixed income scheme, as
promoted by the Provincial
Government’s Better Living
Model. These sites could
accommodate a mix of
subsidized housing alongside
mixed-use market-related
housing targeting the low-end
and GAP markets.

The comment / concern raised
by the objector is noted and
due to the fact that the
Municipality has not drafted and
adopted a policy in this regard
and the land is in private
ownership it would be difficult to
burden these owners with the
provision of making Social and
GAP residential units available
within their prospective
developments.

The municipality has Identified a
number of alternative areas for
Social  and GAP  housing
opportunities within close
proximity to the Dennesig areq,
such as the Adam Tas corridor
development which will
specifically make provision for
Social and GAP  housing
opportunities.
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are for between a third and
a quarter of the year not
inhabited because of
university vacations. Surely,
development plans, such as
application LU/7967, should
incorporate a social housing
or GAP housing
component. Is it not high
time that by-laws should be
formulated to ensure that
this happens?

SRA
(11/08/2018)

Most, if not all, newly built
flats in  and  around
Stellenbosch are occupied
by students. The design of
these wunits is aimed at
providing a minimum
amount of space at a
maximum rental. (The units
are therefore designed for
student accommodation).
There is, however, also a
need for alternative housing
options, for first time home
buyers, young  working
persons and the middle-
income group. Student flats
are not "densification” in
the true sense of the word.
Students occupy these units
for only eight months of the
year. The safety and
security risks are largely
increased during the four
months of the year that
students are not in
Stellenbosch. This period is
also a loss to the local
economy. The Dennesig
area was/is  the ideal
solution for the categories of
accommodation not
provided for at present.
Councit has a facilitation
role and needs to ensure
sustainable  development
for the benefit of the
broader community and

The proposal at hand aims to
address the housing backlog
in Stellenbosch town by
providing wellHocated
housing units for first-time
home buyers, young working
professionals, small families
and students.

The proposal will meet the

current needs of the
Stellenbosch town as a whole
as it aims to introduce
residential units at higher
densities which are well-
located, serviceable and
which  do not impact

negatively on the surrounding
properties. The proposal also
steers away from the recent
frend in Stellenbosch to
provide only small, student
accommodation that is only
occupied for eight months of
the vyear. The proposal
provides a mix of housing
options which includes larger
units aimed at permanent
residents.

The application under
consideration should
therefore be considered as

sensible  densification.  The
proposal will also have a
positive impact on existing

tratfic volumes as the

The proposal under
consideration has not been
designed to accommodate
students only as can be seen
but will provide
accommodation for a divers mix
of tenants and owners.

The building has been designed
to meet the existing demand
within the market and thus wiil
house a diverse income group.
As noted by the applicant the
new building aims o redress the
erosion of the historic qualities
found throughout town by
means of the introduction of a
contemporary building which
complements  historic  place-
making principles within walking
distance of the CBD and most
amenities.
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environment. The present
trend is not sustainable at
all. Permitting
"overdevelopment”

increases land prices and
renders sound urban design
and  development  very
difficult if not impossible.
Without a proper
development plan and
innovative urban  design,
opportunities will be lost.

Present development
approvals also have a
negative impact on the
character and
attractiveness of
Stellenbosch - our only

hope for sustainable long-
term stability.

development site is  within
walking distance from the
CBD and the University

campus, which reduces the
need to use private vehicles.

In terms of the design, the
new building aims to redress
the erosion of the historic
qualities found throughout
town by means of the
introduction of a
contemporary building which
complements historic place-
making principles.

HV
(27/09/2018)

I think the question many
will pose is, simply, ‘Is the
building of another 135
further units in Stellenbosch
necessary?’ If one considers
that there are already a
large number of units in
other complexes which
have not always been
readily filled, is further
(mainly student)
accommodation justified?

Refer to response above.

This comment is noted and can
only be determined through
market research, which
according to the applicant the
ownhers have done.

EFFECT ON WATER TABLE

SRA
(11/08/2018)

A further objection to the
application concerns the
proposed provision of a
parking basement covering
70% of the site. The provision
of basement parking has
the unfortunate effect of
lowering the water iable,
which in tumn has a magjor
negative impact on the
surrounding vegetation and
street trees (unless the
developer can prove that

the groundwater can be |

Whilst a basement is indeed
planned for the
development, careful
consideration was given o
the existing mature trees and
their root structure. The
basement therefore does not
cover the entire property and
leaves sufficient space for
these mature frees.

The basement is being
desighed in such a manner to
intercept all stormwater and

The application was forwarded

to the Department of
Environmentail Affairs and
Development  Planning  for
comment. However, the
Department stated that it had
no comment on the
application.
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put back in the ecological
system - watering of trees,
greywater use efc.). A more
sustainable  development
might be to provide ground
floor parking with residential
accommodation on floors 1
— 3. This approach has been
used most successfully in
other parts of Stellenbosch,
including Die Laan

seepage groundwater.  This
water will be stored in tanks
on site and wil be
reintroduced as part of the
greywater system fo be used
for imigation purposes.

POSSITIVE EFFECT OF DEVELOPMENT

cD
(09/10/2018)

| am the owner of Unit 5 and
I have no objection - in fact
| am very much in favour of
such developments in that
very area as it wil help
shifting the student
accommodation west of
Bird street, which may have
a positive effect on the
value of the Boschen park
units.

Noted

Noted

SS
(11/08/2018)

My personal opinion is that
the proposed development
looks fine and apart from
increasing ftraffic will in all
probability have little
impact on Boschen Park
and the area and should
contribute to enhanced
security in the area. Should
the Trustees of the Body
Corporate of Boschen Park
have a differing view and
recommend objection
please advise accordingly.

Noted

Also refer to response above
with regard to traffic.

Noted
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PART H: SUMMARY OF COMMENTS FROM INTERNAL DEPARTMENTS AND/OR ORGANS OF STATE AND/OR
COMMUNITY ORGANISATIONS AND/OR WARD COUNCILLOR

NAME OF
DEPARTMENT

DATE

SUMMARY OF COMMENTS

RECOMMENDATION

Spatial
Planning,
Heritage and
Environment

9 December 2019

Support the application due
to the fact that the proposal
complies with the Dennesig
Neighbourhood Design Guide
Lines which was compiled
specifically to ensure that
redevelopment of properties
within Dennesig would create
a vibrant neighbourhood
consisting of a variety of
income groups.

Positive

Nega-
tive

No
Com-
ment

Electrical
Department

8 August 2018

The electrical consulting
engineer responsible for the
development shall schedule
an appointment with
Manager Electricity Services
(Engineering Services) before
commencing with the
construction of the
development. As well as to
discuss new power
requirements if required.

Development Bulk Levy
Contributions are payable.

The development’s
specifications must be
submitted to Stellenbosch
Municipality (Engineering
Services) for approval. i.e.

a) The design of the
electrical distribution
system;

b) The location of
substations(s) and related
equipment.

A separate distribution
board/s shall be provided for
municipal  switchgear and

Positive

Nega-
tive

No
Com-
ment
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metering. (Shall be accessible

& lockable). Pre-paid
metering systems shall be
installed in domestic
dwellings.

24-hour access to the
location of the substation,
metering panel and main
distribution board is required
by Technical Services.
Metering room should be
away from refuse room as
discussed with architect.

Appropriate caution shall be
taken during construction, to
prevent damage to existing
service cables and electrical
equipment in  the vicinity,
should damage occur, the
applicant will be liable for the
cost involved for repairing
damages.

On completion of the
development, Stellenbosch
Municipality (Technical
Services) together with the
electrical consulting engineer
and electrical contractor will
conduct a take-over
inspection.

No electricity supply will be
switched on (energised) if the
Development conftributions,
take-over Inspection and
Certificate(s) of Compliance
are outstanding.

Directorate
Infrastructure
Services

27 November 2019

The proposal is supported with
conditions

Positive

Nega-
tive

No
Com-
ment

Page 33 of 50




34

STELLENBOSCH

-;- STELLENBOSCH o PNIEL « FRANSCHHOEK

MUNICIPALITY ¢« UMASIPALA ¢ MUNISIPALITEIT

Manager:
Community
Services

6 September 2018

No work to be conducted
within 3m of any frees — 3m
free protection fence to be
placed around all trees on
municipal property. Contact
the Urban Greening officials
for any deviations.

Positive

Nega-
tive

No
Com-
ment

Manager:
Building
Development

13 July 2018

The building must comply with
SANS 10400 - Part S. Facility
for disabled persons.

Positive

Nega-
tive

No
Com-
ment

Department of
Environmental
Affairs and
Development
Planning

1 August 2018

No comment

Positive

Nego-
tive

No
Com-
ment

Heritage
Western Cape

13 February 2019

The approval of the proposed
demolitions of the structures
on erven 141 and 142 Paul
Kruger and 163, 164 and 165
Dennesig Street;

The approval of the proposed
consolidation, rezoning and
Site Development Plan for the
proposed inclusive of erven
141 and 142 Paul Kruger and
163, 164 and 165 Dennesig
Street, as indicated on the
plans appended to the HIA
report as Annexure D, subject
to careful removal and
recycling of at least the
heritage fittings listed for
salvage herein, prior to
demolition of the structures.
A close out report to HWC
should confirm that this
condition has been met.

Positive

Nega-
tive

No
Com-
ment
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PART I: MUNICIPAL PLANNING EVALUATION (REFER TO RELEVANT CONSIDERATIONS GUIDELINE)

Backaground

This land use planning application has been submitted in order o obtain planning approval for a
proposed residential apartment development (consisting of 176 units} which is within walking
distance of the Stellenbosch university campus and the Stellenbosch Central Business area.

The application area is located in the Dennesig area between Dennesig Road to the south and Paul
Kruger Road to the north. Both of these roads have recently been converted into cul-de-sacs and no
longer provide direct access onto Adam Tas Road (R44). The application area has been the subject
of a comprehensive urban design, town planning and traffic study aimed to develop a set of spatial
principles to transform the neighbourhood, over time, in accordance with municipal policy. The
application area consists of five individual properties, namely erven 141, 142, 163, 164, and 165,
Stellenbosch.

The character of the Dennesig area, generally situated between Merriman Avenue in the south and
Molteno Road in the north, Bird Street in the east and the R44 in the west, has significantly changed
over the last ten years. From an area characterised by predominantly single residential dwellings, the
neighbourhood is today characterised by larger-scale residential apartment complexes. A number
of new apartment complexes have been established along Dennesig Road, towards Bird Street, and
between Paul Kruger Road and Molteno Road. Some of the more recent complexes include The
Acorns, Boschen Park, Melrose Square and The Den.

The existing houses on the respective properties have, since inception, been used as family dwellings.
Other than some of the dwellings in the area, which has changed in use over the years, the houses
on the subject properties have all remained residential in nature and bare resemblance to the
typical 1930s style of construction. The houses are, however, not of any heritage significance as
pointed out by Heritage Western Cape in the Record of Decision of 13 February 2019.

Notwithstanding the recent introduction of larger-scale residential developments, the area possesses
several qualitative characteristics. Chief amongst these are the mature frees which lends a particular
sense of serenity about the area. The existing trees are therefore a particular form-giving element
which has been taken into consideration in the design of the new buildings.

The application area borders on the Den apartment complex to the west, which has recently been
completed. Apart from this development, several other development applications have since been
submitted for primarily student accommodation on the single residential properties in the Dennesig
area.
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During the consideration of the application, the Director: Engineering Services informed the applicant
that the application can only be evaluated property until such time that the urban design and
transport study has been concluded. All active development applications in the Dennesig area were
therefore suspended.

The overall traffic and urban design study ensued and upon acceptance of the same by the
respective municipal departments, the development proposal was revised to comply with the
guidelines put forward in the guideline document.

In accordance with the agreed-to principles, the appointed urban design consultants have
undertaken a review of the latest development proposals for the development site. The proposal
was reviewed in terms of architecture, urban design and parking requirements to ensure that the
proposal is in keeping with the intent and spirit of the Dennesig Urban Design Guideline Report. The
proposals have been found to be consistent with the guidelines.

(In)consistency with the Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013)

The proposal complies with Section 42 of the Land Use Planning Act, 2014 (Act 3 of 2014) and section
49 of the Land Use Planning Act, 2014 {Act 3 of 2014).

(In)consistency with the principles referred to in Chapter VI of the Land Use Planning Act, 2014 (Act 3
of 2014)

The proposal is consistent with the forward planning vision for the area and it complies with the
development principles contained in the Integrated Development Plan (IDP} and Spatial
Development Framework (SDF), which aims to promote sensible densification within the urban edge
of Stellenbosch. The proposal is not seen to be out of character and scale with its suroundings and
proposed vision for the area.

The proposal is therefore consistent with the proposals of the spatial development framework and
other policies of the Municipality. The proposal is furthermore in line with the land use planning
principles refered to in section 59 (spatial justice, spatial sustainability, efficiency and good
administration) of LUPA.

(In)consistency with the IDP/Various levels of SDF's/Applicable policies

The proposal is consistent with the principles contained in the IDP and SDF. The proposal is also
consistent with the Dennesig Urban Design Guideline which aims to create a bespoke set of
guidelines for the Dennesig area. The application does not contradict the strategic objectives of the
Municipal IDP and the SDF in general and specifically with regards to development and densification
principles within local urban edges.
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(In)consistency with guidelines prepared by the Provincial Minister

The Provincial Spatial Development Framework (PSDF) sets out a policy framework within which the
Western Cape Government will cary out its spatial planning responsibilities.  The proposed |
development aligns with key themes covered in this framework i.e. promoting infill and compact |
development within the urban edge, ensure functional integration between people of different |
income groups, the proposal does not perpetuate urban sprawl, opening up opportunities for
community and business development and to develop integrated and sustainable settlements.

Outcomes of investigations/applications i.t.o other laws

Heritage Western Cape, as the competent authority for heritage-related matters in the Western
Cape, on 136 February 2019, issued a statement in support of the demolition of the existing structures
on the respective properties and the application items in general.

The project proposals have been considered in terms of the three Listing Notices {Regulations 983, 984
and 985) as issued in terms of the National Environmental Management Act, No. 107 of 1998 (NEMA]).
It was found that none of the activities included in the listing notices would be ‘triggered’ by the
project proposal, hence, NEMA is not applicable. Notwithstanding, the Department of Environmental
Affairs and Development Planning, on 1 August 2018 confirmed that it had no comment on the
application,

Existing and proposed zoning comparisons and considerations (indicate latest iand use approval and
attach as an annexure)

The respective properties comprising the application area is zoned Single Residential in terms of the
Stellenbosch Zoning Scheme Regulations. As such the properties need to be rezoned to General
Residential in order to make provision for the envisaged apariment complex.

The zoning comparison between the existing and proposed zonings and associated development
parameters are indicated in the table below. Also indicated is the comparison between the original
proposal and the latest revised proposal following the complionce with the Dennesig Urban Design
Guidelines:

Development Single Residential General Residential | Original Proposal Revised Proposal
parameters
Street boundary | 5.0m (1501m2? and | 7.6m Dennesig & Paul | 0.0m
building line greater erf areq) Kruger Roads: 3.5m
4.0m (private for the main
garages) building

Dennesig & Paul
Kruger Roads: 0.0m
for refuse buildings
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Common boundary | 3.0m (1501Tm? and | 4.6m Adjaceni 1o erf Adjacent to erf
building line greater erf areq) 140: 4.5m 140: 0.0m
143: 4.5m 143: 4.6m
162: 4.5m 162: 0.0m
166: 4.5m 166:0.0m
for the main | for the main
building. building.
Adjacent to erf Adjacent to erf
140: 3.5m 140: 0.0m
for a passage. 143: 0.0m
162: 0.0m
Adjacent to erf 166: 0.0m
140: 0.0m for the semi-
143: 0.0m basement and
162: 0.0m parking structure.
166: 0.0m
for the semi-
basement and
parking structure.
Coverage 30% (1500m2? and | 25% (main building) | 55% 79.4%
greater erf areq) plus 25% (covered
vehicle shelters)
Minimum street | N/A 15m 56m (Paul Kruger [ 56m (Paul Kruger
frontage Road) Road)
Minimum erf area N/A 1000m? 5218m? 5218m?
Height 2 storeys 3 storeys (one exira | 5 storeys 5 storeys
storey for 75%
parking in block of
flats)
Floor factor 0.45 (1500m? and | 0.75 1.33 1.6
greater erf areqa)
Parking 2 parking bays | 1.5 bays/dwelling | 179 vehicle parking | 177 vehicle parking
(erven greater than | unit > 30m? bays bays
401m3) 1.25 bays/dwelling | 12 motorcycle bays | 44 motorcycie bays
unit < 30m? 132 bicycle bays 176 bicycle bays
Recreational space [ N/A 25% 24% 20%

Having regard for the above comparison between the existing and proposed zonings, the combined
coverage of all 5 single residential erven is in the order of 1565m? (30%), whilst the combined floor
factor is 2348m? (0.45). The comparative figures for General Residential zoning are 50% coverage
and a floor factor of 0.75.

In comparison, the application is to depart from the zoning parameters to develop a larger-scale
building than is permissible in terms of the applicabie development rights and which is encouraged in
terms of the Dennesig Urban Design Guidelines. As such, the proposal is to increase the coverage to
approximately 79% and the floor factor 1o 1.6.
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Street and common building lines will be relaxed to comply with said guidelines for the
neighbourhood. In doing so, existing vegetation in the central parts of the properties could be
retained whilst also providing for a larger central courtyard and recreational space.

Whilst the proposed building will mostly be 4 storeys in height, several units have been positioned on o
fifth storey. These units are only on facing inward and positioned on the internal courtyard. The fifth
storey will therefore not be visible from the street elevation.

The proposal departs further from the zoning parameters by providing 177 vehicular parking bays in
lieu of the conventional requirement for 204 bays. This is motivated in terms of the occupants being
mostly students and the proximity of the building to the Central Business District and the University
Campus, thereby negating the need for private vehicular frips. The motivation is also based on the
fact that 176 bicycle bays and 44 motorcycle bays are provided, and that the development
proposal forms part of the Dennesig area which will be transformed in line with woonerf principles.
Further motivation is found in the Transport Master Plan which provides for a scheduled shuttle service
for residents of the area, thereby further reducing the need for parking bays.

The need and desirability of the proposal

The residential properties that comprise the application area were developed in the 1930s as part of
the Kromme Rivier A and B townships. At the time, Stellenbosch town was sparsely developed and
was low in density and intensity. The existing residential properties, as part of the township,
exacerbated this unsustainable settlement pattern as it only allowed for large single residential
properties and associated dwellings houses.

Through the years, as the town developed and as the need for residential opportunities of varying
sizes increased, Stellenbosch Municipality, as most other municipalities in the Western Cape started
implementing policies aimed at increasing densities and protecting important agricultural, scenic
and biodiversity resources. Rather than to allow urban sprawl to detract from the settlement qualities
and cause urban management problems, the policies were to encourage inward growth to achieve
sustainable internal densities.

Instead of allowing densification to occur throughout the town, several areas in Stellenbosch were
subseqguently identified as suitable locations where increased densities would be desirable. The
development site is regarded to be located in one such suitable densification area as it is located
across from the planned Van der Stel Sustainable Transit-Oriented Development hub. This was
formally recognised in the 4 Generation IDP which idenfified the Dennesig area as a primary
densification and development intensification area for the establishment of blocks of flats.

The lack of developable land within Stellenbosch and especially close to the University and CBD
requires developers to maximise the development potential of underutilised brownfield sites. This
principle is also underpinned in the IDP. The development site is located in one such area where
densification, by means of brownfield development, is encouraged.
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In order to ensure the orderly densification of the Dennesig areq, bespoke guidelines were prepared
for the Dennesig area that would serve as a tool for the municipality to measure all development
proposal. In terms of the latter, the entire development proposal was revised to be consistent with
said guidelines. As such, buildings have been brought forward onto the street boundaries to
strengthen the perimeter block design and to define the public space. As such, the buildings have
also been pushed out onto the common boundary in order to ensure edge continuity. As required
by the guidelines, the massing of the buildings has also been broken up so that it reads as a series of
forms rather than a single extrusion.

The proposal further complies with the guidelines in the following manner:

a) The core of the street-facing biocks has been set back in accordance with the articulated
setback line while the stoeps and balconies have been set onto the build-to line on the street
boundary.

b) Use was made of architectural elements and landscaping to create grain and texture to the

facade of the building.

c) The building has been designed to a built-to line for floors 1-4 that equates to the site
boundary. A fifth storey has been provided on the inside of the building facing onto the
internal courtyard.

d) The access / egress from Dennesig Road has been revised in order to restrict traffic movements
along the new Dennesig Road woonerf.

e) The parking allocation makes provision for sufficient vehicle parking bays. In addition, the
development provides ample bicycle and motorcycle parking bays thereby encouraging
residents to make use of hon-motorised transport or the shuttle service to be instituted.

With the housing backlog increasing yearly and the total number of students enrolled at the University
peaking over 30000, the proposal presents an ideal anfidote to the housing backlog. The
development site is centrally located and easily accessible. The CBD (£500m) and University campus
{(£1000m) is all within walking distance and eliminates the need for private vehicular trips.

In light of the above, the proposed development can be supported from a town planning point of
view as the proposal wil provide new housing opportunity, environmental benefits and job
opportunities for the broader community of Stellenbosch.

PART J: ADDITIONAL PLANNING EVALUATION FOR REMOVAL OF RESTRICTIONS

Financial or other value of the rights affected

Not applicable to this application.

Benefits to the holder of such rights in terms of the restrictive condition

Not applicable to this application.
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Personal benefits which will accrue to the applicant

Not applicable to this application.

Social benefit of the restriction remaining in place

Not applicable to this application.

Social benefit of the proposal and whether the application will completely remove dll rights enjoved
by the beneficiary or only some of those rights

Not applicable to this application.

PART K: SUMMARY OF EVALUATION

The application under consideration is to permit the removal of restrictive title deed conditions, the
rezoning of the consolidated property with a number of departures to enable a residential apartment
building comprising 176 residential units within a 5 storey building to be developed which is in line with
the municipal vision for the area. The proposal makes provision for a predominantly 4-storey building,
with an additional fifth storey to be provided on the internal courtyard, and two parking levels (of
which one is a semi-basement).

Currently the zoning of the subject properties only allows for low density single residential buildings
which perpetuate an unsustainable spatial pattern, that is unsustainable as existing infrastructure can
be better utilized. Although the proposal under consideration departs quite significantly from the
parameters associated with the general residential zone, the building size and position is still in line
within the character of the recently approved general residential buildings located in the surrounding
area. More importantly, the proposal complies with the development guidelines / urban design
guide lines drafted for the Dennesig area.

The purpose of the zoning parameters in conjunction with the guide lines drafted for the Dennesig
area is to ensure the orderly development of a particular property and the Dennesig area form a
vibrant residential area where the buildings interact with the street and non-motorized forms of
transport are promoted.

In evaluating the proposal, the nature and specifically the impact that the building would have on
the surrounding properties were carefully considered. The Den apartment complex to the west of the
application area is already four storeys (three storeys above a parking level) while the Melrose Square
apartment complex, to the south of the application areq, is three storeys with a raised ground storey
and steep roof pitch — effectively having the height of a four storey building. The application area is
also bordered by the Plumbago apartment complex directly north of Paul Kruger Road. In addition
to these complexes, there are also several other 4-storey apartment buildings further along Dennesig
Road.
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The subject properties are bordered by a number of single residential properties, both to the east and
the west which are also to be redeveloped in line with the guide lines drafted for the Dennesig area.
As a result, applications have been submitted for a number of departures, including building lines,
permissible coverage, permissible floor factor, height and parking requirements to develop these
properties and thus the proposal under consideration will not be setting a precedent for the area but
will be the norm.

A development application had also been submitted on the properties 1o the east (erven 143-145 &
166-170 to rezone these properties to Specific Business Zone to enable the development of a high-
density residential building, mixed with small ancillary business uses. The proposal comprises the
development of 500 residential apartments of varying sizes within a é storey building. The application
also includes the relaxation of street and common building lines, the permissible coverage and
parking ratio.

None of the directly abutting neighbours to the application area have objected against the
proposed development. The objection submitted for the application under consideration by a
resident of the area is from the owners of erven 132-134 (consolidated erf 17274} which hos also
submitted an application for an apartment complex on the above-mentioned properties which is still
in process.

The objections received on the application under consideration addresses a number of topics,
including inappropriate massing, inadequate parking and increases traffic, the heritage value of the
areq, the designation of the area in terms of the IDP, excessive departures, and reduction in the
property values. There have all been addressed in the detailed traffic impact assessments and urban
design guide lines drafted for the Dennesig area.

The proposal under consideration is in line with the 4 generation IDP which identifies the Dennesig
area bounded by Adam Tas Road/R44, Merriman Avenue, Bird Street and Molfeno Road as a primary
densification and development intensification area for the establishment of blocks of flats according
to a predetermined pattern on clustered erven with heights of up to 6 storeys subject to certain
performance criteria mixed with non-residential facilities.

The proposal is also based on the guidelines that have been formulated for the Dennesig area. In
order for the development under consideration to comply with the Dennesig guide lines the
application need to be revised and thus an increase in coverage and floor factor and associated
departures were required.

The departures (i.e. to increase the permissible height, coverage, floor factor and relax the parking
provision) are all based on the vision of the municipality for the area which, accordingly to the
applicants, would not be attainable whilst adhering to the development parameters of the
applicable zoning.

The densification and infill of the area is encouraged by the municipality through its policies included
in the SDF and the IDP. The increased floor factor, coverage and associated departures are
therefore supported by the Land Use Department as a mechanism to curb urban sprawl, increase
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services efficiencies, to make the town more equitable and to contribute to qualitative urban place-
making.

In support of the application, a Traffic Impact Assessment was included as part of the application
documentation which commented on the parking ratio. The TIA noted the total number of parking
bays required and the provided. In addition, the report stated that the shortfall of vehicular parking
25 bays is compensated for by the provision of bicycle bays and motorcycle bays. The total credit
for parking bays is therefore in the order of 12% which is less than the 15% cap as enforced by the
Traffic Engineering Department. The principle of providing bicycle and motorcycle bays in lieu of
vehicle parking bays is supported by the Department to promote non-motorized forms of transport
within the Dennesig area.

The TIA also verified that the additional traffic generated by the development will have a moderate
impact on the area. The TIA subsequently made recommendations pertaining to intersection
upgrades, the establishment of additional sidewalks and the compilation of a non-moftorized
fransport improvement plan for the area.

The traffic impact and parking provisions have been further elaborated on in the Dennesig Urban
Design Guidelines report and the Transport Master Plan. The guideline report notes that the manner
in which parking is arranged on site can have a significant impact on the experience of the
neighbourhood.

Despite the size of the building, several elements of the traditional cape vernacular have been
incorporated into the building design. In particular, the historic white walls and roof typology that
lends a unigue character to Stellenbosch has been adopted in all designs. This recognizes the need
to ensure that building composition and mass should be characterized by broken skyline profiles
shaped by flat and double pitch roofs and focal points. The principles of streefs enclosed by
buildings, parking screened and out of sight, building and stfreet interface, and street and paving
surfaces will be adhered to.

The developer has also undertaken to support the findings and outcomes of a Transport Master Plan
(TMP} for the area. The TMP indicate the prioritization of transport projects to be implemented. An
initial fourteen projects have been identified in the TMP which is to be implemented by the developer
and developers of other projects in the Dennesig areq, over fime.

The TMP prioritizes these transport projects to guide the implementation of the full Transport Master
Plan over time. The goal of the TMP is to implement as many of the projects listed by the Dennesig
developers as soon as possible to create a holistic pedestrianized environment that wil be
connected to the external non-motorised transport network of the municipality.

All projects will be funded from the applicable Development Charges (DCs). The first project will be
implemented once sufficient funds have been collected from the Dennesig developers - individually
or collectively.
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following:
Memorandum of | A Memorandum (:TUndgn‘cking (MOU)} will be drafted and entered info by and
Understanding: between the respective developers in the Dennesig area. The purpose of the MOU

will be to record the terms and conditions under which the Dennesig developers
undertake to adhere and comply with the responsibilities imposed on them in terms
of the conditions of approval imposed in terms of the Stellenbosch Municipality
Land Use Planning By-law, 2015 (and most importantly, the TMP, the payment of
DCs, implementation of priority projects, the shuttle service and the engineering
services agreement).

Masters Homeowners' | A Masters Homeowners' Association (MHOA) shall be established as a vehicle to
Association manage the collection and dllocation of Development Charges. DCs will be paid
into a trust fund mutually selected by the Dennesig developers and managed by a
selected lawyer as agreed by the Stellenbosch Municipality. The trust fund will be
an interest-bearing account to the benefit of the municipality. The fund will be
registered in the name of the MHOA. The Stellenbosch Municipality will have access
to dll information regarding the fund and balance statements.

The MHOA will also have the obligation to underiake and complete the
construction of the TMP projects in accordance with an approved programme
guided by the unit threshold.

All Dennesig developers will be required to form part of the MHOA.

Shuttle service A shuttle service be implemented by the Dennesig developers. The frigger for
implementation of the service will be determined by the collective number of units
(e.g. 100 units).

The funding mechanism for the shuttle service will be based on a monthly levy
collected from each development to operate the service (e.g. 764 units x R100 p.m.
= R76 400 p.m). The respective Body Corporates will be responsibie to pay the levy
to the MHOA. The levies are to be paid into a separate frust fund in the name of
the MHOA.

An independent transport operator will be contracted to supply and operate the
shuttle service. Such service shall be scheduled, and a certain level of service must
be maintained (i.e. neatness of vehicles, scheduling, mobile app, payment
structures to be determined).

The shuttle service route will be approved by the Stellenbosch Municipality. The
preliminary route will be between Dennesig and the Neelsie or any other campus
destination agreed between the Dennesig developers and the university.

The shuttle service can only be terminated with mutual agreement of the
Stellenbosch Municipality and Stellenbosch University.

| Other key aspects of the TMP, which will be applicable to the development proposal, include the |
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Roads and parking | The primary spatial structure of the is focused on establishing a pedestrian-oriented
requirement movement system that supplements the larger superblock vehicular movement
system. The principles that entrench this structure allows for limited vehicular
movement through Hoffman Street between Dennesig and Paul Kruger Roads to
prevent rat-runs.

The principles also rely on converfing Dennesig Road into a pedesirian oriented
Woonerf where kerbs are removed from the road reserve to create a single plane
on which both people and vehicles move. Vehicles are slowed through creating an
indirect route and the opportunity to create interactive edges along both sides of
the street are maximized.

The Woonerf, as a part of the spatial structure, is a street typology that subverts the
movement of vehicles in favour of pedestrian movement and is often called a
‘living street'. The space is characterised by shared space between pedestrians
and vehicles, slow vehicle speeds and traffic calming measures. The space is often
well-landscaped which integrates planting into road calming measures.

The guidelines promote pedestrian movement above vehicular movement and
encourages car owners to leave them aft home. In an attempt to promote moving
on foot, bicycle or public transport, a set of principles were established to support
this change in behavior. These include the following:

) Maximum parking ratio at 1.5 bays / unit and a retail factor of no more than
4 bays / 100mz2.

. Minimum provision of 1 bicycle parking / unit.

. Minimum of 0.25 motorbike/scooter parking bays / unit.

o Provision of a scheduled shuttle service.

The development proposal complies with the above principles.

The proposed residential development will have the following benefits: Due to the proximity of the
development site to the CBD and University Campus and the infroduction of a shuttle service, the
need for private vehicular trips would be reduced; the area will be occupied after working hours and
during weekends thereby reducing crime in the area; the new building will confribute to the
regeneration of the area through the application of historic place-making principles.

The Dennesig initiative has the potential to be a model for future large-scale developments in
Stellenbosch and the manner in which public-private partnerships should be entered into between
the municipality and developers.

The proposal is supported by all the internal departments.

In conclusion, it is the opinion of the Land Use Management Department that the development
proposal is consistent with the municipal vision and policies for the area as a primary densification
area. Notwithstanding the objections, the application for a general residential development and
associated application items is desirable.
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PART L: RECOMMENDATION

1. Approval be granted in terms of Section 60 of the Stelienbosch Municipal Land Use Planning
By-Law, promulgated by notice number 354/2015, dated 20 October 2015, for:

1.1 The consolidation of erven 141, 142, 163, 164 and 165, Stellenbosch.

1.2  Theremoval of the restrictive title conditions applicable to each property as listed below.

1.2.1 Erf 141, Stellenbosch
T148892/1998 Conditions B(c)
T105912/1998 Conditions B(c)
T72846/1997 Condition (b)3
T16275/2017 Condition B3
T88203/2001 Condition B(3)
No bottle store, canteen, or place for obtaining strong drink shall be erected on the above
land, nor shall any hotel, butcher, general or other business of a like nature be carried on
or conducted thereon.

1.2.2 Erf 142, Stellenbosch
T148892/1998 Conditions C(a)
T105912/1998 Conditions C{a)
172846/1997 Condition (d)(b)
T16275/2017 Condition C(b)
T88203/2001 Condition D(b)
That the lots be used for residential purposes only.

1.2.3 Erf 163, Stellenbosch
T148892/1998 Conditions C(b)
T105912/1998 Conditions C{b)
172846/1997 Condition (d)(c)
T16275/2017 Condition C(c)
T88203/2001 Condition D(c)
That the lots be not subdivided without the approval of the Administrator.

1.2.4 Erf 164, Stellenbosch
T148892/1998 Conditions C(c)
T105912/1998 Conditions C(c)
172846/1997 Condition (d)(d)
T16275/2017 Condition C(d)
T88203/2001 Condition D(d)
That not more than one dwelling house be erected on any lot, and that not more than
one-third of the area of any one lot be built upon.
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1.2.5 Erf 145, Stellenbosch

1.3
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T148892/1998 Conditions C(d)

T105212/1998 Conditions C{d)

172846/1997 Condition (d}(f)

T16275/2017 Condition C{f)

T88203/2001 Condition D{f)

That all buildings to be erected on this property shall stand back not less than 5.67m
(T148892) / 18 feet (T105912) / 10 feet (172846) / 3.15m (116275 & 188203) from the line of
any street or avenue on which the lots may abut. Such spaces may be used as gardens
but shall not be built upon.

Rezoning of the unregistered consolidated property from Single Residential to General
Residential to develop 176 residential units within a 5 storey building;

Relaxation of the street building line (Dennesig & Paul Kruger Roads) from 7.6m to 0.0m.
The relaxation of the lateral building lines adjacent to erven 140, 162 & 166 from 4.6m to
0.0m for the main building;

Relaxation of the lateral building line adjacent to erf 140, 143, 162 & 166 from 4.6m to 0.0m
for the semi-basement and parking structure.

Departure to exceed the permitied coverage from 25% to 79.4%.

Departure to exceed the permitted floor factor from 0.75 to 1.6.

Departure to relax the required recreational space from 25% to 20%.

Departure to relax the required number of parking bays from 204 to 177.

Departure to exceed the number of storeys from four storeys to five storeys.

Site Development Plan.

2. That the approval(s) granted in Section 1 is subject to the following conditions in terms of
Section 66 of the above-mentioned by-law;

2.1

22
2.3

2.4

2.5

The approval only applies to the proposed development in question, as indicated on
Drawing Nos. PO01 dated 15 May 2018, SDP001 dated 24 October 2018, 201-207 dated 23
October 2019 and 301 dated 23 October 2019, drawn by Dennis Moss Partnership, and
shall not be construed as authority to depart from any other legal prescriptions or
requirements from Council;

The building plans shall be substantially in accordance with the approved SDP;

The applicant must after the publication of a notice in the Provincial Gazette apply to the
Registrar of Deeds to make the appropriate entries in, and endorsements on, any relevant
register or title deed to reflect the removal, suspension or amendment of the restrictive
conditions;

The approval only comes into effect once the relevant title deed has been endorsed by
the registrar of deeds; The approval may not be acted upon prior to the issuing of a
certificate of consolidated title;

No building plan may be submitted for approval prior to the applicable conditions of
approval being adhered to;
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2.6 All landscaping be implemented as indicated on the Site and Landscape Development

Plan (Drawing No. SDP001 dated 24 October 2019) before any occupational certificates
be issued.

2.7 The conditions imposed by the Director: Engineering Services in its memo dated XXX be

adhered to attached as Annexure H;

2.8 The conditions imposed by the Manager: Electrical Engineering in its memo dated 8

August 2018 be adhered to;

29 The conditions imposed by the Manager: Community Services in its memo dated 6

September 2018 be adhered to;

2.10 A Masters Homeowners' Association [MHOA) be established for all new developments in

the area. The primary purpose of which will be to see to the collection of Development
Contributions and timely allocation of funds in accordance with the Transport Master Plan;

2.11  The body corporate shall be a member of the MHOA.
2.12 An engineering services agreement be drafted between the developer and the

Engineering Services department;

2.13 Rates clearances will only be granted once all the conditions of approval for the

development have been complied with;

PART M: REASONS FOR RECOMMENDATION

The approval as noted above is supported for the following reasons:

1.

2.

o~

The subject property is located in an area where high density development is promoted by
Council due to its proximity to the Central Business District and the Stellenbosch University;

The proposed development is not regarded to be out of scale or character with its
surroundings;

The proposal promotes Council policy as noted in the SDF and IDP of densification within the
urban edge;

The development is compatible with the surrounding land uses and built environment;

The proposed redevelopment of the subject property complies with the land use planning
principles (spatial justice, spatial sustainability, efficiency, spatial resilience and good
administration) refered to in section 59 of the Land Use Planning Act, 3 of 2014;

The residential development is in walking distance of the CBD and university which will reduce
the number of vehicular trips generated by the development.

The developer has agreed to support the initiatives of the Municipality as it relates to a
Transport Master Plan for the area.
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PART N: ANNEXURES

Annexure A Locality Map.

Annexure B Proposed Site Development Plan.

Annexure C Title deed and/or Conveyance certificate.

Annexure D Motivation of Applicant,

Annexure E Portfolio of Evidence/ Affidavit.

Annexure F Copy of Notices sent to Interested and Affected parties/ Organs of state.
Annexure G Objections/ comments received from Interested Affected parties.
Annexure H Comments received from Internal Departments.

Annexure | Reply to objections/comments by the Applicant.

Annexure J Dennesig Neighbourhood Design Guidelines.

PART T P: SIGNATURES

REPORT COMPILED BY:

—,’ ()
ROBERT FOOY
SENIOR TOWN PLANNER

RECOM DED BY

CALEXANDER PR PLN (A/1749/2013)
ACTING MANAGER: LAND USE MANAGEMENT

14/01 [ 2oz
DATE

¢y /07 feozo

DATE
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PART U: MUNICIPAL PLANNING TRIBUNAL DECISION IN TERMS OF SECTION 60 OF THE STELLENBOSCH

MUNICIPAL LAND USE PLANNING BY-LAW, OCTOBER 2015:

APPROVE

APPROVE IN PART

REFUSE

Tick the appropriate box:

SIGNATURE:

CHAIRPERSON OF THE MUNICIPAL PLANNING TRIBUNAL

DR D J DU PLESSIS

ADDITIONAL COMMENTS IF ANY:
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ANNEXURE A

Locality Plan
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ANNEXURE B

Site Development Plans
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THE DEN 2 - DEVELOPMENT SCENARIO
e sne anza: ENBL0mm
b RASEMENT LEVEL: 4120.005qm
= LevEL 01
APARTMENTS ROOR AREA 1604:375am
PAROX 283 81sqm
Sty comaune S
PAUL KRUGER ROAD COVEAED PARKING 147920m
KERB b LEVEL 02
— e ——— APANTMENTS FLOON AREA- 217150gm
. ﬂ-ﬂﬁ“ﬁ;\sgl AREA $02.0859m
. L] . o eves 02:
m‘v rAToMET Raon area a17250am
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3 > iy vty
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LEGEND LML THE DEN 2 - DEVELOFMENT SCENARIO
@ YREES 7O BE TRANSPLANTED GENERAL — [e—
Py IF REQUIRED *  Allwork on Dennesig & Paul Kruger street is I LEVEL D1
Fan _ depended on wayleave approval.; n
(el TREESTO BEREMOVED TTs amROGRTITES
=1 TREES Ehianon 7 common area
*  Allexisting trees on site and on the side walk to SEVIEROOHS & JERVICES
@ (REESTO RETEH b cordon off and protectad during tha 10 10 [{zRimoom e
perlod as per 1 BASEMENT BVELY PAUL KRUGER ROAD $A 570 sEDRoaM rIFE 8
NEW TREES Plan VARG PARKING (MRS UM Jacrate jom BAiCONES
Celtis africana (White Stinkwood) «  The yellowwood to be transplanted to new T — o — | _ § el i) Mcurmis un Jacarenda ke TS EaoGM TS
Syzlglum guineense (Water Pear) position on site after the appropriale RN~ R - T . : 3R THO BEDIOOM STECIAL
Olea europaa subsp. africana (Wild Olive) approvals/pemmits. ’ ﬁ it .M “b > - RGN roomrIrEA
Erythrina lysistemon (Coral Tras) . — Y N —v Sy — { 3 ON8 BmPOOM TYPES
Cupressus sempervirens IRRIGATION - el f.u et - R usacmons
Searsla (Rhus) pendufina (White Karee) +  Rainwater :wzum@.m will be utilized fo irrigale o Saoanee
all the _mzauﬂﬁamr w“ " __qum_.“-m:on; LT
=  Rainwater hal ing will ba supplemented by g o
D SIDEWALK PAVING either a uo_,m—N_m or a well point. f EE T i
. MMNEE__ a”m.%mﬁﬂ storage tanks will be L - — o2 oo TVPEC
. % ON LEVELY 2XTWO BEDIOOM SPECIAL
COURTYARD PAVING »  Ingiall f10mm& uPVC SABS imigation sleave mw jESiiEmcouea
at al)Toad crossings. (R m 1 She sEnOOM rTES
. leeves to ba Installed approx. 500mm - -n—oo-ﬂz_umb
VEHICULAR FAVING| r)w__wi ground level and clearly marked LIRS
* Al leaves should extend a miimum of 200mnY T = xS imroanrire A
_H_ LAWN (BUFFALO AND OR BEREA) ,/ Intothe landscaped area N otoneC
, 7/ PAVING 22TWO BEDROCM SrECIAL
SHRUBS & GROUND COVERS +  Cambering paving fowards the trees S i
Arctotis spp.(5 planis /m?) =rann A apRoOM ITER
Agystasia gangetica (5 planis /m?) PROGRAMME g & n»_m M:.._n.«.!o- s
Agapanthus spp. (5 plants /m?) e The plan shall be by s 5 oLsvELGS:
Crassula multicava (3 plants /m*) and al the cost of the daveloper in accordance ad 11l = 18x BACHELOR UNITS
Gazania rigens (5 plants /m?) u_._, .nm muuas_w_a landscape plan. The : 1 BALCONIES
Cliffortia feruginea (3 plants /m?) levalopment will not be phased. = =g 5 TGTAL AREA OF TS {176 UNTTS)
Goloonama sl (8 paia + 12 Monthlandscapo 3 w8 & i o i
Cotylodon orbiculata (3 plants fm?) malntenancefestablishment period will follow 3 - = e Tl COMMON FhOTE AR
Dletes grandifiora (4 plants/m?) the construatign of the Apartments and 3 TOTAL ALEA OF WILDING (GRA)
Helichrysum teretifollum (3 plants /m*) afterwards the responsibility will pass to the AL AREA OF ILDNG
Lampranthus coccinaus (5 planis /m?) Body Corporate of the development. = e
Osteospermum spp. {5 plants /m?) LEVEL 0170 05:
Plectranthus spp. (3 planis /m?) -: XIBEDUNTS@1RAYPERUNT  #1RAYS
Sulera campanulata (5 plants /m?)} o ! "- _-ra_wh _.h.m._ R N saars
b ] - -
FEATURE/FOCAL FLANTS =2 T A —
.ﬁw,w‘w Carissa macracarpa (1 plants /m?) r _q.n.». -»._...uq.os““. NEQUREDS 176 BAYS
[ (2 plants /m?) | e - -
Elegla tactorum (1 plants /m?) - FADONG MAYE CROMDRL = 54 AYE.
Geranlum Incanum (5 plants /m*) an s TOTAL PANNING PROVIDED -
Gaura lindhaimaril (1 plants /m?) -4 -
Elegla tectorum (1 plants /m®) mu 3 “o-mau%m-u_n_-:u n-.!: (1% 2:3my= 44 MOTORCYC1ES
Plumbago auriculata {1 plants /m?) - - “.qmor._.»mwmnﬂ.-td_wﬂ - :“ /éBYCTCIES
Tecoma capensis {1 plents /m?) B | N =15 BAYS @ 107.5 e
Pelargonlum peltatum (4 plants /m?) e ‘2 4l - T e
Salvia chalslaegnea (1 plants /m?) an . ¥ -.__t : A B ke
Tulbaghla violacesa (5 plants /m1) nE i el HgE =
4 | creerer on perGoOLA §
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Carlsso or Dovyalls

POT WITH CREEPER AGAINST WALL . e
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THE DEN 2 - DEVELOPMENT SCENARIO
- SiTE AREA: S38.005m
e RASEMENT LEVEL: A120.0006m
—_— j* LEVEL 07
APARTMENTS ROOR AREA 1004.370m
M_‘“_ﬂ&‘m-)-g\nﬁggha ﬁﬁg
KEPUSE NOOMS & SERVICES 114.0dsem
Tnoﬁﬂu-ﬁﬂﬁ 1477205m
LEVR 02
APARTMENTS HOOR AREA 217150m
CRGIAON /COMMONARER ot thsam
PAUL KRUGER ROAD o LEVEL 03;
_ _ Kene . s =]
| CIRCULATION / COMMON AREA 802.08s0m
o LEVEL O4;
b!!ﬂﬂlg-)-n) g
_ CIRCULATION / COMMON AREA 71.00sgm
*LEVEL 06
. 3 = 3 ey APATIMENTS OO AREA 81 ddagm
- v - £ 158 BALCONES 90.003m.
Vs \. \ A AP | | - CICULATICH / COMMON AREA 207.408qm)
- — 1 — Ve .10 N\ A m 1 - h TOTAL AREA UNTFS (176 UNITS) a235.2850m
TWO BEDROOM - N h ~. N -1 =] / n_rel TOIALAREA UKTS (VO UNIT) | 9201.37am
Scale 1:100 K s #) VEHICLE Access | | vl acntae | _m TOTALCOMMON PROVERTY AREA * 2288.36scm
RAP AR | L1 W TOTAL AREA OF SULDNG (GRA} 12607 3230m
L ( i TG WAL s CoMIMD!
T £ TOTAUAREA OF SULDMG 18188 5230m
. DicupegbAsSEn s covRm PG}
. . g iz’ =o' COVERAGE  atal2sqm / E11R001qm = 740.4%
0 — — d FLOORPACIOR 6331.37gm / SZ1N.00sam = 1.4
5 /| > ] il
A 5 t — = UNITTYPES PER RLOOK UEVEL:
™ m — " LEVELOT:
ol [ H : e eenon
o™ . A 3 x TWO REDNOOM
¥ | 3 ONEBEDROCM
Ax BACHELORS
wveLox:
31 x TWO BEDROOM.
4 { 8 & x ONE DEDADOM
- = a lu-’aﬂ_ﬂnu
LEVEL D&
- 11 xTWG NEDROOM
7 5 5x ONEBEDROOM
13 & x LACHELOR UNTTS
1 1 H LEVEL 05!
i L @ W x NATHELOR UNTTY
_ B
ONE BED UNIT - TYPE B - 48.1sqm - 157 ONS AEDICOM 4 BACHEOM
2 . = i _ Scale 1:100 TOTAL UNITS = 174 UNITS.
2F - = “TGTAL NUMBER OF BEDS = 247 kDS
! BACHELORUNIT-31sqm | . “FAMENG REGOIEMBIS:
cale 1 T— b+ LEvEL 01 T 08:
1B Ui eSS R e * paimmmeme L
— — @ 1 BAY PER UNTT
IIIIIIIIIIIIIIIIIIIIIIIIIIIIII Boundary Line . / : e nf e . | — ] .25 MOTORCYCLE FER UNITw 174 X D25 = 4 RAYS
i LTI £ g i Houdary Lina | 1 MCYCLE PER UNIT = 174 BICYCLES 3
| | TOTAL PARKING SAYS REGUIRED = 17484V
| | PAXKING MROVIDED;
| PARKING BAYS BASEMENT = 121 BAYS
= = o i v 71 PFAXKING BAYS GROUNDR = 5é SAYS
el el TOTAL PARKING PROVIDED = I77BAYS
0 i 1§ = n 1 "
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THE DEN 2 - DEVELOPMENT SCENARIO
fe SITE ANEA: Boemm
e DASEMENT LEVEL: 4120.0000m
= LEvEL 01
TMENTS N AREA 04,374
PAUL KRUGER ROAD Hnoy o oo it
CHACULATION / COMMON ARPA A47.18%m
KERB REFUSE ROOMS B SERVICES 114.0dsqm
———  ——— =" = — - COVZRED PARKING 1479 2030m
T e b= LEVEL 02
- APAXIMENTS FLOOR AREA 2172.500qm
* ° BALCONIES i 35sam
CIRCULATION / COMMON AREA $0108gm
Boundary Line o LEVELDY:
— — —— APAYTMENTS ROOR AREA 2172.50qm
ans BALCONIES 328855
- - CIRCULATION / COMMOM ANEA 802.083gm
3 a - ! o teveL 0
4 1% _ Emmaneun  mmme
B Qb ; BENE comonmen bt
I 03 a i - v w LEVEL O5:
' ' ! APAXIMENTS FLOOK AREA m.sagm
- D SACONES 2000
- CIRCULATION / COMMON AREA  467,804qm
a N 5 TOTAL AREA é 78 UNTTT} 2235,28aqm
AL {eomerienoh atia . WconT)
i 1 AT IOTAL AXEA UNITS (174 UNTTS) 2301,078am
T g || g | b | g | -1 TOTAL COMMONFIOTERY ARRA  328895s3m
== >=i = == Pt TOTAL AREA OF BUILDING sasmr.a0qm | |
& = = = [t aacci  Covin
s TATAL AREA OF BULLDING u--Pil_l_ _ |
B P N N
T - m COVEMAGE  d141,25gm / E218.Dtaqm = 794K
3 A = FLOON FACTON §361.27qm / 5218.00sqm = 1.6
g b} UNIT TYPES $Z0 FLOGR (£VEL:
m = 2 LvELOY:
m 4 b 3 19 XTWO REDROOM.
|| wveLox
3 BEEPaat & 31 XTWO BEDROOM
L] m ° §2 ONZ SEDROOM
@ H ) = £ 42 SACHELORS
M E r a LEVELO3:
H @ 31 2TWO BEDROOM
m 2 ONZ BEDROOM
43 BACHELORS
LEVEL &
139 113 TWO IEDAGOM
= _ § X ONEUEDROONM
- &4 DACHELOR YRS
LEVR 05:
18 x SACHELOR UNITS
= TOTAL UNIT FYPEs:
11 2 TWO BEDIOOM
45 x ONE REDROOM & SACHELORY
Boundary Line o= e TOTAL UNITS » 176 gy
—_— T TOTAL NUMBMEX OF IEDE = 267 SEDS
T I — ]
,\ [] b LevEL 01 1O 08:
=i PIx2BEDUNTS® | BAY FERUNET 71 BAYS
. 5% 1 BED L BACHELOR UNT3 B BATS
i @1 RAY PIR UNT
— £.28 MOTORCYCLE PER UNTU = 174 X D.25 = 44 DAY
g I 1 BICYCLE PER UNIT = 17§ BICYCLEY
m “ = TaTAL REQUIRED = wiian
=5 = PARKIG PROVIDED: —
= Ul | = PARKING BAYS BASEMENT = 12] BAYS
- S H | PAMUNG BAYE GROUNBR = EdDAYS
— e H T 7 H= || roraLparsmG rrovme =177 1A
s B - H MOTONCYCLE BAYS (1 X 2.3m)= 43 MOTONCYCLES
S = o BE! || werauesrace = 10 BVCYCIES
g » [1 DAY 125 SGM PER $RYCYCLES)
= | H BYCTIEIPACE PHOVIDED = 1/ 4 BYCYCLES
= 15 JAYS = 107.4 soesd
) ® { m | avene srace msmeunms 238
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H 5 |
e |3
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THE DEN 2 - DEVELOPMENT SCENARIO
e s ARER: 5218.005m
b BASEMENT (Ve #120.000m
- LveL o
APATTMENTS PLGOR AREA 1004 375qm
PATIOS 243 5130m
CIRCULATION / COMMON AREA 47 16vgm
FEFUSE ROOMS & SERVICES 1140400m
COVERED PARKING 1479 202gm
b Ve 020
APARIMENTI FLOOR AREA 272508m
satcoNIEs 224 Bagm
CIRCULATION / COMMON AREA  B02.0sqm
o L6vEL 03
APASTMENTS FLOOR AREA 2NT72500m |
BALCONE 324 859qm
CIRCULATION / COMMON AREA  B02.08sm
LEvEL ok
APARTMENTS ROGR AREA 2302 2400
BALCONIS 1 rlam
CIRCULATION / COMMON AREA  $11.00gm
LIVEL 08
APARTMENTS FLOOR AREA 014000
BALCONES 00.00iqm
CIRCULANON / COMMON ATEA  207.8055m
TOIAL AREA UNTT (174 UNITS) ass3sam
TOTAL AREA UNTTS (176 UNITS) 201.3715m
(CORTHICTION ATLd W KALCORT R PATS)
TOIAL COMMON FROPERTY AREA  3285,9%1qm
(A & TS ALIASY
TOTAL AREA OF MIRBING (G 12507, 3250m
DUV BABENT S GO
BUAMONGI ,  wsn
COVERAGE 4141, 210m / £218.00sqm = 79.4%
FLOONFACTOR 835720 / 5210.00saqm = 1.4
UNIT TYPES PER FLOOA LEVEL:
teveLon:
103 TWO REDROOM
VRO
312 TWO IDRCOM
¥ x ONEBERROOM

AEVEL OF:
183 BACHELOR UNITS.

TOTAL UM TYPES:

1 2TWO REDROOM

45 x GNEBEDROOM & RACHELORS

TOTAL UNTE = 176 Ny
TOTAL KUMUER OF BEDS = 247 408
PAIXING N Loty =

Luvaoioos:

1 x2DEDUNTS @ UBATFERUNIT  ¥13AYS

6 x 1 BED & BACHELON UNITS BSBAYY

@1 LAY PER UNTY

0.25 MOTORCYCLE PER UNIT = 174 X 025 = 24 BAYS
‘-ﬁnmmclﬂl_ﬂn-ﬂ-g |
TOTAL PARKING RAYS REGUIRED = 174 BAYS
FARKING PROVIDED:

PAKKING NATS BASEMENT =121 BAYS
PARKING JAYS GIOUND R = S4BAYS

TOTAL PARKING PROVIDED =177 RAYS

_ MOTORCYCIE BAYS {1 X 2 2mjm 44 MOTORCYCLES
YCYCIE SPACE = %9 YCYQUES
(1 IAY 125 IOM PER & BYCTCLES )
SYCNESPACEPROVIDED = 10/ 4 BYCYCLES
= 18 BAVE = 107,630
SYCHESPACEDITEUNMS =24
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PAUL KRUGER ROAD
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THE DEN 2 - DEVELOPMENT SCENARIO

e Se AREA: sn8smqm
|- nasmm Lever: 412080sqm
Lev o1:
APARTMENTI AOOR AXEA 1008.373am
PAnGs 243 $13qm
CIRCULATION / COMMON AZEA &7 163um
| weruae nooms & sEmvices 114 0dmm
COVERED PARKING 1479 2035
e LevEL 02:
APARTMENTE HOGR AREA 2172 80aqm
RAICOMNIES i, 88sam
CIRCULATION / COMMON AREA  §02,08s9m
o tEVELOX:
APANTMENTS HOOR ATEA 2728000
BAICOMES ik tdcgm
CIRCULATION / COMMONAREA 802 Odagm
oteve 08
APANTMENTS HOOR AREA B2
SALCONIES 1AL $laqm
CIRCULATION / COMMON AREA  811.005qm
o LEVEL 08
APANTMENTS FLOOR AREA 1. 4deqm
BALCONIES 00.00sm
CIRCULATION / COMMON AR 287.40sqm
TGTAL AREA UNITS (174 UNTS) €238 25qm
TOIATAREA Atas (178 sy a01.470am
(Somereien Attt VaLcouem L pancs,
TOTAL COMMON PROFERTY ARZA  3285,%8s5m
[SREsPOus BIACE Aetasy
TOTAL AREA OF MUILDING 12887, 255m
TETAL ARER OF BIDING. e,
it et Coas rascncn Ca
COVEMAGE 4141 330m / E11A00vgm = 19.4%
HLOON PACTON 8351,2%5am / 5218.00sqm = 1.6
UNIT TYPES PER FLOOR LEVEL: 1
AEVELOY:
18 XTWO REDROOM
wva o
31 xTWO BEDROOM
5 wONE BEDROCM.
42 BACHELORS
\EvEL 03
31 XTWG BEDROOM
52 ONE EDROOM,
43 8ACHEONS
rory
11 TWG BEDAGOM
& x ONENERROOM
&4 x RACHELOR trers
LEvE 05
18 RACHELOR TS
TOTAL UNT TS
11 27WG BEDROOM
853 ONE BEDROOM & BACHEOM
TOTAL UNTTS = 178 s
TOTAL NUMBER OF BEDS = 27 s
e LEVELO1 10.05:
912 2BEDUNTS@ 1 BAYZERUNIE 91 DAYS
4531850 L BACKELORUNTS P
€1 BAY PERUNIT
CYCLE 7ER Ut = 174 X
THICTCLE PER UNIT # 174 BICYCLES _,
TOTAL PARKING BAYS REGUIRED = 174 BAYS
PARKING PROVIDED:
PANKING BAYS BASEMENT = 121 BAYS

PARKING BAYS GROUNDR = 56 BAYY

TOTAL PARKING PROVILED =1770AT3
MOTOACYCLE BAYE {1 3 1.2m)= 44 MOTORCYCLES
BYCYCLE SPACE =90 BYCTQUES
[1 BAY 145 SQM PER 4 YCYCLES )

FYCTIEIFACE FROVIDED = 30/ 8 BYCYCIES
= 1EBATS = 107.8 324
DYCYLE SPACE INSIDE UNITS _ = 84 F

o
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THE DEN 2 - DEVELOPMENT SCENARIO
b= sre AKEA: £210.009m
b+ DASEMENT LEVEL: 41200050m
- eveLon:

APARTMENTS ROCR AREA 1006.3760m
PATIOS 243 Bivm
CIRCULATION { COMMON ARZA M718igm
REFUSE ROOMS & SERVICES i Bigm
COVERED PARKING 1473:209m
= LEVEL 02:
APARTMENTS FLOOR AREA 172 800qm
BALCONTES 24885
CIRCULATION / COMMON AREA  B02.08vqm
o LEVEL 03:
APARTMENTS FLOOR AREA 2172.80gm
BALCONIES 3t6.850m
CIRCULATION / COMMON AREA  802081am
o LEVEL 04:
APANTMENTS HODR AREA 2302 2dvgrm
BALCONIES 140 Hagm
CIRCULATION / COMMON AREA 11.00sqm
> LEVELOS;
APANTMENTS FLOON AREA 0.btsgm
BALCONIES 00.00qm
CIRCULATION / COMMON AREA 287.60s9m
TOTAL AVEA UNTTS (174 UNTS) a235.350m
| ToraL AREA unims ci74 Unms) 701,370am
[COGITVERON ARA G WALCTS AT
TOTAL COMMON PROVENTY AREA  2225,355qm
[ERCAANON & Vs AT
TOTAL AREA GFRURDG [GA)  12587.32sqm
TDRCHIONG BALAN & COVIED!
TOIAL AREA OF BULDING, 18184 S21qm

{uici¥mg RasInN 4 oV PaRNG)
COVERAGE
FLOORFACTOR 8351,2%sqm / 5218.00sqm = 1.4

“UNIT TYPES PEX LOOR LEVEL:
e

414123m / B210.00ugm » 79.4%

13X TWO REIROOM
LEVELOZ:
31 XTWO BIDROOM

TOTAL UNITS = 174 UNTY
TOTAL NUMAEN OF BEDS = srams ||

b= LEVEL 0170 05:

9122 MED UKITS@ 1 AYPERUNT 11 8AYI
85 %1 BED 1 SACHELOR UNITY BSBAYS
&1 DAY FER UNT
0,25 MOTORCYCLE PER UNIT = 174 X 0.25 = 44 BAYS

T WICYCLE PER UNIT = 174 DICYCIES

TOTAL PARKING NAYS KEQUIRED = 174 BAYS
PARKING PROVIED:

PARKING BATS BASEMENT = 12) BATE
PARKING RAYS GAOUND L = 54 AYS

_ TOTAL PARKING PROVIDED

_ MOTORCYCLE SAYS {1 X 2:2m® 44 MOTORCYCLES
BYCYCLE SPACE = 90 IYCYCLED

{1 RAY 12.0 SM PR & BYCYCLER)

BYCYIESPACEPROVIDED = $074 $YCYCLES

=1770AYS

| = 1EHAYS = 107.6 1w
| Lavenzsracemusmennm =28

™ WIEHAHN PROPERTY
MANAGEMENT (PTY) LID

PROPOSED DEVELOPMENT
THE DEN 2
STELLENBOSCH

LEVEL 05
FOURTH FLOOR PLAN
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Q4202 1:200
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- snz Anza: £218.00s9m
L sAsEmENT L6VEL: 412,002
b LEVELOY:
APATINENT ROOR ARZA 10083
Al
PAUL KRUGER ROAD GIRCULATION  COMMON A=A ﬁ...ﬂ
—— = KERE. COVERED PARONG 1479 205qm
. & ¥ —— b LEveLoz:
APARTMENTI FLOOR ANEA 72608m
S [ ] ] BALCONIES FHY e
CIRCULATION / COMMONAREA  802583qm
VES e LeveLo3:
e - E HICLE ACI ..m..mm.. L ||mn:.am.< Line - —1 APARTMENTS ROQR AREA N72.80qm
. e =TT T8 00 o, it O W RCRnon s commonates 05 0hegm
7/ [ o o LEVEL 0
) . = APARTMENTS FLOOR AREA 230 245qm
p BALCONIES 148.7)3qm
CIRCULATION / COMMON AREA  311.00sqm
Ve 05:
Ll APARTMENTS FLODA AREA s01.tqm
BALCONIES G0.06agm
CINGULATION/ COMMON AXEA  247.40agm
TOTAL AXEA UNIT3 {176 UNITS} 228.288am
o o i aascom
= TTAL AKREA UNTS (176 UNIT) 101.3750m
(GOIETISCOON AXDA DAL AALCOION & Fare]
» TOTAL COMMON FROFERTY AKEA 2288.83qm
T e § v AluAT)
TOTALAREA OPBUNDING (GBA)  V2847.3210m
r TOALANER OF SUIDNG ma
; | SIS sy WS
/ COVERAGE 41413 / 5212.00qm = 72.4%
/ FLOGRPACION 8351.3%sqm / S18.0sqm = 1.4
° UNIFTYPES PER FLOOR LEVEL:
L g LEVELDT:
2 E1l| Y m 18 XTWO EDROCM
5 gl .
i1
| :
o
lag =1
— ” 1
1 85 x ORESEDROOM & BACHELORS
— —{i TOTALUNITS = 174 s
Boundary Line == et — . TOTAL NUMBER OF SERS 27 $EOS
|VM | | j*LEVEL 01 1O 05;
P s, 91 x2BEDUNITE@ | SAYPERUNT  ¥1BATY
il 85 x 1 BED L BACHELOX UNTIS REBAYE
o @1 BAY PER UM
v = _F - 025 MOTORCYCLE PER UNTT= 174 X D15 44 BAYS
L = i 1 HICYCLE PER UMY 17 BiCCLES
1 = TOTALPAMUNG SAYS REQURED=  17248AY1
44 PARKING PROVIDED: -
- - | raAmo pavs samEr =120 3avs
A FAIKING RAYS GROUND . = 64 DAYS
. TarAL =1770AY3
MOTORCYCLE RAYE (1 X 2.2m}e 44 MOTORCTCLES
= BYCYCLE sPACE 10 DYCYCLES

— (1 BAY 125 SGM PEV 6 BYCYCLES }
BYCYUE SPACE PROVIDED = %0 / 4 AYCYCIES
= 158AYS w 187.8 1
m srons tract nsmE BTS84
i
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h\NCI\J'\ 0N

STELLENBOSCI ¢ PNIEL « FRANSCHHEOEXK O\PTTAL

i-_ STELLENBOSCH

es MUNISIPALITEIT » UMASIPALA » MUNICIPALITY
L]

CONVEYANCER’S CERTIFICATE

We | Arenoh L—Cmplnd ole. Woal ]

{conveyancer’s name and surnome)
Hereby wish to certify that a search was conducted in the Deeds Registry, Cape Town, regarding the
following property(ies) {including both current and earlier title deeds/pivot deeds/deeds of transfer)

Erf iy S{:oumbo_c.oh in the Munic?oa/i{; arpl Divi' 2101
Sted lenbosch , Province of the Western C ape

{erf/ farm number/s and descnptlon/s as it appear in the title deed)

In respect of which it was found that there *are/are-ne restrictive conditions registered against such
property{ies} prohibiting it from being utilised/developed for the following purposes (as elaborated
in the accompanying application):

Secticna| +Hitle ciﬁ:vdqa\mcnf.

{proposed use/development/zoning of property)

A. LIST OF RESTRICTIVE TITLE CONDITIONS (if any)

Are there title
. deed Title deed and clause number if restrictive
Categories ..
restrictions conditions are found
{indicate below) )
Use of land (O N M| Tiusea 1998 — B Cc) : ( (a)
Building lines (7) N | NA w oo ~ ({d) -
Height ¥ [(N)| Na
Number of dwellings (Y| N | na i ~— (C (¢)
Bulk floor area Y [ (N)| NA
Coverage/built upon area Y N | NA M —_— C (C)
Subdivision (¥)| N | NA I — ( (b)
Servitudes that may be
registered over or in Y @ NA
favour of the property
Other ‘restricttve y @ NA
conditions

Page 1of2
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B. AFFECTED PARTIES AS PER TITLE DEED (ifany)

Crgan{s) of state that might have an interest in

)

i at wm introdudion
1 naitien C in Deed o

R . N | NA
the restrictive condition. Tronsfer No. T ”_‘_‘g%q 71948 .
A person whose rights or legitimate expectations Jot ot 11"'\ c'mYCFJLdim
will be affected by the removal/suspension/ { N | na|lo onaiten g in Deed

amendment of a restriction condition.

@

of Tronst®r No. Ty 389 /1ks.

All persons mentioned in the title deed for
whose benefit the restrictive condition applies.

0

NA

Jutcer o in ik to (QR +

W Tod

g offeched, ds mentionkd (n

miedudicn 1 conciion

B i

Dea) of Trensber  No-Tiky 89 /(3

C. PROCESS BY WHICH RELEVANT CONDITIONS WILL BE ADDRESSED

{pease tick appropriate box}

Application in terms of the National Deed of
Stellenbosch Municipal Cancellation {submit copy of
Planning By-Law l/ signed agreement}

{Section 15)

Expungement by means of i other, please specify

‘rule nist’ application to the
High Court {submit copy of
court order)

Signed at de ffﬂbO.Sd")

Full names and Surname:Aff/‘OL Lmo{

on this lS'—th day of DeCCﬂ’)b{/ 20 /7.

4 Signature: _
Ole Waoa/

Firm Postol Address: Kindly endorse certificate by affixing
firmv's officlat stamp here ond initial it:

Po Box 1z |
» v CLUVER MARKOTTER ING / INC
__Sutienbosch CLUVER MARKOTTER GEBOU/BUILDING

MEULSTRAAT/MILL STREET
1599 POSBUS/P. 0. BOX 12
STELLENBOSCH
TEL: (021) 808 5500

Tel ou- 80§ oo

E-mail:

Qrenclh (@ Cluvermar kotter. laws

Page 2 of 2
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9. VAN DER WESTHUIZEN VOS & HORN

IR ENOOSSEMENTE KYK.BLADSY ‘:é

[ FOR ENOORSEMENTS szs PAGE , { .
O ) T ;

ananad)
-
L= »]
e
' ]
[ o]

VERBIND . MORTGALED

- .

S |

i
AL - .
© BaZE0 000 M

8 10231 98] gﬂ w I B )
. ' rmy

T Con ™ " ** Opgestet deu

23 02198 S e

TRANSPORTAKTE

kragtons 'n prokurasie

HIERMEE WORD BEKEND GEMAAK

S0 ANDRES YAN DER WESTRWZIR

dat PEFRUSAOCHANNES. ABRAKA M- HOBN voor my varskyn het te Kaapstad
behoorlik daartoe gemaglig deur 'n Volmag uitgoavoer te Stellenbosch op 16
Januarie 1998 en aan hom verdeen dour

LINDEN MAY MORRIS
identiteiisnommer 601226 0083 002
geiroud buite gemeenskap van goedere
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.2-'

EN DIE KOMPARANT het verklaar dat nademaal sy lasgewar op 4 Desember

1687 werklik: en walllghk verkoap het, hy hiermee in volle en vrye elendom
sedeer en lransporieer aanen len gunsta van '

SCI_\NDALS A%htcm FOOTWEAR BK
- Reglatrasienommer CK 95/04756/23 .

. die se administrateurs of regquikxygendes'

ERF 141 STELLENBOSCH, In die Mums!palnait an Afde!mg van Stellenbosch,
Provinsie Wes-Kaap;

GROOT 936 (Nege Hondered Ses en Dsrtig) vierkante meter .- ;'

AANVANKIJK GEREGISTREER kragtens Transporiakte Nr. T 16.:!1941 met
Kaart™ Nr. 766/1938 wat dasrop betrokking het en gshou kragtens
Transportakte Ne. T 12137/1990. .

A. ONDERHEW,S aan die voorwaardes waarna verwys word in Serlifikaat
van Gersgistreerde Tilel gedateor 18 Seplember 1932 Nr. 5749, maar
weens spesiale voorwaarde B(a) hieronder sonder.regte onder die
serwituut waama venwys word in die endossement gedatear 5 Oktober
1932 daarop.

B. VERDER ONDERHEWIG aan die’ voomaardes van dle serwitule

" waama.verwys word In die twee endossemente op 2 Junie 1939 en 5§

Junie 1939 aangeleken op Transportakte Nr. 7492 gedatear 10
Dessmber 1932, naamlik: _

- -"Reglstrasle van Sernwituui

Deur die ondergencemde Aktes van Transport van erwe in die Kromme
Rivier C Dorp is deur die eienaar en sy opvolgers i tile! van die rest>nt
van die elendomme paras. 1.2.3. & 4 van hierdia Aktes sal sy bestaande
regte as cewercinaar uilgehou on die grond deur dio gesegde Akles
oorgedra Is ondorhawig ten gunsile van die gemelde elendomme
hisronder gehou aan sekere regle wat betrel .............. die bedryf van
sekerc besighede en verkoop van stork drank: soos moor volledig sal
blyk uit Transport Nos 5594 ged 2,6.1938; 9842 ged. 8.9.1939: 536 ged.
25.1.1840; No 4379 god. 9.5.1940; No 8997 ged. 10.10,1940; 10502
ged. 24.10,1940; 11365 ged. 19.11.1940."
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*Regisirasle van Serwituut )

Deur die ondergenoemdoe Aktes van Transporl is deur die eicnaar en
syopvolgers in litel van die restant van die eiendomma paras. 1.2.3 & 4
van hierdie akie al sy beslaande regte as oeweraienaar uilgehou, en die
grond hierdeur en deur die gesegde Akles oargedra is onderhewlg, ten
gunste van die gemalde elendomme hieronder gehou, aan sekere regte
wat belref ..... en die bedryf vin sekere besighede soos méeer volledig

sal blyk uit die Transport Nos 5668 ged. §.6.1939; No 4379 ged. 9.5.40."

Transporiakie Nr 165 gedateer 16 Januau}g 1841 wat deur Charde
Quilluame Rochner du Tolt as efenaar varidie restant van dle grond
geregistreer in sy naam deur Transportakle No 7492 godatoor 10
Desember 1932 voormeld bestaande uit die elendomme beskry! in die
Sertifikale van Geregisireerde Titel gedateer 16 September 1932 No
5749 en 20 Oktober 1831 No 7846 en die Akte van Transport No 149
gedateer 15 Oktober 1883 opgelé is vir die gesegde Sertifikale en Akle
van Transport of enige toekomstige-elenaar. daarvan of desl daarvan,
wia altyd die reg sal hé om enige verbreking van enigs een daarvan

verhaal te verkry, naamilk:

*(a) Dat dle bogenoamde erf nia geraglig sal waes nle op die gebruik
van enige wat. - vit die Kromme Rivier vir huishoudolike of ¢nige
ander_doeleindes’ - die fransporigewer behou vir’homself as
elenaar van die Grand nog op 23 Auguslus 1932 in sy. naam
geregistreer onder die gemelde Sedifikaal van Geregislreerdo
Titél gedateer 20ste Oktober 1931 No 7946 en Transport No 149
gedateer 15 Oktober 1888 ‘en Seriifikaat van Goregislresrde Tilel
gedateer 16 Septamber 1932 No 5749 en sy opvolgors In fitel as
sy teenwoordige bestaando rogle as oewerelenaar op sulko

regte.
(b) ’ -.o--u.uol;n-o.obco'-‘T'ooo--qo....--o.-.----n.n.--a-u---ot.t‘ ..........................

(c) Geen bottelstoor, kanlicn of plek waar sterk dranke kan vorkry
*. . .word sal op die hierbogemeide grond opgerig word nog sal enige
hotel, stagter, algemene hsndelaar of andera besigheid van sulke

aard gedryf of gedoen word daarop.”
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o4

VERDER.ONDERHEWIG asn die voorwaardes (a), {b) en (c) vervat in
gemekle Transporiakle No 165/1841 waaronder die Administrateur tol
die oprigting van die gesegde Sladsgebied in terme van Ordonnansie
13/1927 Artikel 15, sy toestemming gegee het, naamiik:’

{a)

(b)
{c)

“(d)

"3),

Die erf .moet uitsluitik vir wonings doeleindes gebruik word.
Gaen winkel of holel en geen handel of industriéle basigheid van
enige aard sal daarop gedryf word nie,

" Dat dig erf nle sal verdeel word nie.

Dat nie meer dan een woonhuls met die nodige builegeboue en
toebehoorsels op die erf sal gebou word nle en dat nie mee;
daaneen helfte van die opperviakle van die erf op gebou word
nie,

Dat geen gebou binne 5,67 metres van enige straallyn wal die
grens van dis erf is moet opgerig word nle."

VERDER ONDERHEWIG aan, die. voorwarde (3) vervat in
gemelde ‘Transportakte Nr. 165/1941 opgeld deur ‘dle
Munisipalitelt van Stellenbosch so sal blyk van dle byvoegsel aan
die toestemming van die Administrateur voormeld te wete -

*Dal die elenaar van clke erf en die namalige eienara daarvan
verplig sal wees am die riclering en rioolslelse! van anige erf of

. erwe oof sadanige erf te laat neem indien nodig geag daur die

Munisipaliteiet op sulke wyse en op s0 'n plek as mag van tyd tot
tyd deur dis Munisipaliteit redelik verels word,”

WESHALWE/ ... .

&

e
N
T

F]
g,
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WESHALWE .die komparant afstand doen van al die regte en litel wat die
gesegde Linden May Morrls voorfieen op die eiendom gehad het, on
gevolglik ook erken dal die ttansporigewer geheel en al van diws besit daarvan
onthef is en nle meer daarioe geregtig Is nie en dat kragiens hierdie akte die
bogenoemde Scandals African Footwear BK, die se administraleurs of
regverkrygendes tans en vooriaan daarop gereglig is ooreenkomstig plaaslike
gebruik en behoudens die regte van die Siaat.

TEN SLOTTE erken hy dat die koopprys die som van R400 000,00 (Vier

" HondeDulsend Rand) beloop, wat behoorlik betaal of verseker is.

TEN BEWYSE waarvan ek, die genoemde Registrateur, tesame met die
komparant hierdie akte onderteken en met die ampseél bekragtig hel.

ALDUS gedoen en verly in die kantoor van die Registrateur van Aktes te
Kaapstad,

ép hierdie 2 i dag van qwm 1998.

Pt

+ -
"
‘ Certitied  truc copy of ﬂf.i;.l*i;.. - %049'

[ of recorc in this Registry in ternis e qq sy prinsipaal
!
.............. 0)..66
Deeds Registry in my teenwoordigheid
] Cape Town

R qpaon e n s o

Redistrir of De

—
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TaNOVATION
L

STELLENBOQSTH » PNIEL » FRANSCUHHOEK

* STELLENBOSCH b

..... MUNISITALITEIT » UMASIPALA » MUNICIPALITY
®

CONVEYANCER’S CERTIFICATE

e | Arenol Leopoid de Waa

(ednveyancer’s name and surname)
Hereby wish to certify that a search was conducted in the Deeds Registry, Cape Town, regarding the
following property(ies) {including both current and earlier title deeds/pivot deeds/deeds of transfer)

Eff 1wz Skelienbosch in the Municipality anel Oivision
Seatenbosch , Fronnce of the Western Cape

-+

{erf/ farm number/s ond description/s as it appear in the title deed)

In respect of which it was found that there *are/are-re restrictive conditions registered against such
property{ies) prohibiting it from being utilised/developed for the following purposes (as elaborated
in the accompanying application):

Scotienal Ly bl ltuldan»—Jo

{proposed use/development/zoning of property)

A. LIST OF RESTRICTIVE TITLE CONDITIONS /(if any)

| Are there title
deed Title deed and clause number if restrictive
Categorles .. .
restrictions | conditions are found
{indicate below) |

Use of land W[ N [NA| Tiosa12 //998 - Blo) ; (e )
Building lines W[ N | NA 0 - Lt -
Height Y [ (N)| Na =
Number of dwellings QIR . - C(e)
Bulk floor area ¥ [ (N)| NA
Coverage/built uponarea |(Y)| N | NA h - L (O
Subdivision Q)| N [ Na i -C(h)
Servitudes that may be 5
registered over or in Y @ NA
favour of the property
Othe.r f'estru:tive v @ NA
conditions

Page 10of2
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B. AFFECTED PARTIES AS PER TITLE DEED (if any)

Organ(s) of state that might have an interest in <

o

-S‘Cfb Sut {n

N | NA| Inbry Mc.b\w\. 40
the restrictive condition. CO'-!\A eon €. 'N A 1
Ot Teendtre Ny ‘ Ne. 77055 ,zj; 4499
A person whaose rights or legitimate expectations ‘Quk ok N\"aﬂ’l‘-\»\(ﬂh—h
will be affected by the removal/suspension/ CD N | NA (ﬂ\m O B “—
amendment of a restriction condition.
TMS‘ 9 7«7{/ 94<

All persons mentioned in the title deed for
whose benefit the restrictive condition applies.

()

SIS e EShIL
NA TH C sun ToH iy
0l P borndd - |

o Mo, )~

{please tick appropriate box)

Rl

A

vy

oF Trend - Ve, ﬁag"t',qqu-! .
C. PROCESS BY WHICH RELEVANT CONDITIONS WILL BE ADDRESSED

Application in terms of the
Stellenbosch Municipal

Planning By-law l/

{Section 15)

National Deed of
Cancellation {submit copy of
signed agreement)

Expungement by means of
‘rule nisi’ application to the
High Court {submit copy of

If other, please specify

court order) |

Signed at S‘b@{ lenbosch

on this

1S th

day of_December 20 17.

Full names and Surname: é((ﬂd (@olol Sngnaturav——‘igk‘l

Firm Postal Address: db Nm / Kindly endorse certificate by affixing
firm's official stamp here and initial it.
Po Box iz
gt ’ 1 f : ch CLUVER MARKOTTER ING / INC

75499

CLUVER MARKOTTER GEBOU/RUILDING
MEULSTRAATIMILL STREET-
POSBUSIP, O, BOX 12
STELLENBOSCH
TEL: (021) 808 5600

Tel:

Ozl - &og Sboo

E-mail:

arend w@ Clurerpiar ko Eter. larv

Page 2 of 2
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114 DANIE SIEBRITS Opgetrek deur my

Vit PNDOSSEMENTE KYK BIADSY M Q/VWV-‘

‘w& EHH&R&EMR‘"B SEE PAGE-.--uoq.uﬁuinii"nuht‘ ﬁgﬂ TRANSPORIBESORGER

smers Dy
E} . ;
e/
1500
JOHANN MARAIS {* F o o
PROKUREURS : i
STELLENBOSCH L P LQ 59 9 U
" TRANSPORTAKTE
f fie Y NS
SY DIT KENNELIK AAN'ALMAL WIE DIT MAG AANGAAN 5 -
DAT ~ DANIEL JACOBUS SIEBRITS

verskyn het ,vdgrzn@,t:l{egistrateur van Aktes te Kaapstad, Hy die gesegde Komparant
synde daa&qg behoorlik gemagtig deur 'n volmag uitgevoer t¢ STELLENBOSCH op
die 30ste dagvan Oktober 1998 deur:

-

Dic Trustees indertyd van
DIEPKLOOF TRUST
Nommer IT 286/1997

welke volmag, geteken in die teenwoordigheid van getuie ooreenkomstig die Wet, my

hede getoon s,

ENDIE/...2

i
!

\
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] . ey k2 e Cta _,.. I N s
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g e s

EN DIE gesegde Komparant het verklaar dat sy voorsegde - Pnnslpaal werklik en
wettiglik verkoop het op  28ste Okiober 1998 en dat’ hy. in’ 3y hoedanigheid as
voorsegde Prokureurs, deur hierdie Akte, gesedeer en getx:ansporteer het in volle en

vrye eiendom aan en ten behoewe van L
[

Die Trustees mdertyd van
JOZ INVESTMENT ‘IiRUST
N ommer I'I' 3860/1 998

die s¢ Opvolgersin-Tie of Gemagtgies.

PR s
2 : . &
x: o g
1 -

ERF 142 STELLENBOSCH gelae in die Munisipaliteit en' Afdeling Stellenbosch,

LI
Provinsie Wes Kaap, 17 ",

1 o
# e :

J

g

GROOT 937 (Negehonderd Sewe en Dertip) Vierkante Meter;
*'551 F

OORSPRONKLIK OORGEDRA kragtens Transportakte Nr. T6104/1932 met Kaart
Nr. 2380/32 Jaf déi'amp betrekking het; en

GEHOU lffig;gp;izi'ransponalne Nr, T24362/1997

.
¥

A. ONDERHEWIG aan die voorwaardes waama verwys word in Transportakte
Nr. T21357/1977.

B. VERDER..../3

R




~
Qo

C.

VERDER ONDERHEWIG aan die volgende spesiale voorwaardes vervat in

Transportakte Nr, T6104/1932 opgelé deur Hendrik Johannes Louw du Toit as

eienaar van die restant van die grond geregistreer in sy naam kragtens Sertifikate
van Geregistreerde Titel Nr. T5749/1932, Nr. T7946/1931 en Transportakte Nr,
T149 gedateer 15 Oktober 1888 ter: gunste van homself as eienaar van die

restant van die grond soos voormeld, of enige namalige eienaar daarvan, of

Bedeelte daarvan wie altyd die reg sal hé om 'n geding in te stel ten opsigte van

'n oortreding van enigeen van die volgende voorwaardes:

"(a)

(c)

st

Dat die bogenoemde erf nie geregtig sal wees nie op die gebruik van
enige water uit die Kromine rivier vir huishoudelike of enige ander
doeleindes - die Transportgewer behou vir homself, as eienaar van die
grond nog op 23 Augustus 1932 in sy naam geregistreer onder die
gemelde Sertifikaat van Geregistreerde Titel gedateer 20 Oktober 1931,
Nr. 7946 en Transportakte Nr. 149 gedateer 15 QOktober 1888 en
Sertifikaat van Geregistreerde Titel gedateer 16 September 1932, Nr.
5749 en sy Opvolgers in Titel, al sy teenwoordige bestaande regte as

oewereienaar op sulke regte.

Geen bortelstoor, kantien of plek waar sterk drank kan verkry word, sal
op die hierbo gemelde opgerig word, nog sal enige hotel, slagter,
algemene handelaar, of andere besigheid van sulke aard gedryf of gedoen

word daarop.”

ONDERHEWIG VERDER aan die voorwaardes gemerk (a), (b), (c), (d)
vervat in Transportakte Nr T8433/1963 opgelé deur die Administrateur kragténs
die bepalings van Ordonnansie Nr. 13 van 1927, Artikel 15, naamlik :-

“(a) Die.../4 ‘
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"(a)
e

b
Suhetiv siom ®

: (¢)

huniber busioh
¥

@ L. bpen dreer

(d)
lm ii@ .}mm

Die erf moet uitsluitlik vir woningsdoeleindes gebruik word. G'n winkel
of hotel en g'n handel of industritle besigheid van enige aard sal daarop
gedryf word nie,

Dat die erf nie sal verdeel word nie.
Dat nie meer dan een woonhuis, met die nodige buitegeboue en
toebehoorsels op die erf sal gebou word nie, en dat nie meer dan een

helfte van die oppervlakte van die erf op gebou word nie,

Dat g'n gebou binne 18 voet van enige straatlyn wat die grens van die erf

i, moet opgerig word nie.”

D, VERDER ONDERHEWIG aan voorwaarde 3, vervat in Transportakte Nr.
H T8433/1963 opgelé deur die Munisipaliteit van Stellenbosch scos per aanhangsel

aangeheg aan die toestemming van die Administrateur, naamlik :-

543.

Dat die eienaar van clke erf die namalige cienare daarvan verplig sal wees
om die riolering en rioolstelse! van enige ander erf of erwe, oor sodanige

erf te laat neem, indien nodig geag deur die Munisipaliteit, op sulke wyse
en op 50 'n plem as mag van tyd tot tyd deur die Munisipaliteit redelik

vereis word."

WESHALWE.../5




(0'e]
O

WESHALWE die Komparant, q.q. afstand van al ‘@éc_,._"zegte en titel wat die
bogenocemde TRANSPORTGEWER

X
&
PSR

fr?s—?";@ 5
voorheen op genoemde eiendom gehad het, en éévo‘lglik&ook erken dat hy geheel en al

511’

van die besit daarvan onthef en nie meer daarop geregng is nie, en dat kragtens hierdie
akte, bogenoemde TRANSPORTNEMER! '

Hul Gemagtigdes tans en voortaan daaft;:e geregtxg is, ooreenkomstig plaaslike gebruik,

behoudens dic Regte van die Staat; en ten slotte erken hy dat die hele Koopsom ten

»“\z";

bedrae van R514 920.00 (Vyﬂxonderd €n Veemcn Duisend Negehonderd en Twintig
_
Rand) behoorlik betaal of verseker i 5

TEN BEWYSE waarvan ck "d:e genoemde Registrateur, tesame met die Komparant,
hierdie Akte onderteken én dit met die Ampseé| bekragtig het.

]
e
5
R

ALDUS GEDOEN en verly op die Kantoor van die Registrateur van Aktes, te

KAAPSTAD
Mgl

op. hede die H
in dle Jggr.,xgt'l Ons Heer Een Duisend Nege Honderd Agt en Negentig (1998).

dag van

In my teenwoordigheid

oY A

Registrateur van Aktfs
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% STELLENBOSCH

STEILENDOSCH ¢ PNIFL ¢« FRANSCHHOEK

..... MUN!SIP/\L!THT ¢ UMASIPALA o MUNICIPALITY

[]

CONVEYANCER'S CERTIFICATE

we | Arenol Leopolol oe Waal

" {conveyancer’s name and surname)}
Hereby wish to certify that a search was conducted in the Deeds Registry, Cape Town, regarding the
following property(ies) (including both current and earlier title deeds/pivot deeds/deeds of transfer)

Erf 1b2 Stelienbosch

{erf/ farm number/s and description/s as it appear in the title deed)

In respect of which it was found that there *are/are no restrictive conditions registered against such
property(ies) prohibiting it from being utilised/developed for the following purposes {as elaborated
in the accompanying application):

Sto{:i'ona I Title ofcvao/oment

(proposed use/development/zoning of property)

A. LIST OF RESTRICTIVE TITLE CONDITIONS (if any)

Are there title
i deed Title deed and clause number if restrictive
Categories .
restrictions conditions are found

{indicate below)
Use ofand (0 N [ [T92850]17 - (8)3 i (d\/b)
Building lines (Y)[ n [ na Ul dVEY T
Height Y [/N)| NA o
Number of dwellings (Y)| N | NaA " : OHLQ{ )
Bulk floor area Y [ MN)| NA S
Coverage/built uponarea | (Y)| N [ NA C ol¥ol) s (o) £)
Subdivision (Y| N | Na T AWy T T
Servitudes that may be 7
registered over or in Y @ NA
favour of the property
Other ‘TESUIC\‘.IVE v @ NA
conditions

; Page 1 of 2
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B. AFFECTED PARTIES AS PER TITLE DEED /if any)

Organ{s} of state that might have an interest in "'ﬁ\

NA
the restrictive condition, L/

A person whose rights or legitimate expectations
will be affected by the removal/suspension/ Y [N @
amendment of a restriction condition.

All persons mentioned in the title deed for v |n
whose benefit the restrictive condition applies.

C. PROCESS BY WHICH RELEVANT CONDITIONS WILL BE ADDRESSED

(please tick oppropriste box)

Application in terms of the National Oeed of Expungement by means of if other, please specify
Steflenbosch Municipal Cancellation (submit copy of | ‘rule nisi’ application to the
Planning By-Law signed agreement) High Court (submit copy of
{Section 15} court order)
Signed at Stouenbosoh on this 2'_.[: 'l’zh day of WH 20 /8 .
A
Full names and Surname: Af eNol Leqnol 0( Signature:
ole Woal
Firm Postal Address: Kindly endorse certificate by offixing
firmv's officiol stamp here and initiol it.
Po Box 12
CLUVER MARKOTTER ING / INC
Stelienbosch CLUVER MARKOTTER GEBOU/BUILDING
7 < q g MEULSTRAATIMILL STREET
POSBUSIP. 0. BOX 12
STELLENBOSCH
TEL: (021) 808 5600

Tel:

O21— K08 SLop

E-mail:

arenok W@ Cluvermor kotter . lan

Page 2 0f 2
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170

CARINUS & BOTHA
PQOSBUS 535 STELLENBOSCH 7599

Opgestel deur my,

TRANSPCR ORGER
CARINUS P D

-

 TRANSPORTAKTE -

t

SY DIT KENNELIK AAN ALMAL WIE DIT MAG AANGAAN
Dat DANIEL JACOBUS SIEBRITS

&
b
%

verskyn P;gt"*;oor my, Registrateur van Aktes te KAAPS'i:AD, Hy die gesegde
Komparant * synde daartoe behoorlik gemagtig deur '’n. volmag geteken te
STELLENBOSCH op 18 JUNIE 1997

aan hom verleen deur

ANDRE NEL
IDENTITEITSNOMMER 490401 5094 00 5
getroud buite gemeenskap van goedere

welke volmag, geteken in de teenwoordigheid van getuie ooreenkomestig die Wet, my
hede getoor. is;

P e tms L w v vn o B piem ceemems ae e et
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En die Komparant het verklaar dat voormelde TRANSPORTGEWER waarlik en
wettiglik verkoop het op 5 MEI 1997 en dat Hy, in sy hoedanigheid as voormeld
hiermee in volle en vrye eiendom sedeer en transporteer aan en ten behoewe van

DANIEL JACOBUS WINTETBACH
IDENTITEITSNOMMER 590917 5100 08 7

en
SARA DA LUZ WINTERBACH
ID=SNTITEITSNOMMER 630617 0084 00 3
getroud binne gemeenskap van goedere met mekaar

Hulle Erfgename, Eksekuteurs, Administrateurs of Regverkrygendes

i " f&_
ERF 163 STBLLENBOSCH
IN DIE MUNISIPALITEIT EN AFDELING VAN STELLENBOSCH

PROVINSIE WES-KAAP- o

GROOT: 1115 (EEN-DUISEND EEN HONDERD EN VYFTIEN) VIERKANTE
METER =

Oorspronklik porgedra kragtens TRANSPORTAKTE ! R T7469/1936 ‘met Kaart Nr.
2227/1936 wat.daarop betrekking het en gehou kragtens TRANSPORTAKTE NR
T22¢ u‘6/1988

ONDERHEWIG
(ay An1n die voorwaardes soos vervat in Transportakte NE T1 1437/1970.

{b) Aan dic volgende spesiale voorwaardes, vervat in Akte van Transport No. 7469
gedateer 7 Augustus 1936, opgelé deur CHARLE GUILLUAME ROCHER DU
TOIT, as eienaar van die restant van die grond gehou deur hom, kragtens
Transortakte No. 7492, gedateer 10 Desember 1932, vir die voordee; aan
homself as eienaar van die grond gehou kragtens voormelde transportakte of
enige toekomstige eienaar daarvan, of gedeelte daarvan, wie geregtig sal wees
om te enige tyd herstel te verkry vir enige nienakoming van die gemelde \\‘\
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Weshalwe die Komparant afstand doen van al die regte en titel wat die
TRANSPORTGEWER voorheen op genoemde eiendom gehad het, en gevolglik ook
erken dat die TRANSPORTGEWER/S geheel en al van die besit daarvan onthef en
nie meer daartoe peregtig is nie, en dat kragtens hierdie akte, bogenoemde
TRANSPORTNEMER, .Julle Erfgename, Bkseku'eurs, Administrateurs of
Regverkrygendes, tans en voortaan daartoe peregtig is, ooreenkomstig plaaslike
rebruik, behoudens die Regte van die Staat; en ten siotte erken hy dat die hele

Koopsom die bedrag van
R450 000,00 (VIERHONDERD EN VYFTIGDUISEND RAND) bedra, wat ten volle

betaal of verseker is.

Ten Bewyse waarvan ek, 'qiié genoemde Registrateur, tesame met die Komparaﬁi‘; ,

hierdie Akte onderteken en dit met die Ampseé! bekragtig het.
E z

s

ALDUS GEI?OEN en verly op die Kantoor van die Registrateur vanfé\ik’iés, te

KaAPSTAD o5\ CuAmmd 1997.

' q.q. sy Prinsipaal/ale

In my teenwoordigheid,

- ~

REGISTRATEUR VAN AKTES.
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STELLENHODSCH o PNIEL « FRANSCHHOEX

* STELLENBOSCH

) MUNISIPALITEIT = UMASIZALA = MUNICIFALITY

CONVEYANCER’S CERTIFICATE

Wwe | Arenol Leopold_de_hoal ]

‘(conveyancer’'s name and surname)
Hereby wish to certify that a search was conducted in the Deeds Registry, Cape Town, regarding the
following property(ies) {(including both current and earlier title deeds/pivot deeds/deeds of transfer)

Erf oy Stetlenbosch i the Municipality arot Diyi's 6
Steltenbo sch, Frovince of the Westerrn Cape

(erf/ farm number/s and description/s as it appear in the title deed) ’

In respect of which it was found that there *are/areno-restrictive conditions registered against such
property(ies} prohibiting it from being utilised/developed for the following purposes {as elaborated
in the accompanying application):

g’(‘cﬁm{ tite  devckpment.

(proposed use/development/zoning of property)

A. LIST OF RESTRICTIVE TITLE CONDITIONS (if any)

Are there title
deed Title deed and clause number if restrictive
Categories g
restrictions conditions are found

{indicate below)
Use of land &) N [ Na Tit215/2017: B(3); Cb)
Building lines (Y)| N | NA wo : (P
Height Y | (N) | na
Number of dwellings )| N | nA i ! C(d)
Bulk floor area Y @ NA
Coverage/built uponarea | O | N | NA p : ((d)
Subdivision ()| N [ na i : ((¢)
Servitudes that may be
registered over or in Y @ NA
favour of the property
Other restrictive Y @ NA
conditions

Page 1 of 2
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B. AFFECTED PARTIES AS PER TITLE DEED (if any}

St CUt v~ indrechucidn

will be affected by the removal/suspension/ (
amendment of a restriction condition.

Organ(s).of‘state th.at- might have an interest in @ N (nal o Graiten € im Deeu
the restrictive condition, ot
Transte No. T2 78 /2014
A person whose rights or legitimate expectations L St ct G INtoduciion
j N NA [t Concirion B iy Doebd

et Transte~ No. TILTIS/7013-

All persons mentioned in the title deed for
whaose benefit the restrictive condition applies.

®

Sutcessars in blic tg

s mentioreg) n iNroduglion

o arditiomn B in Deqy oA

Tresnster No. TILLTIS/2009

C. PROCESS BY WHICH RELEVANT CONDITIONS WILL BE ADDRESSED

{pleose tick appropriate box}

‘ Application in terms of the National Deed of Expungement by means of If other, please specify
| Steflenbosch Municipal Cancellation {submit copy of | ‘rule nisi’ application to the
Planning By-Law / signed agreement) High Court {submit copy of
{Section 15) court order) |
Signed at \Sl:&ﬂm bDSGh onthis_ IS th day of Decernber 20 17.
Full names and Surname: £ enaol LCO;’PC”O{ Signaﬁlﬁ;,%)
de Woal
Firm Postal Address: Kindly endorse certificate by affixing
Jirm's officiol stamp here and initial it.
PO Box 1z
' CLUVER MARKOTTER ING / INC
Sbwmbo «ch CLUVER MARKOTTER GEBOL/BUILDING
7 sq q MEULSTRAAT/MILL STREET
POSBUSIP. 0.BOX 12
STELLENBOSCH
TEL: (021) 808 5600

Tet 02~ §08& Sboo

E-mail:

arenolw @ cluver var kotter. |ai

Page2of2
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Eer oy

225

Louw & Coetzee Prokureurs Opgestel deur my
feq _gndosssnrnt -
o ay {Lira &
s [a_ D %m TRANSPORTBESORGER
. 1 T - TANIA VAN TOORN
y YRR
[ T

TRANSPORTAKTE .

HIERBY WORD BEKEND GEMAAK DAT

TANIA VAN TOORN

voor my verskyn het, REGISTRATEUR VAN AKTES te KAAPSTAD, hy die genoemde
kompagant synde behoorlik daartoe gemagtig kragtens 'n Voimag aan hom verieen deur

Die Trustees van tyd en wyl van

TFD TRUST
Registrasienommer 1T964/1995

geteken te STELLENBOSCH op 23 November 2016

. v DATA | CAPTURE
[ DATA ] VERIF
1 ’ 31 MAR 2017
. 03 APR 201 |
l VAN WK JENNY MRS ey i ——"1

GhosiConvay 15.¢.5.8

e ———

— i — e W

——— . w Bl e
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-2. {)

En genoemde Komparant het verkiaar dat sy pnnsvpaal op 28 Oktober 2016, waarlik en
wettiglik verkoop by Privaat ooreenkoms, en dat hy, in sy voorgenoemde hoedanigheid
hierby sedeer en transporteer aan en ten gunste van

SAPER INVESTMENTS (PTY)LTD
Registration Number 2008/016031/07

diese Opvolgers in titel of Regverkrygendes, in'vol!tomé en vrye eiendom

ERF 164 STELLENBOSCH
IN DIE MUNISIPALITEIT EN AFDELING STELLENBOSCH
PROVINSIE WES-KAAP

GROOT 1115 (EEN DUISEND EEN HONDERD EN VYFTIEN) Vierkante meter

Eerste geregistreer kragtens Transportakte T7587/1933 met kaart daaraan geheg
en gehou kragtens Transponakle Nr T3581312006

A ONDERHEWIG aan die voorwaardes waarna verwys word in Transportakte Nr
3076 gedateer 8 Februarie:1971.

8, VERDER ONDERHEWIG aan n die volgende spesiale voorwaardes vervat in Akle
van Transoport gedateer 21 Novamber 1933, nr 7587 opgelé deur Charle
Guilluame Rocher du Toit as eienaar van die restant van die grond gehou deur hom
deur Akie van Transport gedateer 10 Desember 1832, nr 7492 vir sy voordeel as
eienaar van die grond gehou kraglens sodanige laasgenoemde Akte van Transport
of enige toekomstige eienaar daarvan, of gedeelte daarvan, wie ten alie tye
gereglig sal wees'tm herstelling vir enige breuk van die gesegde voorwaardes te
verkry, naamhk

1. “That the above lot shall not be entitied to the use of any water out of the
Kromme, Rivier for domestic or any other purposes — the Transferor
reservmg to himself, as owner of the land remaining registered in his name
on the 11" day of November 1933, under the aforesaid Deed of Transfer No
7492 dated 10" December, 1832, and his successors-in-title, all his existing
nghls to such water as a riparian owner,

A ,3. ‘ l}lo canteen, hotel, butcher, General or other business of a like nature be
‘ erected, carried on or conducted thereon.”

C. ONDERHEWIG VERDER aan die volgende voorwaardes vervat in Akte van
Transport gedateer 21 November 1933, nr 7587 opgelé deur die Administrateur

van die Kaapprovinsie tensy goedkeuring kragtens Ordonnansie 13 van 1927,
Artikel 15 tot die oprigting van die Kromme Rivier A Dorpsgebied, naamtik:

S~ {b) “That the lots be used for residential purposes only.
g,.Jy o’i\v {c) Thal the lots be not subdivided without the approval of the Administrator.

Al Je b lb( d) That not more than one dwelling be erected on any.lot, and that not more
g 'O than one-third of the area of any one lot be built upon ) it
reahs 44 uitd u Po/\ Gree

N That 2ll buildings to be erected on this property shall stand back not less

Boa gt 5 Beed than 3,15 metres from the line of any street or avenue on which the lots may
' abut. Such spaces may be used as gardens, but shali not be built upon.”

GhostCanvey 15.9.5.6

- ewen e . g, S8
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-3.

WESHALWE die komparant afstand doen van al die regte en titel wat

Die Trustees vir die tyd en wyl van TFD TRUST Registrasienommer
IT964/1895

voorheen op gencemde eiendom gehad het, en gevolglik ook erken het dat hulle geheel en
al van die besit daarvan onthef en nie meer daarioe g,'er_egtig i5 nie en dat, kragtens hierdie
akte, bogencemde

SAPER INVESTMENTS (PTY) LTD Registrasienommer 2008/016031/07

diese Opvolgers in titel of Regverkryg'é;rides:-jtans en voortaan daartoe gereglig is,
ooreenkomstig plaaslike gebruik, behoqgénsvdle fegte van die Staét en ten slotte erken dit
dat die verkoopprys die bedrag van R3 700 960,00 (DRIE MILUOEN SEWE HONDERD
DUISEND RAND) beloop. |

TEN BEWYSE WAARVAN ek, g"éﬁoe"mdé Registrateur, tesame met die Komparant hierdie
Akte onderteken en dit met Qié";smp_seét bekragtig het.

ALDUS GEDOEN EN VEﬁLY'op,die Kantoor van die REGISTRATEUR VAN AKTES te

KAAPSTAD op hede die 28 Mgapk 201t

q.q.

In my teenWoofdigheid

&N

m
REGISTRATEUR VAN AKTES

GhastConvey 15.9.5.6
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* STELLENBOSCH

STELLENBOSCH « PNIEL « FRANSCBHOEX
aeiee

..... MUNISIPALITEIT « UMASIPALA « MUNICIPALITY

CONVEYANCER’S CERTIFICATE

WWe | Ayvenol Leopolol oe Waal ]

! {conveyancer’s name and surname)
Hereby wish to certify that a search was conducted in the Deeds Registry, Cape Town, regarding the
following propertylies) {including both current and earlier title deeds/pivot deeds/deeds of transfer)

Erf lus Stellenbosch in the Mun:'cfpaliej anol Division
Stehienbosch |, Pronnce of the Western Caope

(erf/ farm number/s and description/s os it appear in the title deed)

In respect of which it was found that there *are/asa-ne-restrictive conditions registered against such
property(ies) prohibiting it from being utilised/developed for the following purposes {as elaborated
in the accompanying application}:

(proposed use/development/zoning of property)

A. LIST OF RESTRICTIVE TITLE CONDITIONS (if any)

Are there title
. deed Title deed and clause number if restrictive
Categories ) .
restrictions conditions are found
{indicate below)
Use of land (Y) N | NA | T§gg203 Jzeor : B(3) "D (b)
| Building lines (Y) | N | NA C D(£)
Height Y [(N)| NA
Number of dwellings (Y | N [ NA D (d)
Bulk floor area Y @ NA :
Coverage/built uponarea |(V) | N | NA = pDbld)
Subdivision (Y| N [ nA . D
Servitudes that may be
registered over or in Y @ NA
favour of the property -
Other rastrictive
conditions v @ NA
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B. AFFECTED PARTIES AS PER TITLE DEED (if any}

Sd cut iy iﬁ{fCCJ\UCfOr)
NA |fU  Conciitior O in Derg)
of Teonsteor No. T%3 203/ 1col

Organ(s) of state that might have an interest in
the restrictive condition.

£8
2

A person whose rights or legitimate expectations St ocat 0 intoductorh

will be affected by the removal/suspension/ (\\D N [ NaA [to GCditin B v D) of

amendment of a restriction condition. Toster No. TR 03 /2|
Successrs in title o

All persons nfentloned i.n t.he title c.it-.zed for ' Ly m NA HIL du Tt olso o),

whose benefit the restrictive condition applies. as Penhored  in irrtrecuction

10 Crohitiom £ in Decd
ol Trersfe— Ngo. TRZ03 /7001 .
C. PROCESS BY WHICH RELEVANT CONDITIONS WILL BE ADDRESSED

{please tick oppropriate box)

Application in terms of the National Deed of Expungement by means of If other, please specify
Steltenbosch Municipal Cancellation {submit copy of | ‘rule nisi’ application to the

Planning By-Law ‘/ signed a2greement} High Court {submit copy of

{Section 15) court order)

Signed at Sketienbosch onthis IS th dayof d€cember 20 17.

Full names and Surname: NMO{ LcO!pofd Sig
ole Woal

Firm Postaof Address: Kindly endorse certificate by affixing
firm’s official stamp here and initiol it,

pN——

Vo Boy |z
Stelienboseh
1599

Tel:

0zt — KO& SiLoo

E-mail:

arenolw @ cluvermar kobter. lav

Page 2 of 2



> ] )
Er F Hpg Opgestel dour my
(’ﬂcacA‘-
AKTEBESORGER
DE KOCK, P.M,
SFELRAL~
2 Flopirnrts srnonsmtmmens
Fef »m,..z.ffff...‘?.@..
VERBIND MORTGAGED

B cs209/2010 \k |
00 -11- 0 8 \"q GISTRATEUR /R o

.-
%\ 5 §\' \\\( D
ff oaazostznuﬂ

AKTE VAN TRANSPORT

T
'

JOHAN VENTER & GENOTE/ASSOCIATES
REITZSTRAAT 53

SOMERSET WES

POSBUS 419, SOMERSET-WES 7129
Telephone 1021) 851 7033

HIERMEE WORD BEKENLC GEMAAK

DAT PAUL MOLLER DE KO"K
voor n v REGISTRATEUR VAN AKTES te ZAAPSTAD verskyn het, die yenoemde

komparamt synde behooriik dzartoe gcmagtig deur ‘n Voimag aan hom/haar
verleen deur:

ALBERT JACOBUS STALS
Identiteitsnommer 520207 5002 08 5
Ongetroud
1 CRTobLe. 9ao)
yedateer die  en geteken te WAENSUT  uEs 2
Elx




Bladsy 2
EN die genocemde Komparant he. verkiaar dat ALBERT JACOBUS STALS die
ondargemelde eiendom op 27 September 2001 waarlik en wettiglik ,;er PRIVATE
TREATY verkkann het en dat hy/sy in sy/haar voormelde hoedanigheid hieshy
sedesar en transportuer aan en ten gun-te - an:

"« CHRISTOPHER VERNON SWART
ldentiteitsnommer 580818 %057 07 9
Cngetraud: en

2, IMGRID nIRSTEN BLUMER
identiteitsnommer 760326 6055 08 6
Ongetroud

hulle erfgename, s<sekuteurs, administrateurs of regverkn, gendes, in volkome en
vrye eiendom,

ERF 165 STELLENBOSCH GELSE IN Dl MUNISIPALITEIT VAN
STELLENBOSCH AFDELING STELLENBOSCH, PROVINSIE WES-KAAP

GROOT: * 116 (EENDUISEND FzN HONDERD EN VYFTIEN) vierkante meter

Asnvanklik corgedra kragtens Ak.s van Transpor® Nr 10066/1931 met Kaart Nr.
378211831 wat daarop betrekking het en gehou kragtens Akt= van Transpo:t No
T 50701/1981.

A. ONDERHEWIG aan die voorwaardes waarna verwys word in Akie van
Transport No. 10066 gedateer 31 Desember 1931.

B. OhDERHEWIG aan die volgende spesiale voorwaardes vervat in Akte
van Transport No. 10066 gedateer 31 Desember 1931 upgc'é deur H
J L du Tait as eisnaar van die Restant van die grond gehou deur hom
kragtens Sertifikaat van Geregistreerde Titel No. 79493 gedateer 20
Oktober 1331, er die grond gehou deur hom Kragtens Akte van
Transport No, 149 gedatect 15 Oktober 1883, vir dis voorde ' van
homself as eienaar van die grond gehou dour die vocrmelde Aktes of
enige toekomstige elenaar daarven, of gedselte daa. ran, wie te alle
tye geregtig sai wees tot verhaal vic enige oortreding van enigc
gedeelte van die voorwaarces, nsamiik:-

(1) That the above Lot shall - :t be catitled to the us2 of any
water out of the Kromme Rivier for domestic or any other
purposes - the Transferor reserving to himself, as owner of
the land remaining reqistered in his rame at this dete under
1me Certificate of Registered Title aforesaid and Transfer No,

/;2/ /t

TS A




T — oI
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Bladsy 3
149 dated 15th October 1888, and his successors-in-title,
all his hitherto existing rights to such water as a riparian
owner,
(2) [ ZITIT I ST SRR NR LR X )
{3) Nao bottlestors, cante 3n, or place {or obtaining strong drink
w shall be srected on thu above land, nor shall any Hotel,
nt butcher, generat or other tusiness uf a like nature be carnried
on or cnnducted thereon.
C, NiE ONDERHEWIG nie aan «ae voorwaarde B.{2} genoem in gemelde
Transportekte Nr. 10066 gedateer 31 Desember 19371 welke
voarwaarde verval het weens die bepzlings van Artikal 28 van Wet Nr.
101 van 1968.
R ONDERHEWIG aan voorwaardes {bi, {c), {d) en (f} vervat in Akte var,
Transport No. 10066 gedateer 31 Desember 1931 waarkragtens die
Administrateur sy goedkeuring verleen hat kragtens Artike. 16 van
Ordonnans.e No. 13 van 1927 tot die stigting van KROMME RIVIER
A DORPSGEBIED, naamiik:-
Use (b} That the lots be usea for residential purposes only.
. {c) That the lots be nnt subdivided withot the approval of the
Subelvictect Administrator.
{d) “That not mora than one dwelling be erected on any lot, and
' humba ol chettvr that no more than ore-third of the area of any one lot be
(ovgisne | i M% Grw, DUt uron.
{6} That all builiings to Lt arected on this property shall stand

becik not less than 2,15 metres from tho line of iny s*reet
or avant:e oit which the lots niay abut - such spacen may be
used as gardens, bu* shail not *e built upon.

Aﬂbf(’j Ines

R R R P R T e Y R R e
RIS T X FE R A S, e
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Bladsy 4
WESHALWE die Komparant afstand doen van at die reg en titel wat dis gesegde
ALBERT JACOBULS STALS voorhcon in die genoemde eienjom gehad het en
gevolglik ook erken dat hy geheel en al u;t die besit daarvan onthef is en nie meer
daartoe geregtig is en cat kragtens hierdie akte, die genoem Je

1. CHRISTOPHER VERNON SWART en 2. INGRID KIRSTEN BLUMER

hulle erfguname, eksekuteurs, administrateurs of reg-erkrygendas tans en
vorrtaan daartoe geregtig Is, oureenkomstig plaaslike gebrulk, behoudens die
Regte van dic Staat en erken hy ten slotte dat die kooppry. van die eiendom wat

hiermee getransporteer word die tedrag van R400 000,00 (VIER HONDERD
CUISEND RAND) ss,

INGETUIENIS WAAKVAN EK, dio genoemde REGISTRATEUR VAN AKTES tesame

met die Komparant, q.q. hierdie Akte onderteken het en met my Ampsesl
bekragtig het.

ALDUS GEDOEN EN GETEKEN .p die kantoor van die REGISTRATEUR VAN
AKTES te KAAPSTAD op & NOVE NI RZER 207

A/

9.q.
In my teenwoordigheid

)
REGISTRATEUR VAN
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Rezoning and associated applications: Erven 141, 142, 163, 164 & 165, Stellenbosch May 2018

SECTION A: INTRODUCTION

1 BACKGROUND AND CONTEXT OF THE APPLICATION ) 7

Saper Investments (Pty) Ltd. has entered into an agreement with the owners of erven 141, 142,
163, 164 and 165, Stellenbosch whereby the combined properties would be developed for higher
density residential purposes, in line with the municipal vision and policy for the area.

Of particular relevance and importance to this application is the municipal strategy for the
Dennesig area highlighted in the recently-approved Integrated Development Plan. This strategy
identifies the Dennesig area bounded by Adam Tas Road/R44, Merriman Avenue, Bird Street and
Molteno Road as a primary densification and development intensification area for the
establishment of blocks of flats according to a predetermined pattern on clustered erven with
heights of up to 6 storeys subject to certain performance criteria mixed with non-residential

facilities.

The mentioned properties are hereinafter referred to as the project site or subject property.

This office has subsequently been appointed by the owners of the properties to apply to the
Stellenbosch Municipality and all other relevant decision-making authorities for the necessary
approvals, which would allow for the establishment of a residential apartment complex on the
subject property, as described in the chapters below.

In particular, this application comprises the following:

a) Application is made in terms of Section 15(2)(e) of the Stellenbosch Municipality Land Use
Planning By-Law, 2015 (hereinafter referred to as the By-Law), for the consolidation of the
following properties:

Erf 141,

Erf 142,

Erf 163,

Erf 164, and

Erf 165, Stellenbosch.

b) Application is made in terms of Section 15(2)(a) of the By-Law for the rezoning of the
consolidated development site from Single Residential to General Residential.

c) Application is made in terms of Section 15(2)(b} of the By-Law for a departure to relax the
following building lines:

Street building lines (Dennesig & Paul Kruger Roads) from 7.6m to 3.5m for the main
building.

Street building lines (Dennesig & Paul Kruger Roads) from 7.6m to 0.0m for the refuse
buildings.

Lateral building lines (adjacent to erven 140, 143, 162 & 166) from 4.6m to 4.5m for the
main building.

Lateral building lines (adjacent to erf 140) from 4.6m to 3.5m for a passage.

Lateral building lines (adjacent to erven 140, 143, 162 & 166) from 4.6m to 0.0 m for
the basement and parking structure.

Saper Investments (Pty) Ltd. 1 © Dennis Moss Partnership
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Rezoning and associated applications: Erven 141, 142, 163, 164 & 165, Stellenbosch May 2018

d) Application is made in terms of Section 15(2)(b) of the By-Law for a departure to relax the
permissible coverage from 25% to 55% (+2890m?).

e) Application is made in terms of Section 15(2)(b) of the By-Law for a departure to relax the
permitted floor factor from 0.75 to 1.33.

f) Application is made in terms of Section 15(2)(b) of the By-Law for a departure to relax the
requirement for recreational space from 25% to 24%.

g) In accordance with Section 10.4.3(e)(ii) of the Stellenbosch Scheme Regulations application
is made for.a departure to permit an extra (5‘“) storey.

h) Application is made for the approval of a Site Development Plan, which illustrates the built
form and typical landscaping.

i) Application is made, in terms of Section 15(2)(f) of the By-Law, for the complete removal

i)

of the restrictive title deed conditions listed under the relevant tile deeds.

Application is made in terms of Clause 13 of the By-Law Relating to the Control of Boundary
Walls and Fences (Provincial Gazette 6671, 30 October 2009) to deviate from the By-Law
by constructing a boundary wall that does not comply with the By-Law in terms of
permitted maximum height and transparency.

Saper Investments {Pty) Ltd. 2 © Dennis Moss Partnership
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Rezoning and associated applications: Erven 141, 142, 163, 164 & 165, Stellenbosch May 2018

SECTION B: THE PROJECT SITE

2 SITE INFORMATION

2.1 CONTEXT AND LOCATION

The project site consists of five individual properties, namely erven 141, 142, 163, 164 and 165,
Stellenbosch. Erven 141 and 142 are located at Nos. 5 and 7 Paul Kruger Road while the remaining
erven are located at Nos. 6, 8 and 10 Dennesig Street, respectively. The properties along Dennesig
Road formed part of the erstwhile Kromme Rivier A township, which was laid out in 1931 while the
properties along Paul Kruger Road formed part of Kromme Rivier B township, which followed in
1932. The dwellings on the respective properties were built in the late 1930’s.

Despite its relative old age, the dwellings has no cultural or heritage significance. This was also
pointed out by Snelling (2016) in the Notification of Intent to Develop for the houses of similar
type and nature on erven 161 & 162. Heritage Western Cape subsequently supported this notion
and issued a permit for the demolition of the houses on the latter two properties. A separate
Notification of Intent to Develop and application for a demolition permit for the demolition of the
respective buildings on the subject property will be submitted to Heritage Western Cape in due
course.

Both Dennesig and Paul Kruger Roads run in an east-west direction from Bird Street (in the east) to
Adam Tas Street (R44) (in the West). More recently, Dennesig Road as well as Paul Kruger Road
have been converted into cul-de-sacs and they no longer offer direct access onto the R44. Paul
Kruger Road, in particular, has been enclosed by a palisade fence next to the R44 thereby negating
any pedestrian movement from the R44 and beyond into the street.

ol L, e . X

- e — g —

i Fgure 1: Photograph illustrating the character of the neighbourhod with the tree-lined Paul Kruger Rad. '

Saper Investments (Pty) Ltd. 3 © Dennis Moss Partnership
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Rezoning and associated applications: Erven 141, 142, 163, 164 & 165, Stellenbosch May 2018

2.2  CHARACTER OF THE AREA

The character of the Dennesig area, generally situated between Merriman Avenue in the south,
Molteno Road in the north, Bird Street in the east and the R44 in the west, has changed
significantly over the last ten years. From an area characterised by predominantly single
residential dwellings, the neighbourhood is today dotted with larger-scale residential apartment
complexes. A number of new apartment complexes have been established along Dennesig Road,
towards Bird Street, and between Paul Kruger Road and Molteno Road. Some of the more recent
complexes include The Acorns, Boschen Park, and Erf 15886.

Notwithstanding the recent introduction of larger-scale residential developments, the area
possesses several qualitative characteristics. Chief amongst these are the mature trees which
lends a particular sense of calmness about the area. The existing trees are therefore a particular
form-giving element which has been taken into consideration in the design of the new residential
complex on the subject property.

Bordering the development site to the west is a new apartment complex, named The Den, which is
currently under construction. To the east and north, the project site is bordered by conventional
single residential dwellings, all dating to the same era of construction as the dwellings on the
development site. Immediately north of the project site, along Paul Kruger Road, the property is
also bordered by the Apple Tree Guest House.

While the project site falls outside the recognised historical core of Stellenbosch and even outside
the historical area identified in the draft Stellenbosch Zoning Scheme By-Law, it fails within the
geographical area adjacent to the same often used for planning purposes.

- Flgure 2: Resndentlal apartment complexes in the vicinity of the project snte

Saper Investments (Pty) Ltd. 4 © Dennis Moss Partnership
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2.3 EXISTING BUILDINGS AND STRUCTURES

The existing houses on the properties have, since inception, been used as family dwellings. Other
than some of the dwellings in the area, which has changed in use over the years, the subject
properties have all remained residential in nature. In typical 1930s style, all of the houses on the
individual properties are separated from the garage. It is worth noting that the settlement
footprint on all properties in the area include the residence in the front portion of the property
and the garage and ancillary buildings to the rear of the properties.

All of the individual properties are currently enclosed by perimeter walls and fences.

A number of large trees are also present on site or in the adjacent road reserves. The most
prominent trees that will be retained include a Tipu Tree, Pecan, Camphor, Wild Olive,
Yellowwood, and several Jacaranda Trees in the road reserve. Although not all trees are worthy of
conservation in terms of their protection status, the majority of the trees on site will be retained
for aesthetic and recreational purposes.

Figure 3: Street elevation of the dwelling on erf 163 (top left); erf 164 (top right); erf 165 (bottom left); and the
dwelling on erf 142 (bottom right).

Saper Investments (Pty) Ltd. 5 © Dennis Mass Partnership
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Rezoning and associated applications: Erven 141, 142, 163, 164 & 165, Stellenbosch May 2018

2.4  SITE DETAIL AND PARAMETERS

The table below provides a breakdown of the properties constituting the development site. The
property details as per the applicable title deeds are summarised in the table below.

Table 1: Properties constituting the development site.

PROPERTY DESCRIPTION SIZE

Erf 141, Stellenbosch 936m?*
Erf 142, Stellenbosch 937m?
Erf 163, Stellenbosch 1115m?
Erf 164, Stellenbosch 1115m?
Erf 165, Stellenbosch 1115m?

TITLE DEED OWNER

T14889/1998 Scandals African Footwear CC

T10591_2/1998 Joz Investments Trust

T72846/1997 Daniel Jacobus & Sara Da Luz Winterbach

T16275/2017 Saper Investments (Pty) Ltd.

T88203/2001 Ingrid Kirsten Blumer & Christopher
Vernon Swart

The subject properties constitute a total of 5218m?.

In order for the development site to be developed to its full potential, an application for the
rezoning of the project site from its current zoning of Single Residential to General Residential will
be required. The zoning parameters, which apply to General Residential, will be as follows:

Street boundary building line
Common boundary building line
Coverage

Minimum street frontage
Minimum erf area

Height

Floor factor

Parking

Recreational space

7.6m

4.6m

25% (main building) plus 25% (covered vehicle shelters)
15m

1000m?

3 storeys (one extra storey for 75% parking in block of flats)
0.75

1.5 bays/dwelling unit >30 m?

1.25 bay/dwelling unit <30m?

25%

In the interest of thoroughness, the parameters of Multi-Unit Residential Zone, as per the draft
Stellenbosch Municipality Zoning Scheme By-Law, are presented below. These parameters have
also been used to inform the design and will also be used by the Municipality to evaluate the

proposal.
Street boundary building line
Common boundary building line

Maximum coverage
Height

Floor area

Parking

4.5m

4.5m (ground floor)

4.5m (first floor)

6.0m (second floor)

50%

4 Storeys

75%

1 bay/dwelling unit {1 & 2 bedroom units)

1.25 bays/dwelling unit (3 bedroom units)

1.5 bays/dwelling unit (4 or more bedroom unit)

Saper Investments {Pty) Ltd.

6 © Dennis Mass Partnership
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Rezoning and associated applications: Erven 141, 142, 163, 164 & 165, Stellenbosch May 2018

2.4.1 RESTRICTIVE TITLE CONDITIONS
Owing to the establishment of the Kromme Rivier Township, all of the properties have roughly the
same restrictive conditions. These conditions would have to be removed before the properties

could be developed, as proposed (refer to Annexure 3).

The typical restrictive conditions, as per the title deeds, are as follows:

° No bottlestore, canteen, or place for obtaining strong drink shall be erected on the above
land, nor shalil any hotel, butcher, general or other business of a like nature be carried on or
conducted thereon.

° That the lots be used for residential purposes only.

° That the lots be not subdivided without the approval of the Administrator.

° That not more than one dwelling house be erected on any lot, and that not more than one-
third of the area of any one lot be built upon.

° That all buildings to be erected on this property shall stand back not less than ........ feet

from the line of any street or avenue on which the lots may abut. Such spaces may be used
as gardens, but shall not be built upon.

The correlating restrictive conditions to be removed, as per the applicable title deeds, are listed in
the table below.

Table 2: Title restrictions to be removed.

PROPERTY ' TITLE DEED RESTRICTIVE CONDITION NO.

Erf 141, Stellenbosch T14889/1998 B(c), C(a), C(b), C(c), C(d)
Erf 142, Stellenbosch T105912/1998 B(c), C(a), C(b), C(c), C(d)
Erf 163, Stellenbosch T72846/1997 (b)3, (d}(b), (d)(c), (d)(d), (d)(f)
Erf 164, Stellenbosch T35813/2006 B(3), C{b), C{c), C(d), C(f)
Erf 165, Stellenbosch T88203/2001 B(3), C(b), C(c), C(d), C(f)

Saper Investments (Pty) Ltd. 7 © Dennis Moss Partnership
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SECTION C: APPLICATION DETAILS

(3 CONSOLIDATION, REZONING, DEPARTURE AND ASSOCIATED ASPECTS

Application is herewith made on behalf of the owners of the properties for the aspects listed
below in order to allow for the redevelopment of the project site for a residential apartment
complex.

3.1 CONSOLIDATION

Application is made, in terms of Section 15(2)(e) of the Stellenbosch Municipal Planning By-Law
promulgated by notice number 354/2015, dated 20 October 2015 (hereinafter referred to as the
By-Law), for the consolidation of the following properties:

Erf 141, Stellenbosch (936m?),

Erf 142, Stellenbosch (937m?),

Erf 163, Stellenbosch (1115m?),

Erf 164, Stellenbosch (1115m?), and
Erf 165, Stellenbosch (1115m?).

The total consolidated development site will comprise some 5218m?. The proposed consolidation
is illustrated by the attached Consolidation and Rezoning Plan, Drawing No. PLO0O1, dated 15 May
2018, drawn by JLV (refer to Annexure 1).

3.2 REZONING

Application is herewith made for the rezoning of the consolidated development site, in terms of
Section 15(2)(a) of the By-Law, from Single Residential to General Residential.

The total consolidated development site will comprise some 5218m?2. The proposed rezoning is
illustrated by the attached Consolidation and Rezoning Plan, Drawing No. PL001, dated 15 May
2018, drawn by JLV (refer to Annexure 1).

3.3 DEPARTURE

3.3.1 RELAXATION OF BUILDING LINES

Application is made, in terms of Section 15(2)(b) of the By-Lay, for a permanent departure for the
following:

a) To relax the street building lines (Dennesig & Paul Kruger Roads) from 4.6m to 3.5m to
allow for residential units closer to the street edge.

The proposed building will be set back at least 3.5m from the street boundary to ‘enclose
the street’, as required by the Conservation Strategy of the Historical Core of Stellenbosch.
By moving buildings closer to the street boundary, the traditional pattern of buildings lining

Saper Investments (Pty) Ltd. 8 © Dennis Moss Partnership
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b)

d)

the street will be adhered to, thereby creating a positive interaction between building and
street.

To relax the street building lines (Dennesig & Paul Kruger Roads) from 7.6m to 0.0m to
allow for the refuse rooms on the street boundaries.

It is a requirement for projects of this nature to provide refuse lay-by facilities in the street
reserve from where refuse trucks can collect refuse. As such, it is proposed that two refuse
facilities be provided on either side of the property, in the vicinity of such lay-bay facility.
The refuse facilities will be neatly incorporated into the proposed boundary wall/fence.

To relax the lateral building lines (adjacent to erven 140, 143, 162 and 166) from 4.6m to
4.5m allow for residential units.

To relax the lateral building lines {adjacent to erf 140) from 4.6m to 3.5m to allow for a
passage.

The development proposal has been carefully planned around the existing trees. These
trees have been incorporated into the design of the building and will play a major role in
the enjoyment of the development. As a result, some minor departures to the lateral
building lines are required to enable the optimal use of the property.

To relax the lateral building lines (adjacent to erven 140, 143, 162 & 166) from 4.6m to
0.0m to allow for the basement and parking structure.

While the residential footprint will generally be set back from the lateral boundaries, the
basement and associated parking structure will be built onto the lateral boundary. It is
envisaged that the basement will protrude +800mm from the ground level to enable
natural ventilation and that ‘surface’ level parking will be provided on top of the basement
along the eastern and western sections of the property.

The building line departures are illustrated by the attached Site Development and Landscape Plan,
Drawing No. SDP001, dated 31 May 2018 (refer to Annexure 1).

3.3.2 RELAXATION OF PERMISSIBLE COVERAGE

Application is also made, in terms of Section 15(2)(b) of the By-Lay, for a permanent departure to
relax the maximum permissible coverage from 25% to 55% (2890m?).

The coverage calculation per floor equates to the following:

Level 1 - Ground Floor: 624m? (11.95%)

Level 2 — First Floor: 2845m? (54.52%)
Level 3 — Second Floor: 2845m? (54.52%)
Level 4 — Third Floor: 2845m? (54.52%)
Level 5 — Fourth Floor: 2782m? (53.32%)

" Saper Investments (Pty) Ltd. 9 © Dennis Moss Partnership
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3.3.3 RELAXATION OF PERMISSIBLE FLOOR FACTOR

Application is made, in terms of Section 15{(2)(b) of the By-Lay, for a permanent departure to relax
the maximum permissible floor factor from 0.75 to 1.33 (+6934m?). The floor factor only
represents the sectional title area of units and excludes balconies, communal passages, entrance
halls, staircases, lift shafts, parking facilities and basements, as directed by the applicable zoning
scheme.

3.3.4 RELAXATION OF RECREATIONAL SPACE

Application is made, in terms of Section 15(2)(b) of the By-Law, for a permanent departure to relax
the requirement for recreational space from 25% to 24%.

Due notice is taken of the requirement to have 25% of the property in an unbroken unit area to be
reserved for gardening and recreation. The development proposal will provide 24% (1254m?)
recreational area although this figure comprises three recreational areas — the central large open
space and two open space strips along the street boundaries.

3.3.5 RELAXATION FOR NUMBER OF STOREYS

In accordance with Section 10.4.3(e)(ii) of the Stellenbosch Scheme Regulations and in terms of
Section 15(2)(b) of the By-Law, application is made for a permanent departure to permit an extra
(5"') storey in defined areas, as indicated on Drawing No. Q4202-D-301.

While the majority of the building will be 4 storeys high, a number of focal elements have been

introduced in the top storey and roof space to create an interesting roofscape. In this regard
several duplex units will be introduced on the fourth floor, extending into the fifth floor.

3.4  SITE DEVELOPMENT PLAN

Application is made for the approval of the Site Development Plan, Drawing No. SDP001, dated 31
May 2018 (refer to Annexure 1).

The Site Development Plan (SDP) conceptually illustrates the spatial configuration and proposed
urban design of the development. The SDP also illustrates the typical landscaping features, and
the fence type. Once approved, the SDP will serve as the development parameters applicable to
the proposed development.

3.5 REMOVAL OF RESTRICTIVE TITLE DEED CONDITIONS

Application is made, in terms of Section 15(2)(f) of the By-Law, for the complete removal of the
following restrictive title deed conditions (also refer to Paragraph 2.4.2 above):

Conditions B{c), C(a), C(b), C(c), C(d) applicable to erf 141 (T14889/1998).
Conditions B{c), C(a), C(b), C(c), C{d) applicable to erf 142 (T105912/1998).
Conditions (b)3, (d)(b), (d){c), (d)(d), (d)(f) applicable to erf 163 (T72846/1997).
Conditions B(3), C(b), C(c), C(d), C(f) applicable to erf 164 (T35813/2006).
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° Conditions B(3), C(b), C(c), C(d), C(f) applicable to erf 165 (T88203/2001).

3.6 DEVIATION FROM POLICY ON BOUNDARY WALLS AND FENCES

The erection of boundary walls and fences in the Stellenbosch Municipality is governed by the
Municipal By-Law Relating to the Control of Boundary Walls and Fences (2009).

Section 5 of the By-Law states that:
‘For residential zoned properties the height of any wall or fence (including the entrance structure
and columns) shall be regulated as follows;

{a) On a street boundary: - 2.1m high, on condition that 50% of the height of the wall or fence,
including gates on residential zoned properties must consist of open decorative work to
create transparency. The solid construction shall not interfere with sight lines of vehicles
entering or leaving the property, or passing traffic.

(b) On a boundary other than a street boundary: - 2.1m high and shall comprise of materials as
described in sections 9 below, except where the screening of backyards or swimming pools
are concerned, in which case the height may at the discretion of Council be increased to
2.5m.’

Application is subsequently made in terms of Clause 13 of the By-Law Relating to the Control of
Boundary Walls and Fences (Provincial Gazette 6671, 30 October 2009) in order to deviate from
the By-Law in the following manner:

° By constructing a street boundary wall with solid sections to visually screen vehicles parked
on the property from passers-by. The boundary wall is also to incorporate ancillary
building such as the refuse building, which will be constructed as part of the boundary wall.

° By permitting electrification on top of the external perimeter fences.

The proposed boundary wall/fence is illustrated on the Site Development Plan, Drawing No.
SDP001, dated 31 May 2018 (refer to Annexure 1).

4 APPLICATIONS TO OTHER DEPARTMENTS ]

4.1 NATIONAL HERITAGE RESOURCES ACT

Section 38(1) of the National Heritage Resources Act 25 of 1999 lists several activities which
require approval from the responsible heritage resources authority {i.e. Heritage Western Cape)
before construction may commence. As it relates to the proposed development, several activities
have been identified which resulted in the preparation of a Notification of Intent to Develop (NID)
and subsequent submission to Heritage Western Cape.

As such, an NID will be prepared and submitted to Heritage Western Cape (HWC), in terms of the
National Heritage Resources Act 25 of 1999. The application to HWC will also be made in terms of
Section 34 of the Act (25 of 1999) to obtain a demolition permit for the demolition of the existing
structures on the project site.
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4.2 NATIONAL ENVIRONMENTAL MANAGEMENT ACT

The Minister of Environmental Affairs and Tourism has, in terms of Section 24(5) read with Section
44 of the National Environmental Management Act (NEMA) 107 of 1998, listed activities in terms
of Section 24 and 24D of NEMA in a schedule, which may not commence without environmental
authorization.

The EIA Regulations, 2014, which govern the implementation of the above sections of NEMA,
outline the activities for which ElAs should apply.

The project proposals have been considered in terms of the three Listing Notices (Regulations 983,
984 and 985) as issued in terms of the National Environmental Management Act, No. 107 of 1998
(NEMA). It was found that none of the activities included in the listing notices would be ‘triggered’
by the project proposal, hence, NEMA is not applicable.
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SECTION D: THE PROJECT PROPOSALS

E KEY ASPECTS OF THE PROPOSED DEVELOPMENT

5.1 PLANNING AND DESIGN APPROACH

The rationale behind the planning, design and construction approach adopted for the
development is to create a specific character and atmosphere, which people will recognize as
qualitative and unique and which will instil a sense of pride, belonging and identity with those
associated with the development.

The architectural design of the building was not considered in isolation but as one of the key
components of coherent urban design that would ensure the establishment of a high-quality
development with a unique atmosphere and genius loci (spirit of place).

The proposed new buildings will, as far as possible, be designed and constructed in accordance
with energy-efficient and place-specific planning and design, as contemplated in official policy. All
efforts will be made to ensure that the design of the building embraces the natural attributes.
Natural materials and locally-manufactured materials would be encouraged while full use would
be made of available technologies aimed at ensuring environmental sustainability.

As such, the planning and design of the proposed development would give effect to the concept of
‘critical regionalism’ which promotes a return to the development of high-quality settlements that
comply with the definition of a unique sustainable man-made environment which is in harmony
with the natural environment that ‘contains’ it and which demonstrates the five guiding principles
of ‘critical regionalism (PGWC 2003"). Such a quality is often dependent upon a specific ‘sense of
togetherness’ and character that requires a specific scale and density.

‘Critical regionalism’ constitutes a sensory understanding and appreciation of the environment
and its component ‘things’, and is therefore a very complex concept to apply. It is based on five
basic principles that shouid guide the planning, design and management of development
(Kelbaugh, 1997%), namely a sense of place, sense of nature, sense of history, sense of craft and a
sense of {imits.

5.2 DEVELOPMENT CONCEPT

The project proposal entails the construction of a new apartment complex consisting of 145 units.
The complex will comprise the following residential options:

° 3 x 1-bedroom units,

° 76 x 2-bedroom units,

° 54 x bachelor units, and

° 12 x 2-bedroom duplex units.

-

PGWC, 2003. Manual for Bioregional Planning and Management in the Western Cape. Cape Town.
Kelbaugh, D. 1997. Common Place: Toward neighborhood and regional design. Seattle: University of
Washington Press.
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it is worth noting that the proposed development is being undertaken by the same developer
responsible for the development on the adjacent erven 161 and 162 (‘The Den’). As such, the
development on the subject property aims to present a continuation of the architectural design
and style along the streetscape. The street elevation of the proposed development and the
buildings on erven 161 and 162 is included as drawing no. Q4202-D-301 under Annexure 1.

e

Figure 4: Southern street elevation showing the interface with Dennesig Road.

The development concept is illustrated by Drawings No. Q4202-D-201 to Q4202-D-207, Q4202-D-
301 as well as by Drawing Nos. SDP001, and P001 (refer to Annexure 1).

As illustrated on Figures 4 and 5, the development concept is loosely based on a perimeter block
design which allows for buildings to define the street boundary while creating central, semi-
private courtyards at the rear of the buildings. Whilst the perimeter block design is more defined
along the street boundaries, the design allows for a continuation of the design principle to
neighbouring properties. In this regard, provision has been made for a continuation of the central
green area to be extended into neighbouring properties in future.

Apart from the existing mature trees, the positioning of buildings were largely done with due
regard of the optimum northern orientation and advantages of the open space areas. The new
buildings also respect the privacy of the neighbouring properties by largely adhering to the lateral
building lines. The Site Development Plan illustrates the manner in which landscaping will
contribute to the establishment of a qualitative development. In this regard, the Site
Development Plan also points out where large specimen trees will be retained and new trees
planted to provide privacy and enhance the sense of place of the development.
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Figure 5: Artistic illustration of the internal courtyard.

Provision has been made for two pedestrian and vehicular entrances to the development, one off
Dennesig Road in the south and one off Paul Kruger Road in the north. Both vehicular access
points will be grade-separated and users will be able to enter/exit the basement parking or surface
parking level directly off the adjacent roads. Access will be managed by means of sliding security
gates. These gates will be well set back from the street kerb to ensure sufficient stacking distance.
As illustrated on the plans mentioned above under Annexure 1, most of the parking is provided in
the basement level while the remainder of the required parking bays are provided on-grade. In
order to reduce the negative visual impact of large open parking areas, the majority of surface
parking will be underneath the building structure.

Two separate refuse yards and associated buildings will be provided along Dennesig and Paul
Kruger Roads. The refuse yards have been designed in such a manner as to provide direct access
to it from the street as well as from inside the complex. The refuse rooms will be of sufficient size
and capacity, and each will be served with an embayment in the road reserve.

It is proposed that the development will comprise a multi-level scheme. The buildings will mostly
be four storeys with the odd focus points, which will be accommodated as duplex units into a fifth
storey.

As mentioned above, a broad spectrum of residential units will be provided. All residential units
will be served with an open-plan kitchen, lounge and dining room, bed- and bathrooms. Most
units will also have a private balcony or stoep while some units will only have a Juliette balcony.
The buildings have been positioned and orientated in such a manner to provide sufficient light and
living space along the northern fagade.
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The boundary walls along the perimeter of the property will be mostly transparent in accordance
with the Municipality’s policy on boundary walls and fences. The proposed boundary walis do,
however, deviate slightly from the policy in terms of transparency to hide vehicles parked on site
and the overall height. The proposed boundary wall treatments are indicated on Drawing No.
SDPOOL1.

The extent of the new building complex will be as follows:

° The overall coverage of the new buildings will be in the order of 55% (£2890m?).

° The complex will be five storeys in total of which the fourth storey will include duplex
units.

° The floor area will be in the order of 6937m? (1.23 floor factor).

° Parking will be a combination of open surface parking and basement parking. In

accordance with the zoning parameters applicable, a total of 204 parking bays are
required. Having regard for the provision of bicycles and/or motorcycle bays in lieu of
parking bays, 179 vehicular parking bays, 12 motorcycle bays (equal to 3 conventional
bays) and 132 bicycle bays (equal to 22 conventional bays) have been provided, for a
grand total of 204 parking bays.

6 ENGINEERING SERVICES S _J

The engineering services reports, included under Annexure 6, provide the design philosophy that
has been applied when designing the internal engineering services for the proposed development.
The report also provides relevant data on existing municipal infrastructure, and the ability of this
infrastructure to accommodate the proposed development.

The key aspects of the engineering services are summarized below. These are to be read together
with the services reports and the proposed Site Development Plan.

6.1 TRAFFIC IMPACT STATEMENT

Deca Consulting Engineers prepared a Traffic Impact Assessment (TIA) for the proposed
development during May 2018. The report summarises the transportation conditions within the
vicinity of the project site and provides an assessment of the transportation impacts on the
surrounding road network. The analyses evaluate both existing year (2018) and expected (2020)
traffic conditions during the expected peak traffic hours of the development.

The TIA notes that the proposed development will have a moderate traffic impact and
recommends that the application be approved. The following recommendations are also made:

° A queuing survey done at the R44 Adam Tas Road / Molteno Road intersection shows that
traffic signals are not currently warranted. It is the opinion of the traffic engineers that
improvements to the geometric layout of the intersection would be more beneficial at this
stage than traffic signals. It is suggested that a left turn deceleration and acceleration lanes
should be provided on Adam Tas Road southbound, with a dedicated right turn lane on
Adam Tas Road northbound. it is important to note that the improvements are
recommended to improve the existing situation and not as a result of additional traffic
from the proposed development. The development can therefore not be held liable for the
cost of improvements, although development contributions may be used towards the
funding of improvements.
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U] It is recommended that sidewalks should be provided along Dennesig Road in front of
Erven 163-165 along Paul Kruger Road in front of Erven 142 and 143;

° It is suggested that Stellenbosch Municipality should draw up a non-motorised transport

improvement plan for this area so that future improvements may happen in a coordinated
and standardised manner.

6.2 WATER DEMAND AND SUPPLY

The preliminary potable water demand for the proposed development has been estimated as
approximately 72.5 kl/day, which equates to 0.5 kl/day or 0.8391 I/s. The peak factor is expected
to be 11.3 while peak water demand is therefore estimated at 9.482 I/s.

The Civil Engineering service report notes that the existing municipal water reticulation network is
found in Dennesig and Paul Kruger Roads and that supply to the scheme would be from either of
the two sides — both of which is currently supplied with a 90mm water main.

In order to adequately supply the scheme, including provision for firefighting services, one of
these mains will have to be upgraded to a 110mm line - probably in Dennesig Road between the
100m line along Adam Tas and the cross feed to the 225mm line just to the East of Hofman Street.

Water upgrades associated with the development of Erven 4202 and 4203, Stellenbosch are
expected to relieve any anticipated pressure issues in the area.

6.3 SEWAGE AND EFFLUENT MANAGEMENT

The average daily sewer run-off from the proposed development is estimated at 61.625 kl/day or
0.713 I/s. Peak sewage flow is estimated at 1.828 I/s, which is well below the peak factor of 2.5, as
per the Red Book.

The Red Book requires that a normal infiltration factor of 15% be allowed to developments.
However, since this scheme comprises soffit hung services with a basement, the only portion of
the sewer line subject to infiltration is between the face of the building and the municipal
connection. A nominal provision of 2.5% is therefore suggested.

It was indicated that the next phase {Phase 3) of the main outfall sewer is to commence soon and
may well be in place before the demand from this scheme (December 2019) is placed onto the
network.

6.4 STORMWATER MANAGEMENT

The scheme comprises a redevelopment of 5 existing erven. An inspection of aerial photographs of
the existing houses and associated hard stand/driveways indicates that at least 70% of the existing
properties are impermeable. It is therefore expected that the impact of site coverage on the total
stormwater discharge will be minimal.
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6.5  SOLID WASTE MANAGEMENT

An integrated waste management strategy will be followed in the proposed development. This
strategy is based on waste minimization and will include recycling and disposal where appropriate.
Solid waste will be collected by the Stellenbosch Municipality on a weekly basis.

A solid waste/refuse yard will be provided on the boundary with both Dennesig and Paul Kruger
Streets from where the development will be serviced.

6.6 ELECTRICITY

Based on the proposed development of 145 apartments with basic cooking facilities and central
heat pumps for hot water generation, it is estimated that the maximum demand will be in the
order of 500kVA.

The Stellenbosch Municipality will be the Supply Authority and service provider for this area and it
has been confirmed that the electricity supply can be made available from the existing network. A
new mini-substation will, however, be required for the proposed development.

All services will be designed and installed according to the municipality’s latest electrical guidelines
and will be handed over to them once complete. Each residential unit will have its own electrical
supply and will be metered by means of pre-payment meters. The managing of the metering
system will be done by a company specializing in this service.
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SECTION E: LEGISLATIVE CONTEXT AND COMPLIANCE WITH RELEVANT POLICY

F7 RELEVANT PLANNING POLICY AND FRAMEWORKS )

The primary planning and development frameworks that are relevant to this application and the
compliance of the proposed project therewith are summarised below.

7.1 NATIONAL DEVELOPMENT PLAN

During November 2011, the National Planning Commission published a document titled; The
National Development Plan 2030: Our Future — Make it Work, as a broad strategic framework
which sets out a coherent and holistic approach to confronting poverty and inequality.

As its main goals, the National Development Plan (NDP) focuses of the following:

. Eliminate income poverty — Reduce the proportion of households with a monthly income
below R419 per person (in 2009 prices) from 39% to zero.
° Reduce inequality — The Gini coefficient should fall from 0.69 to 0.6.

The NDP identifies 15 themes that as objectives and actions that will give effect to the overarching
goal. These themes include the following:

a) Economy and Employment

b) Economic infrastructure

c) Environmental sustainability and resilience
d) Inclusive rural economy

e) South Africa in the region and the world

f) Transforming Human Settlements

g) Improving education, training and innovation
h) Health care for all

i) Social protection

j) Building Safer Communities

k) Building a capable and developmental state
) Fighting corruption

m) National building and social cohesion

In as far as the proposed development is concerned, the themes concerning Economy and
Employment, Environmental Sustainability and Resilience, Transforming Human Settlements and
Building Safer Communities will be given effect to in the following manner.

(i) Economy and Employment

The proposed development will make a significant contribution to the local economy both during
the construction and operational phases.

The construction phase will lead to the expansion of business sales for existing businesses located
in the area. These changes are measured in terms of new business sales, i.e. new sales that will be
generated in the economy as a direct result of the capital investment in the development.
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The development will furthermore contribute to the GGP. The GGP measures the value of all final
goods and services produced/provided within one year of the area’s economy. The generation of
additional business sales and employment opportunities will initiate an on-going ripple effect
through the local area, resulting in an increase in product and service value (measured in GGP).

Finally, constructing the development will result in direct jobs being created on site and other
directly related sectors such as transport, warehousing and communication services. Indirect jobs
are also created due to the muitiplier effect in the economy in industries that provide goods,
materials and services to the proposed development.

(i) Environmental Sustainability and Resilience

The proposed development will comply with the specific actions listed under this heading by
manner of various direct responses. These include the preservation of selected trees on the
property and the creation of qualitative open spaces.

Efficient water and energy saving measures will also be implemented as part of the proposed
development in order to minimize the consumption of scarce environmental resources.

(iii)  Transforming Human Settiements

The NDP lists the objective of having more people living closer to their places of work. It also calls
for the development of a strategy for densification of cities and resource allocation to promote
better located housing settlements.

In this regard, the proposed development is located in the heart of Stellenbosch and is close to
places of work, commercial and recreational facilities. The development will aiso provide for a
variety of residential options thereby breaking down the apartheid spatial patterns and increasing
urban efficiencies such as the utilisation of infrastructure by increasing densities.

(iv)  Building Safer Communities

The objective of this theme is for people living in South Africa to feel safe and have no fear of
crime. The NDP acknowledges that personal safety is a human right and that it is a necessary
condition for human development, improved quality of life and enhanced productivity.

The proposed development will create an environment where residents can feel safe at home and
where all people, especially women and children, can walk freely in the street and play safely
outside.

Saper Investments (Pty) Ltd. - 20 "~ © Dennis Moss Partnership



118

Rezoning and associated applications: Erven 141, 142, 163, 164 & 165, Stellenbosch May 2018

7.2 WESTERN CAPE PROVINCIAL SPATIAL DEVELOPMENT FRAMEWORK

The Western Cape Provincial Spatial Development Framework (hereinafter referred to as the
PSDF) was approved by the Minister of Local Government, Environmental Affairs and
Development Planning and submitted to the Provincial Cabinet for endorsement in April 2014.

The PSDF sets out to put in place a coherent framework for the Province’s urban and rural areas
that:

a) gives spatial expression to the national and Provincial development agendas;

b) serves as basis for coordinating, integrating and aligning ‘on the ground’ delivery of
national and Provincial departmental programmes;

c) supports municipalities fulfil their municipal planning mandate in line with the national and
Provincial agendas; and

d) communicates government’s spatial development intentions to the private sector and civil
society.

The PSDF seeks to improve the effectiveness of public investment in the Western Cape’s built and
natural environments by:

. adopting credible spatial planning principles to underpin all capital investment
programmes,

° spatially targeting and aligning the various investment programmes, and

° opening-up opportunities for community and business development in targeted areas.

In fulfilment of the mandate ascribed to it in SPLUMA and to take forward the Province’s spatial
development agenda, the PSDF sets out a policy framework within which the Western Cape
Government will carry out its spatial planning responsibilities. The policy framework covers
Provincial spatial planning’s three interrelated themes, namely:

a) Sustainable use of the Western Cape’s spatial assets,
b) Opening-up opportunities in the Provincial space-economy, and
c) Developing integrated and sustainable settlements.

For each theme key challenges as distilled from the Provincial spatial profile and their spatial
implications are noted and Provincial policies for dealing with them are presented. The table
below put forward the respective themes, PSDF policies applicable to the development proposal
and the manner in which the project will comply with the same.

Table 3: The three interrelated themes and applicable policies.

 THEMEAND POLICY RESPONSE
a)  SUSTAINABLE USE OF PROVINCIAL ASSETS

Policy R1: Protect biodiversity and As mentioned above, the design of the buildings was, first and

ecosystem services foremost, informed by the mature trees on site. As such, the
project will make a positive contribution towards conserving
the biodiversity on site.

Policy R2: Safeguard inland and A water-wise approach will be adopted in the landscaping and
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coastal water recourse, and maintenance of the project. The approach is aimed at
manage the sustainable use of maximising efficiencies, optimising storage capacity and
water. ground water extraction.

Policy R5: Safeguard cultural and In an effort to safeguard the cultural and scenic assets of the

scenic assets subject property and of the area as a whole, a Notification of
Intent to Develop will be prepared and submitted to Heritage
Western Cape for consideration.

b) OPENING-UP OPPORTUNITIES IN THE SPACE ECONOMY
Policy E3: Revitalise and strengthen The property is favourably located near the centre of town
urban Space-economies as the and is able to regenerate and revitalise the urban economy of
engine of growth Stellenbosch town. The project, together with recent and
planned projects, will furthermore attract economic activity
to the area.
c) DEVELOPING INTEGRATED AND SUSTAINABLE SETTLEMENTS
Policy S1: Protect, manage and The project is presented as a qualitative development that
enhance sense of place, cultural adheres to many of the place-making principles which aims to
and scenic landscapes enhance the qualitative characteristics of Stellenbosch (refer
to Chapter 7.4 below).
Policy $3: Promote compact, mixed The project aims to break down the apartheid spatial patterns
use and integrated settlements and increase urban densities. The proposed development will
also ensure functional integration between people of
different income groups as a variety of residential options are
provided in the scheme.
Policy 55: Promote sustainable, The location of the project will ensure that households are
integrated and inclusive housing in provided with easy access to opportunities and that the new
formal and informal markets development is of such a density to optimise efficiencies in
the municipal infrastructure network.
7.3 STELLENBOSCH INTEGRATED DEVELOPMENT PLAN

The Integrated Development Plan (IDP) is the Municipality’s principal five year strategic plan that

deals with the most critical development needs of the municipal area as well as the most critical
governance needs of the organisation.

Section 34 of the Local Government: Municipal Systems Act 32 of 2000 prescribes that a
municipality must review its IDP annually and to the extent that changing circumstances so
demand. The Stellenbosch Municipality, in collaboration with all relevant stakeholders, therefore
reviewed its IDP to examine the progresses made and assess the municipality’s strategic objectives
and targets as set out in the IDP.
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On 28 May 2018, during a special meeting of the Council of Stellenbosch Municipality, the review
of the 2017/2018-2021/2022 4'" Generation IDP was approved.

The priorities and actions identified in the review of the IDP will seek to better inform the
municipality’s budget and streamline service delivery initiatives. This will ensure that the
Stellenbosch Municipality remains on course to attain its strategic objectives.

The Municipality has a number of medium- and longer term sector plans that direct the
implementation of the different functional areas. These plans form an integral part of the IDP.

Chief amongst these is the Municipal Spatial Development Framework (MSDF). The MSDF forms a
key component of the IDP as it indicates the spatial location and opportunities to achieve the
various objectives and meet the demands of the local communities. The MSDF has been reviewed
as part of the IDP and propose minor changes.

Specific issues for amendment of the current SDF, as it relates to the application at hand, include:
° Major transport infrastructure in the form of STOD (Sustainable Transit-Oriented
Development) including identified areas for densification in Stellenbosch Town.

From discussions with the municipal officials it has been communicated that a primary STOD is
being planned for the Van der Stel Sports Ground. This STOD is located a mere 200m from the

project site.

A number of strategies are also being proposed to address some of the spatial issues, namely:

° Significant densification of existing neighbourhoods located in proximity of major transport
infrastructure and the Stellenbosch University;
. Identification of the Dennesig area bounded by Adam Tas Road/R44, Merriman Avenue,

Bird Street and Molteno Road as a primary densification and development intensification
area for the establishment of blocks of flats according to a predetermined pattern on
clustered erven with heights of up to 6 storeys subject to certain performance criteria mixed
with non-residential facilities.

Having regard for the above, it is contended that the project proposal is in line with the
approved Integrated Development Plan.

7.4  STELLENBOSCH SPATIAL DEVELOPMENT FRAMEWORK

The Stellenbosch Spatial Development Framework (SDF) (May 2017) aims to guide the future
spatial form of the greater Stellenbosch area. It is aimed at developing a binding set of principles
which guide development and development rights of property owners.

At its core, the SDF identifies seven strategic perspectives that will guide the future spatial
development of Stellenbosch and ensure that development does not diminish the resources base
on which its economy depends. Of the seven strategic perspectives, the following principles bear
a direct or indirect relevance to the proposed development.
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a) Interconnected nodes

The proposed new development will enhance the principles of interconnected through the
intensification of uses and creating a high density development near a strategic transport
intersection (the planned Van der Stel TOD). The development aims to increase the internal
average gross density of the town to an approximate 25 du/ha, as envisaged in formal policies.

The development will contribute to the principles of walking distance, functional integration,
socio-economic integration and making optimal use of infrastructure, thereby minimising the need
for travel by private vehicles.

b) Car-free transport

The Stellenbosch SDF states that development should be focussed around transport thoroughfares
and that a combination of non-motorised transport (NMT) and public transport facilities should be
used so that residents commute without the need of a private car.

With the proposed development being situated approximately 1km from the centre of
Stellenbosch, it is regarded to be situated within an appropriate walking distance of activities
found within the urban area (e.g. employment, shopping, public transport, social and
recreational). It is to be noted that Stellenbosch Municipality is currently planning a Transit
Oriented Development (TOD) on the Van der Stel Sportsground. This TOD is closer than 200m
from the project site and will provide added motivation for car-free transport to the project site.

The proposed development will also contribute to the NMT strategy by allocating a large number
of bicycle stands as well as motorcycle bays to residents and visitors of the apartments.

c) Inclusive economic growth

The SDF notes the historic trends where retail and economic opportunities have been created far
separated from lower-income communities. It also notes the housing developments which have
catered to the needs of car owners, thereby widening the gap between the income classes.

In line with the strategic perspective, the subject property has been prioritised as a brownfields
site in close proximity to economic and commercial opportunities.

d) Optimal land use

Instead of expanding the footprint of built areas, the SDF proposes that suitable areas for
development be identified within existing settlements through densification projects. Preference
must also be to develop locations close to public transport hubs and brownfield sites over
greenfield locations.

As mentioned above, the proposed redevelopment of the property represents a brownfield
development in a densification area. The development will contribute to the densification of
Stellenbosch town whilst at the same time assist with the expansion of the NMT system in
Stellenbosch. The proposed apartment complex aims to maximize the potential of the subject
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property through redevelopment of the site. It is contended that, in line with the SDF, the
proposed development is regarded as the most suitable and appropriate use of the property.

e) Resource custodianship

The developer aims to contribute to a sustainable future for Stellenbosch. Key to this is the ability
of the municipality to deliver services to the development. As such, the developer aims to
minimise the impact of the development in terms of energy and water utilisation, and waste
generation. The proposed development will comply with the latest SANS 10400-XA energy
efficiency standards by introducing heat pumps as an alternative source of energy. The
development will also introduce water saving devices whilst waterwise gardening will be
promoted throughout the development.

f) Heritage

It is recognised that Stellenbosch town’s sense of place is derived from its historic architecture.
Apart from the wine farms, natural areas, historic sites and museums, the main attraction of the
town is the tight-knit urban street character.

Being located in the expanded historic core, the proposed development will be consistent with the
place-making principles described in Chapter 7.4 below. The latter principles aim to protect the
historical spatial structure and architectural forms.

7.4.1 PRECINCT MASTER PLAN

During the pre-submission meetings with the municipality, the future need for a Precinct Master
Plan was discussed. Such a Master Plan, which would have to be driven by the Municipality, would
tie in with the recently-approved IDP to ensure the orderly development of the Dennesig
densification area.

Specific reference is also made to the minutes of the pre-submission meetings during which it was
agreed that the current application can proceed without such a Master Plan being in place for the
area. The developer will, however, support initiatives on the Master Plan level for the area as it
relates to landscaping, pedestrian / cycle routes, etc. (refer to Annexure 7).

7.5 DESIGN INFORMANTS AND PLACE-MAKING PRINCIPLES

During 1995, an assessment of the Assets of Stellenbosch: the special qualities and settlement
patterns, which represent the essential architectural and place-making qualities was undertaken
by Piet Louw and Martin Kruger Architects. This study served as the basis for a comprehensive
Conservation Strategy of the Historical Core of Stellenbosch, which was undertaken by KrugerRoos
architects urban designers and planners during 1997. The latter report provided guidelines for
new development, alterations to existing buildings and public actions in the Historical Core.

The chapters below provide a summary of the principles and design informants contained in the
Conservation Strategy. The chapters below also illustrate the manner in which the development
proposal is consistent with said principles.
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a) Streets enclosed by buildings

The Dennesig area still has a predominantly single residential character, even though some larger-
scale apartment complexes have been introduced to the area. Whilst the area has been
earmarked for densification, the single residential dwellings do not comply with the stated
principle. it is therefore the intention of all new buildings in the area to be design and positioned
in such a manner to follow the traditional pattern of buildings enclosing the street boundary.

b) Building and street interface

The traditional pattern is that of buildings lining the street (as mentioned above). Access to the
front door was typically via a semi-private stoep.

The proposed design also makes provision for an interaction between the building and the street
as a semi-private garden will be created along both the Dennesig and Paul Kruger Road facades.

c) Street and paving surfaces

The proposed development will make use of a variety of hard and soft landscaping elements and
techniques to define the respective spaces along the street and on the ‘inside’ of the
development. The project will inter alia make provision for an additional cycle lane along
Dennesig and Paul Kruger Roads to contribute to the implementation of an NMT system
throughout town.

d) Parking

The Study Report proposes that small, discrete parking areas are provided in the Historical Core,
where possible, with suitable planting providing screening and shade.

The proposed development will however provide ample secure parking underneath the building in
a basement level. In line with the palicy, only small portions of surface parking will be provided
along the eastern and western portions of the site. These parking areas will not be visible from
the adjoining streets. The total number of parking bays to be provided will be in accordance with
the applicable zoning scheme.

e) Walls and Roofs

It is generally recognized that Stellenbosch is the town of white walls, because of the traditional
use of lime wash and the solid, walled architecture, penetrated by carefully proportioned
openings.

Where thatched roofs are typical of early Cape architecture, these were sometimes later replaced
with corrugated iron. Flat roofs were also used.

The proposed development pays specific homage to these traditional elements by the ample use
of white walls and corrugated iron in the design. Whilst not adhering to the traditional building
footprint, these other elements together with carefully proportioned openings strike a balance
between traditional and modern.
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8 LEGISLATIVE CONTEXT

This application is submitted and will be considered in terms of the Stellenbosch Municipality:
Land Use Planning By-Law, 2015. As such, the planning principles as advocated in the Spatial
Planning and Land Use Management Act, No. 16 of 2013 (SPLUMA) and the Western Cape Land
use Planning Act, No. 3 of 2014 (LUPA) is also applicable.

8.1 DEVELOPMENT PRINCIPLES

Chapter 2 of the Spatial Planning and Land Use Management Act, No. 16 of 2013, and Section 59
of the Western Cape Land Use Planning Act, No. 3 of 2014, lists development principles and norms
and standards that shall apply to spatial planning, land development and land use management.
These principles are as follows:

8.1.1 SPATIAL JUSTICE

Spatial justice is primarily concerned with the commitment to redress past spatial and other
development imbalances. The principle also calls for the improved access to and use of land.

As mentioned above, it is herewith contended that the proposed redevelopment of the project
site is the most suitable and appropriate use of the property given its context and location.

8.1.2 SPATIAL SUSTAINABILITY

Spatial sustainability requires land development to be aligned with fiscal and institutional means.
The aim is further to promote land development that is spatially compact, resource frugal and
within fiscal, institutional and administrative means of the competent authority.

This translates on the ground to development in locations that are sustainable and that limit urban
sprawl (as this development does), that uphold environmental considerations such as the

protection of mature trees on site, and that ensures that development is feasible and financially
viable.

8.1.3 EFFICIENCY
Efficiency requires land development to optimally use existing resources and infrastructure.

The development will connect to the existing infrastructure network of Stellenbosch and will not
add additional unwanted pressure on the municipal services network.

8.1.4 SPATIAL RESILIENCE
Spatial resilience provides for flexibility in spatial plans, policies and land use management

systems to be accommodated to ensure sustainable livelihoods in communities most likely to
suffer the impacts of economic and environmental shocks.

Saper Investments {Pty) Ltd. 27 © Dennis Moss Partnershipd'



125

Rezoning and associated applications: Erven 141, 142, 163, 164 & 165, Stellenbosch May 2018

The project site has proved to be resilient in terms of its land use. The proposal put forward has
shown that a development such as the planned apartment complex could just as easily be
accommodated on the site.

8.1.5 GOOD ADMINISTRATION
This principle primarily places an onus on decision-making authorities to ensure that due process
is followed. It also requires that legislative and development requirements are met timeously by

both applicants and authorities and that public consultation is undertaken, as required.

8.2 KEY QUESTIONS TO BE CONSIDERED

Both SPLUMA and LUPA state that it is the municipality’s responsibility to decide on applications
for removal, suspension or amendment of restrictive title deed conditions. Section 33(5) of the
Stellenbosch Municipality: Land Use Planning By-Law, 2015 and Section 39(5) of the Western Cape
Land Use Planning Act, No. 3 of 2014, require that a municipality must have regard for, amongst
other, the financial and personal benefits to holder and neighbour of the rights when considering
the removal, suspension or amendment of a restrictive title condition.

In an effort to aid decision-making in this regard, a set of key questions have been developed by
the authorities. Although it only represents some of the questions that should be asked (as these
will vary according to the type of application), these key questions should be taken into
consideration with the removal/amendment of each and every restrictive condition.

The questions and manner in which the proposal aims to address the same is as follows:

8.2.1 Why was the restrictive condition imposed and how is it beneficial?
The conditions imposed aim to protect the character of the area. it is, however, contended
that the area has already been identified by the Stellenbosch Municipality as an area where
higher densities could be considered. As such the character of the area has changed over

time from predominantly single residential uses to denser apartment-type complexes.

8.2.2 Do the rights have any financial or other value for the holder of those rights (i.e. including
any other property owner) and is this value measurable?

The current rights on the properties constituting the project site restrict the owners to fully
enjoy their property in line with accepted municipal policy. Should the restrictions be
amended it will allow them to maximise the use of the property whilst enhancing the
otherwise stale status of the site.

8.2.3 Why will the restriction remaining in place be in the public interest or benefit?

The restrictive condition is not relevant to the public interest or benefit.

8.2.4 How will the removal, amendment or suspension of the restrictive condition be in the public
interest or benefit?

The restrictive condition is not relevant to the public interest or benefit.
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8.2.5 How will the personal benefit to the applicant in the removal or amendment of the
restrictive condition impact on the personal benefits currently enjoyed by any other holders
of those rights?

As mentioned above, the removal of the restrictive condition will allow the owners to
maximise the use of their property. The current restrictions leave little room to enhance
the property in accordance with adopted municipal policy.

Furthermore, the neighbouring properties will not suffer a financial or other value loss
whilst the amendment of the building lines will not result in a loss of privacy or sunlight or
reduce property values. In fact, it is believed that the proposed development will only be
beneficial to neighbouring properties in terms of their value.
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SECTION F: CONCLUSION

9

CONSIDERATION OF THE DEVELOPMENT PROPOSAL

Section 65(1) of the Stellenbosch Municipality: Land Use Planning By-Law, 2015 lists the criteria to
be taken into consideration on land use applications. The criteria and the section of this report in

which those criteria are addressed, is provided in the table below.

Table 4: Criteria taken into consideration.

a)
b)
c)

d)
e)

f)

g)

h)

REQUIREMENT

the application submitted in terms of this By-law

the procedure followed in processing the application

the desirability of the proposed utilisation of land and any guidelines issued by
the Provincial Minister regarding the desirability of proposed land uses

the comments received

the response by the applicant, if any, to the comments referred to in
paragraph (d)

investigations carried out in terms of other laws that are relevant to the
consideration of the application

a registered planner's written assessment in respect of an application for—

(i) a rezoning;

(iii) a removal, suspension or amendment of a restrictive condition if it relates
to a change of land use;

the impact of the prbposed land development on municipal engineering
services

the integrated development plan,
development framework

the integrated development plan and spatial development framework of the
district municipality, where applicable

the applicable local spatial development frameworks adopted by the
Municipality

the applicable structure plans

the applicable policies of the Municipality that guide decision-making

the provincial spatial development framework

where applicable, a regional 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

the principles referred to in Chapter VI of the Land Use Planning Act
the applicable provisions of the zoning scheme

including the municipal spatial

SECTION
ADDRESSED

/
/

Section D

Nil to date
N/A

Chapter 4

Municipality

Chapter 6
Section E
N/A
Section E
N/A
Municipality
/

N/A
Section E

Municipality

Municipality
Chapter 2.4
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9.1 CONCLUSION

It is well known that Stellenbosch has a severe housing backlog. This backlog is especially evident
in the continuous growth in weekday commuter trips from the Cape Town Metropole and
surrounding areas into Stellenbosch. This, in part, reflects increased employment opportunities
but also the shortage of affordable local accommodation requiring many employees to commute
from distant locations with cheaper housing.

The Stellenbosch Integrated Development Plan (IDP) (March 2018) notes that at least half of the
housing backlog is for middle and upper income households.

The IDP reflects on the growth rate between 2011 and 2016 and notes that Stellenbosch
experienced a higher growth rate in number of households during this 5-year period compared to
the Cape Winelands District. The IDP reports that the number of dwellings in Stellenbosch
increased by 1447 between 2011 and 2016 at an average annual rate of 0.9%, which translates
into approximately 289 additional formal dwellings per year over this period. This increase in
formal dwellings was, however, unable to keep pace with the growth in the total number of
households, resulting in the percentage of formal households declining from 75.1 per cent in 2011
to 65.1 per cent in 2016.

The spatial challenge for the Stellenbosch Municipality, as it relates to housing as part of the built
environment context, is therefore to provide for a balanced supply of low, middle and high income
housing in each settlement to promote integration and minimize the need for travel.

Whilst the majority of units in the proposed development will be 2-bedroom apartments which
aim to cater for small families, a number of one-bedroom and bachelor units have also been
provided. These units are to provide accommodation for students or young professionals.

As such it is to be noted that Stellenbosch University has increased it student numbers over the
last few years and currently has more than 30000 enrolled students. This has contributed to the
increasing demand for student accommodation within close proximity to the University. Although
there has recently been an increase in the provision of student accommodation within the
surrounding area, it is clear from the current demand and supply that there is still a vast shortage
of affordable student accommodation within the greater Stellenbosch area.

In conclusion, the following motivating factors should be considered during the adjudication of the

application:

a) The local area, which includes the area between Dennesig and Paul Kruger Roads, has been
identified by the Stellenbosch Municipality as an area of densification.

b) The recent rezoning of the adjacent erven 161 and 162, for similar general residential
purposes shows the intent by the municipality to increase densities in the area.

c) A number of dwellings, which forms part of the project site, have previously been
recommended for demolition by the Planning Advisory Committee of Stellenbosch
Municipality.

d) The majority of the mature trees on site will be retained and will form part of the

completed development. The proposed design shows an appreciation for local conditions
and will resonate much better with its surroundings.
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e)

f)

g)

h)

The restrictive conditions are not imposed as praedial servitudes for the benefit of other
erven. The conditions are intended to protect the character of the area, which is already
changing in accordance with adopted municipal policy.

Despite the number of departures, it is contended that the approval of the application will
not set a negative precedent. Several examples of new apartment complexes, departures
and removal of restrictive conditions can be found throughout the area.

The proposed development presents a case study in adherence to municipal policy and
guidelines especially the concept and aspects of spatial planning and management as per
the IDP.

The existing layout of single residential plots has shown little regard for any place-making
principles or for the historical significance of the area. It is contended that the proposed
development will be of a high architectural standard and will bring back qualitative
elements which got lost several years ago.

The proposed development will contribute to the enhancement of the area through
appropriate landscaping and the introduction of NMT facilities.

Council is therefore herewith requested to recognize the importance of the project proposals and
to find in favour of the application.

JL VOLSCHENK
DENNIS MOSS PARTNERSHIP
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DENNIS MOSS PARTNERSHIP

LTANT
Our Ref: Q4202
Date: 1 November 2019
The Municipal Manager (Attention: Robert Fooy)

The Director: Planning and Economic Development
Stellenbosch Municipality

PO Box 17

STELLENBOSCH 7599

Dear Robert,

ADDENDUM TO APPLICATION FOR CONSOLIDATION, REZONING, DEPARTURE, SITE
DEVELOPMENT PLAN, REMOVAL OF RESTRICTIVE TITLE DEED CONDITIONS AND BY-LAW
RELATING TO THE CONTROL OF BOUNDARY WALLS AND FENCES: ERF 141 & 142, 163-165, PAUL
KRUGER ROAD, STELLENBOSCH

The above-mentioned application submitted on 6 June 2018 on erven 141, 142 & 163-165,
Stellenbosch refer.

Also of reference is the meeting held between the applicants for the various development projects
in the Dennesig area and representatives of the Municipality on 30 October 2019.

The application is one of a number of applications that were submitted during 2018 in the
Dennesig neighbourhood.

As is well-known by now, in response to the applications, the Stellenbosch Municipality decided to
put all active applications on hold until the Municipality, developers and other role-players had
established a vision for the area to assist in the evaluation process. The Municipality subsequently
elected to undertake an urban design process which was supplemented by town planning and
traffic engineering services. The end result is an Urban Design Guideline Report, the purpose of
which is to:

° Develop a spatial set of principles and a rationale for the way in which the neighbourhood
could transform over time;
° Serve as a tool to negotiate and guide the various actors in the development process as the

various proposals are processed by the Municipality, property owners, their professional

17 Market St » P.O. Box 371 = Stellenbosch 7599 « SOUTH AFRICA
Tel: +27 (0)21 887 0124  Fax: +27 (0)21 886 5393 » email: info@dmp.co.za * website: www.dmp.co.za

Dennis Moss Planners & Architects (Pty) Ltd. Reg. No. 2003/007711/07
Directors: DF Moss, URP (SA] BA M (URP) M SAPI « GC de Klerk, URP {SA} B Econ M {URP) M SAP! = M Le Roux-Cloete, Pr Arch, BAS, B Arch (UCT). MIArch, CIA = IMH Lackay, Pr § Arch, T MIArch
Associates: WJ Tijmens, Ing {NED) FILASA {Londscape Architect) » SW vd Merwe, Pr Sci Nat, NHD (Nature Conservation) SACNASP



136

teams and development partners that respond to the generally-accepted urban design
principles; and
° Serve as a tool for the Municipality to measure the development proposals.

The Urban Design Guideline Report has now been completed and, as agreed to by the municipality
and the respective developers, all development applications were revised to comply with the
bespoke guidelines for the Dennesig area.

The chapters below provide a summary of the manner in which the development proposal has
been revised to comply with the guideline report. It also summarises and describes the manner in
which the revised development component is consistent with the transport conditions for the
area.

1 DENNESIG NEIGHBOURHOOD DEVELOPMENT GUIDELINES

Following the approval of the 4th Generation IDP, which identified the Dennesig area as a
densification area, the Stellenbosch Municipality initiated a process of preparing a master plan for
the Dennesig area.

The municipality subsequently elected to undertake an urban design process which was
supplemented by town planning and traffic engineering services. The end result was an Urban
Design Guideline Report for the Dennesig Neighbourhood, the aims of which is described above.

The philosophy behind the urban design approach is governed by a number of key principles.
These include the following:

° Places matter most — to create attractive and interesting places that are shaped by the
human scale, qualitative and functional organization of the site.

° Craft is king — giving attention to the grain and texture of the making of public places.

. People and space integration — a positive relationship with the existing morphology and
integrate it with its genius loci.

° Community over time — incremental development will allow opportunity for the

development to shape its form and character over time.

The ambition of the guidelines is to create a high density, mixed-use development that is an
interesting and vibrant place to live, work and play. The design principles that are regarded
necessary to support a healthy, safe and sustainable environment and which have been adopted
in the study are as follows:

° A pedestrian focused environment

° A safe activated public realm

° Vibrant mixed-use opportunities

° A sustainable lifestyle community

° Multiplicity in scale

. Contemporary architectural approach

Having regard for the above, a proposed neighbourhood spatial structure was prepared. This
structure is focused on establishing a pedestrian oriented movement system that supplements the
larger superblock vehicular system. Other structuring elements on the neighbourhood scale
include the expansion of the Catholic church werf; limiting vehicular movement through Hoffman
Street; converting Dennesig Road into a pedestrian oriented woonerf; creating a pedestrian link

2
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between Dennesig Road and Merriman Avenue; creating urban rooms along Bird Street; and
creating a raised pedestrian crossing where Dennesig Road and Banghoek Street intersects with
Bird Street. The project proposal will find application within this spatial structure.

On a building design level, the guidelines provide design indicators that is fine grained and
articulated, the purpose of which is to allow for buildings that respond to both human scale and
neighbourhood built form. The neighbourhood design indicators and the manner in which it has
been applied in the project is indicated below.

Tabie 1: Building design indicators.

DESIGN INDICATOR

RESPONSE

a)

Massing of buildings to be
responsive to its interfaces.

The massing of the building has been broken up so that it
reads as a series of forms rather than a single extrusion.

b)

Develop a perimeter block model
that makes and holds streets.

Due to the size of the property, the application of the
perimeter block design was found to be appropriate. As
such, the building was position on the street and common
boundaries to define the street and create a semi-private
internal courtyard.

c)

Fragment the building form so that it
reads as a series of buildings within a
perimeter block pattern.

The perimeter block form has been fragmented so that it
reads as a series of buildings separated by a courtyard in the
centre.

d)

Create difference on corner units
through architectural articulation on
the ground floor and integrating
over-looking features.

Street-facing ground floor units have been articulated with
crafted steel screens, planted with creepers while balconies
on floors 1-4 look onto the street thereby providing passive
surveillance.

e)

Ensure depth and layering of
interfaces between buildings and
streets.

The core of the street-facing block has been set back in
accordance with the articulated setback line while the
stoeps and balconies have been set onto the build-to line on
the street boundary. Use was also made of architectural
elements and landscaping to create grain and texture to the
facade of the building.

f)

Design a built-to line for floors 1-4
that equates to the site boundary.

The building has been designed to a built-to line for floors 1-
4 that equates to the site boundary. A fifth storey has been
made provision for that fronts onto the internal courtyard.
This storey will not be visible from the street.

g)

Use setbacks on the ground floor and
floors 5-6 to articulate depth and
recede the building from view.

As mentioned, the fifth storey has been set back to
articulate depth and recede the building from view.

h)

Employ an 80/20 principle for the
articulation of the facade plane
between floors 1-4 with 80% aligning
to the built-to line.

The building complies with the 80/20 principles for the
articulation of the fagade plane.

The Urban Design Guidelines report is attached herewith under Annexure 4. The urban designers
that compiled the Guidelines have also confirmed that the revised development proposal is

3
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consistent with said guidelines. A letter confirming as much as well as the endorsed plans are
included under Annexure 2.

2 TRANSPORT MASTER PLAN

As mentioned above, the proposed neighbourhood spatial structure is focused on establishing a
pedestrian oriented movement system that supplements the larger superblock vehicular system.
To this end a Transport Master Plan (TMP) was prepared for the area. The TMP indicate the
prioritization of transport projects to be implemented. Fourteen transport items have been
identified to be implemented by the Dennesig developers over time. The focus of the TMP is to
improve pedestrian and cycling facilities and activity in an attempt to reduce private car usage
over time.

The TMP prioritizes these transport projects to guide the implementation of the fuil Transport
Master Plan over time. The goal of the TMP is to implement as many of the projects listed by the
Dennesig developers as soon as possible to create a holistic pedestrianized environment that will
be connected to the external non-motorised transport network of the municipality.

All projects will be funded from the applicable Development Charges (DCs). The first project will
be implemented once sufficient funds have been collected from the Dennesig developers —
individually or collectively. The priority projects and applicable unit threshold is indicated in the
table below:

Table 2: TMP priority projects.

PRIORITY | DESCRIPTION TERM AREA RATE COST UNITS
THRESHOLD

1 Dennesig Road woonerf Short 3120 R1000 R3 120 000 123

2 Dennesig Road PT Facility (e.g. | Short Lump R150 000 6
embayments, shelter, signs)

3 | Hoffman Road woonerf & | Short 1520 R1000 R1520 000 60

| chicane

4 Reconfiguration of Bird Street | Short 8000 R1000 R8 000 000 316
cross section and raised
pedestrian crossing

5 Parking area pedestrian and | Short 675 R1000 R675 000 27
cycle lane -

6 Closure of Caltex access in Birds | Short 30 R1000 R30 000 1
Street ' R e

Total R13 495 000

7 Paul Kruger Road woonerf Medium | 1920 R1000 R1 920 000 81

8 Molteno Road woonerf Medium | 1280 R1000 R1 280 000 54

9 Bird Street: Extension on NMT | Medium | 1500 R1000 R1 500 000 63
facilities south of Merriman

10 Dennesig Road: Woonerf | Medium | 2500 R1000 R2 500 000 105
extension

Total R7 200 000

11 Merriman/Adam Tas upgrade + | Medium | 1120 1500 R2 180 000 92
signal changes

12 Molteno/Adam Tas upgrade Medium | 270 1500 R405 000 17

13 Molteno/Adam Tas signalisation | Medium Lump R2 500 000 105
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14 Merriman median and | Long 360 1500 R540 000 23
pedestrian crossing

Total i R5 625 000 1074

Overall R23 320 000

Total - - -

2.1  MEMORANDUM OF UNDERTAKING

A Memorandum of Undertaking (MOU) will be drafted and entered into by and between the
respective developers in the Dennesig area. The purpose of the MOU will be to record the terms
and conditions under which the Dennesig developers undertake to adhere and comply with the
responsibilities imposed on them in terms of the conditions of approval imposed in terms of the
Stellenbosch Municipality Land Use Planning By-law, 2015 (and most importantly, the TMP, the
payment of DCs, implementation of priority projects, the shuttle service and the engineering
services agreement).

2.2  MASTERS HOMEOWNERS’ ASSOCIATION

A Masters Homeowners’ Association (MHOA) shall be established as a vehicle to manage the
collection and allocation of Development Charges. DCs will be paid into a trust fund mutually
selected by the Dennesig developers and managed by a selected lawyer as agreed by the
Stellenbosch Municipality. The trust fund will be an interest-bearing account to the benefit of the
municipality. The fund will be registered in the name of the MHOA. The Stellenbosch Municipality
will have access to all information regarding the fund and balance statements.

The MHOA will also have the obligation to undertake and complete the construction of the TMP
projects in accordance with an approved programme guided by the unit threshoid.

All Dennesig developers will be required to form part of the MHOA.
2.3  SHUTTLE SERVICE

It is proposed that a shuttle service be implemented by the Dennesig developers. The trigger for
implementation of the service will be determined by the collective number of units (e.g. 100
units).

The funding mechanism for the shuttle service will be based on a monthly levy collected from each
development to operate the service (e.g. 764 units x R100 p.m. = R76 400 p.m). The respective
Body Corporates will be responsible to pay the levy to the MHOA. The levies are to be paid into a
separate trust fund in the name of the MHOA.

It is proposed that instead of burdening the Dennesig developers with the capital cost of
establishing the service, an independent transport operator will be contracted to supply and
operate the shuttle service. Such service shall be scheduled, and a certain level of service must be
maintained (i.e. neatness of vehicles, scheduling, mobile app, payment structures to be
determined).

The shuttle service route will be approved by the Stellenbosch Municipality. The preliminary route
will be between Dennesig and the Neelsie or any other campus destination agreed between the
Dennesig developers and the university.



140

The shuttle service can only be terminated with mutual agreement of the Stellenbosch
Municipality and Stellenbosch University.

2.4 ROADS AND PARKING REQUIREMENTS

As mentioned above and in the attached Urban Design Guideline report, the primary spatial
structure is focused on establishing a pedestrian-oriented movement system that supplements the
larger superblock vehicular movement system.

The principles that entrench this structure allows for limited vehicular movement through
Hoffman Street between Dennesig and Paul Kruger Roads to prevent rat-runs.

The principles also rely on converting Dennesig Road into a pedestrian oriented Woonerf where
kerbs are removed from the road reserve to create a single plane on which both people and
vehicles move. Vehicles are slowed through creating an indirect route and the opportunity to
create interactive edges along both sides of the street are maximized.

The Woonerf, as a part of the spatial structure, is a street typology that subverts the movement of
vehicles in favour of pedestrian movement and is often called a ‘living street’. The space is
characterised by shared space between pedestrians and vehicles, slow vehicle speeds and traffic
calming measures. The space is often well-landscaped which integrates planting into road calming
measures.

In particular, it is proposed that the following measures be implemented along Dennesig Road and

Hoffman Street to convert the same into a woonerf:

a) Remove kerbs and establish a level surface from building edge to building edge. Define
extent of the space for vehicles through changes in surface materials. Allow for the
movement pattern of vehicle routes to deviate through the course of the woonerf.

b) Shift movement patterns to prioritize one side of the road reserve and make room for
concession spaces.
c) Establish interactive faces throughout the length of the woonerf with the corners

accommodating retail uses such as coffee shops, local grocers or service relation retail such
as laundromats.

d) Use landscaping to direct changes in vehicular movement.

e) Change the interface with existing multi storey developments over time to respond to the
woonerf,

f) Create multiple entrances off the woonerf.

g) Make provision for limited on street parking for visitors and loading bay areas.

The manner in which parking is arranged on site can have a significant impact on the experience of
the neighbourhood. First principles built into the Urban Design Guidelines promote pedestrian
movement above vehicular movement and encourages car owners to leave them at home. In an
attempt to promote moving on foot, bicycle or public transport, a set of principles were
established to support this change in behaviour. These principles and the manner in which the
proposed development comply with the same include the following:
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DESIGN INDICATOR

RESPONSE

a) Maximum parking ratio 1.5 bays / | Parking provided at 1.0 bays / unit (total 177 bays).
unit.

b) Minimum provision of 1 bicycle | Bicycle bays provided at 1 bay / unit (total 176 bays).
parking / unit.

c) Minimum of 0.25 motorbike/scooter | Motorcycle bays provided at 0.25 bays / unit (total 44 bays).
parking bays / unit.

d) Set back semi lower grounds from | Street facade treated with recessed ventilators screened
facade and mitigate street interface. | with plants and landscaping elements.

e) When parking is on site and on | On grade parking has been provided on the ‘inside’ of the
grade, screen with a layer of | development behind the street-facing buildings. All parking
function. is therefore effectively screened from adjacent roads or

public areas.

f) Access to lower ground parking to be | Garage doors treated with same crafted steel gates as

integrated into the facade (garage
door).

street-facing ground floor units to ensure continuity in
material and design.

The Stellenbosch Zoning Scheme, under which the original application was submitted, requires 1.5
bays/dwelling unit greater than 30m? and 1.25 bays/dwelling unit smaller than 30m2. In
accordance with this requirement, 204 parking bays are required.

The original application therefore included a departure to relax the required number of parking
bays, 204 to 179.

The revised proposal allows for parking to be provided in accordance with the Dennesig Urban
Design Guidelines and associated Transport Master Plan. As such, 177 vehicular parking bays have
been provided while 176 bicycle bays and 44 motorcycle bays have also been provided. This
equates to 216 conventional vehicular parking bays at 1.2 parking bays per unit.

3

COMPARISON BETWEEN CURRENT AND FORMER PROPOSALS

The table below serves as a comparison between the original proposal and the revised proposal.

Table 4: Comparative development proposals.

building line

STELLENBOSCH ZONING SCHEME | ORIGINAL PROPOSAL | REVISED PROPOSAL
PARAMETERS {1996) - GENERAL | ADVERTISED (OCTOBER 2019)
RESIDENTIAL

Street boundary | 7.6m e Dennesig & Paul Kruger | 0.0m for main building and

Roads: 3.5m refuse
for the main building

s Dennesig & Paul Kruger
Roads: 0.0m

for refuse buildings
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Common boundary | 4.6m e Adjacent to erven 140, |¢  Adjacent to erf
building line 143, 162 & 166: 4.5m 140: 0.0m
for the main building. 143: 4.6m
‘e Adjacent to erf 140: 162: 0.0m
3.5m 166: 0.0m
for a passage. for the main building.
e Adjacent to erven 140, |¢  Adjacent to erven 140,
143, 162 & 166: 0.0m 143, 162 & 166: 0.0m
for the basement and | for the semi-basement and
parking structure. parking structure.
Coverage 25% (main building) | 55% (+2890m?) 79.4% (+4141m?)
plus 25% (covered
vehicle shelters)
Minimum street | 15m 56m (Paul Kruger Street) 56m (Paul Kruger Street)
frontage
Minimum erf area 1000m? 5218m? 5218m? B
Height 3 storeys (one extra | 5 storeys 5 storeys
storey for 75% parking
in block of flats) o B
| Floor factor 0.75 [ 1.33 1.6
Parking 1.5 bays/dwelling unit | 179 vehicular bays 177 vehicular bays
>30 m? 132 bicycle bays 176 hicycle bays
1.25 bay/dwelling unit | 12 motorcycle bays 44 motorcycle bays
<30m?
Recreational space 25% 24% 20%

The drawings for the revised proposal are included herewith under Annexure 1. The above
comparison is also illustrated by the 3D modelling, also included under Annexure 1.

4 LANDSCAPING

Whilst the ambition of the urban design guidelines is to create a high density, mixed-use
development, it is recognized that this will not be achieved without generous landscaping
integrated into the designs of the respective developments and the public reaim.

The revised Site and Landscape Development Plan, attached herewith under Annexure 1,
illustrates the manner in which the proposed development will contribute towards the softening
of the building elevation on the streets. The Site and Landscape Development Plan illustrate that
several shrubs and ground covers will be planed on the sidewalk while hedge plantings such as
Carissa or Dovyalis would be planted right up to the edge of the building.

The landscaping elements will be continued on the courtyard side of the buildings where feature
plants and trees will be added in between lawns and courtyard paving elements.

5 CONCLUSION

In addition to the above, the following salient points of the revised proposal needs to be
highlighted:



a)

b)

d)

e)

f)

g)
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The buildings have been brought forward onto the street boundaries to reflect the
perimeter block design and to define the public space. As such, the buildings have also
been pushed out onto the common boundary in order to ensure edge continuity.

The massing of the buildings has been broken up so that it reads as a series of forms rather
than a single extrusion.

The core of the street-facing blocks has been set back in accordance with the articulated
setback line while the stoeps and balconies have been set onto the build-to line on the
street boundary.

Use was made of architectural elements and landscaping to create grain and texture to the
facade of the building.

The building has been designed to a built-to line for floors 1-4 that equates to the site
boundary. A fifth storey has been provided on the inside of the building facing onto the
internal courtyard.

Due to the revised building form, the total number of units have been increased from 145
to 176.

The access / egress from Dennesig Road has been revised. Only a single access / egress
point will be provided on Dennesig Road onto the ground floor parking level in order to
restrict traffic movements along the new Dennesig Road woonerf. The access point along
Paul Kruger Road will provide access to both the surface parking level as well as the
basement level.

Notwithstanding the above deviations, it is contended that the development proposal is still
substantially in accordance with the original approval, as advertised. Whilst key indicators such as
bulk and coverage have increased in the revised proposal, it is to be acknowledged that this was
brought about in order to comply with the new guidelines for the area.

Further to the discussions with yourself, we attach herewith the following documentation in order
to aid decision making:

The complete set of revised drawings (i.e. Site Development Plan, Floor Plans & 3D
ilustrative rendering between previous and current proposals);

The ‘happy letter’ and endorsed plans of the appointed urban designer as proof that the
revised drawings are consistent with the Dennesig Urban Design Guidelines;

Draft Planners’ Report (MPT Item).

We trust that with this information you will be able to bring the application to a swift conclusion.

Kind regards

7

/ A
LA

JL VOLSCHENK
DENNIS MOSS PARTNERSHIP
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ANNEXURE 1

REVISED DRAWINGS

10



_r UGG O A R K4 Py B ) pascpag o _
= 00Z:1 SIleag
NV1d §0074 - 10 13A3T [Pov—

TYOH DISINNED b

—

_ NOISSIWENS das 3404 _4

A o] 49V Vo

sHZL00R 100405
00Z:4 T02Y0
o

oo

NV1d INIWJO13A3Q
1dVOSANYT ANV 3LS

ru owano

HOSOENATIALS
T N3d 3Hl
INIWJOT3IAIQ ISOJ0¥d

ari (ALd) INIWIDVNVW
ALB3dONd NHYHIIM

@

T ————
T A S G 5 e 1 B (WAL
saentizen runsesiry sevepvey
20U (TSRS LEiTia FHoalN  Sadins ety

angro

awn onaron o [~ — -]

SANIT ONIQ1ING :GNIOAT

{4vTIWIS ¥O ITUANIVONOR)
TIVM ISNIVOVY 8343343 HUM 104

SIDAAOQ J0 RESURD
SNIUNYId 39G3H

{4v1IWIS 3O ITNANIVONOT)

VI09¥3d NO ¥34334D
dIHSAANLAVASSOWSINNAG | S{rer—Rgliend B e AN g s - REEH BT Pl e e
(uy sjsed 6) eevsiol BjyBeqinl
— (wy syued }) esubae;sleyo ees
(e sjueid ) wrymjed ous__aem_{
(zuy spreid 1) isuedes ewooe ),
e 1 em1 = E.-un - e (A spueid |) eyemapne obequn|y
ENDADAN S /0d= GAQIAOWA BIVSTIADAY (zwy sjueld 1) wruope) vife)g
amoum h.m.“uu.. T naN Gy swieid 1) [HBwIOYPUY BInED)
e (zwy syied 5) wWnuedw wWnueen
FQ_ avidie N0 DNIIEY4 TVI08 (e sjuegd 1) wuojoe) elfe|
FAVE9TS 1 ONTOND SAVE ONDRVY {u/ sjueid g) eajdojpee SupuUBLISEYD el
4 3UVE IZL=  HGAGIVA SAVA SHDAVA {zy syueid |) edrestaw essuey B0
| _____-maiomiohnkvi | SINVId TVO04/3800v3d 5
UYEKI = G SAVEONRINYS VIOL
GIOAIIN 141 @ NG 894 FTOADY | eur Aimpunog
SAVU PP =STOX P24 = 1o l__-_nbnu.-ﬂmu.- -_nu “ {2y syaeyd mw JmﬁnunE! BgnNg
{zuy sue|d g} dds snigueae|d
BVI UNOE TRl e SNR G (uyy sjued g} “dds wnuuedsoslsq
L L L 4 §) $n6uR90a STyuRIdwN
—— eyt dyrens e BRI e b
omumva cusomom) ay) o} ssed [ AjY|iqisuodsal BY) SpIEMIBYE e !
DNIGUNT S0 YIRY IVIOL (;wsuerd ) esoyipursf sejeiq
(ve0) ONICING 56 VRV TWIBL pus sjusunedy ouf jo Uiflonisucd eu) (wj sjuEld £) S1RINIGIO UOPLLIeT
My #ojjo [ poped JUBWILS||qEISe/eaLBUBUR (e syuEd ) wnge sweuoeon
qu.-..b.nlwiﬂ.ui.u. i sdEaspuB| YWOWZ|  © {awy spued £) esuiBruo) epioyyD
N $0) TIOHN 40 VAVY V1AL -] -pesaud eq jou oWdoIBAS| W/ stued ¢) |Bruoj BRIoy)
e v ot g pesayd eq jou (|4 Juewdojensp ebly SR} 5) SR BuEzEE
(3D $41) Sneh 43 vaRY VIG 5 ouL “ueid edeospue) paoudde oy} Lim (2w SuErd £) EnSOINW BNSSRID
RINOTYY .m. BOUBRIODTE u) Jedojeasp ay) o 1S00 By) 18 pue v (o1} syuieyd g) - dds snujuBdeBy
E_s.!!uuq--uh"o - Aq jdw) eq jjeys ued Byy o
DiNea 3 INWVNEOBd (ewy sued g) eanebues ejseisisy
SUNRIOBHIVY X9y ® foeop- 2 I T I ' {:wy syue|d s)'dds spojany
wn sSEH.mm sa0g ey spuema; Buined BuupquED SHIA0D ANNOUD 2 SANEHS
M ONIAVd
WI3341 WOOYTIE ONLN © 4 {v3au3d YO ANV 01V209) NMVT
R Baie pateaspus, ey oy ¢
SINODTVE MIWOOZ 10 WU © PUeiXe PINOYS SeA0IS IV /° » .
Vi woos QX | peopieul Aiee|o puB |9Ae) PUnoud mojed
DONIAYE ¥VINDIHIA
Ium.lz%h..ﬂ wwggs ‘xosdde peyelau) ag 0y ugmo_ﬁﬂ( .
*sBujssoud peoidje 18
WAdAL WOOHGIR INO R | 4
Ty N X¢ eAae(s uofeBu SEVS DADN puiwpEyfiEsy) HNIAVA TEVALENOD
:E!oolnﬂ-_huw_-h petjuuslep
oo OTE oq |im syue} eBesoys sejenfo uopsog
24A1 OGN OMLE FU “juiod jjem e Jo mn_w..!ua B 1ayye DNIAVY NTVMITIS
b ga%mm “a o __“.Munoa\mnwomvzu_ oy I8 :
saue) €] sunpued (snyy) eissee:
hen ig.aﬂ:mnn"- | oweun o uQnﬁEw:lmEF!@\_ﬁoZu._ sEmuEy (comi ) uhﬁugnh.nu:uzhnn.wizw
acEloIme NOWVORISI (81 [e100) LowESIEA) EUMAI
vamwoondi A TS “sjuuads(eacidde {8al|O piM) BUBdUSE ‘dsqns eedoine BE|O
SAINOITYY
¥34M WOOUTIN IND 3T eeudodde aug 1648 s Uo vogsod {iee g Jo1BMY) esuveuIng wnyBrzAg
FNOWE (poowojuns lyM) ELBILE SHIBD
W34 WOOUES OMIX T = Mau 0} pejuB|dsues oq O} POCMMO|IGA 1YL o
Spadive o | i s3I MIN
Di4M WOORCIE OMIE L B8 BpuBIedEr -R_-mn:mﬂl
341 WOONS BIRLR 1Y edeaspug peacudde sed se pouad uofanSLUOI
L aQvOd DN TNvd oL o 8y} fiuunp pepejoid pus 4o uopiod 6q NIVIZd O1 §330L
viwoostomtl | ) jBM @pIS B} U0 Pue BYs Uo soau) Bugsixe [y e
- s £
<..n....plhe-p-“.no“.m.”m m leacsdde aasejkem uo pepuadop e fr“t‘.
o AN 51 )eens Jebnuy |ned § Blsouusq uo oM |y < aFNNDIA A
T2AT T o IvHaANTO QANVIdSNYYEL I8 OL 533U
ubsrez v s
OIYNIDS INIWIOTIAIG - T N3G THL ‘S3lON N3O




S TR 1o T Ay PR B & poeopED 20 _
[

TVAQUddY das 7

e e =

o El
8102100¢z | | lorOzozD ]
o0z w0
] ot a%row

FOVIVO DNV
INIW3sve

o

HOSOENATIALS
€ N3d 3HL
1INIWJOT13AIA GISOJOUd

Tt sorow

|

a1 (ALd) INIWIDOVNYW
AL3JO¥d NHVHIIM

bkt 001w SAVE BL e
SNDADAI9/ 06 GI0IAON4 ADWIS AL
(RN34040 9 374 WOT 2L AVE 1)

SIAIM O = TIVIS TS
STIAIT0LOW P ={UTT X 1) SAVE IIAIIOLOW

U= CIWAOBI DNDINYY TWIOL

SAVESEw 1 ONAOID $AVE OMDIEYA

SIVEIELa  INFYISVE SAVE SHDINV4

LA SNDIIYE

= GIRINTTE SAYE DNV V200

STEOATHY 921 = LNN §34 TIIADN L

SAVR ¥ 570X %0 = NN Tid TIIADIOION ST0

UNG 4 AVT LS

SUNA AOWHIVE VUYL X 7

N T4 AV L @ SIND QTN EX 16
FU01 10 TiAT

savaacl

sAvice
AVE

00¢: e|eag

FOVHVO ONDRIVd LNJWIASYE

avod 9ISaNN3Y
CER]

wur] Aspuncyg

T T 7]
= E036 40 BOWON WI0L

= tamn i1

SEONIHINE T WOOUTIY INO X 58
WOORQIS OMLX 1§

CELLAL LA VDL
EUNNACHHIWY 34}

90 1AM

RUNG NONIYE X oy

Sa1029E
SN 9L

NOCIEE M X B
0TAD
TIATII00M 134 534M LR
'L WBORILS / WDNZIHY KALOVI IOGT
AL wBOUITH/ WEIT'LILY  a9VIIADD
Y
whezrstin u.._n-u.m..nSEi.E
(4 ERAS Y e vmmona)
whezezeszt  (¥AD)'SNKIUM 0 VARV VIO
v o v
WbISETIE VATV AEIONI ROWWOD 1151
wbeccyogs
whisTEses
w0y
ubiorse

tsouvev maoITIY
0000
]

o

E- RIBIA VIV TWLOL
L2 vy e camo3)
(SN 220 SN YaUY WIGL
VINY HOWWOD / NRIVINES
BRCIVE
VRV 40O SUGHINIY
#0TaAnw
WIIY NOWWOD / HOUVINSALY
amadv
VIAY 400N TINTWLIVAY
¥0TaAN =
VATV NOWWOD/ NOUVINDIED
FMOSIVE
VEUY LOOU LIKTHIIVIY
£0 1AV
YIY NOWWOO / NouvInam

sTowaas ¥
VIV NOWWGO / NGIVENOmD
VANV 100U LNINLYIY

210 %AT

AT INIWASVA o

RS

OISYNIDS INIWIOEAID - T N34 IHL

aup] Aepunog

eup) Alepunog

B

)

LR

I
N ._.,. g
w “u: e
i i : vk

dot | um| 2o | wor | sau| vl | e | om | o | e

euy] Asepunog

sup) Buippng wwionss

2

a-é'
R
2
t |

LS
sun Alepunog

IS Drszgg

Bul Aepunog

o || =]

wup] Buimjing iy

aup) Arepunog

SU[| BupiiAg w006,

¥

w .5'9 wlwiaiw|nl
ur}

Ju z.._u__._w ] miu

Gy
avON ¥3IDNMA INvd

J




— “HORICD USTIMN F0 VOGN K40 RO O PORORER 21 N
L 00Z:} sjeag
1 NY1d J007d - L0 T3ATT
TVAOUddY das | avoy DIS3INNIO
;5]
I T T S— — = = - —_— L
siziooRz | 2zQwa0
— - L ] A pncg e
) © mssrme = - - - o e A S
e il | e
NV1d 30074 ANNOYD g g J T
| 10 1A ol m —
! Ty
: i
= i
HOSOEN3TIALS 53 ) :
¢ N3G 3HL {5}
INIWJOTIAIT GISOdOUd S +e
Suwisaou i
= 1
al1 (ALd) INIWIDVNYW o
Al¥3IdO¥d NHYHIIM
waro "
@ ¢ :
a
———t i " /
_ T AR | ;
susreg yvtnvemimas sovsopeny ol = J/
JHSAANLIVI SSOWN SINNAC 3 g ¥
ek . 2
— F
n Y
88 SUNDAQROIIVIETIAAY ;
s 5291 mgav8 51 = s
HISADAI#/C0in  QI0IAGUL AIVSTIADAY " o 7
{ST10024% 2 324 WOS YT AVE L) 2 4
IIADA Ob \
7 ENUDTOIGW by =1UTT X 1) TAVE RDUDRCICH 1 ’
nveita GO0 DNIIIVE TYAOL - #
4 SAvedns 1 NDOES SAVE ONEIWE Pl
VITLe  IKIWISYH EAVE SNDAVd
NS TNV i -
Y SAVEILC = QITIGH TAVE ONDIEVA TVIDL | - =2 I 2
T RO Y s NI TN T | aur Arspunog h e R e ————
Eﬂ!-ﬂnﬁ.-g-:-.-ﬁ»ﬂhﬁ.ﬂﬂn aup] & ) . a
savsn Sy woaNOVE 3 G L399 EATIOMY 18 T b _oory alels
BAVALE  UNDEAAVELOLIMNGIN TR 16 ) TIVAALVIBINOR KD st whsg'sy - ¥ 3dAL- LINN Q38 T 001:T 3835
~ %001 10 AN n - wbs g < 1INN HOTIHOVE !
ISINAWINDEIN ONDINYS _ .... K _ e )
T - Fuse do @M it P m s | —- =i : it
n: B = .
SIDTIHIYA 3 FOORTIN INO X 99 WhsT'gy - 8 3dAL - 1INN 038 INO fi . 1oy = 4 —
WODNGI O X 14 | -
*4ALINN VIO i
LUND IOHIVY ETL 14 " Q ¥ R 5
s0An g
WNDICHIVE X3y 2
WOORGZI SNO X 8 ) = ras =
OO OMLX 1 ] i 00K BRI - LA
SROmSVARY =4 = H
WOOITIRANO 2§ 3 _-_
i g0 U
TeouHIVE R Y — -
WOOTAN TG X § : |w v |
WOOUTaE QML X 1E L . o &b o= Ry
e g
g . 7 ¢ 5 afla - 2
1001 B S I m w. 5 2]
S— 10 1B ¥ An
L= WOIGOWIES 7 WAL AOLIVA IOOU .mn — P — = — =)
Ar'eL e wWhROVIZY / WETIPLY  7AVEIAQD H | - w
oIV G Y T wrd |
wheTs'SaIn SNIGRIN 15 VAV WL m e e O}
wbrrr'zesry  {ves) SHOGRIN 40 VALY TVIOL s | WbsZ'7s -V - WOOHa3g OmL
WDV Ty AR R VB m_ : KoY " ey I
"N — z
v o317 o v oSS i~ 0N
whzrio0 (g T2 S v it mm £ )
uDESTITEY (UMD 921) 1m0 VATW TRIOL 5 4 T i o El
_ “.S.E Vauv NOWWOD / ...u..n_.dsu mm i .\. i
it VAIY UDGU tARIVIY | ||Ilm IIIII B el e
F0NAR | aur Arepunog
ULHTUS VIV NOMWOD/MOUVIERE) | 3] em
_ r+2:4 TRV 100U EUGVIRVAY | e t
o4 viay ..u!:uu:_u-_u—!ﬂ_cmm_um: ﬁ _M - =
_.lﬁ.«-ﬂu VENY NOO ENEWAYIY | | L:CEH] e, w .,.uz,
26012871
ubmovor  vaIY NOWWOS / NOUINIED VoM MDA NVl A (|
ubrwyze D03V L
uORTTLE VINY 100U LOEVEIVIY -
207N+ - o
| ez N4 GIAADS L i ....l. s |
iy VIRV ADIES | NOORD ucpen | &
o) iy 100U BIGHIVIY o *...ll. .m .
10 TaA R T m: i
oo vziy AN DTS
ubRITS vy s — = |_,
OINYNIDS INSWIOBAIC - £ NEA THL @ © |
| — = =




7 MG URRLIA 005 A A4 IR B PR X

7 TVAQUddY das 4

Y po] W N 00¢:1 sedg
awzwosz | sewmmo | NV1d 800714 - 20 13A31
I wm ) Qv 9IsaNNaa
= = ) = -~ su \J.WL.\JJ

> 433458 MSINNzg
NV1d 30017 1S3 ° a.w ..m.
€0 HAN ™ i

HOSOANITIS
T N3d 3HL
INIWJO13AIQ Q3SOd0ud

Ee

— Q11 (A1) INSWZSYNYW 4

Ali3dOUd NHVHIIM

Tisabrrens e szoe g gy
aNu g (9P DAL a1 [SUBYR § SRy

dIH:! d m_moz SINNHA

i

s SINAJOIENI BIVAE MADAY
ot WIBL = SAVS 61 =
240491/ 08 =

aur) Sulping wwoost
i

eu] Arepunog

STIOADA 4 n
SNOAINOION ¥y «{WTT X 1] 54V NDASRBIOW

FAVI9S=  WONDOID EAVS ONDINYA
BAVE LZie  INIWASYE EAVH ONORIV

“GAAIACTY SNDITYY

8 v~ GIIADYS SNDIVA TYIOL
<
-~ |

TAVESZL = QINADIE £AVE ONDINVS TYAOL

SIILND V2L = IO NI TN U
ZAVEbY = 970 ¥ 021 = HANA N34 TIILIUOLOW ST

4NN 334 VUL @

nyim SUNN FOLIKOVY 9 €2 L X 90
BAVOLL DI R4 AVE L SLINN GINEX 16
160 QU 10 THAF

SINIWRRILDIN SNDIVY

saIn 9E - T¥ioL
AL = SN 1101

= sur] Aispunog

!

;

-
eur] Aigpuncg

HOEAN
NIAT SO0 3 S14AL UM
18 UOREIZE /URIE IS IRLIVANOOU
¥¥aLn WBIOCRILS { WSTIRY  3DVNADD
| bererenie, | DWOLOIIAGS Y ey sveonriond

fay] BopenE WWooer
oy} Lnpunog
™~
.,

| Bupyng wiwagay

wbers'tpien SNTLIC VNV TYi0l \__
whersesz  (E3) SHIOTON 40 WINV TYsL F.
WASEIITE ANy AN O RORWOS W0 - /
wherr'iore iy 351} SR ARV I ¥ i /
g am ey

wbesraces [SUND $£1) BUWR vaav VPOl . .
uboriey WRAY HOWWOD /
T ] i@ /
ubepy'ine VANV HOOU SMGNLVAY . ~\| 3

e = R
SHOOLE  YEIV NOWWOS / NOLYIASHE 7 /
i Tyl Samove N 4 /
g VANY 300N URIEYIY - 1

i o .s . T —— .as . 2

ubreoToe VIV NGWWOD ;R.ﬂ_e.ﬁﬂu i = ..# [ [ - = W % -
whiyiE aMeIvE g 1111 diiy, {38! L | it ¥
whSTT VISY I00H IDEWAYAY — i

01231 < our) Amuiniog
UOmOTOS VIV NOWWGD / MOUWIAZAE
g yE Lmodw M
woNITLE VAUV BOC BHTMIAVEY [ ] [ ] -

01T A i
“aaﬂ.: 321 u-....nﬁunn.-.-ﬁw ——— . =
..I"-_.n“" ] L:CEL)

OVOH HIDMMUN INV4




WG LRI s SV ired A ¥ O PRCR 10

TYAOYddY ._n_m \;

6102 100 €2 HZOZI0O

| noumna

ooz w20

o imaves

NV1d 3001 GNOD3S
€0 13AN

uz.nil_

_. 1
| WososNamals _
ZN3aaHL
‘ INZW4O1IAIQ 035040Nd

o

?E INIWIADVNYW
7 O AR Nt n

sury Buiping wwigpgty

Nize WHDUIES / WHIPlY  3DVEIAOD

vy i s
[ A e Catt Sy
whccpszt  (VE2) Skanine 10 vaY W10
rvere s v mowvices)
wbipg'oeEe  VINY ALZ4O0Sd NOWWOS TYIOL
ourd ¥ mvGaTYE Tam e RO

wbazeios (§UNA94L) S via 7.

G

ubertee [S1INN 921) L0 waNY TelOL
whiyz  VZEVNOWWOD / NOUVINSN
wbepo SWOAYL
wbeyy 1By VAUY IODU SIGNLIVAY
TOUATe

ubmgus  vmYNOWWOD / WoUvinoE
whmZEHT VIV HOOH SINTWIAYIY
0w«

_.Di-a iy Howwo / Hauvinot
ubrogzLLE ARY YOOU SINININY4Y
ToEAN

ubIGOTOY VRNV NOWHDD / NOUIRINED
ubeggyee MO0V
whesTILE VARV 200 SINIRLIVSY
20 A

whazrazyl ONDINY4 STANOD
wbngrie SIS ¥ g
ubrsrzyy VATV ROWWO3 / NOUYINDNS
WIS T $oUYe
whuEI00L VANY YOOU IGVLAVIY
10 12431

whsogtzIy AN INEWASYY
ubeoraIEs A A

_ DIIYNIDS INIWIOBAID - Z M3a 3WL

T oy St
ey gk R, @
Emmmz.ﬁﬁm wmozwnzzmn— m
o g
L) <
c
5
3
e SN IAPAEIVIEAIA
b 291 = avE 5L o
SNDLAN1/00n  GIONDI BV MADAE
{$T12MD48 ¢ 414 WO FTL AYD 1)
12440 08 2 308 32U
ENIADNOLON 7P ={UTT X 1] $AVE N12AIRCION
4 aveul. GAQIACA NETRVA TYIOL
5AViTEa  WONIOND EAVD ONDYVL
BAVIITie INIWIEV KAV OWDIRVA
< CI0A0N ONTIVS
SAVENLL = GININDT KAV ONDIIVA TVIOL
STOMA1 A2 » MO TN |
SAVE P2 S0 K 121 wINA N34 TIDASHOLOW 20
UND 3 AVYL O
savasy OUIYVITON I X0
EVELS AN AR I BRKN G EX 16
ELTE §
sawmnom owbava |||
saz0 9% = $021 20 T3V TYIOL
apin = SN TYI0L
TIOUHDVE ¥ WODIGIE N0 % 58 |
VOO CMLX 16
S34A) N0 TWIOL
NN IOWHDVE X1
0 AN
LUNIIOuMIVE Xyr
WOOIGNIND X §
WOOUIIE GAL X 1L
o 1An @
TEHIVE XY @
OOV K0 % § &
WOOHIIS OMLH IT H -
201An g =3 i
mowHave 2y 32 £ —T
WODUTH DO * 7 3l
WOGHIZ OMLX It = S
TOEAN K 2
WOORGaE OMI X 8L E
a0wnn s
AR 00U 34 s34t | ] B
74 m wbRCUIES /WRIE LI ABISYINR0U m ot

002:| 8{eag
NV1d 30074 - €0 13A31
avOd DISINNTA
B A a e IS N
B . auf] Aepunog I AM

our) Auspunag

8u] Aiepunog

L] i 3 e T
i, | et sty Liap == il 2 b
i BUy Ampunog
N fﬁJy. * ,u 7
w0
OVOH ¥ADNUA 1Nvd




| e vpin seun o Aed o ¢ A peccpTp 0

4 1VAOUddY das i

V rae] M s X 00¢:} 8jedg
szsoce, | szommo | NV1d HOO1d - ¥0 13A31
ooz | oo avOd DISINNIT

NV1d 40074 QiIHL _
P0 T3A3T

_ Tulonmn _

HOSOANITALS
T N3d 3HL
INIWJO13A3A A3SQdOHd

Q11 (ALd) INSWIOVNYW
Al43dOUd NHVHIIM

waro 7

:" ‘:tl_'.: Ly .""

T

1

Siaea

THET TR

e

199 SINN 25 TDWISTUDAT
i 5 (9] = 5AYH 9L =
IN2A3109/04=  0I0IAOY IDWISTIADAL

|

[

G R

2
g
5
3
£
2
[~
3

eup) Aispunog

eur] Aepunog

= GIUNDTE SAVE INDIIVA TYION

STTAN 221 = IND 3¢ AN |

$AVA 7= STOX 71 = NN A TTIASIOLON ST
LNN T AVEL S

save sy SUNN NOHHOVE ¥ G3W | 2 59
RAVAMG  LINNIGJ AV | SSIND GIN ZX 14
90,08 10 A o

ISINTWINDIN ONDIVYY |

suzuzre = O30 J0 THWIH TYI0L
SunnaLL = LRI TYI0L

1A
| TTIAT NOTN W1 AL UNN
VL n ubenegizs / WRKEISES NOLIVIIOOU
Wil WhROULLY / UETIRY  JOVEIAOD

| DMy 40EMAGS § e wewoes) |

wtazgse SHIKTIIGE 40 V2BY TV.01
a0 1 cemwtve cvearoial
whezrspszs  (weol OWKNIn d0 vaav WAOL
Ervary covamt + mocvaoed

WBESE'SSTE VANV AI340N4 HOWWOO TPIO
x0uva TcOTPS 0 VY WO
wibece'oté {pana 721) KN oy Teial

31ve 1200wy amsenigeosd
ubssritze (SUNA 921} SUNN wawY TViou
whmrigz WINY NOWWOD / NOLUYIRIID
whro00g 0I0IVY
whrpig V2NV RO SNIWLVY
90 HATIe
_.I:.--H =0 ! ..aul—h._h..uu_-ﬂ
bz VAIY NOOU UNTEYIY
0 UAn =
ubOZ  YZKYNCWWOD { NOUVINIED
wbrpyyee $IMOTYY
[T ) VANV 100U SINTWIAVY
t0mAD
WheOTOr  W3EV NOWWOO / NORVINDIDY
udesyee mmow
wbeogTLIT Y3UY KODU SININIIYIY
T uAn =
uLwrsyl OMDIAYA CIRADD
ubinoyLl TIDIATIE T SWOD 3TNAT
whEIy VIV HOWWOS f KOUYINORD
ubETYE TOUYS
ubILE0L VIIY OO TNTWIRY4Y
oAz
wbegonzIP TN IGWasYe
whooRITs Vauv s+

OINYNIDT INIWIOBAIQ - T NS THL

sup] Aepunog

sur Buiping wweogy

eur] Buiping wwoosy

euy) Aepunog

URIDAIAN F AT WOT FTLAVS 1) = .
1A 04 & 30V4E DA & — &

STIADUOUOW vy =(UTZ X L) SAVE SIIAIIOLOW | { i -+

Ve QRAIAGHE BNEVA VIO ~— T

5 TAVItSe U ONOGED SAVE ONDIYA .
SAVEIFLR  IIWEEYE SAVE SKDAYY
1 “ACIADY] BNOIV |
S saverz

f\g‘

x
\.%
s




R0 UL A g A 518 ) pamopa 81 ﬁ

_| TVAOUAY dds

00Z:| efeag
NV1d HO071d - S0 13A3aT

| avOd DISANNIA

151

NV1d ¥OOTd HRINOA
§0 13AI

HOSOSNITIALS
T N3G 3H1
INIWJOIIAIT AISO4OUd

an {uad) .—ZwimO(iE
AL¥3dO¥d NHVHIIM

Ewmm.z.kﬁ.m mwOZ mu.Z.ZNQ

b

¥8=  TUNR MISNI 13VAS 4219

=t gastmsave 5L 8
A28/ QICNON 3TVAR TTADAY
o518 15 WOT SEL AV 1)
DDA 0w VL TIDADAN
100N PP LE«.« X 1) SAVE TISADROLOW

uveaie  cdwacw owaavs wioL

SAYEYS= U ONNOND fave owmawd
UVEELe  INIWIEVE SAVY OwiNEVd

‘QIACHd DNDIEYL
Rave 92 = GUNINDTN SAVS IAVS WIOL

TTEOADIR 14U 1IN K34 TIOAOM |
SAYE 99 # STOX $21 = 1IN N34 TLIADHQLOW FTO
ANNBIEAVE LD

savas SUMA ATIZHIVE T QTN L X 97
SAVELE UMD AVE L@ RUNDQINZX L6
90 04 10 VinR of

Su20 g9z = 5% 4O J2UWON TVIOL
sunn ozl = SUMN TVIOL
HCITHDVR T WOORIIN AN % 98

WDOICI OMLX L&

“FdM IN TYi01

EUNA NOTHIVE 2 8L

WOOuGIN OMLX 81
“10T2AN

AT ¥OOU K24 53dALUNA |
1= WBA0OITS / WBE'IIY NOUIVI VOOTH
YV 2 UDREMTE/ LBTINP  IDVEACD

T T e
woe e ‘Swrrie 10 varv 1vioy
$ A2 e

Wy H5TL /82) ONKIIM 4D Y2IV iDL
WBIBERCE VAU AUIIIOT NOWOS TVIDL
R o\ e ¥ay Teich
ol o BT
{SUNA 921) TIDIN VAN WIDL

wbworsr  vasw nowwoo / nownmoms

ubigo00 SINOSTe#

ubpy'igy VINY 4001 UNTWIIVAY
s0aAne

o 1ia VIRV NDWWOD / NOLYINOND

ubrieyl TNOV

Wbzt VAV BOOH KINIWIAYAY

Yo =
whrsoTor VATV NOWWOD / NOUYINIID)

wibnge1ogs
| whistwm

VRV ROOW SINAWLIVIY
HoEAD

wheggoziy Taaz 1IwATVE o

wheigwizy ViNv s

OVAIDS INIWIOBAIA - TN IHL

2 m/
[ ] [ ]
aup Aepunog ”

[

|
. -
# ~ e Dy . \J\AJ)

oup) Buipyng wuipogy

our Umpunag

euyj Aispunog

euly liepunog

aup) bujpying wwpoay

PIING WWOoSY

s

#

eup) Alepunog

= eupq Aiepunog

G

JT eury .t-u._:nm

8u3)

VO HIDNWHM TNV

Sey

RS vrs3mgg




7 TS U A Vi AU TS pmapp

k NOUVYWYOINI ¥O4 7

™ L w %

Hﬂﬁaaa“ ADTC-20TYD ,..l.“
Swu_nlu. 20TY0 i
7 NV1d 4003
HOSOSNaTIALS 7
T N3Q3HL |
_ INIWdOT3AIQ nmuo,_og.;

a1 (Ald) INIWIDVYNYW
ALN3JO¥d NHVHIIM

@

Sautieag seainsmmmyaiy sdsesminy
sty e e [oetby % SRR PSRN

JHSYANTAVd SSON SINNEA

)

8= LUNN BN FOVAE NADAY

et 5200 2 SAvE 51 =
OAA 9/ Q6= QIOAOW IDVIE NATAY
{30020 ¥ B34 WOS TR AV 1)

ORI = 3IY4S FADAT
SNIAINOLOW ry alUTTX 1] SAVE FIDAIBOLOW

avecs TN D4 WIOL
SAVEYS= 10 GNROID SAVY ONOINYY

SAVUIEL= INIWOEWE EAVE ONDIEVY
IO DUV
VERL  «GINNOIN LYY ONIEYA TVIOL

STIDADIE 40 = LN 434 TOADM ¢
SAVEYP= FTOX 921 w NN 434 TIIADIOLOW STO
NN K32 AVS L @

savase SUNR JOTIHIVE B Q2 L X 58
SAVELE  UNO B AVY L @ SENAGRY EX 1§
oty | |

P

00¢:| s|eag
NV1d 400Y

avod DISINNIA

[:E )

SS300V FTOIHIA

4

R ) m—
[ )
eur Aiepunog ﬁﬁ)‘ o

b e ed
1

i

T

LTIl Jﬁ:

LLLL l..ill_rg.|sm/u_x [Q\

—

ey Buppifg EE+
A g

N

ET-TT =1

— m_ -
—— MI‘ m..v.
g Im —
8 F
= [
w -

e

=L

PO LI
SUNRALL
SUOWIHIVY I WODBDIN IND X 09

WOORIIN CMLX 16

F34ALIND WIOL

SUNDAOTHIVE ZaL

WOONEE OML X 1
:1073A
TATI 3001 134 S INA

742 k00 TIES / WO BOLIVA BOOW
XYoL m SOROWTI/ WITIVIP  2IVEINOD

ubTrrn g _u_n..c!--ﬁu.ﬂ
EEAGS ¥ Uty

RO o e

v mouet Sueuvroes

UBISISITE  VINV A6034 KOWWO3 VDL

wourrions " IRy R g it

S B o)

.I_.]-n-n- URLIND 9£L) SUNY VATV TYIOL

ulioy/iz  vauy NOWWO3 / NOLYIOSIE

wheotog RNOIVE

by teg YAUN BOON SININUIVIY
BTN ®)

USROUE  vaYROWWO3 / ouvinom

DYE

by Tot VALY 00N LINIWLEVIY
70 AN =

URTWUTIR  YAUY KOWWO3 / NOUYINDID

whergize nNOSV

utnTeLIg VAUV ROGU SINIWINV Y
0 AN

UbNMGEOR VANV MOWWOD / NOUVIIDID

udbaseyey Mo

ugTTT VY 300U HsILAYLY
20BAN

hegz4zy) TNDINYA GIIIACD

wbnyyie £321AK33 ¥ WOOW AS0zR

wbegy ey VauY NOWWED / NOLVINIWD

wbelg'sez $OLYY

e $o01 VAUV ROCW SINIWIAYIY
H013AT
i Aan IvzwaEve o
wbegoIEs a1y s

'QI¥YNIDS JNIWIOUWAIA - T NIA IHL |

sun Liepunog

m. .w...:e.uu.._.a ,ﬂn. 4r

aHIN

QYOX HIDNMXN NV

2

|

el E

I

| - == au] Aepunog
. I=
“ i E] g
N = —|§
| @ a
= |2
5 g \\
b ¥ P
“ i /
PN W00 (i ¢ /
- \u 9\ N\ b
\ / /'
- /
LA v\~
1 L »
AL LI el L LT T —




153

_ 0N RGN Ay A L B 3 PERORRD 20 _

_ TVAQY4dY das ;

gol:1 aIdb3§
133U1S DISINNIA - NOILVAIII HINOS

| |
'pm ™ ;=

e e
™ o] M e i : | M1 I
BWZID0€Z | loEOEOEO | _H. B = .iy.. eiEn i
0Z1 Y 00kl wova ¥l u14 e = = st f S By S | | I
] el i I R | L
X B [ ‘ =
—— 3 e . B
3 m ) m ol
NOILD3S . Q i ] NN : LL GRS i)
i Tl 0 Bl
TvOldAL 5 ! } LR A |
— il Ll
HOSOGNITIALS
T N3Q 3HL srprpee—
INIWJOTIAIQ QISO40ud .
1334IS $3ONY INVd - NOILVAZTI HIION
7 Q1T (ALd) INIWAOVNVW 7
Al¥34ONd NHYHIIM
i~
0olL:L IP3§
133318 DISINNIA - NOILVATT HINOS
00Z:1 ap2§
NOILD3S TVIIdAL
T B S 5 = e
fe-2 o T | b - 4 =
e g ) N e il
=T T i T e
i - = i - —
] . g3
& r 1R = =
= X i . AR =
= ) L0 =
- =




154

ANNEXURE 2

‘HAPPY LETTERS’ AND ENDORSED PLANS

11



155

www.jakupa.co.za

DATE 25 October 2019
ADDRESS Jeff Lackay
Dennis Moss Partnership
17 Market Street
Stelienbosch
RE: Dennesig Urban Design Framework: review process
Dear Jeff,

This letter confirms that | have undertaken a review process with the DMP’s development of their proposal for The
Den 2 on Dennesig and Paul Kruger Streets, on the 5" August 2019. The purpose of the meeting was to review the
architectural proposals and test it against the set of urban design principles developed in the series of workshops for
the neighbourhood and captured in Jakupa’s Dennesig Urban Design Guidelines Report.

1 can confirm that at this meeting a set of drawings were received and a number of recommendations were made to
bring the proposal in line with the ambition of the Design Guidelines Report. | can also confirm that we’ve gone
through at least two iterations since and I’'m satisfied that these recommendations have largely been captured in the
latest set of drawings sent to me as proof of the changes made. These drawings include the following PDF set of

r 2019

7
These drawings represent a considerable improvement in the building’s ¢irban design responses and will generally be
in keeping with the intent and spirit of the Dennesig Urban Design Guid

“J

documents: p,a;;«;; o K
1. Afull set of general arrangement drawings[})dsie-n’l‘l dated 22 Qctobe

2. Aset of 3D Sketchup drawings that are undated

It is noted however, that it is not Jakupa’s role to approve the proposal. Approvals will remain the competence of
the Stellenbosch Municipality and the proposal would stili need to go through their plans submission processes to
secure formal approval. It must be noted however, that the development team for this project has enthusiastically
participated and responded to the spirit of making a better and coherent precinct in Dennesig.

Yours Sincerely

A
/11
ha'llie Jacobs
irectpr

—

P, Pather I l i K. Jacobs
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ESTABLISHING THE WERF rC

The existing Cathalic church complex Is 2 remnant of a larger
precinct that was subdivided-over time. The space is imagined to be
established as the heart-of:the neighbourhood with its hierarchy
entrenched through raising it onto a platform,

continuous surface and materiality. The werf is imagined to be- able
to accommadate a wide variety of functions related to the churliil
including church seyites, rituals and festivals. Where parking 1
accommodated, it must be done in pockets within the space and no)
linear parking is aliowed along its edges, except on event days

where there is a parking management plan employed..

Where existing streets intersect with the werf establish ramps up to
the “platform level which is intended to slow vehicles down. The
road surface shall be paved with a material that isn’t asphalt and
that is in keeping with the identity of the werf.

Establish a biank wall on the neighbouring property as a focal point
to outside church services.

Lower the existing walls to match those of the existing werf watls
along Hoffman and Paul Kruger streets so that it aliows clear visual
permeability across to the edges of the werf.

Re-establish the historic orientation of the ngw&m Ty g?«m

development between the church apd? |
establishing an entrance point. - : r

ng--Road and

mﬁwﬂrm .m::..n: complex room and

Create an ante-space«
; hig space could be used for outside seating

maintain its presénee. Th
and relaged activitie

=
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B
ESTABLISHING THE WERF

Build to the edges of the weif as a build-to line to define its limits.
Building up to erf boundaries for all the abutting properties,
including those afong Molteno road, is necessary to define its
extents.

Re-establish the histaric relationship between the church angfthe
river. It is conceived as the start/termination of an NANMT
along its length as it winds its way through the urban fabsi .
L - \\

e & < . I \ h!\\ \

Limit formalised street parkingto the roads off the werf.

Supplement the existing tree lines with additional trees m_o:m the
werf edges to maintain a layering and softening of the edges.

Encourage fragmented built form across the face of neighbouring
sites that breaks up the city block, make it more permeable and

surprised. This should form part of a secondary.pe
that interlinks other spaces in the neighbourhigo



2

DENNESIG | URBAN DESIGN GUIDEUNES | August 2019 / - -

G - b e
) = —_— \\K = T, E [ %,
J!’c 4 ﬂ _l\\l " ..L < ., o ) - h
T
ESTABLISHING THE WERF : T {19%
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Limit the height of potential neighbouring am<m6m8§d\8 faur, -
storeys where the parapet levelisa consistent datain line acrossthe
precinct edges. The height limitation exteifdls for the full extent of

the existing residential.erven.

The ambition is for the neighbouring buildings to add te
character of the wesf by supplementing it with a variety of mixe
use functions that include business hubs, communal meeting
rooms, club houses, doctors rooms, student accornmodation m:a(,.
study related uses.

Entrench traditions for occupation of the werf by church rituals such
as the Sunday mass services, funeral services and festivals ‘that are
currently offered to both congregants and neighbouring
community.

v

ik
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SPATIAL TYPOLOGY: COURTYARDS

Courtyards are places often surrounded by a building or a
building complex that circumscribes it and is open to the
sky. Successful courtyards tend to have active edges that
interfaces with it, accommodates a range of functions and
allows sunlight to penetrate deep into the space.

Interactive interface

[ B -

Soft + hard horizontal surfaces T = o

Scale of buildings for enclosure

e y
TAFAEREAN

Play equipment

Equipment for pause and rest

DENNESIG | URBAN DESIGN GUIDELINES | August 2019
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ESTABLISHING COURTYARDS'

Allow for visual permeability through to linear courtyard with focal
points in the facades at the end of the vista

Develop interactive facades along the length of the inner face of the
courtyard and its access tanas

Break the linearity of the finear courtyard with landscaping, shading
devoices and concession spaces for spilling out onto.

Create articulated setbacks aleng the top floor of the podium
buildings to create an urban balcony [pulvinar] overlooking the

,w.,._vc_mnm with function. o -\
e A\
, .\\\ \
- \
\\\ \
-
AT \
> \\\ Ay
) r 3
\\\ Ay
Z o\
ﬁ/ \\\\ -
- - =
=\ -
- ol \ \\\\\ ~
/.I\\\.\
\ =

-

\ Establish u@ﬁm\nacgm_,am throughout the neighbourhood which
\ @ will be 7 consequence of the perimeter block model being

(L promoted. Later these courtyard with: multiple functions including
\ \ \ seating opportunities, play sp | 241SUDS programs. Open living

\ N \ and bedrooms into_ with overlooking features

v\ \{baiconies and _

,\vﬂ\ o
~
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SPATIAL TYPOLOGY: WOONERF

A woonerf is a street typology that subverts the
movement of vehicles in favour of pedestrian movement
and is often called a “living street”. The space is
characterised by shared space between pedestrians and
vehicles, slow vehicle speeds and traffic calming
measures. The space is often well-landscaped which
integrates planting into road calming measures.

SUDS systems

Overlay of pause spaces

Integrated landscaping

Change in surface textures over a single plane

Limited and controlled parking + loading

Street lighting for both vehicles and pedestrians

DENNESIG | URBAN DESIGN GUIDEUNES | August 2019
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o &b =g ESTABLISHING THE WOONERF

o /N Remove kerbs and establish a level surface from building edge to

/ building edge. Define extent of the space for vehicles through

= ] changes in surface materials, Allow for the movement pattern of
vehicle routes to deviate through the course of the woonerf,

o 1
>
Establish interactive faces throughout the length of the woonerf
with the corners accommodating retail uses such as coffee shops,
local grocers or service relation retail such as laundromats.

@ Use landscaping to direct changes in vehicular movement.

Change the interface with existing multi-storey developments over
time to respond to the woonerf

Make provision for limited on-street parking for visitors and foading
bay areas.

@ Create multiple entrances off the woonerf
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SPATIAL TYPOLOGY: PEDESTRIAN WALKWAY

Normally areas in urban environments that exclude
general vehicular traffic in favour of pedestrian and NMT
moevement systems. These spaces are generally designed
to provide better access and mobility for people on foot
that are safe.

Integrated landscaping and hard surfaces

SUD systems integrated

Street furniture, water fountains, street lighting

Smooth and level surfaces

DENNESIG | URBAN DESIGN GUIDEUNES | August 2019
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ANNEXURE E

Portfolio of Evidence
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Application No: LU/7967

Our Ref. No: Q4204

Date: 18 October 2018

The Director: Planning and Economic Development (Attention: L Ollyn)
Stellenbosch Municipality

PO Box 17

STELLENBOSCH 7599

PORTFOLIO OF EVIDENCE: APPLICATION FOR CONSOLIDATION, REZONING, DEPARTURE, SITE
DEVELOPMENT PLAN, REMOVAL OF RESTRICTIVE TITLE DEED CONDITIONS AND BY-LAW
RELATING TO THE CONTROL OF BOUNDARY WALLS AND FENCES: ERF 141 & 142 & 163-165, 5&7
PAUL KRUGER ROAD, STELLENBOSCH

The above-mentioned application and the subsequent Portfolio of Evidence refer.

We herewith confirm that the advertising period for the application on the above-mentioned
property has concluded.

In accordance with the Stellenbosch Municipal Land Use Pianning By-Law, 2015, we herewith put
forward the Portfolio of Evidence which includes the following:
a) Completed and signed Portfolio of Evidence Checklist.

b) Singed Affidavit confirming that the advertising was done in accordance with the
prescriptions of said By-Law.
c) Proof of the publication in the Eikestadnuus.

d) A copy of the registered letter drafted to the interested and affected parties (I&APs),
community organisations and ward councilor, including the attachments.

e) A copy of the registered letter drafted to the external departments, including the
attachments.

f) The registered slips in respect of all the registered letters directed to 1&APs community
organisations, external departments and ward councilor.

g) Proof of delivery from the Body Corporates to the respective owner of apartments where
to the application had to be advertised.

h) The unclaimed returned registered letters.

17 Market 5t » P.O. Box 371 » Siellenbosch 7599 « SOUTH AFRICA
Tel: +27 {0)21 887 0124 » Fax: +27 {0)21 884 53923 » email: info@dmp.co.za * website: www.dmp.co.za

Dennis Moss Planners & Architects (Pty) Ltd. Reg. No. 2003/007711/07
Directors: DF Moss, URP (SA)} BA M {URP) M SAP! » GC de Klerk, URP {SA) B Econ M [URP) M SAP! » M Lo Roux-Cloele, Pr Arch, BAS, B Arch (UCT). MiArch, CIA
SW vt Merwe. Pr Sci Nat, NHD (Nature Conservation) SACNASP « IMH Lackay, Pr§ Arch, T MiArch « BJ Nismann, Pr Arch, B Arch (UFS) MiArch, CIA
Associate Landscopa Architect: W Tijmens, ing (NED} FILASA
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i) The letter sent to the Stellenbosch Municipality on 26 July 2018 informing them of the
commencement of the advertising period, including a copy of the advertisement as per the
Eikestadnuus.

i) All comments/objections received from the I&AP’s in respect of the proposal.

k) All comments/objections received from the External Departments in respect of the
proposal.

) The applicant’s comments on the objections received.

m) Photos taken on site of the notice board reflecting the proposal.

n) All emails sent in respect of the application.

Kind regards

JL VOLSCHENK
DENNIS MOSS PARTNERSHIP
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PORTFOLIO OF EVIDENCE CHECKLIST
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PLANNING & ECONOMIC DEVELOPMENT <

closure date?

PORTFOLIO OF EVIDENCE 18 October 2018
Applicant advertised Date
CHECKLIST
Ef/Erven Farm-no 141, 142, 163- | Portion(s) if Allotment Stellenbosch
165 farm Area
Own-er/ Dennis Moss Partnership e Lu/7967
Applicant
OWNER/APPLICANT ADMIN
INDICATE WHICH OF THE FOLLOWING DOCUMENTATION TO INDICATE OFFICER/
(WHERE APPLICABLE) IS ATTACHED TO THE PORTFOLIO OF PLANNER
EVIDENCE YES NO VElgFY
Affidavit (TEMPLATE ATTACHED)
1. Is the affidavit signed by a Commissioner of Oaths X
2. Does the offidavit confirm that the advertising was X
undertaken in accordance with the said prescriptions?
3. Does the affidavit confirm that the notice was placed X
and kept on site for the duration of the advertising period
(from which date to which date)?
Proof of publication
4. In one local newspaper in two official languages (or in X
those cases where Council has indicated two local
newspapers)
5. BExtiract from the newspaper attached (date of X
publication visible)
6. Does the wording fully address the description of the X
application?
7. If no, define differences :
8. Advertising period From 24 July 2018 & To 24 Sept 2018 &
24 September 2018 17 October 2018
9. Does the Advertising period comply with the required 30 X
days?
10. Was Council informed of the commencement date and X

The registered slips in respect of all the registered lefters addressed to

11. A copy of the registered letter addressed to the affected
parties

12. Are the dates concurring

13. A copy of the registered letter addressed fo the | N/A
external deparfments (where required)

14, Affected interested and aoffected parties (registered
property owners) (original registered slips)

15. Community organisations (original registered slips)

16. Ward Councillor (original régis’rered slip)

17. External Departments (where required)(original | N/A
registered slip)

18. Unclaimed registered mail N/A

X X x| X X[ X|X
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19. if no to any of the above, define differences .

20. Were the external departments granted 60 days for X
comment?

Notices placed on the property

21. Were the notices placed on the property on the same X
day as the notice in press?

22. Have photos been attached? [one close up and one X
from across the sireet)

23. Was the notice clearly visible on site? X

24. Were the notices kept on site for the duration of the X
advertising period?

Objections/Comments

25. From organs of state/external departments must be on a X
formal letterhead?

26. All objections/comments received attached? X

27. All emails sent or received in respect of this application X
attached? o

28. Applicant’s comments on the objections attached? X

SIGNED BY APPLICANT/OWNER

| For office use only

SIGNED BY ADMINISTRATIVE OFFICER

VERIFIED & SIGNED BY TOWN PLANNER

DATE VERIFIED
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ANNEXURE 2

SIGNED AFFIDAVIT



P

222

SWORN AFFIDAVIT

I, the undersigned [Full Name (s) and Surname]: .. Jacques Louls Volschenk .. ... ...

Identity Number. 7910105022084

do hereby declare under oath that:

1. The application for:
Consolidation, Rezoning, Departure, Site Development Plan, Removal of Restrictive Title Deed
COnc_litions & By-Law relating to the Control of Boundary W?.I_Is an_t_l_ _I_-'_t_a_r_l_t_:es )

(a).Eikestadnuus () YR OO

From ...26.July & 26 September. ... .. 20.18...to......24 September & 17 October . 20..18...

2. The public notices were prominently displayed and maintained in a legible condition for a
continuous period of thirty (30) days from the date of the advertisement as indicated in Section (2)
above":

3. A notice containing the requirements as set out in the Stellenbosch Land Use Planning By-Law
(2015), was posted per registered mail" to all adjoining property owners/occupants/ interested and
affected parties, during the same date of the advertising period as specified in Section (2) above;

4. Furthermore, a notice of the application was sent to the relevant Intergovernmental State
Departments, per registered mail", commencing the same date as in Section (2) above with an
additional 30 days (minimum 60 days) for comment;

5. That all comments and objections to the application concerned were forwarded to Stellenbosch

Municipality as contemplated in sections 1 — 4 above.

The Deponent acknowledges that he / she knows Commissioner of Oath's Stamp & Signature
and understands the contents of this Affidavit.

" Must conform to Section 47 of the Stellenbosch Municipality Land Use Planning By-law (2015) [THE BY-LAW]- attach copy of advert (s)

" Site Displays must conform to Section 48 (2)(a) of the By-law — attach photos

¥ Attach original registration post slips and copies of letiers that were distributed containing the required information as per Section 47 of the By-
law

¥ Attach original registration post slips and copies of letters that were distributed containing the required Information as per Section 47 of the By-
law

Version 2 dated January 2017




A"

[——

ANNEXURE 3

223

PUBLICATION IN THE EIKESTADNUUS



20 e GEKLASSIFISEERD CLASSIFIEDS - - 26 Julle 2018
” Hoérskool KYLEMORE High School

I 2 Posbus 1, GROOT DRAKENSTEIN , 7680
= Tel: (021) 8951341
g Kylemora, Stellenbasch, 7680

L4

Huus pet vir jou tedert 1950

EikestadNuus

021 887 2840 k

isgewings
Boedels

Kenn
Betrekkings

Betrekkings
ennisgewings

Boedels

Veilings

Het jy dryfkrag en ambisie met sterk ondervinding in verkope?

Het jy n passie vir ons planeet en al die ryk lewe wat dit ons bied?
Indien ja, lees gerus verder!

Raak vandag deel van ons passievolie, professionele en energieke verkoops span in
Kaapstad en inspireer so ander om WWF-SA te ondersteun.
Volle opleiding word aangebied.
Werksure is van 9vm tot 6nm, 5 dae per week tussen Maandag en Sondag.

Minimum vereistes:
Graad 12 sertifikaat )
2 Jaar verskoops ondervinding
Uitstekende verbale kommunikasie en inspirasie vermoé
Druk? Jy skud dit af en fokus
Goeie tydsbestuur
‘n Passie vir die omgewing voordelig

Vergoeding: »  Proven experi

Basiese salaris, plus komissie.

Reiskostes gedeeltelik gedek .

Stuur jou CV en dekbrief aan hr@wiwf.org za of kontak Nikita Nair by 021 657 6600 :

WWF is een van die wéreld se mees gerespektoerds natuurbewarings organisasies
8n werksaam in meer as 100 lande. WWF Suid-Afrika vier hierdie jaar hul 50ste

bestaansjaar. stating experience, and the names of three contaciable
referess, tolynn@bhabhathane.org.2a
L Closing date forapplications: Friday 10August 2018
(LX) Bhabhathane reserves the right not to fil the pasition. Only
hodHisted will ba Should you not have
v 2 heard from us by 24 August, please conglder your appiication
WWF unsuceasshal. :

Skoolstraat,
Faka: (021)3851817
E-mail :

TWEE AANSOQEKE VIR POSTE 2018:

1, Beheerliggaampos
Gr. 1012 Rekeningkunde
Gr Wiskunde
Gr.10 LO
€V na: Kylemore.sec@wcgschoois.gov.za
Sluitingsdatum 31 Jutie 2018 . Baskikbaar 1 Aug

2. Kontrakpos .{Tydelik)
Gr.8 + 11 Engels
Epos CV na:
Shuiti

¥ secly
31 Julie 2013 . Onmiddsli

gov.za

Bhabhathane Programme Coordinator

The Bt F is an of eight
schools and the Franschhoek Early Childhood Development
Forum. Our goal is the support of educational transformation
across the Franschhoek Valley. We are looking for a

C for this 20-hour per week

position,

ResponsibRities

Suppart planning, coordination and further
develoﬁ‘menl of projects and aclivities

+  Maintain budget and track expendituresitransactions

+  Develop fundralsing reports and proposals

Requirements

»  Qulstanding English (verbal and witten communicalion

skills), spoken Afrilcaans and isiXhosa will be an

advantage

s program or relevanl
m:: of budgeting, bookkeeping and reparti

. ge geting, ing and reparting

Ability to complie prograss reports and ﬁmdrs?s?ng

proposals

Tech savvy, proficient in MS Office

Ability to work with diversity and multi-disciplinary

teams

»  Must have a passion for making a difference in
Education (ECD to Matric)

To apply. email yous letter of motivation and cumiculum vitae

=

NOTICE OF LAND DEVELOPMENT APPLICATION
IN THE STELLENBOSCH MUNICIPAL AREA
APPLICATIGN FOR CONSOLIDATION, REZONING, DEPARTURE, SITE DEVELOPMENT FLAN, RENOVAL OF RESTRICTIVE TITLE DEED

GONDITIONS AND BY-LAW RELATING TO THE CONTROL OF BOUNDARY WALLS AND FENCES: ERVEN 141, 142, 163, 164 & 165,
STELLENBOSCH

KENNISGEWING VAN GRONDONTWIKKELINGSAANSOEK
IN DIE STELLENBOSCH MUNISIPALE GEBIED
AANSOEK OM KONSOLIDASIE, HERSONERING, AFWYIGHG, NTWIKKELINGSP /AN N BEPERKENDE

TERREINOI LAN, VERWYDERING Vi
TITELVOORWAARDES EN VERORDENING IN VERBAND MET DiE BEHEER VAN GRENSMURE EN HEININGS: ERF 141, 142, 183, 164 8
165, STELLENBOSCH

N
'v Appiicant: Jacques Viaischenk / Oennis Moss Partnership Asznsoeker. Jacques Volschenk / Dennis Moss Venncotskap
i PO Box 371, Stellenbosch, 7599 Posbus 371, Stefienbosch, 7529
4 Tel. 021 887 0124; Fax. 021 883 5383 Tel. 021 857 0124; Faks, (21 886 5303
4 Emall. jacques@dmp.co2a Epos. coI3
Owner: Scandats Afiican Foatwear CC; Joz Investmants Trust; Daniel Jacobus & Sarah Da Luz Winterbach; Eienaar: Seandals Affican Footwesr Cc, Joz Investments Trust, Daniel Jacobus Winterbach & Sarah Da Luz Winterbach,
Saper Investmants (Pty) Ltd. & Ingrid Kirsten Blumer & Ghristopher Vemon Swart Saper Ivestments {Pty) Ud, & Ingrid Kirsten Blumer & Cheistopher Vemen Swart
k4 5& 7 Paul Knuger Roed, 6, 8 & 10 Dennesig Road, Stellanbosch 5&7Paut 6,8&10L
Tel. 021 888 4084 Tel. 021 886 4084
Emalk japie@wiprop.coza Epos: japle@wiprop.co.2a
Application number: Luiree7 Aansoeknommer. LuiTes?
Verwysingsncmmen Q4202
Reference number. Q4202
Elendomsbaskrywing: Exf 141, 142, 163, 164 & 165, Stelienbosch
B Property Dascription: Erf 141, 142, 163, 164 & 185, Stellenbosch
Fislese Adres: Paud &
i | Physical Address: Peul Kruger Road & Dennesig Road, Steflenbosch
Boskrywingvanaansoek:  Dia asnsoak vir oorweging is 'n aansoel artikels 15(2)(a), (b), (e}, (f} en artikel 98 en 29 van die Steflenbosch
anDetsiled dascription of proposal The mattey for consideration is an application in terms of sections 15(2)(a)4b). (e). {7} and Section 58 20158 artkal 10.4.3{e)if) Df
and 29.of the Stellanbosch Municipel Land Usa Planning By-Law, 2015 & Seclion 10.4.3 (e)(6) of the Stelfenbosch Scheme Regutstions. The items ingevolge dl i psigt di g8, 2009, Dk i van
apphication alsa includes items in tamms of the Municipal By-Law Relating o tha Control of Boundary Walls and Fences, 2009, The appiication ews 141, 412, 183, 184 en 165. Die aansoak behels ook di y di varafn ing na Algemena
the consoldation of erven 141, 142, 163, 184 and 165. The sy P the rezoning of the i k siap:
aita from Singie Residental to Reskdertial in order to make provision for 145 rasidential apartmants. Applieation Is also mada for a . Straat boulyne (Denneslg & Pavl Krugersirazt) vanal 7.6m toi 3.Sm vir dia hoofgabou,
dapartura 1o relax tha follawing building knes: ¢ Straat boulyne {Derinesig & Paud Krugerstraal) vanal 7.6m tot 0.0m vir die vuiliskamers,
" Street building lines (Dennesig & Paul Kruger Roads) from 7.6m to 3,5m for the maln bufiding, X Syboutyna Exf 140, 143, 162 & 166} vanaf 4.8m ot 4.5m vir dle hoofgebou,
. Street buiiding nes (Denneslg & Paul Kuger Raads) from 7.6m to 0.0m fur the refuse bulidings, * Syboulyne (aangransend aan Erf 140) vanaf 4.6m tot 3.5m vir n gang, en

Lateral bullding Snes {adjacent to erven 140, 143, 162 & 185) from 4.6m to 4.5m for the maln buliding,
* Lateral buitding lines (adjacent to erf 140) from 4.8m lo 3,5m for 8 pessage, and
A4 Lateral budding lines (adjacant to arvan 140, 143, 162 & 168) fiom 4.6m to 0.0 m for the basament and parking struchure.

. Sybeulyne (eangrensend aan Exf 140, 143, 162 en 166) vanaf 4.6m tot 0.0m vir dle kelder en parkering area.
Daarbenewens word agnsoek ook gedoen ingavelge artket 15(2)(b) van dia Verordering vir ‘n afwyking vir die volgenda:
. Om diz toegelate dekidng van 25% tot 5% ta verstap({£2880m),

Application ks made in 1arms of Section 15(2)(k} of tha By-Law for a departura for thé following: - Om die toegetsta vicer fakior vanal 0.75 tot 1.33 la versiap, en
] To relax the permissible coverage kum 25% lo 55% (£2B80m®), . Om e verelste vir onlspanningsgeriewa vansf 25% tol 24% te verslap.
. To refax the permitied floor factor from 0,75 to 1.3, and
. Tarelax the requirement for recreational spate from 25% to 24%. Mmmmmlwm@mﬂ;}mm ing vir dle aigehele i dia vereists fital iys onder die
el 10.4.3(e) ping D K
wmbmmmmmm15(2)m«mewuwhnuwmhhmmmnmmnbmmmmmwm s ook di ’ an diz van
relevant the deeds and In lems of Section 10.4.3(e)(l) afthe Stallanbosch Schame Regulations for a departure to permita Sthstorey. The application | Heinings afte wyk,ten einde sandle gk g e, 0p
also entalls the approval of the Sia Plan, and he Io deviate from tha By-aw ratating ta the Control of Boundary Walisand | tarig. .
F 1
¥ ’ " ttvang is
i . L b 08:30en 1 t .
avalatie fr Inspoction duwing weekdays between 0830 and 13:30 at the Planning Advics Centre at Staflenbosch Muricipally, Plein Street, | Enige gesire y Adfkel 50 van i P op
written with fiell reasons therefore, may be eddressed in terms of section 50 of th sald legistation to the ool word:

Any
applicantineneotthefofiowing manners:

e pormad sl 12 i 7 Tabnis Moss Vanno
Jacques T Dmnres Posbus 374, Stellanbosch 7593
Po Box 371, Stefenbasch 7599 - — =— — Dlpsllsen
_!ﬁhﬁ' S == ——— = 021 8385393 = =
1 - NN ) |} SE— AN ___ = —]
L Or! i = Jacques Volschank / Desinis Mosa Vernootskep
Veischenk / Dennis Moss Partnesship Markstrast No. 17, Stellenbosch S
. 17 Market Street, Stellenbosch _ - S| || | S— _Ofpstepos geiwwacaan ==
NEERR= v g jacquesi@idmp.co.za
Jacques@dmp.co.za 1 e e
R Alle kommentare maet op of voor 30 dae vanaf die datum van pubkkasie van hierdie met van dig
oling th yourname, detalls, you u naam, adres en In d's @ansoek en rades vir kommentazr, daur die bogemelde party
d b onor y dal i tice. Telephoni sk g word. i Sacques Volschenk by tel 021 887 0124 garig word, Enige kommentaarbeswazr ontvang
the applicant, Jacquea 20218870124, Any q Vi b Any i a A o G
vill b i hulksmmentzar opskrifte stel.

B
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ANNEXURE 4

COPY OF REGISTERED LETTER TO I&APS, COMMUNITY ORGANISATIONS AND WARD COUNCILOR



PARTNERSHIP

DENNIS MOS

e IRPER ST 8

‘ 5 Fje |
Application Number: LU/7967
Municipal Reference Number: Erf 141 & 142 & 161-163 Stellenbosch
Applicant Reference Number: Q4202
Enquiries: Jacques Volschenk (jacques@dmp.co.za)
Contact No: 021 8870124
Date: 26 July 2018

REGISTERED MAIL
Clir J Serdyn

09 Kwikstert Avenue
Onder-Papegaai
Stellenbosch

7600

Dear Sir/Madam,

APPLICATION FOR CONSOLIDATION, REZONING, DEPARTURE, SITE DEVELOPMENT PLAN, REMOVAL OF
RESTRICTIVE TITLE CONDITIONS AND BY-LAW RELATING TO THE CONTROL OF BOUNDARY WALLS AND
FENCES: ERVEN 141, 142, 163, 164 & 165, STELLENBOSCH

Applicant: Jacques Volschenk / Dennis Moss Partnership
PO Box 371, Stellenbosch, 7599
Tel. 021 887 0124; Fax. 021 886 5393
Email. jacques@dmp.co.za

Owner: Scandals African Footwear CC; Joz Investments Trust; Daniel Jacobus &
Sarah Da Luz Winterbach; Saper Investments (Pty) Ltd. & Ingrid Kirsten
Blumer & Christopher Vernon Swart
5 & 7 Paui Kruger Road, 6, 8 & 10 Dennesig Road, Stellenbosch
Tel. 021 886 4084
Email: japie@wiprop.co.za

Application number: LU/7967

Reference number: Q4202

Property Description: Erf 141, 142, 163, 164 & 165, Stellenbosch
Physical Address: Paul Kruger Road & Dennesig Road, Stellenbosch

Detailed description of proposal: The matter for consideration is an application in terms of sections 15(2)(a},(b),
(e), (f) and Section 98 and 29 of the Stellenbosch Municipal Land Use Planning By-Law, 2015 and Section 10.4.3
(e)(ii} of the Stellenbosch Scheme Regulations. The application also includes items in terms of the Municipal By-

17 Market St » P.O. Box 371 = Stellenbosch 7599 » SOUTH AFRICA
Tel: +27 (0)21 887 0124 » Fax: +27 {0}21 886 5393 = emdil: info@dmp.co.za * website: www.dmp.co.za

Dennis Moss Planners & Architects [Pty Lid. Reg. No. 2003/007711/07
Directors: DF Moss, URP {SA} BA M (URP) M SAPI « GC de Klerk, URP [SA) B Econ M (URP) M SAP! « M Le Roux-Cloete, Pr Arch, BAS, B Arch (UCT), MiArch, CIA
SW vd Maerwe, Fr Sci Nat, NHD [Nature Conservation) SACNASP « JMH Lackay, Pr § Arch, T MIArch = PJ Niemann, Pr Arch, B Arch [UFS) MIArch, CIA
Associate Landscape Architect: Wl Tijimens, ing [NED] FILASA
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Law Relating to the Control of Boundary Walls and Fences, 2009. The application comprises the consolidation of
erven 141, 142, 163, 164 and 165. The application also comprises the rezoning of the consolidated development
site from Single Residential to General Residential in order to make provision for 145 residential apartments.
Application is also made for a departure to relax the following building lines:

° Street building lines (Dennesig & Paul Kruger Roads) from 7.6m to 3.5m for the main building,

° Street building lines (Dennesig & Paul Kruger Roads) from 7.6m to 0.0m for the refuse buildings,

Lateral building lines {adjacent to erven 140, 143, 162 & 166} from 4.6m to 4.5m for the main building,
Lateral building lines (adjacent to erf 140) from 4.6m to 3.5m for a passage, and

Lateral building lines (adjacent to erven 140, 143, 162 & 166} from 4.6m to 0.0 m for the basement and
parking structure.

Application is made in terms of Section 15(2)(b) of the By-Law for a departure for the following:

. To relax the permissible coverage from 25% to 55% (+2890m?),
° To relax the permitted floor factor from 0.75 to 1.33, and
° To relax the requirement for recreational space from 25% to 24%.

Application is also made in terms of Section 15(2)(f) of the By-Law for the complete removal of the restrictive
title deed conditions listed under the relevant tile deeds and in terms of Section 10.4.3(e)(ii) of the Stellenbosch
Scheme Regulations for a departure to permit a 5th storey. The application also entails the approval of the Site
Development Plan, and the permission to deviate from the By-law relating to the Control of Boundary Walls and
Fences in order to construct a boundary wall that do not comply with the By-Law in terms of the permitted
maximum height and transparency.

Notice is hereby given in terms of the Stellenbosch Municipal Land Use Planning By-law that the above
mentioned application has been received and is available for inspection during weekdays between 08:30 and
13:30 at the Planning Advice Centre at Stellenbosch Municipality, Plein Street, Stellenbasch. Any written
comments/objections, with full reasons therefore, may be addressed in terms of section 50 of the said
legislation to the applicant in one of the following manners:

APPLICANT

Registered mail or normal mail

Jacques Volschenk / Dennis Moss Partnership
PO Box 371
Stellenbosch 7599

Or faxed to

021 886 5393

Or hand delivered to

Jacques Volschenk / Dennis Moss Partnership
17 Market Street, Stellenbosch

Or e-mailed to

jacques@dmp.co.za

All comments, quoting the application number, reference number, your name, address or contact details, your
interest in the application and reasons for comments should be received by the above party on or before 30
days from the date of publication of this notice. Telephonic enquiries can be made to the applicant, Jacques
Volschenk at 021 887 0124. Any comment/objection received after aforementioned closing date will be
considered invalid. Any person who cannot write will be assisted by a Municipal official by transcribing their
comments.

Yours faithfully

JL VOLSCHENK
DENNIS MOSS PARTNERSHIP
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Aansoeknommer:

Munisipale Léerverwysingsnommer:
Aansoeker Verwysingsnommer:
Navrae:

Kontaknommer:

Datum:

GEREGISTREERDE POS
Clir J Serdyn

09 Kwikstert Avenue
Onder-Papegaai
Stelienbosch

7600

Geagte Mnr/Mev.

LU/79367

Erf 141 & 142 & 161-163 Stellenbosch
Q4202

Jacques Volschenk (jacques@dmp.co.za)
0218870124

26 July 2018

AANSOEK OM KONSOLIDASIE, HERSONERING, AFWYKING, TERREINONTWIKKELINGSPLAN, VERWYDERING
VAN N BEPERKENDE TITELVOORWAARDES EN VERORDENING IN VERBAND MET DIE BEHEER VAN GRENSMURE
EN HEININGS: ERF 141, 142, 163, 164 & 165, STELLENBOSCH

Aansoeker:

Eienaar:

Aansoeknommer:
Verwysingsnommer:
Eiendomsbeskrywing:
Fisiese Adres:

lacques Volschenk / Dennis Moss Vennootskap
Posbus 371, Stellenbosch, 7599
Tel. 021 887 0124; Faks. 021 886 5393

Epos. jacques@dmp.co.za

Scandals African Footwear Cc, Joz Investments Trust, Daniel Jacobus
Winterbach & Sarah Da Luz Winterbach, Saper Investments (Pty) Ltd. &
Ingrid Kirsten Blumer & Christopher Vernon Swart

5 & 7 Paul Krugerstraat, 6, 8 & 10 Dennesistraat, Stellenbosch

Tel. 021 886 4084

Epos: japie@wiprop.co.za

Lu/7967

Q4202

Erf 141, 142, 163, 164 & 165, Stellenbosch

Paul Krugerstraat & Dennesistraat, Stellenbosch

Beskrywing van aansoek: Die aansoek vir oorweging is ‘'n aansoek ingevolge artikels 15(2)(a), (b), (e}, (f)
en artikel 98 en 29 van die Stellenbosch Munisipaliteit: Verordening op Grondgebruiksbeplannings, 2015 &
artikel 10.4.3 (e)(ii) van die Stellenbosch Skemaregulasies. Die aansoek behels ook items ingevolge die
Munisipale Verordening ten opsigte van die Beheer van Grensmure en Heinings, 2009. Die aansoek behels die

17 Market 5t = P.O. Box 371 ¢ Stellenbosch 7599 « SOUTH AFRICA
Tel: +27 (0)21 887 0124 « Fax: +27 (0)21 886 5393 » email: inffo@dmp.co.za * website: www.dmp.co.za

Dennis Moss Planners & Architects (Ply) Ltd. Reg. No.2003/007711/07
Directors: DF Mass, URP {SA) BA M [URP) M SAPI = GC de Klerk, URP (SA) B Econ M [URP) M SAPI » M Le Rous-Cloete. Pr Arch, BAS, B Arch {UCT), MiArch, CIA
SW vd Merwe, Pr Sci Nat, NHD {Nature Conservation) SACNASP » IMH Lackay. Pr § Arch, T MIArch « PJ Niemann, Pr Arch, B Arch (UFS) MiArch, CIA

Associote Landscape Architact: W Tijmens, Ing (NED) ALASA
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Konsolidasie van erwe 141, 412, 163, 164 en 165. Die aansoek behels ook die hersonering van die
gekonsolideerde eiendom vanaf n Enkelbewoning na Algemene bewoning om voorsiening te maak vir 145
residensiéle eenhede. Aansoek word ook gemaak vir ‘n afwyking om die volgende boulyne te verslap:

° Straat boulyne (Dennesig & Paul Krugerstraat) vanaf 7.6m tot 3.5m vir die hoofgebou,

° Straat boulyne (Dennesig & Paul Krugerstraat) vanaf 7.6m tot 0.0m vir die vulliskamers,

° Syboulyne (aangrensend aan Erf 140, 143, 162 & 166} vanaf 4.6m tot 4.5m vir die hoofgebou,

° Syboulyne (aangrensend aan Erf 140) vanaf 4.6m tot 3.5m vir n gang, en

e Syboulyne {aangrensend aan Erf 140, 143, 162 en 166) vanaf 4.6m tot 0.0m vir die kelder en parkering
area.

Daarbenewens word aansoek ook gedoen ingevolge artikel 15{2)(b) van die Verordering vir ‘n afwyking vir die

volgende:

° Om die toegelate dekking van 25% tot 55% te verslap(+2890m?),

° Om die toegelate vioer faktor vanaf 0.75 tot 1.33 te verslap, en

° Om die vereiste vir ontspanningsgeriewe vanaf 25% tot 24% te verslap.

Aansoek word ook gemaak ingevolge artikel 15(2)(f) van Verordering vir die algehele verwydering van die
vereiste titel voorwaardes gelys onder die relevante titelakte en ingevolge Artikel 10.4.3(e)(ii) van die
Stellenbosch Skemaregulasies vir ‘n afwyking om ‘n 5de verdieping toe te laat. Die aansoek behels ook die
goedkeuring van die terreinontwikkelingsplan, en toestemming om van die Verordering ten opsigte van die
Beheer van Grensmure en Heinings aft e wyk, ten einde 'n grensmuur wat nie voldoen aan die verordering in
terme van die toegelate maksimum hoogte en deursigtigheid nie, op te rig.

Kennis geskied hiermee ingevolge die Stellenbosch Munisipaliteit: Verordening op Grondgebruikbeplanning dat
die bogenoemde aansoek ontvang is en gedurende weeksdae tussen 08:30 en 13:30 by die
Beplanningsadvieskantoor by Stellenbosch Munisipaliteit, Pleinstraat, Stellenbosch ter insae Ié. Enige geskrewe
kommentare/besware, met volledige redes daarvoor, moet ingevolge Artikel 50 van die genoemde wetgewing
aan die aansoeker op een van die volgende wyses geadreseer word:

AANSOEKER

Geregistreerde of gewone pos

lacques Volschenk / Dennis Moss Partnership
Posbus 371
Stellenbosch 7599

Of gefaks aan

021 886 5393

Of per hand afgelewer aan

Jacques Volschenk / Dennis Moss Vennootskap
Marktstraat 17, Stellenbosch

Of per e-pos gelewer aan

jacques@dmp.co.za

Alle kommentare moet op of voor 30 dae vanaf die datum van publikasie van hierdie kennisgewing, met
vermelding van die aansoeknommer, verwysingsnommer, u naam, adres en kontakbesonderhede, belangstelling
in die aansoek en redes vir kommentaar, deur die bogemelde party ontvang word. Telefoniese navrae kan aan
die aansoeker, Jacques Volschenk by tel 021 887 0124 gerig word. Enige kommentaar/beswaar ontvang na die
voormelde sluitingsdatum sal as ongeldig geag word. Enige persoon wat nie kan skryf nie sal deur ‘n Munisipale-
amptenaar bygestaan word om hul kommentaar op skrif te stel.

Die Uwe

JL VOLSCHENK
DENNIS MOSS VENNOOTSKAP
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Rezoning and associated applications: Erven 141, 142, 163, 164 & 165, Stellenbosch May 2018

SECTION A: INTRODUCTION

(1 BACKGROUND AND CONTEXT OF THE APPLICATION -

Saper Investments (Pty) Ltd. has entered into an agreement with the owners of erven 141, 142,
163, 164 and 165, Stellenbosch whereby the combined properties would be developed for higher
density residential purposes, in line with the municipal vision and policy for the area.

Of particular relevance and importance to this application is the municipal strategy for the
Dennesig area highlighted in the recently-approved Integrated Development Plan. This strategy
identifies the Dennesig area bounded by Adam Tas Road/R44, Merriman Avenue, Bird Street and
Molteno Road as a primary densification and development intensification area for the
establishment of blocks of flats according to a predetermined pattern on clustered erven with
heights of up to 6 storeys subject to certain performance criteria mixed with non-residential
facilities.

The mentioned properties are hereinafter referred to as the project site or subject property.

This office has subsequently been appointed by the owners of the properties to apply to the
Stellenbosch Municipality and all other relevant decision-making authorities for the necessary
approvals, which would allow for the establishment of a residential apartment complex on the
subject property, as described in the chapters below.

In particular, this application comprises the following:

a) Application is made in terms of Section 15(2)(e) of the Stellenbosch Municipality Land Use
Planning By-Law, 2015 (hereinafter referred to as the By-Law), for the consolidation of the
following properties:

Erf 141,

Erf 142,

Erf 163,

Erf 164, and

Erf 165, Stellenbosch.

b) Application is made in terms of Section 15(2)(a) of the By-Law for the rezoning of the
consolidated development site from Single Residential to General Residential.

c) Application is made in terms of Section 15(2)(b) of the By-Law for a departure to relax the
following building lines:

e Street building lines (Dennesig & Paul Kruger Roads) from 7.6m to 3.5m for the main
building.

e Street building lines (Dennesig & Paul Kruger Roads) from 7.6m to 0.0m for the refuse
buildings.

e |ateral building lines (adjacent to erven 140, 143, 162 & 166) from 4.6m to 4.5m for the
main building.

e Lateral building lines (adjacent to erf 140) from 4.6m to 3.5m for a passage.

e Lateral building lines (adjacent to erven 140, 143, 162 & 166) from 4.6m to 0.0 m for
the basement and parking structure.

Saper Investments (Pty) Ltd. 1 ) © Dennis Moss Partnership
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Rezoning and associated applications: Erven 141, 142, 163, 164 & 165, Stellenbosch May 2018

d) Application is made in terms of Section 15(2)(b) of the By-Law for a departure to relax the
permissible coverage from 25% to 55% (£2890m3).

e) Application is made in terms of Section 15(2)(b) of the By-Law for a departure to relax the
permitted floor factor from 0.75 to 1.33.

f) Application is made in terms of Section 15(2)(b) of the By-Law for a departure to relax the
requirement for recreational space from 25% to 24%.

g) In accordance with Section 10.4.3(e)(ii) of the Stellenbosch Scheme Regulations application
is made for a departure to permit an extra (5“‘) storey.

h) Application is made for the approval of a Site Development Plan, which illustrates the built

i)
i)

form and typical landscaping.

Application is made, in terms of Section 15(2)(f) of the By-Law, for the complete removal
of the restrictive title deed conditions listed under the relevant tile deeds.

Application is made in terms of Clause 13 of the By-Law Relating to the Control of Boundary
Walls and Fences (Provincial Gazette 6671, 30 October 2009) to deviate from the By-Law
by constructing a boundary wall that does not comply with the By-Law in terms of
permitted maximum height and transparency.

Saper Investments (Pty) Ltd. 2 © Dennis Moss Partnership
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Rezoning and associated applications: Erven 141, 142, 163, 164 & 165, Stellenbosch May 2018

SECTION B: THE PROJECT SITE

2 SITE INFORMATION |

2.1 CONTEXT AND LOCATION

The project site consists of five individual properties, namely erven 141, 142, 163, 164 and 165,
Stellenbosch. Erven 141 and 142 are located at Nos. 5 and 7 Paul Kruger Road while the remaining
erven are located at Nos. 6, 8 and 10 Dennesig Street, respectively. The properties along Dennesig
Road formed part of the erstwhile Kromme Rivier A township, which was laid out in 1931 while the
properties along Paul Kruger Road formed part of Kromme Rivier B township, which followed in
1932. The dwellings on the respective properties were built in the late 1930’s.

Despite its relative old age, the dwellings has no cultural or heritage significance. This was also
pointed out by Snelling (2016) in the Notification of Intent to Develop for the houses of similar
type and nature on erven 161 & 162. Heritage Western Cape subsequently supported this notion
and issued a permit for the demolition of the houses on the latter two properties. A separate
Notification of Intent to Develop and application for a demolition permit for the demolition of the
respective buildings on the subject property will be submitted to Heritage Western Cape in due
course.

Both Dennesig and Paul Kruger Roads run in an east-west direction from Bird Street (in the east) to
Adam Tas Street (R44) (in the West). More recently, Dennesig Road as well as Paul Kruger Road
have been converted into cul-de-sacs and they no longer offer direct access onto the R44. Paul
Kruger Road, in particular, has been enclosed by a palisade fence next to the R44 thereby negating
any pedestrian movement from the R44 and beyond into the street.

—
=
i N - - -

Figure 1: Photograph illustrating th character of the neighbourhood with t

-

he tree-lined Paul Kruger Road.

— ey
-

Saper investments (Pty} Ltd. 3 © Dennis Moss Partnership
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Rezoning and associated applications: Erven 141, 142, 163, 164 & 165, Stellenbosch May 2018

2.2  CHARACTER OF THE AREA

The character of the Dennesig area, generally situated between Merriman Avenue in the south,
Molteno Road in the north, Bird Street in the east and the R44 in the west, has changed
significantly over the last ten years. From an area characterised by predominantly single
residential dwellings, the neighbourhood is today dotted with larger-scale residential apartment
complexes. A number of new apartment complexes have been established along Dennesig Road,
towards Bird Street, and between Paul Kruger Road and Molteno Road. Some of the more recent
complexes include The Acorns, Boschen Park, and Erf 15886.

Notwithstanding the recent introduction of larger-scale residential developments, the area
possesses several qualitative characteristics. Chief amongst these are the mature trees which
lends a particular sense of calmness about the area. The existing trees are therefore a particular
form-giving element which has been taken into consideration in the design of the new residential
compiex on the subject property.

Bordering the development site to the west is a new apartment complex, named The Den, which is
currently under construction. To the east and north, the project site is bordered by conventional
single residential dwellings, all dating to the same era of construction as the dwellings on the
development site. Immediately north of the project site, along Paul Kruger Road, the property is
also bordered by the Apple Tree Guest House.

While the project site falls outside the recognised historical core of Stellenbosch and even outside
the historical area identified in the draft Stellenbosch Zoning Scheme By-lLaw, it falls within the
geographical area adjacent to the same often used for planning purposes.

H‘Z».

LS

Flgure 2 Resudentlal apartment complexes in the vicinity of the project site.

Saper Investments (Pty) Ltd. 4 © Dennis Moss Partnership
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Rezoning and associated applications: Erven 141, 142, 163, 164 & 165, Stellenbosch May 2018

2.3 EXISTING BUILDINGS AND STRUCTURES

The existing houses on the properties have, since inception, been used as family dwellings. Other
than some of the dwellings in the area, which has changed in use over the years, the subject
properties have all remained residential in nature. In typical 1930s style, all of the houses on the
individual properties are separated from the garage. It is worth noting that the settlement
footprint on all properties in the area include the residence in the front portion of the property
and the garage and ancillary buildings to the rear of the properties.

All of the individual properties are currently enclosed by perimeter walls and fences.

A number of large trees are also present on site or in the adjacent road reserves. The most
prominent trees that will be retained include a Tipu Tree, Pecan, Camphor, Wild Olive,
Yellowwood, and several Jacaranda Trees in the road reserve. Although not all trees are worthy of
conservation in terms of their protection status, the majority of the trees on site will be retained
for aesthetic and recreational purposes.

Figure 3: Street elevation of the dwelling on erf 163 (top left); erf 164 (top right); erf 165 (bottom left); and the
dwelling on erf 142 {bottom right).

Saper Investments {Pty) Ltd. 5 © Dennis Moss Partnership
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24 SITE DETAIL AND PARAMETERS

The table below provides a breakdown of the properties constituting the development site. The
property details as per the applicable title deeds are summarised in the table below.

Table 1: Properties constituting the development site.

~ OWNER

| PROPERTY DESCRIPTION ~ TITLEDEED

Erf 141, Stellenbosch 936m? T14889/1998 Scandals African Footwear CC

Erf 142, Stellenbosch 937m? T105912/1998  Joz Investments Trust

Erf 163, Stellenbosch 1115m? T72846/1997 Daniel Jacobus & Sara Da Luz Winterbach
Erf 164, Stellenbosch 1115m? T16275/2017 Saper Investments (Pty) Ltd.

Erf 165, Stellenbosch 1115m? T88203/2001 Ingrid Kirsten Blumer & Christopher

Vernon Swart

The subject properties constitute a total of 5218m?2.

In order for the development site to be developed to its full potential, an application for the
rezoning of the project site from its current zoning of Single Residential to General Residential will
be required. The zoning parameters, which apply to General Residential, will be as follows:

Street boundary building line 7.6m
Common boundary building line 4.6m
Coverage 25% (main building) plus 25% (covered vehicle shelters)
Minimum street frontage 15m
Minimum erf area 1000m?
Height 3 storeys (one extra storey for 75% parking in block of flats)
Floor factor 0.75
Parking - 1.5 bays/dwelling unit >30 m?
1.25 bay/dwelling unit <30m?
Recreational space 25%

In the interest of thoroughness, the parameters of Multi-Unit Residential Zone, as per the draft
Stellenbosch Municipality Zoning Scheme By-Law, are presented below. These parameters have
also been used to inform the design and will also be used by the Municipality to evaluate the

proposal.
Street boundary building line 4.5m
Common boundary building line 4.5m (ground floor)
4.5m (first floor)
6.0m (second floor)
Maximum coverage 50%
Height 4 Storeys
Floor area 75%
Parking 1 bay/dwelling unit (1 & 2 bedroom units)

1.25 bays/dwelling unit (3 bedroom units)
1.5 bays/dwelling unit (4 or more bedroom unit)

Saper Investments (Pty) Ltd. 6 © Dennis Moss Partnership
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! Rezoning and associated applications: Erven 141, 142, 163, 164 & 165, Stellenbosch May 2018

i 2.4.1 RESTRICTIVE TITLE CONDITIONS

Owing to the establishment of the Kromme Rivier Township, all of the properties have roughly the
same restrictive conditions. These conditions would have to be removed before the properties
could be developed, as proposed (refer to Annexure 3).

S——

The typical restrictive conditions, as per the title deeds, are as follows:

° No bottlestore, canteen, or place for obtaining strong drink shall be erected on the above
land, nor shall any hotel, butcher, general or other business of a like nature be carried on or
conducted thereon.

° That the lots be used for residential purposes only.

° That the lots be not subdivided without the approval of the Administrator.

° That not more than one dwelling house be erected on any lot, and that not more than one-
third of the area of any one lot be built upon.

* That all buildings to be erected on this property shall stand back not less than ........ feet
from the line of any street or avenue on which the lots may abut. Such spaces may be used
as gardens, but shall not be built upon.

: The correlating restrictive conditions to be removed, as per the applicable title deeds, are listed in
the table below.

; Table 2: Title restrictions to be removed.

PROPERTY TITLE DEED RESTRICTIVE CONDITION NO.

/ Erf 141, Stellenbosch T14889/1998 B(c), C(a), C(b), C(c), C(d)
Erf 142, Stellenbosch T105912/1998 B(c), C(a), C(b), C(c), C(d)
Erf 163, Stellenbosch T72846/1997 (b)3, (d)(b), (d){c), (d)(d), (d)(f)
Erf 164, Stellenbosch T35813/2006 B(3), C(b), C(c), C(d), C(F)
| Erf 165, Stellenbosch T88203/2001 B(3), C(b), C(c), C(d), C(f)

Saper Investments (Pty) Ltd. 7 © Dennis Moss Partnership
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SECTION C: APPLICATION DETAILS

|3 CONSOLIDATION, REZONING, DEPARTURE AND ASSOCIATED ASPECTS

Application is herewith made on behalf of the owners of the properties for the aspects listed
below in order to allow for the redevelopment of the project site for a residential apartment
complex.

3.1 CONSOLIDATION

Application is made, in terms of Section 15(2)(e) of the Stellenbosch Municipal Planning By-Law
promulgated by notice number 354/2015, dated 20 October 2015 (hereinafter referred to as the
By-Law), for the consolidation of the following properties:

° Erf 141, Stellenbosch (936m?),

° Erf 142, Stelienbosch (937m3),

Erf 163, Stellenbosch (1115m?),

Erf 164, Stellenbosch (1115m?), and
. Erf 165, Stellenbosch (1115m?).

The total consolidated development site will comprise some 5218m?2. The proposed consolidation
is illustrated by the attached Consolidation and Rezoning Plan, Drawing No. PLO01, dated 15 May
2018, drawn by JLV (refer to Annexure 1).

3.2 REZONING

Application is herewith made for the rezoning of the consolidated development site, in terms of
Section 15(2)(a) of the By-Law, from Single Residential to General Residential.

The total consolidated development site will comprise some 5218m?. The proposed rezoning is
illustrated by the attached Consolidation and Rezoning Plan, Drawing No. PLOO1, dated 15 May
2018, drawn by JLV (refer to Annexure 1).

33 DEPARTURE

3.3.1 RELAXATION OF BUILDING LINES

Application is made, in terms of Section 15(2)(b) of the By-Lay, for a permanent departure for the
following:

a) To relax the street building lines (Dennesig & Paul Kruger Roads) from 4.6m to 3.5m to
allow for residential units closer to the street edge.

The proposed building will be set back at least 3.5m from the street boundary to ‘enclose
the street’, as required by the Conservation Strategy of the Historical Core of Stellenbosch.
By moving buildings closer to the street boundary, the traditional pattern of buildings lining
_Sﬁr Investments (Pty) Ltd. 8 © Dennis Mcﬁartnership
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Rezoning and associated applications: Erven 141, 142, 163, 164 & 165, Stellenbosch May 2018

b)

c)

d)

e)

the street will be adhered to, thereby creating a positive interaction between building and
street.

To relax the street building lines (Dennesig & Paul Kruger Roads) from 7.6m to 0.0m to
allow for the refuse rooms on the street boundaries.

It is a requirement for projects of this nature to provide refuse lay-by facilities in the street
reserve from where refuse trucks can coliect refuse. As such, it is proposed that two refuse
facilities be provided on either side of the property, in the vicinity of such lay-bay facility.
The refuse facilities will be neatly incorporated into the proposed boundary wali/fence.

To relax the lateral building lines (adjacent to erven 140, 143, 162 and 166) from 4.6m to
4.5m allow for residential units.

To relax the lateral building lines (adjacent to erf 140) from 4.6m to 3.5m to allow for a
passage.

The development proposal has been carefully planned around the existing trees. These
trees have been incorporated into the design of the building and will play a major role in
the enjoyment of the development. As a result, some minor departures to the lateral
building lines are required to enable the optimal use of the property.

To relax the lateral building lines (adjacent to erven 140, 143, 162 & 166) from 4.6m to
0.0m to allow for the basement and parking structure.

While the residential footprint will generally be set back from the lateral boundaries, the
basement and associated parking structure will be built onto the lateral boundary. It is
envisaged that the basement will protrude +800mm from the ground level to enable
natural ventilation and that ‘surface’ level parking will be provided on top of the basement
along the eastern and western sections of the property.

The building line departures are illustrated by the attached Site Development and Landscape Plan,
Drawing No. SDP001, dated 31 May 2018 (refer to Annexure 1).

3.3.2 RELAXATION OF PERMISSIBLE COVERAGE

Application is also made, in terms of Section 15(2)(b) of the By-Lay, for a permanent departure to
relax the maximum permissible coverage from 25% to 55% (2890m3).

The coverage calculation per floor equates to the following:

Level 1 - Ground Floor: 624m? (11.95%)

Level 2 - First Floor: 2845m? (54.52%)
Level 3 — Second Floor: 2845m? (54.52%)
Level 4 — Third Floor: 2845m? (54.52%)
Level 5 — Fourth Floor: 2782m? (53.32%)

_Saper Investments (Pty) Ltd. i 9 © Dennis Moss Partnership
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3.3.3 RELAXATION OF PERMISSIBLE FLOOR FACTOR

Application is made, in terms of Section 15(2)(b) of the By-Lay, for a permanent departure to relax
the maximum permissible floor factor from 0.75 to 1.33 (+6934m?). The floor factor only
represents the sectional title area of units and excludes balconies, communal passages, entrance
halls, staircases, lift shafts, parking facilities and basements, as directed by the applicable zoning
scheme.

3.3.4 RELAXATION OF RECREATIONAL SPACE

Application is made, in terms of Section 15(2)(b) of the By-Law, for a permanent departure to relax
the requirement for recreational space from 25% to 24%.

Due notice is taken of the requirement to have 25% of the property in an unbroken unit area to be
reserved for gardening and recreation. The development proposal will provide 24% (1254m?)
recreational area although this figure comprises three recreational areas — the central large open
space and two open space strips along the street boundaries.

3.3.5 RELAXATION FOR NUMBER OF STOREYS

In accordance with Section 10.4.3(e)(ii) of the Stellenbosch Scheme Regulations and in terms of
Section 15(2)(b) of the By-Law, application is made for a permanent departure to permit an extra
(5"‘) storey in defined areas, as indicated on Drawing No. Q4202-D-301.

While the majority of the building will be 4 storeys high, a number of focal elements have been

introduced in the top storey and roof space to create an interesting roofscape. In this regard
several duplex units will be introduced on the fourth floor, extending into the fifth floor.

3.4  SITE DEVELOPMENT PLAN

Application is made for the approval of the Site Development Plan, Drawing No. SDP001, dated 31
May 2018 (refer to Annexure 1).

The Site Development Plan (SDP) conceptually illustrates the spatial configuration and proposed
urban design of the development. The SDP also illustrates the typical landscaping features, and
the fence type. Once approved, the SDP will serve as the development parameters applicable to
the proposed development.

3.5 REMOVAL OF RESTRICTIVE TITLE DEED CONDITIONS

Application is made, in terms of Section 15(2)(f) of the By-Law, for the complete removal of the
following restrictive title deed conditions (also refer to Paragraph 2.4.2 above):

° Conditions B(c), C(a), C(b), C(c), C(d) applicable to erf 141 (T14889/1998).
. Conditions B(c), C(a), C(b), C(c), C(d) applicable to erf 142 (T105912/1998).

° Conditions (b)3, (d)(b), {d)(c), (d)(d), (d)(f) applicable to erf 163 (T72846/1997).
° Conditions B(3), C(b), C(c), C(d), C(f) applicable to erf 164 (T35813/2006).
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] Conditions B(3), C(b), C{c), C(d), C(f) applicable to erf 165 (T88203/2001).

3.6 DEVIATION FROM POLICY ON BOUNDARY WALLS AND FENCES

The erection of boundary walls and fences in the Stellenbosch Municipality is governed by the
Municipal By-Law Relating to the Control of Boundary Walls and Fences (2009).

Section 5 of the By-Law states that:
‘For residential zoned properties the height of any wall or fence (including the entrance structure
and columns) shall be regulated as follows;

(a) On a street boundary: - 2.1m high, on condition that 50% of the height of the wall or fence,
including gates on residential zoned properties must consist of open decorative work to
create transparency. The solid construction shall not interfere with sight lines of vehicles
entering or leaving the property, or passing traffic.

(b) On a boundary other than a street boundary: - 2.1m high and shall comprise of materials as
described in sections 9 below, except where the screening of backyards or swimming pools
are concerned, in which case the height may at the discretion of Council be increased to
2.5m.’

Application is subsequently made in terms of Clause 13 of the By-Law Relating to the Control of
Boundary Walls and Fences (Provincial Gazette 6671, 30 October 2009) in order to deviate from
the By-Law in the following manner:

° By constructing a street boundary wall with solid sections to visually screen vehicles parked
on the property from passers-by. The boundary wall is aiso to incorporate ancillary
building such as the refuse building, which will be constructed as part of the boundary wall.

° By permitting electrification on top of the external perimeter fences.

The proposed boundary wall/fence is illustrated on the Site Development Plan, Drawing No.
SDPQO01, dated 31 May 2018 (refer to Annexure 1).

4 APPLICATIONS TO OTHER DEPARTMENTS

4.1 NATIONAL HERITAGE RESOURCES ACT

Section 38(1) of the National Heritage Resources Act 25 of 1999 lists several activities which
require approval from the responsible heritage resources authority (i.e. Heritage Western Cape)
before construction may commence. As it relates to the proposed development, several activities
have been identified which resulted in the preparation of a Notification of Intent to Develop (NID)
and subsequent submission to Heritage Western Cape.

As such, an NID will be prepared and submitted to Heritage Western Cape (HWC), in terms of the
National Heritage Resources Act 25 of 1999. The application to HWC will also be made in terms of
Section 34 of the Act (25 of 1999) to obtain a demolition permit for the demolition of the existing
structures on the project site.
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4.2 NATIONAL ENVIRONMENTAL MANAGEMENT ACT

The Minister of Environmental Affairs and Tourism has, in terms of Section 24(5) read with Section
44 of the National Environmental Management Act (NEMA) 107 of 1998, listed activities in terms
of Section 24 and 24D of NEMA in a schedule, which may not commence without environmental
authorization.

The EIA Regulations, 2014, which govern the implementation of the above sections of NEMA,
outline the activities for which ElAs should apply.

The project proposals have been considered in terms of the three Listing Notices (Regulations 983,
984 and 985) as issued in terms of the National Environmental Management Act, No. 107 of 1998
(NEMA). It was found that none of the activities included in the listing notices would be “triggered’
by the project proposal, hence, NEMA is not applicable.
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SECTION D: THE PROJECT PROPOSALS

5 KEY ASPECTS OF THE PROPOSED DEVELOPMENT

5.1 PLANNING AND DESIGN APPROACH

The rationale behind the planning, design and construction approach adopted for the
development is to create a specific character and atmosphere, which people will recognize as
qualitative and unique and which will instil a sense of pride, belonging and identity with those
associated with the development.

The architectural design of the building was not considered in isolation but as one of the key
components of coherent urban design that would ensure the establishment of a high-quality
development with a unique atmosphere and genius loci (spirit of place).

The proposed new buildings will, as far as possible, be designed and constructed in accordance
with energy-efficient and place-specific planning and design, as contemplated in official policy. All
efforts will be made to ensure that the design of the building embraces the natural attributes.
Natural materials and locally-manufactured materials would be encouraged while full use would
be made of available technologies aimed at ensuring environmental sustainability.

As such, the planning and design of the proposed development would give effect to the concept of
‘critical regionalism” which promotes a return to the development of high-quality settiements that
comply with the definition of a unique sustainable man-made environment which is in harmony
with the natural environment that ‘contains’ it and which demonstrates the five guiding principles
of “critical regionalism (PGWC 2003). Such a quality is often dependent upon a specific ‘sense of
togetherness’ and character that requires a specific scale and density.

‘Critical regionalism’ constitutes a sensory understanding and appreciation of the environment
and its component ‘things’, and is therefore a very complex concept to apply. It is based on five
basic principles that should guide the planning, design and management of development
(Kelbaugh, 19972), namely a sense of place, sense of nature, sense of history, sense of craft and a
sense of limits.

5.2 DEVELOPMENT CONCEPT

The project proposal entails the construction of a new apartment complex consisting of 145 units.
The complex will comprise the following residential options:

° 3 x 1-bedroom units,

° 76 x 2-bedroom units,

° 54 x bachelor units, and

° 12 x 2-bedroom duplex units.

-

PGWC, 2003. Manual for Bioregional Planning and Management in the Western Cape. Cape Town.
Kelbaugh, D. 1997. Common Place: Toward neighborhood and regional design. Seattle: University of
Washington Press.
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It is worth noting that the proposed development is being undertaken by the same developer
responsible for the development on the adjacent erven 161 and 162 (‘The Den’). As such, the
development on the subject property aims to present a continuation of the architectural design
and style along the streetscape. The street elevation of the proposed development and the
buildings on erven 161 and 162 is included as drawing no. Q4202-D-301 under Annexure 1.

Figure 4: Southern street elevation showing the interface with Dennesig Road.

The development concept is illustrated by Drawings No. Q4202-D-201 to Q4202-D-207, Q4202-D-
301 as well as by Drawing Nos. SDP001, and P001 (refer to Annexure 1).

As illustrated on Figures 4 and 5, the development concept is loosely based on a perimeter block
design which allows for buildings to define the street boundary while creating central, semi-
private courtyards at the rear of the buildings. Whilst the perimeter block design is more defined
along the street boundaries, the design allows for a continuation of the design principle to
neighbouring properties. In this regard, provision has been made for a continuation of the central
green area to be extended into neighbouring properties in future.

Apart from the existing mature trees, the positioning of buildings were largely done with due
regard of the optimum northern orientation and advantages of the open space areas. The new
buildings also respect the privacy of the neighbouring properties by largely adhering to the lateral
building lines. The Site Development Plan illustrates the manner in which landscaping will
contribute to the establishment of a qualitative development. In this regard, the Site
Development Plan also points out where large specimen trees will be retained and new trees
planted to provide privacy and enhance the sense of place of the development.
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.

Figure 5: Artistic illustration of the internal courtyard.

Provision has been made for two pedestrian and vehicular entrances to the development, one off
Dennesig Road in the south and one off Paul Kruger Road in the north. Both vehicular access
points will be grade-separated and users will be able to enter/exit the basement parking or surface
parking level directly off the adjacent roads. Access will be managed by means of sliding security
gates. These gates will be well set back from the street kerb to ensure sufficient stacking distance.
As illustrated on the plans mentioned above under Annexure 1, most of the parking is provided in
the basement level while the remainder of the required parking bays are provided on-grade. In
order to reduce the negative visual impact of large open parking areas, the majority of surface
parking will be underneath the building structure.

Two separate refuse yards and associated buildings will be provided along Dennesig and Paul
Kruger Roads. The refuse yards have been designed in such a manner as to provide direct access
to it from the street as well as from inside the complex. The refuse rooms will be of sufficient size
and capacity, and each will be served with an embayment in the road reserve.

It is proposed that the development will comprise a multi-level scheme. The buildings will mostly
be four storeys with the odd focus points, which will be accommodated as duplex units into a fifth

storey.

As mentioned above, a broad spectrum of residential units will be provided. All residential units
will be served with an open-plan kitchen, lounge and dining room, bed- and bathrooms. Most
units will also have a private balcony or stoep while some units will only have a Juliette balcony.
The buildings have been positioned and orientated in such a manner to provide sufficient light and
living space along the northern fagade.
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The boundary walls along the perimeter of the property will be mostly transparent in accordance
with the Municipality’s policy on boundary walls and fences. The proposed boundary walls do,
however, deviate slightly from the policy in terms of transparency to hide vehicles parked on site
and the overall height. The proposed boundary wall treatments are indicated on Drawing No.
SDPOO1.

The extent of the new building complex will be as follows:

e The overall coverage of the new buildings will be in the order of 55% (£2890m?).

° The complex will be five storeys in total of which the fourth storey will include duplex
units.

° The floor area will be in the order of 6937m? (1.23 floor factor).

° Parking will be a combination of open surface parking and basement parking. In

accordance with the zoning parameters applicable, a total of 204 parking bays are
required. Having regard for the provision of bicycles and/or motorcycle bays in lieu of
parking bays, 179 vehicular parking bays, 12 motorcycle bays {equal to 3 conventional
bays) and 132 bicycle bays (equal to 22 conventional bays) have been provided, for a
grand total of 204 parking bays.

6  ENGINEERING SERVICES

The engineering services reports, included under Annexure 6, provide the design philosophy that
has been applied when designing the internal engineering services for the proposed development.
The report also provides relevant data on existing municipal infrastructure, and the ability of this
infrastructure to accommodate the proposed development.

The key aspects of the engineering services are summarized below. These are to be read together
with the services reports and the proposed Site Development Plan.

6.1  TRAFFIC IMPACT STATEMENT

Deca Consulting Engineers prepared a Traffic Impact Assessment (TIA) for the proposed
development during May 2018. The report summarises the transportation conditions within the
vicinity of the project site and provides an assessment of the transportation impacts on the
surrounding road network. The analyses evaluate both existing year (2018) and expected (2020)
traffic conditions during the expected peak traffic hours of the development.

The TIA notes that the proposed development will have a moderate traffic impact and
recommends that the application be approved. The following recommendations are also made:

* A queuing survey done at the R44 Adam Tas Road / Molteno Road intersection shows that
traffic signals are not currently warranted. It is the opinion of the traffic engineers that
improvements to the geometric layout of the intersection would be more beneficial at this
stage than traffic signals. It is suggested that a left turn deceleration and acceleration lanes
should be provided on Adam Tas Road southbound, with a dedicated right turn lane on
Adam Tas Road northbound. It is important to note that the improvements are
recommended to improve the existing situation and not as a result of additional traffic
from the proposed development. The development can therefore not be held liable for the
cost of improvements, although development contributions may be used towards the
funding of improvements.
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° It is recommended that sidewalks should be provided along Dennesig Road in front of
Erven 163-165 along Paul Kruger Road in front of Erven 142 and 143;

e It is suggested that Stellenbosch Municipality should draw up a non-motorised transport

improvement plan for this area so that future improvements may happen in a coordinated
and standardised manner.

6.2 WATER DEMAND AND SUPPLY

The preliminary potable water demand for the proposed development has been estimated as
approximately 72.5 kl/day, which equates to 0.5 kl/day or 0.8391 I/s. The peak factor is expected
to be 11.3 while peak water demand is therefore estimated at 9.482 /s.

The Civil Engineering service report notes that the existing municipal water reticulation network is
found in Dennesig and Paul Kruger Roads and that supply to the scheme would be from either of
the two sides — both of which is currently supplied with a 90mm water main.

In order to adequately supply the scheme, including provision for firefighting services, one of
these mains will have to be upgraded to a 110mm line - probably in Dennesig Road between the
100m line along Adam Tas and the cross feed to the 225mm line just to the East of Hofman Street.

Water upgrades associated with the development of Erven 4202 and 4203, Stellenbosch are
expected to relieve any anticipated pressure issues in the area.

6.3 SEWAGE AND EFFLUENT MANAGEMENT

The average daily sewer run-off from the proposed development is estimated at 61.625 ki/day or
0.713 I/s. Peak sewage flow is estimated at 1.828 I/s, which is well below the peak factor of 2.5, as
per the Red Book.

The Red Book requires that a normal infiltration factor of 15% be allowed to developments.
However, since this scheme comprises soffit hung services with a basement, the only portion of
the sewer line subject to infiltration is between the face of the building and the municipal
connection. A nominal provision of 2.5% is therefore suggested.

It was indicated that the next phase (Phase 3) of the main outfall sewer is to commence soon and
may well be in place before the demand from this scheme (December 2019) is placed onto the
network.

6.4 STORMWATER MANAGEMENT

The scheme comprises a redevelopment of 5 existing erven. An inspection of aerial photographs of
the existing houses and associated hard stand/driveways indicates that at least 70% of the existing
properties are impermeable. It is therefore expected that the impact of site coverage on the total
stormwater discharge will be minimal.
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6.5  SOLID WASTE MANAGEMENT

An integrated waste management strategy will be followed in the proposed development. This
strategy is based on waste minimization and will include recycling and disposal where appropriate.
Solid waste will be collected by the Stellenbosch Municipality on a weekly basis.

A solid waste/refuse yard will be provided on the boundary with both Dennesig and Paul Kruger
Streets from where the development will be serviced.

6.6 ELECTRICITY

Based on the proposed development of 145 apartments with basic cooking facilities and central
heat pumps for hot water generation, it is estimated that the maximum demand will be in the
order of 500kVA.

The Stellenbosch Municipality will be the Supply Authority and service provider for this area and it
has been confirmed that the electricity supply can be made available from the existing network. A
new mini-substation will, however, be required for the proposed development.

All services will be designed and installed according to the municipality’s latest electrical guidelines
and will be handed over to them once complete. Each residential unit will have its own electrical
supply and will be metered by means of pre-payment meters. The managing of the metering
system will be done by a company specializing in this service.
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SECTION E: LEGISLATIVE CONTEXT AND COMPLIANCE WITH RELEVANT POLICY

‘ 7 REIEVANT PLANNING POLICY AND FRAMEWORKS

The primary planning and development frameworks that are relevant to this application and the
compliance of the proposed project therewith are summarised below.

7.1 NATIONAL DEVELOPMENT PLAN

During November 2011, the National Planning Commission published a document titled; The
National Development Plan 2030: Our Future - Make it Work, as a broad strategic framework
which sets out a coherent and holistic approach to confronting poverty and inequality.

As its main goals, the National Development Plan (NDP) focuses of the following:

° Eliminate income poverty — Reduce the proportion of households with a monthly income
below R419 per person (in 2009 prices) from 39% to zero.
* Reduce inequality — The Gini coefficient should fall from 0.69 to 0.6.

The NDP identifies 15 themes that as objectives and actions that will give effect to the overarching
goal. These themes include the following:

a) Economy and Employment

b) Economic infrastructure

c) Environmental sustainability and resilience
d) Inclusive rural economy

e) South Africa in the region and the world

f) Transforming Human Settlements

g) Improving education, training and innovation
h) Health care for all

i) Social protection

i) Building Safer Communities

k) Building a capable and developmental state

1} Fighting corruption
m) National building and social cohesion

In as far as the proposed development is concerned, the themes concerning Economy and
Employment, Environmental Sustainability and Resilience, Transforming Human Settlements and
Building Safer Communities will be given effect to in the following manner.

(i) Economy and Employment

The proposed development will make a significant contribution to the local economy both during
the construction and operational phases.

The construction phase will lead to the expansion of business sales for existing businesses located
in the area. These changes are measured in terms of new business sales, i.e. new sales that will be
generated in the economy as a direct result of the capital investment in the development.
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The development will furthermore contribute to the GGP. The GGP measures the value of all final
goods and services produced/provided within one year of the area’s economy. The generation of
additional business sales and employment opportunities will initiate an on-going ripple effect
through the local area, resulting in an increase in product and service value (measured in GGP).

Finally, constructing the development will result in direct jobs being created on site and other
directly related sectors such as transport, warehousing and communication services. Indirect jobs
are also created due to the multiplier effect in the economy in industries that provide goods,
materials and services to the proposed development.

(ii) Environmental Sustainability and Resilience

The proposed development will comply with the specific actions listed under this heading by
manner of various direct responses. These include the preservation of selected trees on the
property and the creation of qualitative open spaces.

Efficient water and energy saving measures will also be implemented as part of the proposed
development in order to minimize the consumption of scarce environmental resources.

(iii)  Transforming Human Settlements

The NDP lists the objective of having more people living closer to their places of work. It also calls
for the development of a strategy for densification of cities and resource allocation to promote
better located housing settlements.

In this regard, the proposed development is located in the heart of Stellenbosch and is close to
places of work, commercial and recreational facilities. The development will also provide for a
variety of residential options thereby breaking down the apartheid spatial patterns and increasing
urban efficiencies such as the utilisation of infrastructure by increasing densities.

(iv)  Building Safer Communities

The objective of this theme is for people living in South Africa to feel safe and have no fear of
crime. The NDP acknowledges that personal safety is a human right and that it is a necessary
condition for human development, improved quality of life and enhanced productivity.

The proposed development will create an environment where residents can feel safe at home and
where all people, especially women and children, can walk freely in the street and play safely
outside.
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7.2 WESTERN CAPE PROVINCIAL SPATIAL DEVELOPMENT FRAMEWORK

'a)  SUSTAINABLE USE OF PROVINCIAL ASSETS

The Western Cape Provincial Spatial Development Framework (hereinafter referred to as the
PSDF) was approved by the Minister of Local Government, Environmental Affairs and
Development Planning and submitted to the Provincial Cabinet for endorsement in April 2014.

The PSDF sets out to put in place a coherent framework for the Province’s urban and rural areas
that:

a) gives spatial expression to the national and Provincial development agendas;

b) serves as basis for coordinating, integrating and aligning ‘on the ground’ delivery of
national and Provincial departmental programmes;

c) supports municipalities fulfil their municipal planning mandate in line with the national and
Provincial agendas; and

d) communicates government’s spatial development intentions to the private sector and civil
society.

The PSDF seeks to improve the effectiveness of public investment in the Western Cape’s built and
natural environments by:

° adopting credible spatial planning principles to underpin ali capital investment
programmes,

° spatially targeting and aligning the various investment programmes, and

° opening-up opportunities for community and business development in targeted areas.

In fulfilment of the mandate ascribed to it in SPLUMA and to take forward the Province’s spatial
development agenda, the PSDF sets out a policy framework within which the Western Cape
Government will carry out its spatial planning responsibilities. The policy framework covers
Provincial spatial planning’s three interrelated themes, namely:

a) Sustainable use of the Western Cape’s spatial assets,
b) Opening-up opportunities in the Provincial space-economy, and
) Developing integrated and sustainable settlements.

For each theme key challenges as distilled from the Provincial spatial profile and their spatial
implications are noted and Provincial policies for dealing with them are presented. The table
below put forward the respective themes, PSDF policies applicable to the development proposal
and the manner in which the project will comply with the same.

Table 3: The three interrelated themes and applicable policies.

“THEME AND POLICY ' 'RESPONSE

Policy R1: Protect biodiversity and As mentioned above, the design of the buildings was, first and

ecosystem services foremost, informed by the mature trees on site. As such, the
project will make a positive contribution towards conserving
the biodiversity on site.

Policy R2: Safeguard inland and A water-wise approach will be adopted in the landscaping and
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coastal water recourse, and maintenance of the project. The approach is aimed at |
manage the sustainable use of maximising efficiencies, optimising storage capacity and
water. ground water extraction.

Policy R5: Safeguard cultural and In an effort to safeguard the cultural and scenic assets of the

scenic assets subject property and of the area as a whole, a Notification of
Intent to Develop will be prepared and submitted to Heritage
Western Cape for consideration.

b) OPENING-UP OPPORTUNITIES IN THE SPACE ECONOMY

Policy E3: Revitalise and strengthen The property is favourably located near the centre of town
urban Space-economies as the and is able to regenerate and revitalise the urban economy of

engine of growth Stellenbosch town. The project, together with recent and
planned projects, will furthermore attract economic activity
to the area.

c) DEVELOPING INTEGRATED AND SUSTAINABLE SETTLEMENTS

Policy S1: Protect, manage and The project is presented as a qualitative development that

enhance sense of place, cultural adheres to many of the place-making principles which aims to

and scenic landscapes enhance the qualitative characteristics of Stellenbosch (refer
to Chapter 7.4 below).

Policy $3: Promote compact, mixed The project aims to break down the apartheid spatial patterns

use and integrated settlements and increase urban densities. The proposed development will
also ensure functional integration between people of
different income groups as a variety of residential options are
provided in the scheme.

Policy S$5: Promote sustainable, The location of the project will ensure that households are

integrated and inclusive housing in provided with easy access to opportunities and that the new

formal and informal markets development is of such a density to optimise efficiencies in
the municipal infrastructure network.

L

7.3 STELLENBOSCH INTEGRATED DEVELOPMENT PLAN

The Integrated Development Plan (IDP) is the Municipality’s principal five year strategic plan that
deals with the most critical development needs of the municipal area as well as the most critical
governance needs of the organisation.

Section 34 of the Local Government: Municipal Systems Act 32 of 2000 prescribes that a
municipality must review its IDP annually and to the extent that changing circumstances so
demand. The Stellenbosch Municipality, in collaboration with all relevant stakeholders, therefore
reviewed its IDP to examine the progresses made and assess the municipality’s strategic objectives
and targets as set out in the IDP.
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On 28 May 2018, during a special meeting of the Council of Stellenbosch Municipality, the review
of the 2017/2018-2021/2022 4 Generation IDP was approved.

The priorities and actions identified in the review of the IDP will seek to better inform the
municipality’s budget and streamline service delivery initiatives. This will ensure that the
Stellenbosch Municipality remains on course to attain its strategic objectives.

The Municipality has a number of medium- and longer term sector plans that direct the
implementation of the different functional areas. These plans form an integral part of the IDP.

Chief amongst these is the Municipal Spatial Development Framework (MSDF). The MSDF forms a
key component of the IDP as it indicates the spatial location and opportunities to achieve the
various objectives and meet the demands of the local communities. The MSDF has been reviewed
as part of the IDP and propose minor changes.

Specific issues for amendment of the current SDF, as it relates to the application at hand, include:
] Major transport infrastructure in the form of STOD (Sustainable Transit-Oriented
Development) including identified areas for densification in Stellenbosch Town.

From discussions with the municipal officials it has been communicated that a primary STOD is
being planned for the Van der Stel Sports Ground. This STOD is located a mere 200m from the

project site.

A number of strategies are also being proposed to address some of the spatial issues, namely:

° Significant densification of existing neighbourhoods located in proximity of major transport
infrastructure and the Stellenbosch University;
° Identification of the Dennesig area bounded by Adam Tas Road/R44, Merriman Avenue,

Bird Street and Molteno Road as a primary densification and development intensification
area for the establishment of blocks of flats according to a predetermined pattern on
clustered erven with heights of up to 6 storeys subject to certain performance criteria mixed
with non-residential facilities.

Having regard for the above, it is contended that the project proposal is in line with the
approved Integrated Development Plan.

7.4  STELLENBOSCH SPATIAL DEVELOPMENT FRAMEWORK

The Stellenbosch Spatial Development Framework (SDF) (May 2017) aims to guide the future
spatial form of the greater Stellenbosch area. It is aimed at developing a binding set of principles
which guide development and development rights of property owners.

At its core, the SDF identifies seven strategic perspectives that will guide the future spatial
development of Stellenbosch and ensure that development does not diminish the resources base
on which its economy depends. Of the seven strategic perspectives, the following principles bear
a direct or indirect relevance to the proposed development.
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a) Interconnected nodes

The proposed new development will enhance the principles of interconnected through the
intensification of uses and creating a high density development near a strategic transport
intersection (the planned Van der Stel TOD). The development aims to increase the internal
average gross density of the town to an approximate 25 du/ha, as envisaged in formal policies.

The development will contribute to the principles of walking distance, functional integration,
socio-economic integration and making optimal use of infrastructure, thereby minimising the need
for travel by private vehicles.

b) Car-free transport

The Stellenbosch SDF states that development should be focussed around transport thoroughfares
and that a combination of non-motorised transport (NMT) and public transport facilities should be
used so that residents commute without the need of a private car.

With the proposed development being situated approximately 1km from the centre of
Stellenbosch, it is regarded to be situated within an appropriate walking distance of activities
found within the urban area (e.g. employment, shopping, public transport, social and
recreational). It is to be noted that Stellenbosch Municipality is currently planning a Transit
Oriented Development (TOD) on the Van der Stel Sportsground. This TOD is closer than 200m
from the project site and will provide added motivation for car-free transport to the project site.

The proposed development will also contribute to the NMT strategy by allocating a large number
of bicycle stands as well as motorcycle bays to residents and visitors of the apartments.

c) inclusive economic growth

The SDF notes the historic trends where retail and economic opportunities have been created far
separated from lower-income communities. It also notes the housing developments which have
catered to the needs of car owners, thereby widening the gap between the income classes.

In line with the strategic perspective, the subject property has been prioritised as a brownfields
site in close proximity to economic and commercial opportunities.

d) Optimal land use

Instead of expanding the footprint of built areas, the SDF proposes that suitable areas for
development be identified within existing settlements through densification projects. Preference
must also be to develop locations close to public transport hubs and brownfield sites over
greenfield locations.

As mentioned above, the proposed redevelopment of the property represents a brownfield
development in a densification area. The development will contribute to the densification of
Stellenbosch town whilst at the same time assist with the expansion of the NMT system in
Stellenbosch. The proposed apartment complex aims to maximize the potential of the subject
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property through redevelopment of the site. It is contended that, in line with the SDF, the
proposed development is regarded as the most suitable and appropriate use of the property.

e) Resource custodianship

The developer aims to contribute to a sustainable future for Stellenbosch. Key to this is the ability
of the municipality to deliver services to the development. As such, the developer aims to
minimise the impact of the development in terms of energy and water utilisation, and waste
generation. The proposed development will comply with the latest SANS 10400-XA energy
efficiency standards by introducing heat pumps as an alternative source of energy. The
development will also introduce water saving devices whilst waterwise gardening will be
promoted throughout the development.

f) Heritage

It is recognised that Stellenbosch town’s sense of place is derived from its historic architecture.
Apart from the wine farms, natural areas, historic sites and museums, the main attraction of the
town is the tight-knit urban street character.

Being located in the expanded historic core, the proposed development will be consistent with the
place-making principles described in Chapter 7.4 below. The latter principles aim to protect the
historical spatial structure and architectural forms.

7.4.1 PRECINCT MASTER PLAN

During the pre-submission meetings with the municipality, the future need for a Precinct Master
Plan was discussed. Such a Master Plan, which would have to be driven by the Municipality, would
tie in with the recently-approved IDP to ensure the orderly development of the Dennesig
densification area.

Specific reference is also made to the minutes of the pre-submission meetings during which it was
agreed that the current application can proceed without such a Master Plan being in place for the
area. The developer will, however, support initiatives on the Master Plan level for the area as it
relates to landscaping, pedestrian / cycle routes, etc. (refer to Annexure 7).

7.5 DESIGN INFORMANTS AND PLACE-MAKING PRINCIPLES

During 1995, an assessment of the Assets of Stellenbosch: the special qualities and settlement
patterns, which represent the essential architectural and place-making qualities was undertaken
by Piet Louw and Martin Kruger Architects. This study served as the basis for a comprehensive
Conservation Strategy of the Historical Core of Stellenbosch, which was undertaken by KrugerRoos
architects urban designers and planners during 1997. The latter report provided guidelines for
new development, alterations to existing buildings and public actions in the Historical Core.

The chapters below provide a summary of the principles and design informants contained in the
Conservation Strategy. The chapters below also illustrate the manner in which the development
proposal is consistent with said principles.
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a) Streets enclosed by buildings

The Dennesig area still has a predominantly single residential character, even though some larger-
scale apartment complexes have been introduced to the area. Whilst the area has been
earmarked for densification, the single residential dwellings do not comply with the stated
principle. It is therefore the intention of all new buildings in the area to be design and positioned
in such a manner to follow the traditional pattern of buildings enclosing the street boundary.

b) Building and street interface

The traditional pattern is that of buildings lining the street (as mentioned above). Access to the
front door was typically via a semi-private stoep.

The proposed design also makes provision for an interaction between the building and the street
as a semi-private garden will be created along both the Dennesig and Paul Kruger Road facades.

c) Street and paving surfaces

The proposed development will make use of a variety of hard and soft landscaping elements and
techniques to define the respective spaces along the street and on the ‘inside’ of the
development. The project will inter alia make provision for an additional cycle lane along
Dennesig and Paul Kruger Roads to contribute to the implementation of an NMT system
throughout town.

d) Parking

The Study Report proposes that small, discrete parking areas are provided in the Historical Core,
where possible, with suitable planting providing screening and shade.

The proposed development will however provide ample secure parking underneath the building in
a basement level. In line with the policy, only small portions of surface parking will be provided
along the eastern and western portions of the site. These parking areas will not be visible from
the adjoining streets. The total number of parking bays to be provided will be in accordance with
the applicable zoning scheme.

e) Walls and Roofs

It is generally recognized that Stelienbosch is the town of white walls, because of the traditional
use of lime wash and the solid, walled architecture, penetrated by carefully proportioned
openings.

Where thatched roofs are typical of early Cape architecture, these were sometimes later replaced
with corrugated iron. Flat roofs were also used.

The proposed development pays specific homage to these traditional elements by the ample use
of white walls and corrugated iron in the design. Whilst not adhering to the traditional building
footprint, these other elements together with carefully proportioned openings strike a balance
between traditional and modern.
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|8 LEGISLATIVE CONTEXT ]

This application is submitted and will be considered in terms of the Stellenbosch Municipality:
Land Use Planning By-Law, 2015. As such, the planning principles as advocated in the Spatial
Planning and Land Use Management Act, No. 16 of 2013 (SPLUMA) and the Western Cape Land
use Planning Act, No. 3 of 2014 (LUPA) is also applicable.

8.1 DEVELOPMENT PRINCIPLES

Chapter 2 of the Spatial Planning and Land Use Management Act, No. 16 of 2013, and Section 59
of the Western Cape Land Use Planning Act, No. 3 of 2014, lists development principles and norms
and standards that shall apply to spatial planning, land development and land use management.
These principles are as follows:

8.1.1 SPATIAL JUSTICE

Spatial justice is primarily concerned with the commitment to redress past spatial and other
development imbalances. The principle also calls for the improved access to and use of land.

As mentioned above, it is herewith contended that the proposed redevelopment of the project
site is the most suitable and appropriate use of the property given its context and location.

8.1.2 SPATIAL SUSTAINABILITY

Spatial sustainability requires land development to be aligned with fiscal and institutional means.
The aim is further to promote land development that is spatially compact, resource frugal and
within fiscal, institutional and administrative means of the competent authority.

This translates on the ground to development in locations that are sustainable and that limit urban
sprawl (as this development does), that uphold environmental considerations such as the
protection of mature trees on site, and that ensures that development is feasible and financially
viable.

8.1.3 EFFICIENCY
Efficiency requires land development to optimally use existing resources and infrastructure.

The development will connect to the existing infrastructure network of Stellenbosch and will not
add additional unwanted pressure on the municipal services network.

8.1.4 SPATIAL RESILIENCE
Spatial resilience provides for flexibility in spatial plans, policies and land use management

systems to be accommodated to ensure sustainable livelihoods in communities most likely to
suffer the impacts of economic and environmental shocks.
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The project site has proved to be resilient in terms of its land use. The proposal put forward has
shown that a development such as the planned apartment complex could just as easily be
accommodated on the site.

8.1.5 GOOD ADMINISTRATION
This principle primarily places an onus on decision-making authorities to ensure that due process
is followed. It also requires that legislative and development requirements are met timeously by

both applicants and authorities and that public consultation is undertaken, as required.

8.2 KEY QUESTIONS TO BE CONSIDERED

Both SPLUMA and LUPA state that it is the municipality’s responsibility to decide on applications
for removal, suspension or amendment of restrictive title deed conditions. Section 33(5) of the
Stellenbosch Municipality: Land Use Planning By-Law, 2015 and Section 39(5) of the Western Cape
Land Use Planning Act, No. 3 of 2014, require that a municipality must have regard for, amongst
other, the financial and personal benefits to holder and neighbour of the rights when considering
the removal, suspension or amendment of a restrictive title condition.

In an effort to aid decision-making in this regard, a set of key questions have been developed by
the authorities. Although it only represents some of the questions that should be asked (as these
will vary according to the type of application), these key questions should be taken into
consideration with the removal/amendment of each and every restrictive condition.

The questions and manner in which the proposal aims to address the same is as follows:

8.2.1 Why was the restrictive condition imposed and how is it beneficial?
The conditions imposed aim to protect the character of the area. It is, however, contended
that the area has already been identified by the Stellenbosch Municipality as an area where
higher densities could be considered. As such the character of the area has changed over

time from predominantly single residential uses to denser apartment-type complexes.

8.2.2 Do the rights have any financial or other value for the holder of those rights (i.e. including
any other property owner) and is this value measurable?

The current rights on the properties constituting the project site restrict the owners to fully
enjoy their property in line with accepted municipal policy. Should the restrictions be
amended it will allow them to maximise the use of the property whilst enhancing the
otherwise stale status of the site.

8.2.3 Why will the restriction remaining in place be in the public interest or benefit?

The restrictive condition is not relevant to the public interest or benefit.

8.2.4 How will the removal, amendment or suspension of the restrictive condition be in the public
interest or benefit?

The restrictive condition is not relevant to the public interest or benefit.
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8.2.5 How will the personal benefit to the applicant in the removal or amendment of the
restrictive condition impact on the personal benefits currently enjoyed by any other holders
of those rights?

As mentioned above, the removal of the restrictive condition will allow the owners to
maximise the use of their property. The current restrictions leave little room to enhance
the property in accordance with adopted municipal policy.

Furthermore, the neighbouring properties will not suffer a financial or other value loss
whilst the amendment of the building lines will not result in a loss of privacy or sunlight or
reduce property values. In fact, it is believed that the proposed development will only be
beneficial to neighbouring properties in terms of their value.
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SECTION F: CONCLUSION

0

CONSIDERATION OF THE DEVELOPMENT PROPOSAL

]

Section 65(1) of the Stellenbosch Municipality: Land Use Planning By-Law, 2015 lists the criteria to
be taken into consideration on land use applications. The criteria and the section of this report in
which those criteria are addressed, is provided in the table below.

Table 4: Criteria taken into consideration.

REQUIREMENT

the applicaion submitted in terms of this Bylaw /

b) the procedure followed in processing the application /

c) the desirability of the proposed utilisation of land and any guidelines issued by Section D
the Provincial Minister regarding the desirability of proposed land uses

d) the comments received Nil to date

e} the response by the applicant, if any, to the comments referred to in N/A
paragraph (d)

f) investigations carried out in terms of other laws that are relevant to the Chapter 4
consideration of the application

g) a registered planner’s written assessment in respect of an application for— Municipality
(i) a rezoning;
(iii) a removal, suspension or amendment of a restrictive condition if it relates
to a change of land use;

h) the impact of the proposed land development on municipal engineering Chapter 6
services

i) the integrated development plan, including the municipal spatial Section E
development framework

i) the integrated development plan and spatial development framework of the N/A
district municipality, where applicable

k) the applicable local spatial development frameworks adopted by the Section E
Municipality

] the applicable structure plans N/A

m) the applicable policies of the Municipality that guide decision-making Municipality

n) the provincial spatial development framework /

o) where applicable, a regional spatial development framework N/A

p) the policies, principles and the planning and development norms and criteria Section E
set by the national and provincial government

q) the matters referred to in section 42 of the Spatial Planning and Land Use Municipality
Management Act

r) the principles referred to in Chapter VI of the Land Use Planning Act Municipality

5) the applicable provisions of the zoning scheme Chapter 2.4

SR |
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9.1 CONCLUSION

It is well known that Stellenbosch has a severe housing backlog. This backlog is especially evident
in the continuous growth in weekday commuter trips from the Cape Town Metropole and
surrounding areas into Stellenbosch. This, in part, reflects increased employment opportunities
but also the shortage of affordable local accommodation requiring many employees to commute
from distant locations with cheaper housing.

The Stellenbosch Integrated Development Plan (IDP) (March 2018) notes that at least half of the
housing backlog is for middle and upper income households.

The IDP reflects on the growth rate between 2011 and 2016 and notes that Stellenbosch
experienced a higher growth rate in number of households during this 5-year period compared to
the Cape Winelands District. The IDP reports that the number of dwellings in Stellenbosch
increased by 1447 between 2011 and 2016 at an average annual rate of 0.9%, which translates
into approximately 289 additional formal dwellings per year over this period. This increase in
formal dwellings was, however, unable to keep pace with the growth in the total number of
households, resulting in the percentage of formal households declining from 75.1 per cent in 2011
to 65.1 per cent in 2016.

The spatial challenge for the Stellenbosch Municipality, as it relates to housing as part of the built
environment context, is therefore to provide for a balanced supply of low, middle and high income
housing in each settlement to promote integration and minimize the need for travel.

Whilst the majority of units in the proposed development will be 2-bedroom apartments which
aim to cater for small families, a number of one-bedroom and bachelor units have also been
provided. These units are to provide accommodation for students or young professionals.

As such it is to be noted that Stellenbosch University has increased it student numbers over the
last few years and currently has more than 30000 enrolled students. This has contributed to the
increasing demand for student accommodation within close proximity to the University. Although
there has recently been an increase in the provision of student accommodation within the
surrounding area, it is clear from the current demand and supply that there is still a vast shortage
of affordable student accommodation within the greater Stellenbosch area.

In conclusion, the following motivating factors should be considered during the adjudication of the

application:

a) The local area, which includes the area between Dennesig and Paul Kruger Roads, has been
identified by the Stellenbosch Municipality as an area of densification.

b) The recent rezoning of the adjacent erven 161 and 162, for similar general residential
purposes shows the intent by the municipality to increase densities in the area.

c) A number of dwellings, which forms part of the project site, have previously been
recommended for demolition by the Planning Advisory Committee of Stellenbosch
Municipality.

d) The majority of the mature trees on site will be retained and will form part of the
completed development. The proposed design shows an appreciation for local conditions
and will resonate much better with its surroundings.
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e)

f)

g)

h)

The restrictive conditions are not imposed as praedial servitudes for the benefit of other
erven. The conditions are intended to protect the character of the area, which is already
changing in accordance with adopted municipal policy.

Despite the number of departures, it is contended that the approval of the application will
not set a negative precedent. Several examples of new apartment complexes, departures
and removal of restrictive conditions can be found throughout the area.

The proposed development presents a case study in adherence to municipal policy and
guidelines especially the concept and aspects of spatial planning and management as per
the IDP.

The existing layout of single residential plots has shown little regard for any place-making
principles or for the historical significance of the area. It is contended that the proposed
development will be of a high architectural standard and wiil bring back qualitative
elements which got lost several years ago.

The proposed development will contribute to the enhancement of the area through
appropriate landscaping and the introduction of NMT facilities.

Council is therefore herewith requested to recognize the importance of the project proposals and
to find in favour of the application.

4

JL VOLSCHENK
DENNIS MOSS PARTNERSHIP
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ANNEXURE 5

COPY OF REGISTERED LETTER TO EXTERNAL DEPARTMENTS



S PARTNERSHIP

CIPUIMARY SUSTAIMABLITY CTOMSULTANS

apchicots o b & Regondal Fisners o fandsoaps S hvleads
yerarenanial Plaroes; » Vb on Desorais

Application Number: LU/7967

Municipal Reference Number: Erf 141 & 142 & 161-163 Stellenbosch

Applicant Reference Number: Q4202

Enquiries: Jacques Volschenk (jacques@dmp.co.za)

Contact No: 021 887 0124

Date: 26 July 2018

REGISTERED MAIL
Heritage Western Cape
Private Bag X067
Cape Town

8000

Dear Sir/Madam,

APPLICATION FOR CONSOLIDATION, REZONING, DEPARTURE, SITE DEVELOPMENT PLAN, REMOVAL OF
RESTRICTIVE TITLE CONDITIONS AND BY-LAW RELATING TO THE CONTROL OF BOUNDARY WALLS AND
FENCES: ERVEN 141, 142, 163, 164 & 165, STELLENBOSCH

1. The Stellenbosch Municipality has received an application for consolidation, rezoning, departure,
site development plan and removal of restrictive title deed conditions in terms of sections 15(2)(a),
{b), (e), (f) and Section 98 and 29 of the Stellenbosch Municipal Land Use Planning By-law, 2015.
The application is also made in terms of the By-Law Relating to the Control of Boundary Walls and
Fences and Section 10.4.3 {e)(ii} of the Stellenbosch Scheme Regulations. A copy of the application
is attached herewith for you comment.

2. Kindly provide your written comments on the application in terms of section 50 of the Stellenbosch
Municipal Land Use Planning By-law, 2015 within 60 days of receipt of this letter. Your comments
should be addressed to the applicant in one of the foliowing manners:

[

17 Market St « P.O. Box 371 = Stellenbosch 7599 « SOUTH AFRICA
Tel: +27 (0}21 887 0124 » Fax: +27 (0)21 886 5393 « emadil: info@dmp.co.za « website: www.dmp.co.za

Dennis Moss Planners & Architects (Pty} Lid. Reg. No. 2003/007711/07
Directors: OF Moss, URP (SA) BA M (URP} M SAPI « GC de Kierk, URP {SA) B Econ M [URP) M SAPI « M La Roux-Closte, Pr Arch, BAS, B Arch (UCT), MiArch, ClA
SW vd Merwe, Pr Sci Nat, NHD {Nature Conservation} SACNASP = JMH Lackay. Pr 5 Arch. T MiArch « PJ Nismonn, Pr Arch, B Arch (UFS) MiArch, CIA
Associate Landscape Architect: W Timens, ing (NED) FILASA
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APPLICANT

Registered mail or normal mail

Jacques Volschenk / Dennis Moss Partnership
PO Box 371, Stellenbosch 7599

Or faxed to

021 886 5393

Or hand delivered to

Jacques Volschenk / Dennis Moss Partnership
17 Market Street, Stellenbosch

Or e-mailed to

jacques@dmp.co.za

3 Should no comment be received, it will be deemed that you have no comment.

Yours faithfully

| ;
M

JL VOLSCHENK
DENNIS MOSS PARTNERSHIP
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APPLICATION FOR CONSOLIDATION, REZONING,
- DEPARTURE, SITE DEVELOPMENT PLAN & REMOVAL OF
RESTRICTIVE TITLE CONDITIONS

Application made in terms of the Stellenbosch Municipal Planning By-Law of 2015, and the By-Law Relating fo the
Control of Boundary Walls and Fences.

ERVEN 141, 142, 163, 164 & 165, STELLENBOSCH

31 May 2018
PROJECT NO: Q4202

Prepared by:

On behalf of: Ttk ; :
EEN

Saper (n¥estments; (Fty) L. DENNIS MOSS PARTNERSHIP
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SECTION A: INTRODUCTION

1 BACKGROUND AND CONTEXT OF THE APPLICATION

Saper Investments (Pty) Ltd. has entered into an agreement with the owners of erven 141, 142,
163, 164 and 165, Stellenbosch whereby the combined properties would be developed for higher
density residential purposes, in line with the municipal vision and policy for the area.

Of particular relevance and importance to this application is the municipal strategy for the
Dennesig area highlighted in the recently-approved Integrated Development Plan. This strategy
identifies the Dennesig area bounded by Adam Tas Road/R44, Merriman Avenue, Bird Street and
Molteno Road as a primary densification and development intensification area for the
establishment of blocks of flats according to a predetermined pattern on clustered erven with
heights of up to 6 storeys subject to certain performance criteria mixed with non-residential
facilities.

The mentioned properties are hereinafter referred to as the project site or subject property.

This office has subsequently been appointed by the owners of the properties to apply to the
Stellenbosch Municipality and all other relevant decision-making authorities for the necessary
approvals, which would allow for the establishment of a residential apartment complex on the
subject property, as described in the chapters below.

In particular, this application comprises the following:

a) Application is made in terms of Section 15(2)(e) of the Stelienbosch Municipality Land Use
Planning By-Law, 2015 (hereinafter referred to as the By-Law), for the consolidation of the
following properties:

Erf 141,

Erf 142,

Erf 163,

Erf 164, and

Erf 165, Stellenbosch.

b) Application is made in terms of Section 15(2)(a) of the By-Law for the rezoning of the
consolidated development site from Single Residential to General Residential.

c) Application is made in terms of Section 15(2)(b) of the By-Law for a departure to relax the
following building lines:

e Street building lines (Dennesig & Paul Kruger Roads) from 7.6m to 3.5m for the main
building.

e Street building lines (Dennesig & Paul Kruger Roads) from 7.6m to 0.0m for the refuse
buildings.

e Lateral building lines (adjacent to erven 140, 143, 162 & 166) from 4.6m to 4.5m for the
main building.

e Lateral building lines (adjacent to erf 140} from 4.6m to 3.5m for a passage.

e Lateral building lines (adjacent to erven 140, 143, 162 & 166) from 4.6m to 0.0 m for
the basement and parking structure.

Saper Investments (Pty) Ltd. 1 © Dennis Moss Partne_rship
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d) Application is made in terms of Section 15(2)(b) of the By-Law for a departure to relax the
permissible coverage from 25% to 55% (+2890m?).

e) Application is made in terms of Section 15(2)(b) of the By-Law for a departure to relax the
permitted floor factor from 0.75 to 1.33.

f) Application is made in terms of Section 15(2)(b) of the By-Law for a departure to relax the
requirement for recreational space from 25% to 24%.

g) In accordance with Section 10.4.3(e)(ii) of the Stellenbosch Scheme Regulations application
is made for a departure to permit an extra (5”‘) storey.

h) Application is made for the approval of a Site Development Plan, which illustrates the built

i)
)

form and typical landscaping.

Application is made, in terms of Section 15(2)(f) of the By-Law, for the complete removal
of the restrictive title deed conditions listed under the relevant tile deeds.

Application is made in terms of Clause 13 of the By-Law Relating to the Control of Boundary
Walls and Fences (Provincial Gazette 6671, 30 October 2009) to deviate from the By-Law
by constructing a boundary wall that does not comply with the By-Law in terms of
permitted maximum height and transparency.

_Saper Investments (Pty) Ltd. 2 ) © Dennis Moss Partnership
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SECTION B: THE PROJECT SITE

2 SITE INFORMATION ]

2.1 CONTEXT AND LOCATION

The project site consists of five individual properties, namely erven 141, 142, 163, 164 and 165,
Stellenbosch. Erven 141 and 142 are located at Nos. 5 and 7 Paul Kruger Road while the remaining
erven are located at Nos. 6, 8 and 10 Dennesig Street, respectively. The properties along Dennesig
Road formed part of the erstwhile Kromme Rivier A township, which was laid out in 1931 while the
properties along Paul Kruger Road formed part of Kromme Rivier B township, which followed in
1932. The dwellings on the respective properties were built in the late 1930’s.

Despite its relative old age, the dwellings has no cultural or heritage significance. This was also
pointed out by Snelling (2016) in the Notification of Intent to Develop for the houses of similar
type and nature on erven 161 & 162. Heritage Western Cape subsequently supported this notion
and issued a permit for the demolition of the houses on the latter two properties. A separate
Notification of Intent to Develop and application for a demolition permit for the demolition of the
respective buildings on the subject property will be submitted to Heritage Western Cape in due
course.

Both Dennesig and Paul Kruger Roads run in an east-west direction from Bird Street (in the east) to
Adam Tas Street (R44) (in the West). More recently, Dennesig Road as well as Paul Kruger Road
have been converted into cul-de-sacs and they no longer offer direct access onto the R44. Paul
Kruger Road, in particular, has been enclosed by a palisade fence next to the R44 thereby negating
any pedestrian movement from the R44 and beyond into the street.

—

- Figure 1: Photograph illustrating te character of the neighbourhod with the ree-line Paul Kruger Road.

Saper Investments (Pty) Ltd. 3 © Dennis Moss Partnership
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2.2 CHARACTER OF THE AREA

The character of the Dennesig area, generally situated between Merriman Avenue in the south,
Molteno Road in the north, Bird Street in the east and the R44 in the west, has changed
significantly over the last ten years. From an area characterised by predominantly single
residential dwellings, the neighbourhood is today dotted with larger-scale residential apartment
complexes. A number of new apartment complexes have been established along Dennesig Road,
towards Bird Street, and between Paul Kruger Road and Molteno Road. Some of the more recent
complexes include The Acorns, Boschen Park, and Erf 15886.

Notwithstanding the recent introduction of larger-scale residential developments, the area
possesses several qualitative characteristics. Chief amongst these are the mature trees which
lends a particular sense of calmness about the area. The existing trees are therefore a particular
form-giving element which has been taken into consideration in the design of the new residential
complex on the subject property.

Bordering the development site to the west is a new apartment complex, named The Den, which is
currently under construction. To the east and north, the project site is bordered by conventional
single residential dwellings, all dating to the same era of construction as the dwellings on the
development site. Immediately north of the project site, along Paul Kruger Road, the property is
also bordered by the Apple Tree Guest House.

While the project site falls outside the recognised historical core of Stellenbosch and even outside
the historical area identified in the draft Stellenbosch Zoning Scheme By-Law, it falls within the
geographical area adjacent to the same often used for planning purposes.

Saper Investments (Pty) Ltd. 4 © Dennis Moss Partnership
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Rezoning and associated applications: Erven 141, 142, 163, 164 & 165, Stellenbosch May 2018

2.3 EXISTING BUILDINGS AND STRUCTURES

The existing houses on the properties have, since inception, been used as family dwellings. Other
than some of the dwellings in the area, which has changed in use over the years, the subject
properties have all remained residential in nature. In typical 1930s style, all of the houses on the
individual properties are separated from the garage. It is worth noting that the settlement
footprint on all properties in the area include the residence in the front portion of the property
and the garage and ancillary buildings to the rear of the properties.

All of the individual properties are currently enclosed by perimeter walls and fences.

A number of large trees are also present on site or in the adjacent road reserves. The most
prominent trees that will be retained include a Tipu Tree, Pecan, Camphor, Wild Olive,
Yellowwood, and several Jacaranda Trees in the road reserve. Although not all trees are worthy of
conservation in terms of their protection status, the majority of the trees on site will be retained
for aesthetic and recreational purposes.

Figure 3: Street elevation of the dwelling on erf 163 (top left); erf 164 (top right); erf 165 (bottom left); and the
dwelling on erf 142 (bottom right).

Saper Investments (Pty) Ltd. 5 © Dennis Moss Partnership
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2.4  SITE DETAIL AND PARAMETERS

The table below provides a breakdown of the properties constituting the development site. The
property details as per the applicable title deeds are summarised in the table below.

Table 1: Properties constituting the development site.

' PROPERTY DESCRIPTION ~ TITLE DEED
Erf 141, Stellenbosch 936m? T14889/1998 Scandais African Footwear CC
Erf 142, Stellenbosch 937m? T105912/1998  Joz Investments Trust
Erf 163, Stellenbosch 1115m? T72846/1997 Daniel Jacobus & Sara Da Luz Winterbach
Erf 164, Stellenbosch 1115m? T16275/2017 Saper Investments (Pty) Ltd.
Erf 165, Stellenbosch 1115m? T88203/2001 Ingrid Kirsten Blumer & Christopher

Vernon Swart

The subject properties constitute a total of 5218m?.

in order for the development site to be developed to its full potential, an application for the
rezoning of the project site from its current zoning of Single Residential to General Residential will
be required. The zoning parameters, which apply to General Residential, will be as follows:

Street boundary building line 7.6m
Common boundary building line 4.6m
Coverage 25% (main building) plus 25% (covered vehicle shelters)
Minimum street frontage 15m
Minimum erf area 1000m?
Height 3 storeys (one extra storey for 75% parking in block of flats)
Floor factor 0.75
Parking 1.5 bays/dwelling unit >30 m?
1.25 bay/dwelling unit <30m?
Recreational space 25%

In the interest of thoroughness, the parameters of Multi-Unit Residential Zone, as per the draft
Stellenbosch Municipality Zoning Scheme By-Law, are presented below. These parameters have
also been used to inform the design and will also be used by the Municipality to evaluate the

proposal.
Street boundary building line 4.5m
Common boundary building line 4.5m (ground floor)
4.5m (first floor)
6.0m (second floor)
Maximum coverage 50%
Height 4 Storeys
Floor area 75%
Parking 1 bay/dwelling unit (1 & 2 bedroom units)

1.25 bays/dwelling unit (3 bedroom units)
1.5 bays/dwelling unit (4 or more bedroom unit)

Saper Investments (Pty) Ltd. 6 © Dennis Moss Partnership
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2.4.1 RESTRICTIVE TITLE CONDITIONS
Owing to the establishment of the Kromme Rivier Township, all of the properties have roughly the
same restrictive conditions. These conditions would have to be removed before the properties

could be developed, as proposed (refer to Annexure 3).

The typical restrictive conditions, as per the title deeds, are as follows:

. No bottlestore, canteen, or place for obtaining strong drink shall be erected on the above
land, nor shall any hotel, butcher, general or other business of a like nature be carried on or
conducted thereon.

° That the lots be used for residential purposes only.

. That the lots be not subdivided without the approval of the Administrator.

. That not more than one dwelling house be erected on any lot, and that not more than one-
third of the area of any one lot be built upon.

° That all buildings to be erected on this property shall stand back not less than ........ feet

from the line of any street or avenue on which the lots may abut. Such spaces may be used
as gardens, but shall not be built upon.

The correlating restrictive conditions to be removed, as per the applicable title deeds, are listed in
the table below.

Table 2: Title restrictions to be removed.

PROPERTY TITLE DEED RESTRICTIVE CONDITION NO.

Erf 141, Stellenbosch T14889/1998 B{c), C(a), C(b), C(c}, C(d)
Erf 142, Stellenbosch T105912/1998 B(c}, C(a), C(b), C{(c), C(d)
Erf 163, Stellenbosch T72846/1997 (b)3, (d)(b), (d)(c), (d)(d), (d)(f)
Erf 164, Stellenbosch T35813/2006 B(3), C(b), C(c), C(d), C(f)
Erf 165, Stellenbosch T88203/2001 B(3), C(b), C(c), C{d), C(f)

Saper Investments (Pty) Ltd. o 7 © Dennis Moss Partnership
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SECTION C: APPLICATION DETAILS

3 CONSOLIDATION, REZONING, DEPARTUR_E ;ND ASSOCIATED ASPECTS

Application is herewith made on behalf of the owners of the properties for the aspects listed
below in order to allow for the redevelopment of the project site for a residential apartment
complex.

3.1 CONSOLIDATION

Application is made, in terms of Section 15(2)(e) of the Stellenbosch Municipal Planning By-Law
promulgated by notice number 354/2015, dated 20 October 2015 (hereinafter referred to as the
By-Law), for the consolidation of the following properties:

Erf 141, Stellenbosch (936m?),

Erf 142, Stellenbosch (937m?),

Erf 163, Stellenbosch (1115m?),

Erf 164, Stellenbosch (1115m?), and
Erf 165, Stellenbosch (1115m?).

The total consolidated development site will comprise some 5218m?2. The proposed consolidation
is illustrated by the attached Consolidation and Rezoning Pian, Drawing No. PLOO1, dated 15 May
2018, drawn by JLV (refer to Annexure 1).

3.2 REZONING

Application is herewith made for the rezoning of the consolidated development site, in terms of
Section 15(2)(a) of the By-Law, from Single Residential to General Residential.

The total consolidated development site will comprise some 5218m?. The proposed rezoning is
illustrated by the attached Consolidation and Rezoning Plan, Drawing No. PLOO1, dated 15 May
2018, drawn by JLV (refer to Annexure 1).

3.3 DEPARTURE

3.3.1 RELAXATION OF BUILDING LINES

Application is made, in terms of Section 15(2)(b) of the By-Lay, for a permanent departure for the
following:

a) To relax the street building lines (Dennesig & Paul Kruger Roads) from 4.6m to 3.5m to
allow for residential units closer to the street edge.

The proposed building will be set back at least 3.5m from the street boundary to ‘enclose
the street’, as required by the Conservation Strategy of the Historical Core of Stellenbosch.
By moving buildings closer to the street boundary, the traditional pattern of buildings lining

Saper Investments (Pty) Ltd. 8 © Dennis Moss Partnership
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the street will be adhered to, thereby creating a positive interaction between building and
street.

b) To relax the street building lines (Dennesig & Paul Kruger Roads) from 7.6m to 0.0m to
allow for the refuse rooms on the street boundaries.

It is @ requirement for projects of this nature to provide refuse lay-by facilities in the street
reserve from where refuse trucks can collect refuse. As such, it is proposed that two refuse
facilities be provided on either side of the property, in the vicinity of such lay-bay facility.
The refuse facilities will be neatly incorporated into the proposed boundary wall/fence.

c) To relax the lateral building lines (adjacent to erven 140, 143, 162 and 166) from 4.6m to
4.5m allow for residential units.

d) To relax the fateral building lines (adjacent to erf 140) from 4.6m to 3.5m to allow for a
passage.

The development proposal has been carefully planned around the existing trees. These
trees have been incorporated into the design of the building and will play a major role in
the enjoyment of the development. As a result, some minor departures to the lateral
building lines are required to enable the optimal use of the property.

e) To relax the lateral building lines (adjacent to erven 140, 143, 162 & 166) from 4.6m to
0.0m to allow for the basement and parking structure.

While the residential footprint will generally be set back from the lateral boundaries, the
basement and associated parking structure will be built onto the lateral boundary. It is
envisaged that the basement will protrude +800mm from the ground level to enable
natural ventilation and that ‘surface’ level parking will be provided on top of the basement
along the eastern and western sections of the property.

The building line departures are illustrated by the attached Site Development and Landscape Plan,
Drawing No. SDP001, dated 31 May 2018 (refer to Annexure 1).

3.3.2 RELAXATION OF PERMISSIBLE COVERAGE

Application is also made, in terms of Section 15(2)(b) of the By-Lay, for a permanent departure to
relax the maximum permissible coverage from 25% to 55% (2890m?).

The coverage calculation per floor equates to the following:

Level 1 - Ground Floor: 624m? (11.95%)

Level 2 — First Floor: 2845m? (54.52%)
Level 3 — Second Floor: 2845m? (54.52%)
Level 4 — Third Floor: 2845m? (54.52%)
Level 5 — Fourth Floor: 2782m?(53.32%)
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3.3.3 RELAXATION OF PERMISSIBLE FLOOR FACTOR

Application is made, in terms of Section 15(2)(b) of the By-Lay, for a permanent departure to relax
the maximum permissible floor factor from 0.75 to 1.33 (£6934m?). The floor factor only
represents the sectional title area of units and excludes balconies, communal passages, entrance
halls, staircases, lift shafts, parking facilities and basements, as directed by the applicable zoning
scheme.

3.3.4 RELAXATION OF RECREATIONAL SPACE

Application is made, in terms of Section 15(2)(b) of the By-Law, for a permanent departure to relax
the requirement for recreational space from 25% to 24%.

Due notice is taken of the requirement to have 25% of the property in an unbroken unit area to be
reserved for gardening and recreation. The development proposal will provide 24% (1254m?)
recreational area although this figure comprises three recreational areas — the central large open
space and two open space strips along the street boundaries.

3.3.5 RELAXATION FOR NUMBER OF STOREYS

In accordance with Section 10.4.3(e)(ii) of the Stellenbosch Scheme Regulations and in terms of
Section 15(2)(b) of the By-Law, application is made for a permanent departure to permit an extra
(s™) storey in defined areas, as indicated on Drawing No. Q4202-D-301.

While the majority of the building will be 4 storeys high, a number of focal elements have been
introduced in the top storey and roof space to create an interesting roofscape. In this regard
several duplex units will be introduced on the fourth floor, extending into the fifth floor.

3.4 SITE DEVELOPMENT PLAN

Application is made for the approval of the Site Development Plan, Drawing No. SDP001, dated 31
May 2018 (refer to Annexure 1).

The Site Development Plan (SDP) conceptually illustrates the spatial configuration and proposed
urban design of the development. The SDP also illustrates the typical landscaping features, and
the fence type. Once approved, the SDP will serve as the development parameters applicable to
the proposed development.

3.5 REMOVAL OF RESTRICTIVE TITLE DEED CONDITIONS

Application is made, in terms of Section 15(2)(f) of the By-Law, for the complete removal of the
following restrictive title deed conditions (also refer to Paragraph 2.4.2 above):

Conditions B(c), C(a), C(b), C(c), C(d) applicable to erf 141 (T14889/1998).
Conditions B(c), C(a), C(b), C(c), C(d) applicable to erf 142 (T105912/1998).
Conditions (b)3, (d)(b), (d)(c), (d)}(d}, (d){f) applicable to erf 163 (T72846/1997).
Conditions B(3), C(b), C(c), C(d), C(f) applicable to erf 164 (T35813/2006).
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] Conditions B(3), C(b), C(c), C{d), C(f) applicable to erf 165 (T88203/2001).

3.6 DEVIATION FROM POLICY ON BOUNDARY WALLS AND FENCES

The erection of boundary walls and fences in the Stellenbosch Municipality is governed by the
Municipal By-Law Relating to the Control of Boundary Walls and Fences (2009).

Section 5 of the By-Law states that:
‘For residential zoned properties the height of any wall or fence (including the entrance structure
and columns) shall be regulated as follows;

(a) On a street boundary: - 2.1m high, on condition that 50% of the height of the wall or fence,
including gates on residential zoned properties must consist of open decorative work to
create transparency. The solid construction shall not interfere with sight lines of vehicles
entering or leaving the property, or passing traffic.

{b) On a boundary other than a street boundary: - 2.1m high and shall comprise of materials as
described in sections 9 below, except where the screening of backyards or swimming pools
are concerned, in which case the height may at the discretion of Council be increased to
2.5m.’

Application is subsequently made in terms of Clause 13 of the By-Law Relating to the Control of
Boundary Walls and Fences (Provincial Gazette 6671, 30 October 2009) in order to deviate from
the By-Law in the following manner:

° By constructing a street boundary wall with solid sections to visually screen vehicles parked
on the property from passers-by. The boundary wall is also to incorporate ancillary
building such as the refuse building, which will be constructed as part of the boundary wall.

. By permitting electrification on top of the external perimeter fences.

The proposed boundary wall/fence is illustrated on the Site Development Plan, Drawing No.
SDPQO01, dated 31 May 2018 (refer to Annexure 1).

4 APPLICATIONS TO OTHER DEPAR_TMENTS -

4.1 NATIONAL HERITAGE RESOURCES ACT

Section 38(1) of the National Heritage Resources Act 25 of 1999 lists several activities which
require approval from the responsible heritage resources authority (i.e. Heritage Western Cape)
before construction may commence. As it relates to the proposed development, several activities
have been identified which resulted in the preparation of a Naotification of Intent to Develop (NID)
and subsequent submission to Heritage Western Cape.

As such, an NID will be prepared and submitted to Heritage Western Cape (HWC), in terms of the
National Heritage Resources Act 25 of 1999. The application to HWC will also be made in terms of
Section 34 of the Act (25 of 1999) to obtain a demolition permit for the demolition of the existing
structures on the project site.

-
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4.2 NATIONAL ENVIRONMENTAL MANAGEMENT ACT

The Minister of Environmental Affairs and Tourism has, in terms of Section 24(5) read with Section
44 of the National Environmental Management Act (NEMA) 107 of 1998, listed activities in terms
of Section 24 and 24D of NEMA in a schedule, which may not commence without environmental
authorization.

The EIA Regulations, 2014, which govern the implementation of the above sections of NEMA,
outline the activities for which EIAs should apply.

The project proposals have been considered in terms of the three Listing Notices (Regulations 983,
984 and 985) as issued in terms of the National Environmental Management Act, No. 107 of 1998
(NEMA). It was found that none of the activities included in the listing notices would be ‘triggered’
by the project proposal, hence, NEMA is not applicable.
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SECTION D: THE PROJECT PROPOSALS

[ 5 KEY ASPECTS OF THE PROPOSED DEVELOPMENT

5.1 PLANNING AND DESIGN APPROACH

The rationale behind the planning, design and construction approach adopted for the
development is to create a specific character and atmosphere, which people will recognize as
qualitative and unique and which will instil a sense of pride, belonging and identity with those
associated with the development.

The architectural design of the building was not considered in isolation but as one of the key
components of coherent urban design that would ensure the establishment of a high-quality
development with a unique atmosphere and genius loci (spirit of place).

The proposed new buildings will, as far as possible, be designed and constructed in accordance
with energy-efficient and place-specific planning and design, as contemplated in official policy. All
efforts will be made to ensure that the design of the building embraces the natural attributes.
Natural materials and locally-manufactured materials would be encouraged while full use would
be made of available technologies aimed at ensuring environmental sustainability.

As such, the planning and design of the proposed development would give effect to the concept of
‘critical regionalism’ which promotes a return to the development of high-quality settlements that
comply with the definition of a unique sustainable man-made environment which is in harmony
with the natural environment that ‘contains’ it and which demonstrates the five guiding principles
of ‘critical regionalism (PGWC 2003%). Such a quality is often dependent upon a specific ‘sense of
togetherness’ and character that requires a specific scale and density.

‘Critical regionalism’ constitutes a sensory understanding and appreciation of the environment
and its component ‘things’, and is therefore a very complex concept to apply. It is based on five
basic principles that should guide the planning, design and management of development
(Kelbaugh, 1997%), namely a sense of place, sense of nature, sense of history, sense of craft and a
sense of limits.

5.2 DEVELOPMENT CONCEPT

The project proposal entails the construction of a new apartment complex consisting of 145 units.
The complex will comprise the following residential options:

L 3 x 1-bedroom units,

] 76 x 2-bedroom units,

] 54 x bachelor units, and

o 12 x 2-bedroom duplex units.

[

PGWC, 2003. Manual for Bioregional Planning and Management in the Western Cape. Cape Town.
Ketbaugh, D. 1997. Common Place: Toward neighborhood and regionol design. Seattle: University of
Washington Press. -
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It is worth noting that the proposed development is being undertaken by the same developer
responsible for the development on the adjacent erven 161 and 162 (‘The Den’). As such, the
development on the subject property aims to present a continuation of the architectural design
and style along the streetscape. The street elevation of the proposed development and the
buildings on erven 161 and 162 is included as drawing no. Q4202-D-301 under Annexure 1.

Figure 4: Southern street elevation showing the interface with Dennesig Road.

The development concept is illustrated by Drawings No. Q4202-D-201 to Q4202-D-207, Q4202-D-
301 as well as by Drawing Nos. SDP001, and POO1 (refer to Annexure 1).

As illustrated on Figures 4 and 5, the development concept is loosely based on a perimeter block
design which allows for buildings to define the street boundary while creating central, semi-
private courtyards at the rear of the buildings. Whilst the perimeter block design is more defined
along the street boundaries, the design allows for a continuation of the design principle to
neighbouring properties. In this regard, provision has been made for a continuation of the central
green area to be extended into neighbouring properties in future.

Apart from the existing mature trees, the positioning of buildings were largely done with due
regard of the optimum northern orientation and advantages of the open space areas. The new
buildings also respect the privacy of the neighbouring properties by largely adhering to the lateral
building lines. The Site Development Plan illustrates the manner in which landscaping will
contribute to the establishment of a qualitative development. In this regard, the Site
Development Plan also points out where large specimen trees will be retained and new trees
planted to provide privacy and enhance the sense of place of the development.
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Figure 5: Artistic illustration of the internal courtyard.

Provision has been made for two pedestrian and vehicular entrances to the development, one off
Dennesig Road in the south and one off Paul Kruger Road in the north. Both vehicular access
points will be grade-separated and users will be able to enter/exit the basement parking or surface
parking level directly off the adjacent roads. Access will be managed by means of sliding security
gates. These gates will be well set back from the street kerb to ensure sufficient stacking distance.
As illustrated on the plans mentioned above under Annexure 1, most of the parking is provided in
the basement level while the remainder of the required parking bays are provided on-grade. In
order to reduce the negative visual impact of large open parking areas, the majority of surface
parking will be underneath the building structure.

Two separate refuse yards and associated buildings will be provided along Dennesig and Paul
Kruger Roads. The refuse yards have been designed in such a manner as to provide direct access
to it from the street as well as from inside the complex. The refuse rooms will be of sufficient size
and capacity, and each will be served with an embayment in the road reserve.

It is proposed that the development will comprise a multi-level scheme. The buildings will mostly
be four storeys with the odd focus points, which will be accommodated as duplex units into a fifth

storey.

As mentioned above, a broad spectrum of residential units will be provided. All residential units
will be served with an open-plan kitchen, lounge and dining room, bed- and bathrooms. Most
units will also have a private balcony or stoep while some units will only have a Juliette balcony.
The buildings have been positioned and orientated in such a manner to provide sufficient light and
living space along the northern fagade.
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The boundary walls along the perimeter of the property will be mostly transparent in accordance
with the Municipality’s policy on boundary walls and fences. The proposed boundary walis do,
however, deviate slightly from the policy in terms of transparency to hide vehicles parked on site
and the overall height. The proposed boundary wall treatments are indicated on Drawing No.
SDPOO1.

The extent of the new building complex will be as follows:

° The overall coverage of the new buildings will be in the order of 55% (+2890m?).

° The complex will be five storeys in total of which the fourth storey will include duplex
units.

. The floor area will be in the order of 6937m? (1.23 floor factor).

° Parking will be a combination of open surface parking and basement parking. In

accordance with the zoning parameters applicable, a total of 204 parking bays are
required. Having regard for the provision of bicycles and/or motorcycle bays in lieu of
parking bays, 179 vehicular parking bays, 12 motorcycle bays (equal to 3 conventional
bays) and 132 bicycle bays (equal to 22 conventional bays) have been provided, for a
grand total of 204 parking bays.

6 ENGINEERING SERVICES

The engineering services reports, included under Annexure 6, provide the design philosophy that
has been applied when designing the internal engineering services for the proposed development.
The report also provides relevant data on existing municipal infrastructure, and the ability of this
infrastructure to accommodate the proposed development.

The key aspects of the engineering services are summarized below. These are to be read together
with the services reports and the proposed Site Development Plan.

6.1  TRAFFIC IMPACT STATEMENT

Deca Consulting Engineers prepared a Traffic Impact Assessment (TIA) for the proposed
development during May 2018. The report summarises the transportation conditions within the
vicinity of the project site and provides an assessment of the transportation impacts on the
surrounding road network. The analyses evaluate both existing year (2018) and expected (2020)
traffic conditions during the expected peak traffic hours of the development.

The TIA notes that the proposed development will have a moderate traffic impact and
recommends that the application be approved. The following recommendations are also made:

° A queuing survey done at the R44 Adam Tas Road / Molteno Road intersection shows that
traffic signals are not currently warranted. It is the opinion of the traffic engineers that
improvements to the geometric layout of the intersection would be more beneficial at this
stage than traffic signals. It is suggested that a left turn deceleration and acceleration lanes
should be provided on Adam Tas Road southbound, with a dedicated right turn lane on
Adam Tas Road northbound. It is important to note that the improvements are
recommended to improve the existing situation and not as a result of additional traffic
from the proposed development. The development can therefore not be held liable for the
cost of improvements, although development contributions may be used towards the
funding of improvements.
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° It is recommended that sidewalks should be provided along Dennesig Road in front of
Erven 163-165 along Paul Kruger Road in front of Erven 142 and 143;

° It is suggested that Stellenbosch Municipality should draw up a non-motorised transport

improvement plan for this area so that future improvements may happen in a coordinated
and standardised manner.

6.2 WATER DEMAND AND SUPPLY

The preliminary potable water demand for the proposed development has been estimated as
approximately 72.5 kl/day, which equates to 0.5 kl/day or 0.8391 I/s. The peak factor is expected
to be 11.3 while peak water demand is therefore estimated at 9.482 I/s.

The Civil Engineering service report notes that the existing municipal water reticulation network is
found in Dennesig and Paul Kruger Roads and that supply to the scheme would be from either of
the two sides — both of which is currently supplied with a 90mm water main.

In order to adequately supply the scheme, including provision for firefighting services, one of
these mains will have to be upgraded to a 110mm line - probably in Dennesig Road between the
100m line along Adam Tas and the cross feed to the 225mm line just to the East of Hofman Street.

Water upgrades associated with the development of Erven 4202 and 4203, Stellenbosch are
expected to relieve any anticipated pressure issues in the area.

6.3 SEWAGE AND EFFLUENT MANAGEMENT

The average daily sewer run-off from the proposed development is estimated at 61.625 kl/day or
0.713 I/s. Peak sewage flow is estimated at 1.828 /s, which is well below the peak factor of 2.5, as
per the Red Book.

The Red Book requires that a normal infiltration factor of 15% be allowed to developments.
However, since this scheme comprises soffit hung services with a basement, the only portion of
the sewer line subject to infiltration is between the face of the building and the municipal
connection. A nominal provision of 2.5% is therefore suggested.

It was indicated that the next phase (Phase 3) of the main outfall sewer is to commence soon and
may well be in place before the demand from this scheme (December 2019) is placed onto the
network.

6.4 STORMWATER MANAGEMENT

The scheme comprises a redevelopment of 5 existing erven. An inspection of aerial photographs of
the existing houses and associated hard stand/driveways indicates that at least 70% of the existing
properties are impermeable. It is therefore expected that the impact of site coverage on the total
stormwater discharge will be minimal.
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6.5 SOLID WASTE MANAGEMENT

An integrated waste management strategy will be followed in the proposed development. This
strategy is based on waste minimization and will include recycling and disposal where appropriate.
Solid waste will be collected by the Stellenbosch Municipality on a weekly basis.

A solid waste/refuse yard will be provided on the boundary with both Dennesig and Paul Kruger
Streets from where the development will be serviced.

6.6 ELECTRICITY

Based on the proposed development of 145 apartments with basic cooking facilities and central
heat pumps for hot water generation, it is estimated that the maximum demand will be in the
order of S00kVA.

The Stellenbosch Municipality will be the Supply Authority and service provider for this area and it
has been confirmed that the electricity supply can be made available from the existing network. A
new mini-substation will, however, be required for the proposed development.

All services will be designed and installed according to the municipality’s latest electrical guidelines
and will be handed over to them once complete. Each residential unit will have its own electrical
supply and will be metered by means of pre-payment meters. The managing of the metering
system will be done by a company specializing in this service.
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SECTION E: LEGISLATIVE CONTEXT AND COMPLIANCE WITH RELEVANT POLICY

" 7 RELEVANT PLANNING POLICY AND FRAMEWORKS

The primary planning and development frameworks that are relevant to this application and the
compliance of the proposed project therewith are summarised below.

7.1 NATIONAL DEVELOPMENT PLAN

During November 2011, the National Planning Commission published a document titled; The
National Development Plan 2030: Our Future — Make it Work, as a broad strategic framework
which sets out a coherent and holistic approach to confronting poverty and inequality.

As its main goals, the National Development Plan (NDP) focuses of the following:

° Eliminate income poverty — Reduce the proportion of households with a monthly income
below R419 per person (in 2009 prices) from 39% to zero.
° Reduce inequality — The Gini coefficient should fall from 0.69 to 0.6.

The NDP identifies 15 themes that as objectives and actions that will give effect to the overarching
goal. These themes include the following:

a) Economy and Employment

b) Economic infrastructure

c) Environmental sustainability and resilience
d) Inclusive rural economy

e) South Africa in the region and the world

f) Transforming Human Settlements

g) Improving education, training and innovation
h) Health care for all

i) Social protection

i) Building Safer Communities

k) Building a capable and developmental state

1) Fighting corruption
m) National building and social cohesion

In as far as the proposed development is concerned, the themes concerning Economy and
Employment, Environmental Sustainability and Resilience, Transforming Human Settlements and
Building Safer Communities will be given effect to in the following manner.

(i) Economy and Employment

The proposed development will make a significant contribution to the local economy both during
the construction and operational phases.

The construction phase will lead to the expansion of business sales for existing businesses located
in the area. These changes are measured in terms of new business sales, i.e. new sales that will be
generated in the economy as a direct result of the capital investment in the development.
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The development will furthermore contribute to the GGP. The GGP measures the value of all final
goods and services produced/provided within one year of the area’s economy. The generation of
additional business sales and employment opportunities will initiate an on-going ripple effect
through the local area, resulting in an increase in product and service value (measured in GGP).

Finally, constructing the development will result in direct jobs being created on site and other
directly related sectors such as transport, warehousing and communication services. Indirect jobs
are also created due to the multiplier effect in the economy in industries that provide goods,
materials and services to the proposed development.

(ii) Environmental Sustainability and Resilience

The proposed development will comply with the specific actions listed under this heading by
manner of various direct responses. These include the preservation of selected trees on the
property and the creation of qualitative open spaces.

Efficient water and energy saving measures will also be implemented as part of the proposed
development in order to minimize the consumption of scarce environmental resources.

(iiij)  Transforming Human Settlements

The NDP lists the objective of having more people living closer to their places of work. It also calls
for the development of a strategy for densification of cities and resource allocation to promote
better located housing settlements.

In this regard, the proposed development is located in the heart of Stellenbosch and is close to
places of work, commercial and recreational facilities. The development will also provide for a
variety of residential options thereby breaking down the apartheid spatial patterns and increasing
urban efficiencies such as the utilisation of infrastructure by increasing densities.

(iv)  Building Safer Communities

The objective of this theme is for people living in South Africa to feel safe and have no fear of
crime. The NDP acknowledges that personal safety is a human right and that it is a necessary
condition for human development, improved quality of life and enhanced productivity.

The proposed development will create an environment where residents can feel safe at home and
where all people, especially women and children, can walk freely in the street and play safely
outside.
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7.2 WESTERN CAPE PROVINCIAL SPATIAL DEVELOPMENT FRAMEWORK

The Western Cape Provincial Spatial Development Framework (hereinafter referred to as the
PSDF) was approved by the Minister of Local Government, Environmental Affairs and
Development Planning and submitted to the Provincial Cabinet for endorsement in April 2014.

The PSDF sets out to put in place a coherent framework for the Province’s urban and rural areas
that:

a) gives spatial expression to the national and Provincial development agendas;

b) serves as basis for coordinating, integrating and aligning ‘on the ground’ delivery of
national and Provincial departmental programmes;

c) supports municipalities fulfil their municipal planning mandate in line with the national and
Provincial agendas; and

d) communicates government’s spatial development intentions to the private sector and civil
society.

The PSDF seeks to improve the effectiveness of public investment in the Western Cape’s built and
natural environments by:

° adopting credible spatial planning principles to underpin all capital investment
programmes,

. spatially targeting and aligning the various investment programmes, and

° opening-up opportunities for community and business development in targeted areas.

In fulfilment of the mandate ascribed to it in SPLUMA and to take forward the Province’s spatial
development agenda, the PSDF sets out a policy framework within which the Western Cape
Government will carry out its spatial planning responsibilities. The policy framework covers
Provincial spatial planning’s three interrelated themes, namely:

a) Sustainable use of the Western Cape’s spatial assets,
b) Opening-up opportunities in the Provincial space-economy, and
c) Developing integrated and sustainable settlements.

For each theme key challenges as distilled from the Provincial spatial profile and their spatial
implications are noted and Provincial policies for dealing with them are presented. The table
below put forward the respective themes, PSDF policies applicable to the development proposal
and the manner in which the project will comply with the same.

Table 3: The three interrelated themes and applicable policies.

THEME AND POLICY | RESPONSE
a)  SUSTAINABLE USE OF PROVINCIAL ASSETS

Policy R1: Protect biodiversity and As mentioned above, the design of the buildings was, first and

ecosystem services foremost, informed by the mature trees on site. As such, the
project will make a positive contribution towards conserving
the biodiversity on site.

Policy R2: Safeguard inland and A water-wise approach will be adopted in the landscaping and
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coastal water recourse, and maintenance of the project. The approach is aimed at
manage the sustainable use of maximising efficiencies, optimising storage capacity and
water. ground water extraction.

Policy R5: Safeguard cultural and In an effort to safeguard the cultural and scenic assets of the

scenic assets subject property and of the area as a whole, a Notification of
Intent to Develop will be prepared and submitted to Heritage
Western Cape for consideration.

b) OPENING-UP OPPORTUNITIES IN THE SPACE ECONOMY

Policy E3: Revitalise and strengthen The property is favourably located near the centre of town
urban Space-economies as the and is able to regenerate and revitalise the urban economy of

engine of growth Stellenbosch town. The project, together with recent and
planned projects, will furthermore attract economic activity
to the area.

c) DEVELOPING INTEGRATED AND SUSTAINABLE SETTLEMENTS

Policy S51: Protect, manage and The project is presented as a qualitative development that

enhance sense of place, cultural adheresto many of the place-making principles which aims to

and scenic landscapes enhance the qualitative characteristics of Stellenbosch (refer
to Chapter 7.4 below).

Policy $3: Promote compact, mixed The project aims to break down the apartheid spatial patterns |

use and integrated settlements and increase urban densities. The proposed development will
also ensure functional integration between people of
different income groups as a variety of residential options are
provided in the scheme.

Policy S5: Promote sustainable, The location of the project will ensure that households are

integrated and inclusive housing in provided with easy access to opportunities and that the new

formal and informal markets development is of such a density to optimise efficiencies in
the municipal infrastructure network.

7.3 STELLENBOSCH INTEGRATED DEVELOPMENT PLAN

The Integrated Development Plan (IDP) is the Municipality’s principal five year strategic plan that
deals with the most critical development needs of the municipal area as well as the most critical
governance needs of the organisation.

Section 34 of the Local Government: Municipal Systems Act 32 of 2000 prescribes that a
municipality must review its IDP annually and to the extent that changing circumstances so
demand. The Stellenbosch Municipality, in collaboration with all relevant stakeholders, therefore
reviewed its IDP to examine the progresses made and assess the municipality’s strategic objectives
and targets as set out in the IDP.
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On 28 May 2018, during a special meeting of the Council of Stellenbosch Municipality, the review
of the 2017/2018-2021/2022 4™ Generation IDP was approved.

The priorities and actions identified in the review of the IDP will seek to better inform the
municipality’s budget and streamline service delivery initiatives. This will ensure that the
Stellenbosch Municipality remains on course to attain its strategic objectives.

The Municipality has a number of medium- and longer term sector plans that direct the
implementation of the different functional areas. These plans form an integral part of the IDP.

Chief amongst these is the Municipal Spatial Development Framework (MSDF). The MSDF forms a
key component of the IDP as it indicates the spatial location and opportunities to achieve the
various objectives and meet the demands of the local communities. The MSDF has been reviewed
as part of the IDP and propose minor changes.

Specific issues for amendment of the current SDF, as it relates to the application at hand, include:
° Major transport infrastructure in the form of STOD (Sustainable Transit-Oriented
Development) including identified areas for densification in Stellenbosch Town.

From discussions with the municipal officials it has been communicated that a primary STOD is
being planned for the Van der Stel Sports Ground. This STOD is located a mere 200m from the

project site.

A number of strategies are also being proposed to address some of the spatial issues, namely:

° Significant densification of existing neighbourhoods located in proximity of major transport
infrastructure and the Stellenbosch University;
° Identification of the Dennesig area bounded by Adam Tas Road/R44, Merriman Avenue,

Bird Street and Molteno Road as a primary densification and development intensification
area for the establishment of blocks of flats according to a predetermined pattern on
clustered erven with heights of up to 6 storeys subject to certain performance criteria mixed
with non-residential facilities.

Having regard for the above, it is contended that the project proposal is in line with the
approved Integrated Development Plan.

7.4 STELLENBOSCH SPATIAL DEVELOPMENT FRAMEWORK

The Stellenbosch Spatial Development Framework (SDF) (May 2017) aims to guide the future
spatial form of the greater Stellenbosch area. It is aimed at developing a binding set of principles
which guide development and development rights of property owners.

At its core, the SDF identifies seven strategic perspectives that will guide the future spatial
development of Stellenbosch and ensure that development does not diminish the resources base
on which its economy depends. Of the seven strategic perspectives, the following principles bear
a direct or indirect relevance to the proposed development.
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a) Interconnected nodes

The proposed new development will enhance the principles of interconnected through the
intensification of uses and creating a high density development near a strategic transport
intersection (the planned Van der Stel TOD). The development aims to increase the internal
average gross density of the town to an approximate 25 du/ha, as envisaged in formal policies.

The development will contribute to the principles of walking distance, functional integration,
socio-economic integration and making optimal use of infrastructure, thereby minimising the need
for travel by private vehicies.

b) Car-free transport

The Stellenbosch SDF states that development should be focussed around transport thoroughfares
and that a combination of non-motorised transport (NMT) and public transport facilities should be
used so that residents commute without the need of a private car.

With the proposed development being situated approximately 1km from the centre of
Stellenbosch, it is regarded to be situated within an appropriate walking distance of activities
found within the urban area (e.g. employment, shopping, public transport, social and
recreational). It is to be noted that Stellenbosch Municipality is currently planning a Transit
Oriented Development (TOD) on the Van der Stel Sportsground. This TOD is closer than 200m
from the project site and will provide added motivation for car-free transport to the project site.

The proposed development will also contribute to the NMT strategy by allocating a large number
of bicycle stands as well as motorcycle bays to residents and visitors of the apartments.

c) Inclusive economic growth

The SDF notes the historic trends where retail and economic opportunities have been created far
separated from lower-income communities. It also notes the housing developments which have
catered to the needs of car owners, thereby widening the gap between the income classes.

In line with the strategic perspective, the subject property has been prioritised as a brownfields
site in close proximity to economic and commercial opportunities.

d) Optimal land use

instead of expanding the footprint of built areas, the SDF proposes that suitable areas for
development be identified within existing settlements through densification projects. Preference
must also be to develop locations close to public transport hubs and brownfield sites over
greenfield locations.

As mentioned above, the proposed redevelopment of the property represents a brownfield
development in a densification area. The development will contribute to the densification of
Stellenbosch town whilst at the same time assist with the expansion of the NMT system in
Stellenbosch. The proposed apartment complex aims to maximize the potential of the subject
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property through redevelopment of the site. It is contended that, in line with the SDF, the
proposed development is regarded as the most suitable and appropriate use of the property.

e) Resource custodianship

The developer aims to contribute to a sustainable future for Stellenbosch. Key to this is the ability
of the municipality to deliver services to the development. As such, the developer aims to
minimise the impact of the development in terms of energy and water utilisation, and waste
generation. The proposed development will comply with the latest SANS 10400-XA energy
efficiency standards by introducing heat pumps as an alternative source of energy. The
development will also introduce water saving devices whilst waterwise gardening will be
promoted throughout the development.

f) Heritage

It is recognised that Stellenbosch town’s sense of place is derived from its historic architecture.
Apart from the wine farms, natural areas, historic sites and museums, the main attraction of the
town is the tight-knit urban street character.

Being located in the expanded historic core, the proposed development will be consistent with the
place-making principles described in Chapter 7.4 below. The latter principles aim to protect the
historical spatial structure and architectural forms.

7.4.1 PRECINCT MASTER PLAN

During the pre-submission meetings with the municipality, the future need for a Precinct Master
Plan was discussed. Such a Master Plan, which would have to be driven by the Municipality, would
tie in with the recently-approved IDP to ensure the orderly development of the Dennesig
densification area.

Specific reference is also made to the minutes of the pre-submission meetings during which it was
agreed that the current application can proceed without such a Master Plan being in place for the
area. The developer will, however, support initiatives on the Master Plan level for the area as it
relates to landscaping, pedestrian / cycle routes, etc. (refer to Annexure 7).

7.5 DESIGN INFORMANTS AND PLACE-MAKING PRINCIPLES

During 1995, an assessment of the Assets of Stellenbosch: the special qualities and settlement
patterns, which represent the essential architectural and place-making qualities was undertaken
by Piet Louw and Martin Kruger Architects. This study served as the basis for a comprehensive
Conservation Strategy of the Historical Core of Stellenbosch, which was undertaken by KrugerRoos
architects urban designers and planners during 1997. The latter report provided guidelines for
new development, alterations to existing buildings and public actions in the Historical Core.

The chapters below provide a summary of the principles and design informants contained in the
Conservation Strategy. The chapters below also illustrate the manner in which the development
proposal is consistent with said principles.
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a) Streets enclosed by buildings

The Dennesig area still has a predominantly single residential character, even though some larger-
scale apartment complexes have been introduced to the area. Whilst the area has been
earmarked for densification, the single residential dwellings do not comply with the stated
principle. It is therefore the intention of all new buildings in the area to be design and positioned
in such a manner to follow the traditional pattern of buildings enclosing the street boundary.

b) Building and street interface

The traditional pattern is that of buildings lining the street (as mentioned above). Access to the
front door was typically via a semi-private stoep.

The proposed design also makes provision for an interaction between the building and the street
as a semi-private garden will be created along both the Dennesig and Paul Kruger Road facades.

c) Street and paving surfaces

The proposed development will make use of a variety of hard and soft landscaping elements and
techniques to define the respective spaces along the street and on the ‘inside’ of the
development. The project will inter alia make provision for an additional cycle lane along
Dennesig and Paul Kruger Roads to contribute to the implementation of an NMT system
throughout town.

d) Parking

The Study Report proposes that small, discrete parking areas are provided in the Historical Core,
where possible, with suitable planting providing screening and shade.

The proposed development will however provide ample secure parking underneath the building in
a basement level. In line with the policy, only small portions of surface parking will be provided
along the eastern and western portions of the site. These parking areas will not be visible from
the adjoining streets. The total number of parking bays to be provided will be in accordance with
the applicable zoning scheme.

e) Walls and Roofs

It is generally recognized that Stellenbosch is the town of white walls, because of the traditional
use of lime wash and the solid, walled architecture, penetrated by carefully proportioned
openings.

Where thatched roofs are typical of early Cape architecture, these were sometimes later replaced
with corrugated iron. Flat roofs were also used.

The proposed development pays specific homage to these traditional elements by the ample use
of white walls and corrugated iron in the design. Whilst not adhering to the traditional building
footprint, these other elements together with carefully proportioned openings strike a balance
between traditional and modern.
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8 LEGISLATIVE C_ON_TEXT

This application is submitted and will be considered in terms of the Stellenbosch Municipality:
Land Use Planning By-Law, 2015. As such, the planning principles as advocated in the Spatial
Planning and Land Use Management Act, No. 16 of 2013 (SPLUMA) and the Western Cape Land
use Planning Act, No. 3 of 2014 (LUPA) is also applicable.

8.1 DEVELOPMENT PRINCIPLES

Chapter 2 of the Spatial Planning and Land Use Management Act, No. 16 of 2013, and Section 59
of the Western Cape Land Use Planning Act, No. 3 of 2014, lists development principles and norms
and standards that shall apply to spatial planning, land development and land use management.
These principles are as follows:

8.1.1 SPATIAL JUSTICE

Spatial justice is primarily concerned with the commitment to redress past spatial and other
development imbalances. The principle also calls for the improved access to and use of land.

As mentioned above, it is herewith contended that the proposed redevelopment of the project
site is the most suitable and appropriate use of the property given its context and location.

8.1.2 SPATIAL SUSTAINABILITY

Spatial sustainability requires land development to be aligned with fiscal and institutional means.
The aim is further to promote land development that is spatially compact, resource frugal and
within fiscal, institutional and administrative means of the competent authority.

This translates on the ground to development in locations that are sustainable and that limit urban
sprawl (as this development does), that uphold environmental considerations such as the

protection of mature trees on site, and that ensures that development is feasible and financially
viable.

8.1.3 EFFICIENCY
Efficiency requires land development to optimally use existing resources and infrastructure.

The development will connect to the existing infrastructure network of Stellenbosch and will not
add additional unwanted pressure on the municipal services network.

8.1.4 SPATIAL RESILIENCE
Spatial resilience provides for flexibility in spatial plans, policies and land use management

systems to be accommodated to ensure sustainable livelihoods in communities most likely to
suffer the impacts of economic and environmental shocks.
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The project site has proved to be resilient in terms of its land use. The proposal put forward has
shown that a development such as the planned apartment complex could just as easily be
accommodated on the site.

8.1.5 GOOD ADMINISTRATION
This principle primarily places an onus on decision-making authorities to ensure that due process
is followed. It also requires that legislative and development requirements are met timeously by

both applicants and authorities and that public consultation is undertaken, as required.

8.2 KEY QUESTIONS TO BE CONSIDERED

Both SPLUMA and LUPA state that it is the municipality’s responsibility to decide on applications
for removal, suspension or amendment of restrictive title deed conditions. Section 33(5) of the
Stellenbosch Municipality: Land Use Pianning By-Law, 2015 and Section 39(5) of the Western Cape
Land Use Planning Act, No. 3 of 2014, require that a municipality must have regard for, amongst
other, the financial and personal benefits to holder and neighbour of the rights when considering
the removal, suspension or amendment of a restrictive title condition.

In an effort to aid decision-making in this regard, a set of key questions have been developed by
the authorities. Although it only represents some of the questions that should be asked (as these
will vary according to the type of application), these key questions should be taken into
consideration with the removal/amendment of each and every restrictive condition.

Th