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THE STELLENBOSCH MUNICIPALITY

" PLANNING REPORT: LAND USE AND LAND DEVELOPMENT APPLICATION:

REVISED APPLICATION FOR REZONING FROM AGRICULTURE & RURAL ZONE TO

SUBDIVISIONAL AREA OVERLAY ZONE, SUBDIVISION INTO 8 PORTIONS AND CONSENT TO

Application
Reference
number

File Ref: Farm 744/2, Paarl Division {LU/11252)

Revised
Application Date

PART A: APPLICANT DETAILS

2020/05/14

First name(s) &
Surname

Company name

SACPLAN registration
number

Anton Lotz and André Roux

association

| Anton Lotz Town & Regional Planning and A Roux Town Planning in

PR. PIn A/1138/1999 & PR. PIn A/2141/2015

Registered owner(s)

Safamco Enterprises (Pty)
Ltd

PART B: PROPERTY DE

Property description

Physical address

Extent (m? /ha)

Existing Development
and Current land use

_Isﬁe_cpplicomf properlgl
authorised to submit the
application

Yes

TAILS

Remainder Portion 2 of
 Farm 744

Merchant Street, Klapmuts
|l

21,1299 ha

Town/
City

‘ Paarl District

Current
zoning

Any unauthorised land
use/building work

None

Title Deed Nr.

T24204/1971

‘ Agriculture & Rural Zone

Mostly vacant, with isolated industrial and residential buildings on the
southern portion of the property




PART C: APPLICATION DETAILS

Applications(s)

Initial land use application that was before the MPT in March 2021 and |
referred back fo the applicant to address various concern raised by the
MPT.

Application is made i.1.0. Sections 15(2)(a), 15(2)(d) and 15(2)(0) of the |
Stellenbosch Municipalilty Land Use Planning By-law (2015) for:

¢ To rezone the Remainder of Portion 2 of Farm 744, Paar, from
Agriculture & Rural Zone to Subdivisional Area to allow for the
following uses to develop 90 500m2 of Industrial and Business floor area
as a Basket of Rights:
o 3 x portions zoned Industrial Zone. (+18.66ha);
o 2xportions zoned Public Roads & Parking Zone. (+2.34ha);
o 1 x portion zoned Private Open Space Zone. (#964m?3);

o 1 x portion zoned Ufility Services Zone. (£500m?)

¢ The subdivision of Remainder Portion 2 of Farm 744, Paarl into seven

portions:

o Portion 1 (+4.45ha) zoned Industrial Zone;

o Portion 2 (+13.138%ha) zoned Industrial Zone;

o Portfion 3 (*1.0774ha) zoned Industrial Zone;

o Portion 4 (+5180m?) zoned Public Roads & Parking Zone

o Portion 5 (+1,8256ha) zoned Public Roads & Parking Zone;
o Portion 6 (+964m2) zoned Private Open Space Zone;

o Portion 7 (£500m2) zoned Utility Services Zone.

e Consent Use to allow Business Premises on Portions 1 and 2 of the

proposed development,

The application was referred back to the applicant by the MPT for the
following reasons:

o fo address the infegration that this property should facilitate
between the existing Klopmuts fown and the proposed
development, and

« tosubmit a supporting detailed precinct plan to spatially illustrate
how these concerns will be addressed.
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Purpose of Application

Revised Land Use Application has been amended as follows fo address
the concerns raised by the MPT in March 2021 and thus the application
under consideration is as follows:

Application is made i.t.o. Sections 15(2)(a), 15(2)(d) and 15(2)(o) of the
Stellenbosch Municipalilty Land Use Planning By-law (2015) for:

¢ To rezone the Remainder of Portion 2 of Farm 744, Paar, from
Agriculture & Rural Zone to Subdivisional Area to allow for the

following uses to develop 90 500m2 of Industrial and Business floor area

as a Basket of Rights:
o 3xerven zoned Industrial Zone (+17.87ha);

o 2xerven zoned Public Roads & Parking Zone (+2.34ha);

o 1xerfzoned Private Open Space Zone (+0.1ha);
o 1 xerfzoned Utility Service Zone (+0.05ha)

o 1xerfzoned Transport Facilities Zone (0. 7664ha);

As indicated on Plan No: 18096-002, Dated: 2021-05-13, Drawn By: Anton
Lotz Town & Regional Planning.

* The subdivision of Remainder Portion 2 of Farm 744, Paarl into eight
portions:
o Portion 1 (£4.4312ha) zoned Industrial Zone:;
o Portion 2 (#12.372%ha) zoned Industrial Zone:
o Portion 3 (+1.0774ha) zoned Industrial Zone;

o Portion 4 (+5180m?) zoned Public Roads & Parking Zone

o Portion § (+1,8256ha) zoned Public Roads & Parking Zone;
o Portion 6 (+964m?) zoned Private Open Space Zone;
o Portion 7 (+500m2) zoned Utility Services Zone.

o Portion 8 (*7664m?) zoned Transport Zone

e Consent Use to allow Business Premises on Portions 1 and 2 of the

proposed development.

To facilitate a light-industrial development precinct, which will c_omprﬁ '

Manufacturing facilities, a Data centre, Business and Distribution centres,

with a total floor area of 20 500ma2,
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A number of pre—appﬁcoﬁon meetings and discussions took place

Pre-consultation between the applicant and the department.

PART D: APPLICATION BACKGROUND

1. Location of the Property

Klapmuts is strategically located within the Greater Cape Metropolitan Region as it is located on the
N1 transport corridor — which carries 93% of metropolitan bound freight for economic activity and
residence within the metropolitan region. To date, the settiement is characterized by residential use

and limited commercial and work-related activity.

The subject property is located to the west of Klapmuts, abutting the existing residential area on the
western edge of Klapmuts town. The property is bounded by land uses that include residential,
agricultural and the railway line which forms the northern boundary of the property (see ANNEXURE A

for locality plan).

2. The prevailing development context of the subject / neighbouring area

The land to the west of the property {Portion 5 of Farm 742) consists of farmland currently utilised for
vineyards, fruit culfivation and livestock grazing. Portion 5 of Farm 742 which. adjoins the subject
property to the west, aiready has development rights to develop 1577 Residential Units together with
associated services and facilities, as approved in 2011. An application is currently in process to amend
the approval granted for Portion 5 of Farm 742 which has taken the proposal under discussion into

consideration to facilitate a holistic development to ensure an integrated development proposal.

The subject property is bounded by the railway line on its northern side. The portion of land that is
located on the Northern Side of the railway line, is owned by the Municipality and is vacant and zoned
for Utility Services Zone (Municipal related uses). The Klapmuts Village development which is located

to the east of the subject property consists mostly of low-income and informal housing developments.

3. Historic use and development of the property, incl. existing and illegal uses

The subject property is predominantly vacant, with the only structures on the site being the current
owner's isolated industrial and residential buildings which are located on the southern boundary of

the property and these structures are to be retained and formalised. The remainder of the subject
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property consists of disturbed natural vegetation. The property has also been mined for sand in the

past and as a result much of the property's topsoil has been removed.

4. Overview of application

In 2011 the Stellenbosch Municipality granted rezoning and subdivision approval for the Klapmuts Hills
development, which is located on Portion 5 of Farm 742, Paarl and situated to the west of the subject
property. The approval granted consisted of a Development Framework, the rezoning and subdivision
of the property with a number of departures to permit urban development within an approved Basket
of Rights which would facilitate the development of 1 577 residential units together with associated
services and facilities. Due to a number of factors, these rights have not yet been taken up by the

owners.

With the acquisition of the subject property by the owners (Safamco Enterprises (Pty) Ltd) of Portion 5
of Farm 742, which is located on the western boundary of the subject property a new vision was
developed for the enlarged land area, with a focus on developing a dynamic, innovative and
sustainable hub which includes the subject property and application under consideration. The revised
vision and concept for the whole development (Ptn 2 of Farm 744 and Ptn 5 of Farm 742) resulted in

the rebranding of the development as Stellenbosch Bridge.

Applicafion submitted in March 202 iwhich was referred back to the applicant.

The application under consideration / land unit will form an integrated part of “Stellenbosch Bridge”
development. The subject property will thus form the light-industrial precinct along the eastern edge
of the larger "Stellenbosch Bridge” Development. The vision for this industrial precinct is to function as
a manufacturing, logistics and data centre area for the “Innovation Precinct” component of the

“Stellenbosch Bridge Development”,

Revised application under consideration.
This application served before the Stellenbosch Municipal Planning Tribunal in March this year but was

referred back to the applicant to address concerns raised by the members of the MPT regarded the
fact that the initial proposal did not facilitate any form of integration with the existing residential area
of Klapmuts located to the east of the subject property as a result of the proposed layout of the

industrial area.
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' PART E: APPLICATION OVERVIEW AND MOTIVATION

1. The Stellenbosch Bridge Development Concept

“Stellenbosch Bridge" is a visionary development of which the mgjority of the development is to be
iocated on Portion 5 of Farm 742 and the subject property (Farm 744 Pin 2) will form the Light Industrial
precinct. The "Stellenbosch Bridge” development will be focussed around an innovation precinct that
will attract local and international innovation stakeholders to locate in a mixed-use, live, work, play
and innovate environment. It will attract investment by connecting and building bridges between

people, science, business, innovation and entrepreneurship in one place.

It is the intention of the owners to develop this project over the next 15 to 20 years and to integrate it
with the larger Stellenbosch spatial vision for the Klapmuts area with the participation of all
stakeholders. This will include the Stellenbosch Municipality, University of Stellenbosch, the Klapmuts

community and the Western Cape Government.

To facilitate an efficient roll-out of the development, a "Package of Plans" process is also being
proposed to facilitate an element of flexibility in the implementation of the approved land use rights
that are to be granted. The applicant will submit a series of phased applications for the development
with a bulk register that will be ubdcfed as the development rights are faken up. The development
proposal submitted for the subject property has been aligned will the development framework of the

“Stellenbosch Bridge” to ensure a cohesive development.

The *“Innovation Precinct” will be the heart of the Stellenbosch Bridge development where
entrepreneurs, researchers, academics and corporates will connect to develop and incubate new
products and services for fast-growing and promising industry clusters. The precinct will have a mixed-
land-use character providing for all aspects of a live-work-play environment designed around
significant public spaces. The subject property with the application under consideration will form the
Light Industry precincts of the “Stellenbosch Bridge"” development.

2. Overview of the revised proposal

The subject property is to be developed as an indusirial park offering opportunities for business,
manufacturing, distribution/warehousing and data cenfres, all linked to the innovation precinct. The

range and nature of uses will be managed through the basket of rights that is being applied for.
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A bulk register for the total development is to be created, which must be updated and submitted with

each development proposal submitted for approval.

The initial light industrial development proposed was only to be linked to Merchant Street via a new
road which is to be constructed over Council owned land (Erf 342). Access to the Old Main Road
(R101) would be provided at a later stage once the new Class 3 road which is located on the western
side of the subject property has been developed and which also runs over Portion 5 of Farm 742 via
the rail underpass and Council property to the Old Main Road (R101). Approval has been granted for
the development of Farm 742 Ptn 5 and thus the alignment and design of the class 3 road is in process

and once approved, construction will commence.

Main

/i'//"
Access _‘*2123 -
3 e /‘*’f/’
i - P ol
Road to ¢ / \ Mn:?‘:: . :‘:“-—-*""-:4,4
Old Main Road R < :
(R101) Class 3 Road erf 342

— \ Position S(Ihe new road that is to be

constructed over Council property and
which will provide accéss to the R44 via
Merchant Street until the main access
road _,,toi ihg Qlfl Main Road / R101 is

Uil ,’\‘«4, v
constructed.

Proposed Class 3 Road
“Klapmuts Hills Road”

Posiifon of the new road that is to be
constructed and which will provide
e 21 access to “Klapmuts Hills Road” and to
Merchant Street. Vehicular access to
Merchant Street will be limited to

vehicles with a max mass of 3500kg.
Merchant Street could in future be
connected to the “Klapmuts Hills Road
to further afford integration

X

rT Cr—) Y

opportunities.
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The revised proposal has introduced an additional access road to be constructed between “Klapmuts
Hills Road"” and Merchant Street. Access to Merchant Street will be limited to vehicles with maximum
mass of 3500Kg and thus vehicles that exceed 3500kg mass will be required to use “Klapmuts Hills
Road" to access the industrial properties from the Old Main Road (R101). The revised proposal also
makes provision for Merchant Street to be extended to provide a third link road between the Klapmuts

Hills Road"/ Class 3 Road and the existing residential areas of Klapmuts.

The revised application under consideration wil facilitate the subdivision of the subject property

(Portion 2 of Farm 744) into 8 portions, allowing the following land uses to be created:

o 8 x erven zoned Industrial Zone allowing for industrial development; (Note that one of these
portions will accommodate the existing industrial and residential buildings, which will be
retained by private ownership, and will not form part of the Stellenbosch Bridge development);

o 2xerven zoned Public Roads & Parking Zone dliowing for public road reserves;

o 1 x erf zoned Private Open Space Zone aliowing for a small portion of land to be consolidated
with a portion of Portion 5 of Farm 742 which will form part of the Stellenbosch Bridge private
open space system;

o 1x erf zoned Utility Service Zone allowing for an electrical substation.

o 1xerf zoned Transport Facilities Zone.

A Basket of Rights which include a total of 90 500m? floor area is also being applied for.

The amendments made to the layout plan, facilitate integration with the existing residential area as
the proposal has provided additional access roads that facilitate better integration with the existing
residentfial area located to the east of the subject property. The introduction of the residential
component into the layout along the Merchant Street boundary of the subject property has provide
a fransitional zone that will link the existing residential area with the proposed industrial area. The
residential component will consist of Duplex residential units with the intension of providing existing

residents of Klapmuts with the opportunity to purchase an affordable residential unit.

The amendments 1o the layout also include an NMT component with a small taxi drop off area which
is to be located on the corner of Merchant Street and the new “Link Road"” which joins Merchant Street
to "Klapmuts Hills Road”. The location of the small business component is to provide commercial
services to the employees and residents of the proposed industrial and adjoining residential area. The
proposal makes provision for NMT / pedestrian movement to and from the industrial area and the local
business activities in this area will be limited to small spaza shop and/or trading stalls serving passing

pedestrians.
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Setback lines proposed for the industrial area are more restrictive than the 3m permitted by the
Industrial Zone as a 20m minimum setback line is proposed that will ensure adequate separation
between the intfroduced residential units and the industrial buildings. The incorporation of parking /
loading areas on the eastern side of the proposed industrial buildings will further ensure that the

industrial buildings are setback from the proposed residential units.

The office components of the light industrial properties face on to “Klapmuts Hills Road” and the
boundary wall located on eastern boundary of the industrial components adjoining the residential
component will be planted with trees to soffen any impact on the surrounding residential area and
the residential component that is proposed. The planted trees will ensure that the loading areas are
concealed from most of the surrounding public streets and adjoining residential areas. Access to the
industrial components loading bays / areas is such that the heavy vehicles will only have access to

the high order roads.

As the amendments made to the proposal include a residential component and the proposed zoning
of Industrial does not make provision for a residential component, the applicant has proposed that
the area identified for the residential development with the taxi drop off component are to be zoned
to Transport Facility Zone, with the understanding that once approval of the application under
consideration has been obtained a land use application will be submitted to facilitate the
development of this component of land for residential and as a Taxi drop off area. A condition of
approval will be imposed should the application be supported by the Tribunal, to ensure that this
aspect of the proposal is implemented as motivated by the applicant. The proposal as submitted is
seen to be a sensible way in creating a desirable interface between the existing residential area and

the new development, whilst providing affordable housing opportunities for the residents of Klapmuts.

The layout of each component of the development will be determined when the relevant Precinct
Plan, subdivision plans are submitted. The following principles will be used to guide the design of the

layout:

¢ The internal road layout will be subject to input from the project traffic engineer and will include
consultation with the Municipal engineering department. This will include the overall internal road
layout, road reserve widths and cross-section designs, infersections and site accesses.

e Sufficient provision will be made for on-site parking and loading facilities, in accordance with the
Municipality's regulations and standards with input from an appointed fraffic engineer.

e The design must ensure minimal impact on the adjacent residential area.
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e Landscaped buffer areas will be created between the residential area dnd the industrial
properties.

o The industrial properties will also obtain access from the new internal access roads only.

e Landscaping and open spaces will comprise a minimum of 10% of each site fo ensure 'a high-
quality and inviting urban space.

o Development will be restricted to light-industrial activities only, such as clean manufacturing,
commercial warehouses, distribution centres, show rooms and data centres. No noxious restricted

industrial activity will be permitted.

POTLRE CYOE LANE
»

TYPICAL STREET SECTIONS (Refer to Annexure U)
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Applicant's Motivation

Compliance with LUPA and SPLUMA: The proposed development supports the land use

development principles contained in LUPA and SPLUMA and it ensures improved utilisation of
land with economic opportunities to be created to the benefit of the local community. The
proposed development will be spatially compact and resource-frugal. It will not contribute

towards urban sprawl and optimizes the use of existing resources and infrastructure.

Consistency with PSDF: The proposal is aligned with the policies of the PSDF as it involves the

development of a property within the urban edge, being a natural extension of the existing
urban area, and will add significantly to job creation and business development opportunities

across a variety of sectors.

Consistency with MSDF: The Stellenbosch Municipality have been consulted extensively during the

development and design process of the Stellenbosch Bridge development concept and plans.
The draft indicative development plan for the Stellenbosch Bridge development, which includes
the subject property, therefore incorporates the proposals of the MSDF. The MSDF also includes the
Innovation Precinct Concept Plan as reference for the future development of Klapmuts. This
proposed development responds positively to the principles and proposals of the 2019 MSDF as it
contributes to higher-density infill development within the approved Klapmuts urban edge and the
development of higher-density mixed-use development, with an emphasis on integrating

employment opportunities.

Location of initial access road over Council property

Position of proposed - -

under pass access

Position of the

Urban Edge. ot

Proposed Stellenbosch
Bridge Development

The subject property = -

Location of the addlﬂonalﬁccé‘s’s road proposed

Revised land use application undeon'sjderaﬂon

1]

{ S
\ S — i

Extract of ihé Kla}amuis Urban Edge.

'
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Agricultural Viability: Previous soil studies undertaken for the property confirmed that the site

has a low agricultural rating. This is largely as a result of surface and subsurface layers of the
soils that have been removed in previous sand and gravel mining activities. The unviability of
the site for agricultural activity is further confirmed by the site's inclusion within the Klapmuts

urban edge for at least the last 18 years.

Socio-Economic Impact: The existing Klapmuts community has a high-unemployment rate

and the socio-economic status of most families is low. The local community is in dire need of
economic investment and accessible employment opportunities. It is foreseen that the
proposed light-industrial development will be a catalyst for local economic growth and will
create employment opportunities for semi-skiled and unskilled labour. It will also create
opportunities for residents to be upskilled. Temporary economic and employment
opportunities will also be created for the local community during the construction phase of

the development.

Compatibility with Surrounding Uses: The property presents a good location for light-industrical

development as proposed. Developments of this nature are not always conducive within the
centre of urban areas, due to the industrial nature of the land uses and the large portions of
land required for these facllities. No restricted, noxious uses will be permitted, thereby ensuring

a limited impact on the adjacent residential area.

Impact on Safety, Health and Wellbeing of the Surrounding Community: The development wil

be designed to be sensitive to the existing surrounding community with wide landscaped
buffer/parking areas to be provided between the proposed industrial development and
surrounding residential communities. The proposed land uses will be light-industrial only. No
form of industrial activity will be permitted that may be potentially hazardous to the

surrounding community or environment will be permitted.

Heritage Impact: The subject property is not located within a heritaoge conservation area and

does not contain any heritage elements.

Impact on the Biophysical Environment: Due to disturbance by human activity in the past, the
property does not contain sensitive environmental elements and it is thus not anticipated that
the proposed development will result in any negative environment impact. A ROD has been

issued in this respect,
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o Traffic Impact: A Traffic Impact Statement (TIS) has been prepared by the project traffic

engineer and the study supports the proposed development, subject to key upgrades to the

existing external road network.

» Impact on Municipal Engineering Services: A Civil Engineering Report has also been prepared

by the project civil engineer and the report supports the proposed development, subject to
certain bulk service upgrades.

PART F: PUBLIC PARTICIPATION, COMMENTS AND RESPONSE

1. Process followed

The applicant has, in terms of the Section 45 of the Stellenbosch Municipality Land Use Planning By-
Law, 2015, notified the external departments, advertised in the local newspaper and notified (serving
notices) all interested and affected parties, as well as community organisations and a notice was also

placed on the property. The advertising period was from 20 August 2020 to 21 September 2020.

Methods of Advertising Date Published Closing date for
objections / comments

Press (Eikestad News) Y N | N/A 20 August 2020 21 September 2020
Notices Y N | N/A 20 August 2020 21 September 2020
Ward councillor Y N | N/A 20 August 2020 21 September 2020
On-site display Y N | N/A 20 August 2020 21 September 2020
Community organisations Y N | N/A 20 August 2020 21 September 2020
State depariments Y N | N/A 20 August 2020 21 October 2020

2. Public & stakeholder Inputs

No comments to the application were received from interested parties and property owners or

community organisations.
A comment was received form the local ward councillor (Emily Fredericks), stating “as long as the

development supports the SPLUMA and LUPA principles and are in line with the Klapmuts and
Stellenbosch SDF Spatial Development Framework | don't have any objections” (See ANNEXURE E).
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Government related inputs received

The Depariment of Environmental Affairs and Development Planning confirm that, although the
proposed rezoning, subdivision and consent use does not trigger any listed activities in terms of the
NEMA EIA Regulations, and an Environmental Authorisation has been granted by the Department

of Environmental Affairs and Development Planning. (see ANNEXURE H).

The Department of Agriculture (Elsenburg) supports the proposal under consideration. (see
ANNEXURE 1).

Heritage Western Cape, in response to a submission of a Noftice of Intent to Develop, confirmed

support for the proposal (see Annexure J).

The Road Network Management Directorate of the Department of Transport and Public Works

supported the proposal, subject to conditions (see ANNEXURE K):
Comments from internal service depariments
The Manager: Spatial Planning supports the proposal (see ANNXURE L).

The Manager: Health Deparment (Winelands District) supports the proposal, subject to the
following conditions (see ANNEXURE O):

i) No Pollution such as water, air, dust or noise pollution may occur on any part of the
premises/development during the operational phase of the proposed development.

i}  Proper preventative measures must be put in place beforehand.

i) The proposed light industrial development adjacent to the residential area must not cause
any health nuisances to residents.

iv] The quality of the potable water on the premises/development must at all times comply with
the minimum bacteriological and chemical standards for potable water as determined by
SANS code 241.

v} Refuse collection and storage at the proposed development must be done in a way that will

not cause a health nuisance.
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vi) The sewerage system from the proposed development must be connected o an approved
sewerage system according to Stellenbosch Municipality's specifications, condition and
approval.

vii) Sewage disposal on the premises/development must at all times take place in a nuisance-
free manner and shall be the owner's responsibility.

vii) The Department reserves the right to set further requirements during the operational phase.

d) The Manager: Development (Infrastructure Services) supported the proposal, subject to conditions
(see ANNEXURE N):

PART G: ASSESSMENT OF LAND USE AND LAND DEVELOPMENT APPLICATION

1. Legislative and Policy Context of land use and land development application

The legislative/ principles/ policies/ guidelines/ plans which are considered as relevant to the subject

land use and land development application, are as follows:

s Greater Cape Metro Regional Spatial Implementation Framework (GCMRSIF), 2019
e Provincial Spatial Development Framework, 2014

¢ Stellenbosch Municipality Land Use Planning Bylaw, 2015

e Stellenbosch Municipality Zoning Scheme Bylaw, 2019

« Stellenbosch Municipality Spatial Development Framework (2019)

s National Environmental Management Act, 1998 (Act No 1991 of 1998)

¢ National Heritage Resources Act, 1999 (No 25 of 1999)

¢ Subdivisional of Agriculfural Land [Act 70 of 1970)

It is noted that the subject land use and land development application was submitted and processed

in accordance with and in compliance with the prescripts of the said Bylaw.

2. Assessment of grounds of the land use and land development application

As noted above the proposed development forms part of the “Stellenbosch Bridge" which consists of
the “Innovation Precinct and Residential Component”, which was approved by the Stellenbosch
Municipal Planning Tribunal in March this year and is located to the west of the subject property on

Portion 5 of Farm 742.
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The industrial development proposed on the subject property forms the industrial precinct of this
development and will accommodate Light Industrial, Business, Manufacturing,
Distribution/Warehousing and a Data Centre component of the Bridge Development. The application
under consideration on Portion 2 of Farm 744 will facilitate the rezoning and subdivision of the subject

property to creaie 8 portions, allowing the following land uses to be created:

o 3xerven zoned Industrial Zone allowing for industrial development; (Note that one of these
portions will accommodate the existing industrial and residential buildings, which will be
retained by private ownership, and will not form part of the Stellenbosch Bridge
development);

o 2 xerven zoned Public Roads & Parking Zone allowing for public road reserves;

o 1 x erf zoned Private Open Space Zone (10.1ha) allowing for a small portion of land to be
consolidated with a portion of Portion 5 of Farm 742 which will form part of the Stellenbosch
Bridge private open space system;

o 1 xerf zoned Utility Service Zone (0.05ha) allowing for an electrical substation.

o 1 xerf zoned Transport Facilities Zone (¥0.7664ha)

The approval of the application is to facilitate an industrial precinct with a basket of land use rights for
which separate subdivision applications for each precinct will be submitted, to facilitate the
development of each precinct as part of the "Package of Plans” process. The applications submitted
for each precinct will comprise, a subdivision plan, site development plan, landscaping plan and
design guidelines. The application under consideration therefore does not contain a detailed internal
layout plan for each portion created as this aspect will be addressed at a later stage. The approval
granted will only establish the principle for the development and thereby provide a basket of land use

rights which can be implemented.

As noted above, initially access to the development was only via Merchant Street over Council land
and the internal class 3 road over the subject property and the adjoining property, Ptn 5 of Farm 742,
which is to be developed to create the main access route taking access from the Old Main Road /
R101 via a rail underpass -and over Council land. The revised layout has also included an additional
access road which will also link the proposed industrial development to Merchant Street. The revised
proposal thus makes provision for better integration with its surroundings as now access to the

proposed industrial area can be taken from a number of routes.
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The proposed access roads to the development via Merchant Street will ensure that the residence
residing in the residential areas of Klapmuts have easy access to the industrial area which will ensure
that the proposed industrial area is integrated with the surrounding area. The proposed access routes
with extensive NMT facilities will further ensure that residents of the adjoining residential area working

in the proposed industrial area have easy access to work opportunities and facilitate integration.

2.1 SPLUMA Principles

2.1.1  Spatial Justice

The proposed development will ensure the optimal utilization of land which will create economic
opportunities for the local community. The proposal under discussion will contribute significantly to

employment creation which is within walking distance of the surrounding community.

2.1.2 Spatial Sustainability

The proposed development will be spatially compact and will not contribute towards urban sprawl as
it will form a natural extension of the Klapmuts village, being situated directly adjacent to the existing
urban area. The subject property is located well within the urban edge and the proposal will also not
result in the loss of viable agricultural land or environmentally sensitive areas as the property has been
mined in the past resulting in most of the topsoil being lost. The subject property is thus not conducive

for agricultural activities and also does not contain any sensifive environmental biodiversity.

2.1.3 Efficiency
The proposed development optimizes the use of existing resources and infrastructure within the
approved urban edge. The development will be integrated within the existing urban area and will

contribute towards a mix of land uses.

2.1.4 Spatial Resilience

The revised proposal has facilitated a development that will enhance the use of the subject property

and will ensure divers employment opportunities for the surrounding community.
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2.1.5 Good Administration

The application has been taken through the public participation process by the Stellenbosch
Municipality and the Applicant and all relevant departments were requested to provide comment,
The proposal has been forwarded to the Municipal Planning Tribunal for a decision in terms of the
system of Delegations for Land Use Development within the WC24 Municipality and was referred back

to include an element of inclusivity which was lacking in the initial application.

2.2 Greater Cape Metro Regional Spatial Implementation Framework

The Greater Cape Metro Regional Spatial Implementation Framework has taken note of Klapmuts area

as it has identified it as Regional node and has provided the following comment:

To take development proposals forward, the following needs to be considered:

o Existing infrastructure (i.e. N1, R101, R44 and the Paari-Bellville railway line and station) which
dictate the location of certain fransport, modal change or break-of-bulk land uses.

o Existing development footprint of Klapmuts as well as potential development land parcels
including land north of the N1 and the N1-R101+railway line corridor east of Klapmuts, the latter
extending up to Paarl South Industrial and including a proposed green logistics hub.

o Potential for an indand port and agri-processing, packaging and dispatch platform.

o Avoiding daily movement across the N1 between place of work and residence or social facilities.

Achieving an appropriate metro gateway.
o Addressing the Klapmuts development issue clearly requires a collaborative sub-regional growth
management spatial framework between the Stellenbosch and Drakenstein Municipalities in order

to avoid unsustainable "“twin developments”.
2.3 Western Cape Provincial Spatial Development Framework
The Western Cape Provincial Spatial Development Framework does hot discuss regional nodes, but the
framework sets out high-level transitions required to achieve the optimised development. The PSDF

strategically aligns with these transitional agendas to ensure the opftimization and alignment of

Provincial planning policies with infrastructure delivery.
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2.4 stellenbosch Municipal Spatial Development Framework.

The subject property falls within the Klapmuts urban edge and is identified for urban development. The
MSDF recognises the “innovation precinct” and “smart city” development in Klapmuts of which the

subject property will form the Industrial precinct.

The proposed development supports the MSDF’s proposals for Klapmuts as it does hot impede on
nature areas surrounding Klapmuts, prioritises higher-density infill development within the urban edge

and unlocks the development potential of Klapmuts with an emphasis on job creation.
2.5 Applicable planning policies and guidelines

The focus of the Integrated Development Plan (IDP) is on economic growth and development of the
area with a specific emphasis on poor communities. The focus on using infrastructure, industrial
development and commercial development as an enabler for job creation further purports the need
forintegration of infrastructure and superstructure development. Klapmuts and Stellenbosch Town are
considered strategic priorities for the Municipality. The positioning of Stellenbosch Bridge as an
economic development hub is key, the basis for which is grounded in the IDP as a strategic

implementation document of the Stellenbosch Municipadlity.

2.6 Service infrastructure capacity and sustainability

2.6.1 A Services Report was conducted by WEC Consult. The following external bulk services

upgrades are required to accommodate the proposed development:

o The property is not located immediately adjacent to existing bulk water reticulation
infrastructure. For the development to connect to the bulk reficulation network two new bulk
connector / link pipelines are required. The Municipality have made provision in their budget to
have these upgrades designed and constructed. It is expected that these bulk network
upgrades will be completed prior to the completion of the infrastructure for the proposed

development.
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The property is not located immediately adjacent to existing bulk sewer reticulation
infrastructure. For the development to connect to the bulk reticulation network, additional bulk
connector/ link pipelines are required. No other upgrades 1o the bulk sewer distribution network
are required. Sufficient sewer treatment capacity is available in the Klapmuts WWTW to

accommodate the development.

Runoff provisions are made for cases of minor storms (1:2 year) by providing adequate
stormwater infrastructure in the road reserve. Excess runoff during major storms will be conveyed
along existing drainage paths and residential streets. Overland flow escape routes will be
provided at all low points and other strategic locations. A detailed stormwater management
plan will be compiled and submitted to the local authority, where more detailed information

regarding the flood calculations and position and size of detention ponds will be provided.

There will be no upgrades required to the downstream water courses and piped stormwater
systems. Stormwater detention ponds will be designed and constructed to ensure that the post
development stormwater runoff does not increase from the pre-development scenario. No
provision needs to be made for any future connection. Design of bulk stormwater infrastructure
will make allowance for all future phases of this development falling within the same catchment

ared.

An electrical services report was prepared by Dihlase Consulting Engineers (P]‘{/) Ltd (see
ANNEXURE R). A supply of 6200kVA is recommended for the proposed development. The
nearest point of connection to the existing external electrical network is the Eskom Klapmuts
132kv substation. This connection will be realized via an 11kV underground cable system fed
from the Klapmuts substation to an 11kV switching station located on the Stellenbosch Bridge

development site.
The municipal Civil Engineering Department confirmed that the proposed development is

supported, subject to the required external bulk services infrastructure and conditions as
contained in their memorandum dated 21 December 2020. (see ANNEXURE P)
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2.7 Any investigations carried out in terms of other laws that are relevant to the consideration of the

subject application

2.7.1

A Traffic Impact Study was done by ICE Group (see ANNEXURE O). The findings and

recommendations can be summarised as follows:

The proposed development has the potential to generate 461 peak hour trips (369 in, 92 out

during the AM park hour and vice versa during the PM peak hour);

To accommodate the background traffic, the following upgrades are considered necessary:

o Duadlling of the R44 north of its intersection with the Klapmuts-Simondium Road;

o The provision of dedicated left-tumn lanes on the northern and southern R44-approachesat

the R44 / Stellengate Boulevard intersection;

To accommodate the proposed development traffic, the following upgrades are considered

necessary:

o The provision of a dedicated left-turn lane along the Stellengate Boulevard approach at the
R44 / Stellengate Boulevard intersection;

o Aroundabout at the Groenfontein Road / Merchant Street intersection.

The detail on the internal layouts, on-site accommodation of vehicles, refuse removal, parking,

etc will be addressed with the sulbmission of site developmeni plans;

A taxi rank exists less than 300m from the site. It is suggested that the provision of public transport
embayment’s be considered along the access road and / or at the accesses to the potential

pockets within the proposed development;

From a traffic engineering perspective, the application is supported, as confirmed by the comments

received from the Directorate Infrastructure Services.
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A Visual Impact Assessment was done by Megan Anderson Landscape Architect (see
ANNEXURE P). The scenic resources of the area can be described as natural, rural and per-urban
and are rated high. The Zone of Visual Influence of the proposed development is Local, limited
to the Upper Klapmuts River valley area, between 500m’s to 2km. Receptors are highly,
moderately and minimally sensitive. The highly sensitive receptors are the surrounding
homesteads, nature reserves, secondary scenic drives (R301, R44 and N1) and residents of
Bennetsville. The visual absorption capacity of the proposed development is moderate, i.e.
there will be partial screening by topography and vegetation. The visual intrusion will be

moderate to low.

The following mitigation measures are recommended:

Enforcing the proposed Architectural and Landscape Principles, Codes, Guidelines and

Concepts provided by OL Architects and Square One Landscape Architects.

¢ Comprehensive planning regarding lighting in order to minimise light pollution on the
cultural and rural landscape.

e Construction mitigation measures to be included in the EMP,

o Production of an Operational Management Plan to guide and control the Stellenbosch

Bridge Light Industrial Development including-buildings, infrastructure and landscaping in

future.

The Visual Impact Assessment concludes that if the above recommendations and mitigation
measures are enforced, that the proposed development will have a moderate visual impact
and, in time, with the maturing of trees that should be planted, the development will not detract

negatively from the highly rated Cape Winelands scene.

A Botanical Site Sensitivity Assessment was done by Capensis). The study area has been
identified as a site of Very High sensitivity under the terrestrial biodiversity category by the
Screening Tool. This sensitivity rating has been assessed through a desktop study and a field visit.
The findings of the site visit are that the site is in a very poor condition from a botanical
perspective and contains no important species or habitats. The ecological functioning has been
significantly altered through disturbances related to historical agriculture, sand/laterite mining,
dumping, too frequent fires and invasive species. The study area is surrounded by Klapmuts on
the east and farmland on the west. It does not connect to any infact remnants of indigenous

vegetation.
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A Heritage Notice of Intent to Develop was prepared by Cindy Postlethwayt. It is confirmed that
the proposed development has no heritage impact as the property is situated within the urban
edge, has been fallow for some time, has no historical associations of significance, has no
structures of heritage significance, adjoins a low income settlement and land approved for

residential development.

A Socio-Economic Assessment was undertaken by Mullipurpose Business Solutions (see
Annexure Q). According fo the report, a number of benefits are associated with the proposed

Stellenbosch Bridge development:

e Job creation: The proposed development on the subject property could sustain 1 352 to 1
487 jobs per annum in the Stellenbosch Municipal Area over 4 years during the
construction period. An estimated 1 900 job opportunities could arise from the
development of and provision for 0 500 m? of Gross lettable Area. These figures do not
include additional employment (indirect and induced employment) created by the
needs of the operating components and outsourcing opportunities.

e  Economic income: A combined inifial investment of R1 486 million (R1 188 million net of the
initial import leakage) will give rise 1o a multiplied output increase in GVA of R4 101 million
in the Western Cape Province over the construction period. In addition, approximately R

614 million will accrue to the Stellenbosch Municipal area.

¢ Revenue accruing to public authorities: The total cumulative rates over the first 10 years
from the commencement of construction of the industrial components is estimated at
R128.9 million.

New business development: The light industrial activity and related uses would include a mix of
warehousing, light manufacturing and other related business and service activities. These
activities will require a range of goods and services that could be provided by existing and or
new businesses operating in the Stellenbosch and/or Drakenstein Municipalities. As the area to
be used for business purposes is a consent use application, the area to be used for business
purposes would have to be subservient to the industrial component and to ensure this a
restriction will be imposed on the amount of floor area that may be developed solely for business

purposes.

Many of the negative socio-economic impacts that were identified in the study could be

mitigated by introducing the measures proposed by various specidlists. Monitoring of specifically
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the social impact and assessing the outcomes over time would further enhance the social and
economic fabric within the development and the surrounding Klapmuts communities. The
recommended enhancement and mitigation measures contained in other specialist reports
and those required to support mitigation of severalimpacts identified and assessed in the Socio-

economic Impact Assessment Report, must be implemented.
The applicable provisions of the zoning scheme

The property is currently zoned Agricultural & Rural Zone but has not been used for agricultural
purposes for some time. Itis proposed to rezone the property to Subdivisional Area Overlay Zone,
to allow for the subdivision of the property into 8 portions, which include portions zoned Industrial
Zone. The industrial zones portions wil permit the proposed industrial activities, while the
application for consent will facilitate addifional business land uses to be possible. The revised
application has also proposed to includ a residential component (Portion 8) with a taxi drop off

area and an additional access road to facilitate integration with the adjoining residential area.

As the zoning applied for (Industrial) does not make provision for residential land uses the
applicant has applied to rezone Portion 8 to Transport Facility Zone with the understanding that,
on approval of this application an application to rezone Portion 8 to the appropriate zone will
be submitted to facilitate the residential and other land uses required to facilitate the integration

of the proposed industrial development with the existing adjoining residential neighborhood.

The development parameters applicable to the development in terms of the number of parking
bays required; setback lines, bulk, storeys and height of buildings will be determined by the
Stellenbosch Municipality Zoning Scheme By-law 2019, or as indicated on the site development
plan that is approved for each precinct, notwithstanding the fact that 90 500m? of bulk which
has been approved, as no indication has been provide by the application as to how the total

bulk applied for (20 500m?2) will be distributed across the newly created portion;

General Desirability in accordance with possible impacits on neighbouring properies and

surrounding areas

Compatibility with surrounding area

The proposed development is deemed compatible with the surrounding area and the proposal
submitted is considered to be a good location for light-industrial development, as the subject
property is located on the outskirts of the existing Klapmuts village. As a result, will have a minimal

negative impact on the existing community, while still having a positive impact as employment
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opportunities will be create for the local community due to accessibility of the development to

the surrounding community.

The industrial development will not accommodate heavy industrial or noxious industrial activities,

thereby ensuring that the impact on the adjacent residential area is minimal. To further ensure
minimal impact on the adjoining residential area the proposed industrial buildings will be
setback from the residential boundary line as this area is to be used for parking purposes which

will be landscaped.

Integration with existing Klapmuts Community

The socio-economic and physical integration of the Stellenbosch Bridge project as a whole with
the Klapmuts town have been central to the planning of the project and will guide decision-
making throughout the construction and operations of the mixed-use innovation development

in order fo maximize the socio-economic benefits of the project.

The development is contiguous to the town, within the Klapmuts urban edge, thereby enabling
its physical integration. The primary movement system consists of a number of public roads of
which a new eastern link via Merchant Street will facilitate direct movement integration with the
existing residential area. The new link road has been designed as a lower order public link road

to limit external traffic use which will negatively impact the section of town that it runs through.

As the primary access route for the development on the subject property is via the Old Main
Road / R101, a condition will be imposed to ensure that the applicant obtained approval for
the underpass as part of the initial approval granted for the “Bridge Development”, to ensure
that the traffic generated by the approval of the application under consideration (Rezoning for
Light Industrial purposes) has a limited impact on the residents along Merchant Street over the

long term.

The revised proposal has made provision for improved integration with the existing community
as now an additional access road is proposed which facilitates better access to the proposed
light industrial facilities from Merchant Street. The additional access road will provide easy
access to the industrial area from the surrounding residential area which was previously not
possible. The revised proposal has also made provision for NMT facilities and a drop off zone for
taxis and has also included a residential and small commercial component to aid in integrating

the development with the adjoining existing residential areaq.
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Access for heavy vehicles fo the industrial area adjoining the additional access road has also
been provided and conditions of approval can be imposed to ensure that these vehicles make
use of the Class 3 road and do not move through the existing residential area of Klapmuts to link
up with the R44,

The link roads infroduced in the revised proposal will ensure that the proposed industrial area is
integrated with the existing residential area of Klapmuts, as now residents working in the newly
created industrial area and adjoining residential area of the “The Stellenbosch Bridge" will be

able to access work opportunities that will be created over the short and long term.

As the proposed zoning of Industrial does not make provision for residential land uses the area
proposed for the residential component with the drop off area for taxis is to be zoned for
Transport Facility Zone with the understanding that a land use application will be submitted to
facilitate the development of this component for residential with the drop off area for taxi's.
(Refer to Plan No J1307 attached as Appendix N) To further ensure that the industrial uses have
little impact on the existing and proposed residential components the boundary line between
the Industrial area and the residential area is to be screened with planted trees / landscaping.
The industrial buildings will also be setback from the residential boundary line to further ensure

limited impact of the industrial component on the surrounding residential area.

To ensure that the main access route via the underpass is constructed, a restriction on the
amount of floor area that may be developed on the subject property will be imposed as a
condifion of approval. The restriction on bulk / floor area that may be developed will aid in
reducing the volume of traffic that will make use of the secondary access routes via Merchant
Street to the R44.

To ensure implementation of the bulk allocated, a bulk register will form part of the SDP and
subdivision process to facilitate the development rights of each precinct. This condition will be
imposed primarily due o the fact that the proposed Light Industrial development is located on
a separate property to "The Stellenbosch Bridge"” development and to limit the impact of the
additional traffic that will be generated as the land use rights are established. The condition will
also ensure that the primary access road is constructed as this will limit the development

potential of the industrial precinct.
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A social investment strategy will also be implemented, and these programs will facilitate the
socio-economic upliftment of the Klapmuts community through employment creation,
economic income, skills development and training, small business development, capacity
building and local business development opportunities created by the project, thereby ensuring

the long-term socio-economic integration of the town and the development.

Socio-economic integration for the project will also entail social investment into the local
community by the developer beyond the potential benefits intrinsically linked to the project
itself. These social investment initiatives will be intended to ensure that downstream benefits from
the project accrue to the local population, to fund community social projects via the sales and
operations of the project and to ensure a local procurement initiative for employment and
SMMEs.

During construction a targeted socio-economic benefit achieved through an Implementation
Plan for the project which will include a Procurement Strategy. KPAs will be set out to ensure the

successful implementation thereof.

Socio-economic Impact

The Klapmuts community has a high unemployment rate and the socio-economic status of most
families are low. The local community is in need of economic investment and job opportunities.
The proposed development is expected to generate many employment opportunities for semi-
skilled and unskilled labour and could result in a significant positive impact on local economic

growth.

Visual impact

The surrounding environment is classified as rural and semi-urban and the subject property is
highly visible in the surrounding area, especially from the surrounding homesteads, nature
reserves, secondary scenic drives and the existing residential area. Despite this, the visual impact
of the proposed development is considered acceptable as it will result in a natural extension of

the existing urban area within the urban edge.
A number of mitigation measures will also be implemented as recommended by the Visual

Impact Assessment, which include appropriate architectural design and landscaping

(controlled by approved architectural guidelines) and appropriate lighting.
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2.9.5 Noise pollution
As mentioned, the proposed development is planned to accommodate manufacturing,

distribution/warehousing and data centres linked to the innovation precinct. These land uses
are generally classified as “light-industrial” activities. Due to the location of the property on the
periphery of Klapmuts, and the light-industrial nature of the activities (as opposed to heavier
industrial land uses), noise pollution will not impact negatively on the surrounding environment.
Conditions will be imposed to mitigate against noise impact, as suggested by the Winelands

District Health Department.
3. Assessment of comments on application

Except for the letter of support received from the local ward councillor, no other comments /

objections were received from interested and affected property owners or interested groups.

PART H: SUMMARY OF KEY FINDINGS OF ASSESSMENT

After having independently considered and weighted all the relevant information the evaluation of the

subject land use and land development application concludes that:

1. The locality of the property on the periphery of the existing Klapmuts village is considered suitable
for the proposed light-industrial development, as it will minimise impact on the adjoining Residenticl

areq, while still being accessible fo the local community;
2. The proposed development will contribute to local economic growth and job creation as a high
number of temporary and permanent employment opportunities are expected to be created

during construction and operation;

3. The property is not considered to be viable agricultural land due to past and current activities that

have taken place on the property;

4, Sufficient service capacity is available to accommodate the proposed development once the

relevant upgrades required have been made to the existing infrastructure;
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The proposal is consistent with the provisions and proposals of the MSDF as the property is situated
within the urban edge and delineated by the SDF for urban development. The MSDF recognises
the “innovation precinct” and “smart city” development in Klapmuts South, of which the subject

property forms part of;

A restriction on the amount of bulk / Floor Area of industrial and business buildings that may be
developed by the developer on the subject property will be imposed as a condition of approval
to ensure that the primary access road which will connect the industrial area to the Old Main Road
/ R101 is constructed prior to the 90 500m? of industrial and business buildings being constructed
and to limit the impact of the additional traffic that will be generated as the land use rights are
established on the subject property;

A restriction will also be placed on the amount of Bulk / Area of building that may be developed
solely for business purposes o ensure that the majority of the buildings are restricted to industrial

purposes as applied for;

The development parameters applicable in terms of the Stellenbosch Municipality By-Law 2019 in
relation to parking provisions, setback lines, bulk, number of storeys and total height of buildings are
applicable to the newly created properties, notwithstanding the fact that 90 500m?2 of bulk has

been approved;

The proposal makes provision for sensible integration between the existing residential area and the
proposed development as improved access has been provided with a higher density residential
component which will form a transitional zone between the existing residential area and proposed

industrial area.
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PART I: RECOMMENDATION |

1. That the following applications in terms of the Steflenbosch Municipal Land Use Planning By-Law,
promulgated by notice number 354/2015, dated 20 October 2015, on Portion 2 of Farm 744, Paarl,

namely:

1.1 The rezoning of Remainder Portion 2 of Farm 744, Paarl, from Agriculture and Rural Zone to
Subdivisional Area in terms of Section 15(2)(a) of the said Bylaw to allow for the following

uses to develop 90 500m?2 of Industrial and Business floor area as a Basket of Rights:

3 x erven zoned Industrial Zone (£17.87ha);

2 x erven zoned Public Roads & Parking Zone (+2.34haql);
1 x erf zoned Private Open Space Zone (10.1ha);

1 x erf zoned Utility Service Zone (£0.05ha);

1 x erf zoned Transport Facilities Zone (*¥0.77ha)

As indicated on Plan No: 18096-002, Dated: 2021-05-13, Drawn By: AR & RC, for Anton Lotz Town
& Regional Planning, attached as Annexure B.

1.2 The subdivision of Remainder Portion 2 of Farm 744, Paarl, into 8 portions in terms of Section
15(2)(d) of the said Bylaw in accordance with the subdivision plan with plan number 18096-
002, Rev E, dated 2020-07-29, to allow for the following:

o Portion 1 (£4.4312ha) zoned Industrial Zone;

o Portion 2 (£12.372%9ha) zoned Industrial Zone;

o Portion 3 (+1.0774ha) zoned Industrial Zone;

o Portion 4 (#5180m?) zoned Public Roads & Parking Zone

o Portion 5 (£1,8256ha) zoned Public Roads & Parking Zone;
o Portion 6 (+964m?) zoned Private Open Space Zone;

o Portion 7 (+500m2) zoned Utility Services Zone.

o Portion 8 (*7664m?) zoned Transport Zone.

As indicated on Plan No: 18096-002, Dated: 2021-05-13, Drawn By: AR & RC, for Anton Lotz Town

& Regional Planning, attached as Annexure B.
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Consent to allow Business Premises on Portions 1 and 2 of the proposed development in

terms of Section 15(2) (o) of the said Bylaw.

BE APPROVED in terms of Section 60 of the said Bylaw and BE SUBJECT to conditions in terms of

Section é6 of the said Bylaw:

2.

2.1

2.2,

2.3.

2.4.

2.5.

2.6.

2.7.

2.8.

CONDITIONS of approval:

The approval applies only to the application in question and shall not be construed as
authority fo depart from any other legal prescriptions or requirements from Council.

An electronic copy (shp,dwg,dxf) of the Subdivision Plan which was preliminary approved
by the SG be submitted to the Directorate: Pianning and Economic Development.

That the following information must be indicated on this plan:

Newly allocated Erf Numbers,

Co-ordinates,

Survey Dimensions,

Street names (If approved by Council).

A phasing plan be submitted for approval by the Directorate: Planning and Economic
Development indicating the sequence and timeframe of development.

A detailed subdivision plan clearly indicating the street names and street numbering be
submitted for approval in terms of the Stellenbosch Municipal Planning Bylaw for each
portion / precinct that is created by this approval.

A site development plan, landscaping plan, and architectural guidelines be submitted for
each property that is created by this approval with the subdivision plan for each precinct.
An updated bulk register be submitted with each site development plan to the satisfaction
of the Directorate: Infrastructure Services.

All public places and public streets that vested in the Local Authority be clearly defined and
indicated and be provided with erf numbers on the approved SG plans and be transferred
to the Local Authority upon transfer of the first unit/erf in the subdivision. All cost for the
surveying and transfer of public land will be for the account of the applicant/developer.
An Operational Management Plan, inclusive of architectural guidelines and a detailed
Landscaping Plan be submitted for approval by the Directorate: Planning and Economic
Development for the total development that implements the recommendations made in
the Visual Impact Assessment done by Megan Anderson Landscape Architect attached as

Annexure P of this report before transfer of any property (excluding Portion 3).
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2.16.

2.17.

2.18.

2.19.
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Architectural and aesthetic guidelines be submitted for approval by the Directorate:
Planning and Economic Development with the subdivision application for each precinct
and that these guidelines comply with the Operational Management Plan required above.
The Stellenbosch Municipality Zoning Scheme By-law 2019 or Approved Site Development
Plan parameters in terms of parking setbacks, bulk and height of buildings are applicable
to the newly created properties, notwithstanding the fact that 90 500m? of bulk has been
approved.

The industrial buildings on Portion 2 located along the common boundary with the proposed
residential area to be located on Portion 8 are to be setback a minimum of 20m from the
common boundary at any point.

The industrial activities in these buildings will not accommodate heavy industrial or noxious
industrial activities but be light industrial activities which will not have a negative impact on
the adjoining residential areas and must be defined as a use that may not include
manufacturing that may cause any health nuisances to residents, noise disturbance, air
pollution or is dependent on heavy vehicles or freight fransfer.

A Service agreement be signed with the Directorate: Infrastructure Service before any
property is transferred or any construction takes place and that this agreement contains the
relevant conditions of approval as imposed by the Directorate: Infrastructure Service in their
memo dated 21 December 2020 and that these conditions be complied with, as attached
as Annexure N;

Development charges are payable fowards bulk civil services as imposed by the Directorate:
Infrastructure Services in their memo dated 21 December 2020 as aftached as Annexure N;
No subdivided portion of land may be transferred prior to the construction of the Class 3
access road which will provide direct access for this development to the Old Main Road /
R101via Portion 5 of Farm 742 and the railway line underpass, except for Portion 3;

No subdivided portion of land may be transferred prior to the construction of the link road
across Erf 342 that provide one of the access routes for the development via Merchant
Street and the R44, except for Portion 3;

No civil construction vehicles or equipment that have a weight that exceeds 3.5 tons may
make use of Merchant Street to access the subject property during the installation of the
civil services, without the approval of the Directorate: Infrastructure Services;

Only 15% of the bulk / floor area may be developed for exclusively Business purposes on
Portions 1 and 2 of the proposed development. (Plan No: 18096-002, Dated: 2021-05-13,
Drawn By: Anton Lotz Town & Regional Planning.)

The bulk approved for the residential component will form part of the 920 500m2 of floor area

approved for this property;
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The internal road layout for the various subdivisions within the precincts must make provision
for NMT routes / public transport parking embayment's and pedestrian routes which link the
proposed industrial area with the adjoining residential area and public roads. These facilities
must be to the satisfaction of the Directorate: Infrastructure Services;

No subdivided portion of land may be transferred prior to the submission of the lond use
application to rezone and subdivide unregistered Portion 8 of this application to facilitate
the development of this portion of the development for Duplexes / Town Houses with a
minimum density of 25 units / ha with a Taxi Drop Off Areq;

The conditions of approval as imposed by the Road Network Management Directorate of
the Department of Transport and Public Works be complied with, as attached as Annexure
K of this report;

A socio-economic development implementation plan be submitted for approval by the
Municipality before any consfruction takes place in order fo implement the
recommendations made in the Socio-economic Impact Assessment done by Multi-purpose

Business Solutions.
The REASONS for the above decisions are as follows:

The development will contribute significantly o employment creation in the Klapmuts area.
The property is situated within the urban edge and identified by the MSDF for urban
development.

The property is well located for a light-industrial development, being on the periphery of the
existing Klapmuts settlement,

The Industrial activities will be limited to light industrial activities that have minimal negative
impact on the surrounding area / no heavy industrial uses will be permitted.

The Industrial building will be located away from the property boundary that adjoins the
new residential area by landscaped parking areas.

The proposal makes provision for sensible integration between the existing residential area
and the proposed development as improved access has been provided with a higher
density residential component which will form a transitional zone between the existing

residential area and proposed industrial area.

A restriction will also be placed on the amount of Bulk / Area of building that may be
developed solely for business purposes to ensure that the majority of the buildings are

restricted to industrial purposes as applied for;
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Matters on the application TO BE NOTED:

The conditions imposed by the DEPARTMENT OF ENVIRONMENT AFFAIRS AND DEVELOPMENT
PLANNING in their letter dated (insert date) {Environmental Authorization), attached as
Annexure P.

The conditions imposed by HERITAGE WESTERN CAPE in their letter dated (insert date)
{Environmental Authorization), attached as Annexure J.

The conditions imposed by the HEALTH DEPARTMENT (WINELANDS DISTRICT) in their letter

dated (insert date) (Environmenial Authorization), attached as Annexure O.
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ANNEXURE A:
ANNEXURE B:
ANNEXURE C:
ANNEXURE D:
ANNEXURE E:
ANNEXURE F:
ANNEXURE G:
ANNEXURE H:

ANNEXURE I:

ANNEXURE J:

ANNEXURE K:

ANNEXURE L:
ANNEXURE M:

ANNEXURE N:

ANNEXURE O:

ANNEXURE P:

ANNEXURE Q:

ANNEXURE R:
ANNEXURE S:

ANNEXURET:
ANNEXURE U:
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LOCALITY PLAN

REVISED SUBDIVISION & ZONING PLAN

APPLICANT'S REVISED AND INITIAL MOTIVATION

COPY OF TITLE DEED / CONVEYANCER CERTIFICATE

PUBLIC PARTICIPATION PORTFOLIO OF EVIDENCE

DRAFT STELLENBOSCH BRIDGE DEVELOPMENT FRAMEWORK

DRAFT STELLENBOSCH BRIDGE MASTER PLAN

APPROVAL FROM THE DEPARTMENT OF ENVIRONMENTAL AFFAIRS
AND DEVELOPMENT PLANNING

COMMENT FROM THE DEPARTMENT OF AGRICULTURE (ESLENBURG)
COMMENT FROM HERITAGE WESTERN CAPE

COMMENT FROM THE DEPARTMENT OF TRANSPORT AND PUBLIC
WORKS

COMMENT FROM MANAGER: SPATIAL PLANNING

COMMENT FROM MANAGER: HEALTH DEPARTMENT (WINELANDS
DISTRICT)

COMMENT FROM MANAGER: DEVELOPMENT
SERVICES)

TRAFFIC IMPACT STUDY

VISUAL IMPACT ASSESSMENT

SOCIO-ECONOMIC IMPACT ASSESSMENT
DEVELOPMENT MANUAL

ADDITIONAL MOTIVATION AND PLANS PROVIDED BY THE APPLICANT
FOR THE REVISED APPLICATION;

DRAFT SITE DEVELOPMENT PLAN (ADDITION INFORMATION)

NMT NETWORK PLANS (ADDITION INFORMATION)

(INFRASTRUCTURE
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' PART K: COMPILATION OF PLANNING APPLICATION ASSESSMENT REPORT
APPLICATION FOR REZONING FROM AGRICULTURE & RURAL ZONE TO SUBDIVISIONAL

| PART L : REVIEW OF PLANNING APPLICATION ASSESSMENT REPORT

36

AREA OVERLAY ZONE, SUBDIVISION INTO 7 PORTIONS AND CONSENT USE TO PERMIT AN
INDUSTRIAL AND BUSINESS DEVELOPMENT: REMAINDER PORTION 2 OF FARM 744, PAARL.

Avuthor of Planning Assessment Report:
Name: R ¢ '1‘—&3‘6‘3.

Capacity:S Eg on /7’04»-0\ P C,M

SACPLAN Registration: _ ——

Signature:

C 7 e
=

Date: 271/ 6’57/2-@2./

APPLICATION FOR REZONING FROM AGRICULTURE & RURAL ZONE TO SUBDIVISIONAL
AREA OVERLAY ZONE, SUBDIVISION INTO 7 PORTIONS AND CONSENT TO PERMIT AN
INDUSTRIAL AND BUSINESS DEVELOPMENT: PORTION 2 OF FARM 744, PAARL.

Review of Planning Assessment Report:
Name:

Capacity:

SACPLAN Registration:

Signature:

Date:
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PART M: ADMINISTRATION OF PLANNING APPLICATION ASSESSMENT REPORT

APPLICATION FOR REZONING FROM AGRICULTURE & RURAL ZONE TO SUBDIVISIONAL
AREA OVERLAY ZONE, SUBDIVISION INTO 7 PORTIONS AND CONSENT TO PERMIT AN
INDUSTRIAL AND BUSINESS DEVELOPMENT: PORTION 2 OF FARM 744, PAARL.

Administrator to Stellenbosch Municipal Planning Tribunal:

It is hereby confirmed that proper notice was served of the Municipal Planning Tribunal meeting

at which this land use and land development application will serve for consideration.

The land use and land development application will serve at the scheduled meeting of the
Stellenbosch Municipal Planning Tribunal on:

Date: /83‘:“53024 ..........

Name: /(rw’*"f'* /KM"’T‘”’

Capacity: Sewrea Asmimcrearic Omce@

Signature: %{‘t‘-"ﬁféﬁ“c -

o8 oX
Date: - e
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| PART N: SUBMISSION OF PLANNING APPLICATION ASSESSMENT REPORT

APPLICATION FOR REZONING FROM AGRICULTURE & RURAL ZONE TO SUBDIVISIONAL
AREA OVERLAY IONE, SUBDIVISION INTO 7 PORTIONS AND CONSENT TO PERMIT AN
INDUSTRIAL AND BUSINESS DEVELOPMENT: PORTION 2 OF FARM 744, PAARL.

Authorised Employee to assess and make a recommendation on a land use and land

development application for consideration by the authorised decision maker:

As the duly authorised official in terms of Section 56 of the Stellenbosch Municipal Land Use
Planning Bylaw (2015) to assess and make a recommendation on the above planning
application, the subject planning report is hereby submitted for consideration to the duly
authorised decision maker in accordance with the Categorisation ‘Model for Land Use and
Land Development Applications as approved by the Stellenbosch Municipality in accordance
with Section 69(1) of the said Bylaw.

In terms of the Categorisation Model duly approved in terms of Section 69(1) of the said Bylaw

vide ltem 7.7.1 and dated 8 April 2020, the subject application is categorised as follows:

Category:
Decision Making Authority: SMPT

Rational: Rezoning of Subdivisional Area and subdivision of area greater than 50000m?

SACPLAN Registration: A/ I

Signature: 7

_ Date:

e . [T
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PART O: ADMINISTRATION OF PLANNING APPLICATION ASSESSMENT REPORT
" APPLICATION FOR REZONING FROM AGRICULTURE & RURAL ZONE TO SUBDIVISIONAL
AREA OVERLAY ZONE, SUBDIVISION INTO 7 PORTIONS AND CONSENT TO PERMIT AN
INDUSTRIAL AND BUSINESS DEVELOPMENT: PORTION 2 OF FARM 744, PAARL.

Administrator to Stellenbosch Municipal Planning Tribunal:

It is hereby confirmed that proper notice was served of the Municipal Planning Tribunal meeting

at which this land use and land development application will serve for consideration.

The land use and land development application will serve at the scheduled meeting of the

Stellenbosch Municipal Planning Tribunal on:

Name: ,E/\"t"/;ﬂ KA’“’"éﬂ*

Capacity: SE‘N;oz AAM: N STRAT VE OF;:,‘ ek

Signature: \’(QM .«%/y )

| Date: 2 o5 ooy
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. _Antonl_otz

P O Box 51799 Waterfront 8002
Celiphone + 27 (0)83 487 7869
Email alotz@iafrica.com

14 May 2021
Our Ref: 2015 908

PORTION 2 of FARM 744, PAARL: STELLENBOSCH BRIDGE, KLAPMUTS — INDUSTRIAL-
RESIDENTIAL INTERFACE & INTEGRATION

In response to the decision of the MPT dated 19 March 2021, please find attached a revised Zoning and
Subdivision Plan no 18096-002 Rev F together with a motivation for proposed amendments to address the
concerns raised. We have also included a land use and movement network plan, an indicative development
plan for the industrial precinct as well as cross-sections to address the matters of integration and the
industrial-residential interface.

1. Amended Plan of Subdivision

The revised proposal is for subdivision into 8 portions to accommodate a portion of land adjacent to existing
Merchant Street for which application will be made for a future residential development in order to improve
the interface between the development and the existing residential areas. As per Zoning and Subdivision
Plan no 18096-002 Rev F dated 2021-05-13:
¢  Subdivision into 8 portions to accommodate:

o 3 x erven zoned Industrial Zone

o 2 xerven zoned Public Roads & Parking Zone

o 1 x erf zoned Transport Facilities Zone

o 1 x erf zoned Private Open Space Zone

o 1 x erf zoned Utility Service Zone

Following approval of this application a future application will be launched to rezone the Transport Facilities
Zone to an appropriate zone to accommodate a social or affordable housing project as part of the
Stellenbosch Bridge development which will be in line with the Municipality's housing policy currently being
drafted.

In considering the input of MPT and finalising a revised development concept for this application the
following arguments were taken into consideration.

2. Location of Space-extensive Land Uses

The design of the Stellenbosch Bridge project as a mixed-use precinct has focussed on the integration of a
variety of land uses both vertically and horizontally to ensure a dynamic and sustainable precinct. Important
to the functioning of the Innovation Precinct is the incorporation of clusters of industry that serve the
innovation role-players and contribute to a balanced urban eco-system.

As illustrated by the perspective below, in considering the topography of the site, the urban design team
identified the more level areas adjacent to the existing town (Farm 744/2) and the railway line to the north
to be the best locations for the more space extensive uses of the development including the data centres
and larger-scale manufacturing. They considered that by means of design management and landscaping
they could manage the interface between the uses.
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In addition, it was considered beneficial to locate the manufacturing uses near the labour force already
present in Klapmuts, thereby enhancing ease of access and convenience. A technical college site was
initially also considered for part of this site, but at the time of conception another site had been identified in
Klapmuts for a secondary school, so it was decided to offer more light industrial sites to increase the job
opportunities for the community. It was never the intent to use the industrial precinct as a buffer between
the existing town and the Stellenbosch Bridge development.

3. Local Land Use and Movement Network

The Klapmuts Land Use and Movement Network Plan illustrates the movement and land use integration
envisaged between the Stellenbosch Bridge development and the existing town and in our opinion how the
municipal-owned Erf 342 can be used to create a civic node serving the surrounding neighbourhoods. Given
the location of the clinic, primary school and taxi rank there is an opportunity to add additional civic functions
as well as creating the thresholds for commercial facilities such as shops, serving the surrounding areas
and passing trade. Of longer-term benefit will be the east-west link created between the Stellenbosch Bridge
station/retail area and allowing convenient pedestrian and NMT movement between the areas.

We have taken into consideration the MPT comments about the limitation of physical linkages between the
town and the new development area and have redesigned the industrial precinct to allow a third road link
(numbered No 2 in drawing below).

The proposed east/west road is bound by a cycle lane, and a pedestrian sidewalk on both sides. As
requested by the Municipality, this link is to be designed to prevent heavy vehicles (above 3.5 tons) from
accessing the existing residential streets. This road will be a private road which by means of which the
management of heavier vehicles can be controlled. The road will be subdivided when the industrial zoned
Portion 2 is subdivided for implementation — the Industrial Zone allows for private road.

The site shown as ‘local business’ is intended to consist of a small spaza shop or trading stalls serving
pedestrians and cyclists employed in the the light industrial estate, as well as circulating between the existing
residential neighbourhood and Stellenbosch Bridge.

In total three movement linkages, indicated in the drawing below are provided for, each designed with
sufficient space to accommodate pedestrian/NMT usage and ensuring that commercial, employment and
social facilities are generally within walking distance (800m) of the surrounding communities.
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4. Integration of Residential and Local Business

Following the input of the members of the MPT further consideration was given to the interface between the
existing residential areas and the industrial precinct. Along the southern section of Merchant Street the
opportunity was identified to incorporate a residential strip of walk-up apartments enjoying direct access
from Merchant Street and providing a two-storey residential option which can address the raised concern of
the missed opportunity of providing a site for affordable or social housing provision as part of the
development. As residential rights do not currently form part of the application for this Precinct a separate
application will be launched immediately on approval to rezone this site from the proposed Transport
Facilities Zone (thereby ensuring that the site cannot be used for industrial as an avoidance of the
commitment in future) to Multi-unit Residential and allocate residential rights to this site as part of the
development’s basket of rights.

The site was also considered for business use, but we are of the opinion that such as extensive area of
business will not be sustainable within this location as the catchment area will be limited to a relatively small
area of residents. Even with NMT/pedestrian movement to and from the industrial area it is likely that only
limited commercial opportunity will exist, hence the only amenity proposed in the immediate vicinity is the
site shown as local business which would probably consist of a spaza shop and/or trading stalls serving
pedestrians and the industrial complex workers heading in an east/west direction between the existing
residential neighbourhood and Stellenbosch Bridge. Larger retail will require a more central position, hence
the proposal of shops adjacent to the Taxi Rank where the local community can access the facility more
conveniently and it can benefit from a larger transient market.
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The roads in this area will also be better suited to handle the additional traffic. Below is a proposed land-
use plan that could unlock the potential of this community node.

PROPOSED LAND USE
MEW SPORTA FIELDA

WEW AFARTMENTS

HEW SECONDARY SCHOOL
MEW COMMENCIAL CENTRE
MEW BUS RANK

EXISTING LAND USE
A EXISTING TAXt RAHK

i o

B. COMRURITY CENTRE
€. CLINIC

0. PRIMARY SCHOOL

E SPORTS COMPLEX

F. FIRE STATION

5. Design of Industrial Interface

As per the Draft Site Development Plan, setback lines are proposed to be more restrictive than the 3m
permitted by this zone. The design guidelines propose a minimum of 20m which facilitates a larger
separation between the residential and industrial buildings. The draft SDP proposes the incorporation of
parking/loading areas east of the buildings to create a further setback from the residential units. The design
allows for loading to be either from the currently shown back area, or a side area. The specific intent of this
design is that the office components of the light industrial businesses face on to the new Klapmuts Hills
Road (this will be the tenants main entrance road). The boundary wall of the back area will be bordered by
trees to soften the impact to the back of the existing residential units, or the adjacent residential duplexes
proposed are show in the section drawing below.
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This will ensure that the loading areas are concealed from view of all surrounding public streets. Access
to the loading bays / areas of the industrial component should be such that it ensures that the heavy vehicles
have easy access to the high order roads only. The intention is to create a pleasant ‘face’ to the public
edges of the small industrial estate, with a transparent boundary fence, complimented by well-maintained
lanscaping. From a commercial point of view the (restrained) advertising opportunity of facing onto Klapmuts
Hills Road (as indicated in the section drawing below) will enhance the value of the development for potential
light industrial tenants/owners.

b e e R —
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We trust that the additional detail provided gives assurance that the interface between the industrial and
residential uses will be appropriately managed through landscaping and design control and that the
additional road link together with the pedestrian and NMT facilities allowed for along all three roads between
the development and the existing town will allow sufficient connection for easy access. The incorporation
of an affordable/social housing provision and local business opportunities responds to the inputs provided
by the MPT and is considered an improvement to the original proposal.

Yours sincerely

Anton Lotz
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FARM 744, PAARL

APPLICATION FOR REZONING, SUBDIVISION
AND CONSENT

SUBMITTED TO THE STELLENBOSCH MUNICIPALITY

ON BEHALF OF
STELLENBOSCH BRIDGE PROPERTIES (PTY) LTD

JUNE 2020

(Revision 3)
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THE APPLICATION

Application is hereby made for the following in terms of the Stellenbosch Municipality: Land Use Planning
By-law, 2015 in refation to Remainder of Portion 2 of Farm 744, Paart:

= Application to rezone Remainder of Portion 2 of Farm 744, Paarl from Agriculture & Rural Zone to
Subdivisional Area Overlay Zone, including the approval of a Basket of Rights providing for a floor area
of 80 500m2,

* Application to subdivide Remainder of Portion 2 of Farm 744, Paarl into six portions, to provide for:
2 x portions zoned Subdivisional Area Overlay Zone
o 2 x portions zoned Industrial Zone
2 x portions zoned Public Roads & Parking Zone
» Application for Consent of Council to allow Business Premises on Portions 1 and 2.

Table | provides a summary of the property and application details:

"Table |- Summary of | Propeuy and Application Detalls

‘Property Description ' Remainder of Portion 2 of Farm 744, Paari '
Registered Owner | Satamco Enterprises (Py) Lid |
Applicant , Anton Lotz Town & Regional Planning and ARoux Town Planning in association i
Property Extert ' 21,1298 ha |
Current Zoning | Agriculture and Rural Zone ‘f
Current Land Use T/E&ém ‘
Applicable Zoning Scheme ! Stellenbosch ' Municipaiity Zoning Scheme e By-law (2019) {
Wunicipality Stellenbosch Municipality o !
Title Deed
| Yitle Deed T24204/1971 Restrictions None |

Yes, environmental basic ' Subject to :::f:tlgft:nﬁ::m;:szwc i
| assessment in process NEIRA
] o | assessment process
Proposed Development/ | Manufacturing, data centm and distribution and business uses with a floor area
Land Use | 0f90 500m?

Policy Compliant . Yes

Subject to NEMA

Portion 2 of Farm 744, Paarl - Land Use Application il
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THE PROPOSAL

In 2011 the Stelienbosch Municipality granted approvat for the Klapmuts Hilis development, which
included approval of the Development Framework, rezoning, subdivision and departures to permit urban
development on this site within an approved Baske! of Rights.

The residentiat market was in a deep slump by the time these rights were approved which resulted in a
significant delay in implemenlation of the rights. During this time a new vision was developed for
Klapmuts which includes the establishment of an innovation hub. The development was renamed as
Steflenbosch Bridge and includes various landholdings forming the innovation precinct development.

The site (Remainder Portion 2 of Farm 744, Paarl) consists of the portion of land situated between the
western edge of the existing Klapmuts urban area and the Klapmuts Hills site to the west (Portion 5 of
Farm 742, Paarl). Despite its agricultural zoning, the site has been included within the Klapmuts urban
edge for a number of years.

Although currently owned by a separale entity, the site forms part of the larger Stellenbosch Bridge
development site and, according to the draft Stellenbosch Bridge master development plan, forms the
light-industrial precinct along the eastem edge. The vision for this precinct is to function as a
manufacturing, logistics and data centre area for the Innovation Precinct. This development will fulfill an
important role in the innovation precinct concept and functioning of the Stellenbosch Bridge development.

A series of separale applications are being submitted to the Stellenbosch Municipality to allow the phased
implementation of development rights for the Stellenbosch Bridge development on separate land units.
Therefore, although the subject property forms part of the Stellenbosch Bridge development site, it was
agreed with the Municipality that a separale land use application (including rezoning and subdivision) will
be submitted for this site.

Application is made to rezone the site to Subdivisional Area and to subdivide it into six portions, including
portions for fulure light-industrial development, public roads, private open space and existing industrial
buildings. Application is made for the approval of a Basket of Rights for a total floor area of 80 500m? for
manufacturing, logistics, business and data centre uses. An application for Council's consent for
Business Premises is therefore also included.

Portions 1 and 6 of the proposed subdivision (to be zoned Subdivisional Area Overlay Zone) will at a
|later stage (separate application) be consolidated with portions of the adjacent Portion 5 of Farm 742 {to
be subdivided as part of a separate application).

Although Portion 2 will contain separate industrial land units, these units will be developed as a sectional-
title scheme. This portion will therefore not be subdivided, but a precinct pian and SDP’s will be submitted
after approval of this application.

Portion 2 of Farm 744, Paarl - Land Use Application (1 I



56 -

v 5% Town fan

MOTIVATION

The proposed development complies with the land use development principles contained in LUPA and
SPLUMA and is also aligned with the Stellenbosch Municipality's SDF (2019).

Although zoned as Agriculture & Rural, the site is not deemed viable agricultural land. Soil studies
confirmed that the site has a low agricultural rating and has been mined for sand. The site has been
included within the Klapmuts urban edge for at least the last 18 years.

The existing Klapmuts community has a high unemployment rate and the area is in dire need of economic
investment and accessible employment creation. The proposed development will form an integral part of
the Stellenbosch Bridge Innovation Precinct which will be a catalyst for local economic growth.

The development fayout will ensure that a sufficient buffer area is created between the manufacturing,
data centre and distribution uses and the existing residential uses to the east.

Due to human activity, the site does not contain any sensitive environmental or heritage elements. An
environmental basic assessment is currently being conducted, which include specialist studies. The drafl
basic assessment report, which will include specialist reports, will be provided when available.

A traffic impact statement (TIS) has been prepared by the project traffic engineers. Only minor road
improvements are required to accommodate this development. The development of the Stellenbosch
Bridge Innovation Precinct will result in the phasing in of several road upgrade projects that will also be
of benefit to this development.

Sufficient service capacity is available to accommodate the proposed development, which in part is linked
to the installation of bulk service infrastructure which is being undertaken by the developer as part of the
Stellenbosch Bridge development.

CONCLUSION

The proposed development of manufacturing, distribution, business and data centre uses will make a positive
socio-economic contribution to Klapmuts, where unemployment tevels are currently high. Forming part of the
Stellenbosch Bridge development, it is in line with the Municipality's spatial vision for the area and will
contribute to Klapmuts becoming a significant regional economic centre.

Anton Lotz Town & Regional Planning and ARoux Town Planning in association recommends that this
application, for the rezoning of Remainder Portion 2 of Farm 744, Paarl from Agriculture & Rural Zone fo
Subdivision Area, for the subdivision of the property into six portions to accommodate a floor area of 90500m2,
and consent of Business Premises be considered for approval.
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1.1 PROPERTY AND APPLICATION DETAILS

Table 1 below provides a summary of the property and application details:

Table 1- Property and Appllcahon Dotails {

Property Description " Remainder of Portion 2 of Farm 744 Paar! '

Registerad Owner  Safamoo Enterprises (Pty) Ltd ]
" Anton Lotz Town & Regional Planmng and ARoux Town

Ajelicot Planning in association

Property Extent 21,1209 ha

Current Zoning  Agriculture and Rural Zone )

Current Land Use ' Vacant

Applicable Zoning Scheme ""Stellenbosch Mumc:paﬁty Zomng Scheme By-Law 2019

Municipality Stellenbosch Municipality

Title Deed T24204!1971

Registration Date 13 13 September 1971

Title Deed Restrictions “None (refer to oonveyancer ceniﬁcate Annexure D)

Rezomng and subdivision to accommodate manufacturing, data
Proposed Development/Land Use ' centre, business and distribution uses with a floor area of
_90500m?

. Rezonmg from Agriculiure & Rural Zore to Subdivisional i
Area Overay Zone !

s Subdivision info 6 portions to accommodate:
o 2 x portions zoned Subdivisional Area Overlay Zone

Apgication Cémpoadus o 2 x portions zoned Industrial Zone
o 2xportions zoned Public Roads & Parking Zone
« Consent of Council to allow Business Premises on
., Portions 1 and 2. ;
Subject to NEMA Yes- environmental basic assessment in prooess i
' Yes — Notice of Intent to Development must be submitted to
| Subyect o FHAA 1 SRS  HWC - being done as part of basic assessment process
Policy Compliant Yes
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BACKGROUND

Klapmuts enjoys the benefit of a strategic location in relation to the Cape Town metropolitan area,
Paarl and Stellenbosch as well as excellent regionat and national accessibility due to its proximity to
the N1 Freeway and the Cape Town - Gauteng railway line. The locational advantages of Klapmuts
encouraged a group of investors o form the Stellenbosch Wine and Country (Pty Ltd and invest in
land adjacent to the Klapmuts urban edge for a large-scale, higher-density residential development
that would add higher-income residential units to the town.

After a lengthy pracess lo include the site into the Klapmuts urban edge, get environmental
authorization, and apply for rezoning and subdivision, the Stellenbosch Municipality granted approval
for the Klapmuts Hills development on Portion 3 of Farm 742, Paari and the Remainder of Farm 742,
Paarl (now registered as Portion § of Farm 742, Paad) in 2011. The approval included the
Development Framework, rezoning, subdivision and departures to permit urban development within
an approved Basket of Rights which allowed for 1 577 residential units and a Gross Lettable Area
(GLA) of 23 200m? for retail and other uses for associated services and facilities to the residential
development.

The residential market was in a deep slump by the time these rights were approved in 2011 which
resulted in a significant delay in implementation of the rights. During 2017/2018 Beai Consulting
undertook the Klapmuts Special Development Area Economic Feasibility Study on behalf of the
Stellenbosch Municipality. This document went through substantial public participation and received
widespread endorsement, including from the local community for the establishment of an innovation
hub in Klapmuts.

The new vision for Klapmuts aliowed a reimagination of what the Klapmuis Hills land could be used
for. Atthe same time the ownership structure of Stellenbosch Wine and Country (Pty) Lid went
through significant change which resulted in a renaming and rebranding of both the company and
the development to Stellenbosch Bridge (Ply) Lid and Stellenbosch Bridge respectively.
Stellenbosch Bridge validated the vision for the landholdings as a dynamic, innovative and
sustainable hub, building bridges locally and giobally.

Specialist consultants were appointed with members of the original project team to research and
design a mixed-use innovation precinct on the Stellenbosch Bridge site, which include the previous
Klapmuts Hills site and additional landholdings surrounding this site. The planning team also
provided input to the 2018/2019 Stellenbosch MSDF to allow the vision of the Klapmuts innovation
hub to guide decisions on the Klapmuts urban edge and spatial budget. Kiapmuts has in the
Stellenbosch MSDF been designated as the secondary node to the town of Steflenbosch and the
growth and development thereof as an innovation hub will hold significant socio-economic benefit for
the town and the region.
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The envisioned Stellenbosch Bridge Innovation Precinct is a significant development which needs fo
be developed logically and in phases to ensure the success and viability thereof. At the same time,
the development site involves various land units, some of which already have been through
application processes and have valid development rights has and others that only recently got
incorporated into the Klapmuts urban edge and still need to be subjected to various application
processes.

Market inferest in the innovation precinct is already significant and to avoid unnecessary long process
delays which could potentially result in the missing of an economic growth cycle a series of
applications will be submitted in terms of a clear vision and development framework for the innovation
precinct fo facilitate an expedient roll-out of rights and services. A Package of Plans process is
proposed lo allow flexibility in the implementation of the approved rights according to appropriate
levels of information in terms of which the authorities can verify and monitor the roliout.

Four applications are planned (also refer to Figure 1).

. Application 1 {recently submitted). Reallocation of the existing rights approved for Farm 742/5
in terms of the vision for the redevelopment of the site as part of the innovation precinct and
in terms of the services capacities already provided for;

. Application 2 (this application): Rezoning and Subdivision of Remainder Farm 744/2 which
has at least before 2001 been part of the Klapmuts urban edge and forms part of the larger
development;

e  Application 3: Densification on Farm 742/5 in terms of the Development Framework with
supporting documentation and plans for the Stellenbosch Bridge Innovation Precinct;

. Application 4: Development Rights for land included into the urban edge in ferms of the 2019
Stellenbosch MSDF.

Remainder of Portion 2 of Farm 744, Paarl {from here-on referred o as “the site") is the portion of
land situated between the westem edge of the existing Klapmuts urban area and the Klapmuts Hills
site to the west (Porfion 5 of Farm 742, Paarl). Despite its agriculfural zoning, the sife has been
included within the Kiapmuts urban edge for a number of years and envisaged to form pan of the
town's expansion westwards.

Although currently owned by a separate entity, the site forms part of the larger Stellenbosch Bridge
development site and, according to the Stellenbosch Bridge development framework, forms the light-
industrial precinct along the eastern edge of the Stellenbosch Bridge development. The vision for
this precinct is to function as a manufacturing, logistics and data centre area for the Innovation
Precinc!. This development will fulfill an important role in the innovation precinct concept and function
of the Steflenbosch Bridge development.
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As mentioned above, a series of separate applications are being submitted to the Stellenbosch
Municipality to allow the phased implementation of development rights for the Stellenbosch Bridge
development on separate land units. Therefore, although the subject property forms part of the
Stellenbosch Bridge development site, it was agreed with the Municipality during pre-submission
consuliation that a separate land use application (including rezoning, subdivision and consent) be
submitted for this site. This is due to (1) the site's location within the existing Klapmuts urban edge
and {2) higher levels of accessibility to transport and services infrastructure. The development of the
site will be aligned will the developmeni framework of the Stellenbosch Bridge development, but
allows a quicker time-frame for implementation.

Anton Lotz Town & Regional Planning and ARoux Town Planning have been appointed as part of a
multi-disciplinary project team for the Stellenbosch Bridge development. Power of attomey has been
provided by the current property owner ta submit this application for rezoning, subdivision and
consent on their behalf {refer to Annexure B}.

STATUTORY INFORMATION OF THE PROPERTY
Property Ownership and Registration

The subject property is officially registered as Remainder of Portion 2 of Farm 744, Paarl. Although
the site was previously subdivided to form Portion 8 and Remainder of Portion 2 of Farm 744, Paar
respectively, these portions were never formally registered. The subject property therefore remains
Remainder Portion 2 of Farm 744, Paarl.

The property is currently owned by Safamco Enterprises (Pty) Ltd, as confirmed in the fitle deed
{refer to Annexure C). An agreement of sale is in place between Stellenbosch Bridge (Pty) Ltd and
Safameo (Pty) Ltd.

Restrictive Title Deed Conditions

As confirmed in the attached conveyancer certificate (Annexure D}, the property’s title deed does
not contain any restrictive conditions.

Servitudes
The site contains one unregisiered servitude, namely a 9m wide pipeline servitude along the

southwestem and southem boundaries of the site. Refer to the SG diagrams, attached as Annexure
E.

Portion 2 of Famn 744, Paart - Land Use Application 4 |
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1.3.4 Zoning and Land Use Rights

The property is currently zoned Agriculture & Rural Zone in terms of the Stellenbosch Municipality
Zoning Scheme By-Law (2019).

14  PRE-SUBMISSION CONSULTATION

The Stellenbosch Municipality have been consulted on a regular basis regarding the development
layout and requirements for the application. This include a formal meeting with Me Hedre Dednam,
Manager of Land Use Management at the Stellenbosch Municipality, on 17 July 2019. Notes of this
meeting is attached as Annexure F
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COMPONENTS OF THE APPLICATION

Application is hereby made for the following in terms of the Stellenbosch Municipality. Land Use
Planning By-law, 2015 in relation to Remainder Portion 2 of Farm 744, Paarl:

=  Application for rezoning of Remainder Portion 2 of Farm 744, Paarl from Agriculture & Rural
Zone to Subdivisional Area Overlay Zone in terms of Section 15(2)(a) of the Stellenbosch
Municipality: Land Use Planning By-law, 2015, including a Basket of Rights of 90 500m? floor
area;

= Application for subdivision of Remainder Portion 2 of Farm 744, Paarl info six portions in terms
of Section 15(2)(d) of the Stellenbosch Municipality: Land Use Planning By-law, 2015, to
provide for:

o 2 x portions zoned Subdivisional Area Overlay Zone
o 2 x portions zoned Industrial Zone
o 2 x portions zoned Public Roads & Parking Zone

= Application for Council's consent to permit business premises on Portions 1 and 2 in terms of
Section 15(2)(0) of the Stellenbosch Municipality: Land Use Pianning By-law, 2015.

REZONING AND SUBDIVISION

Application is made to rezone the property from the existing Agriculture & Rural Zone to Subdivisional
Area Overlay Zone. This is to allow the subdivision of the property inlo 6 portions with multiple
zonings, in accordance with the proposed Subdivision Plan, attached as Annexure G. Portions 4
and 5 will be zoned Public Road and Parking and Portion 6 will be zoned Subdivisional Area as its
use will be open space once consolidated with the adjacent land unit. The existing buildings on the
site will be accommodated on Portion 3 {o be zoned Industrial Zone and will be retained by the
existing fand owner.

The two remaining portions, Portions 1 and 2, will be zoned Subdivisional Area Overlay Zone and
industrial Zone respectively and will contain the proposed development. A Basket of Rights for a total
floor area of 90 500m? is being applied for and will apply to these two portions. The approval of the
Basket of Rights will aliow a range of manufacturing, logistics, business and data centre uses.

Note that Portion 1 will at a {ater stage be consolidated with a portion of the adjacent Portion 5 of
Fam 742 (to be subdivided as part of a separate land use application). The zoning for the
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consolidated portion will be confirmed at stage once the subdivision of the electrical infrastructure is
finalised, hence the proposed Subdivision Overlay Zone for this portion.

Although Portion 2 will contain separate industrial land units, these units will be developed as a
sectional-title scheme. This portion will therefore not be subdivided, but a precinct plan and SDP's
wilt be submitted afier approval of this application.

CONSENT

Application is also made for the Consent of Council to allow Business Premises on Portions 1 and
2. The intention is to allow the opportunity for better integration of a range of appropriate commercial,
professional andfor refail uses with the intended industrial uses as part of an integrated mixed-use
innovation precinct.

APPROVALS REQUIRED IN TERMS OF OTHER LEGISLATION
Approval in terms of National Environmental Management Act (NEMA)

An Environmental Basic Assessment process is required for development on this sile. Legacy
Environmental Management Consulting has been appointed as the environmental practitioner to
undertake the basic assessment. The process has been initiated and the environmental authorisation
(EA} from the Department of Environmental Aflairs and Development Planning will be provided when
available,

Approval in terms of National Heritage Resources Act

Due to the size of the sile {larger than 5000m?2} a Notice of Intent to Develop (NID) must be submitled
to Heritage Westem Cape (HWC) in terms of Section 38 of the National Heritage Resources Act
(No.25 of 1999). The NID will be done by a heritage specialist as part of the environmental basic
assessment.

Approval in terms of Subdivision of Agricultural Land Act

Although the property is zoned Agriculture & Rural Zone, it has been lecated within the Klapmuts
urban edge for some time. The Depariment of Agriculture is therefore currently being consulted to
determine whether approval for the subdivision of this property in lerms of the Subdivision of
Agricultural Land Act No.70 of 1970 is applicable. Clarification on this matter will be provided shortly.
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LOCALITY

Klapmuts is strategically located within a metropolitan region as it enjoys good road and rail
accessibility. It is located 50 km east of the Cape Town CBD and approximately 15 km from
Kraaifontein, Paart and Stellenbosch. Klapmuts falis under the administrative jurisdiction of the
Stellenbosch Municipality (refer to Figure 2).

The subject site is situated to the west of the Klapmuts viliage at the foot of Klapmutskop (refer to
Figure 3).

Figure 2 ~ Regiona! Context

CHARACTER OF THE AREA

The location is predominantly rurat, with surrounding farms such as Muldersvlei and Elsenburg south
of the site containing mainly vineyards with limited cultivation of fruit and the keeping of livestock.
Tree lanes, windbreaks, and homesteads add to the aesthetic appeal of the setting. The landscape
offers both short distance views over the agricultural landscape and Klapmutskop and long-distance

Portion 2 of Farm 744, Paari ~ Land Use Application 8|
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views across the valleys to the surrounding mountains such as Simonsberg, Paarl Berg, as well as
the Klein Drakenstein and Du Toitskloof Mountains.

The Klapmuts Village east of the site consists mostly of low-income and informal housing (refer to
Figure 4).

Figure 4 - Site image, illustrating the existing informal housing adjacent fo the site’s eastern boundary

33  TRANSPORTATION CONTEXT

Klapmuts is situated at the intersection of Old Paari Road (R101), the R44, and the Franschhoek
Road and is within easy access lo the N1 Freeway. lfs regional road accessibility is therefore very
good (refer to Figure 5).
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Figure 5 - Transportation Context
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Linkages with the transport system are further enhanced by the mainline railway between Cape Town
and Gauteng as well as the suburban rail link between Stikland and Wellington which runs through
the fown and is served by the Klapmuls station in the centre of the village. In addition to providing
public transport‘acoess to towns like Paar, Wellington as well as Kraaifontein and Brackenfell, the
railway line also provides a link to Steflenbosch via a change-over at Muldersviei Station.

Both the road and rail access from Kiapmuts to the surrounding towns and metropolitan Cape Town
are very good.

SOCIO-ECONOMIC CONTEXT

The Klapmuts population increased by 5% year-on-year between the 2001 and 2011 census period.
Stellenbosch’s draft Urban Development Strategy (2017) assigns this growth to natural population
growth and in-migration particularly from the 20 to 29 age cohorts. The average household size in
Kiapmuts is 3.7 and is slightly higher than the municipal-wide average. Almost a third of households
in Klapmuts have five or more inhabitants which may indicate some leve! of overcrowding.

The average household income in the Stellenbosch Municipality has steadily increased between
2001 and 2011, from R97,880 to R154,617 (or by 4.8%). Measuring levels of poverty and inequality
for the period 2006 to 2011, Statistics South Africa’s 2014 Poverty Trends Report specifies that the
lower-bound poverty line (LBPL) for March 2011 was set at R443. A little more than 20% of Kiapmuts®
households would therefore be below this poverty line beyond which households would need to
sacrifice essential food items fo obtzin non-food items. Of further significance is that 47% of
Klapmuts' households eam up to R38,200 - considered the broader low-income bracket - compared
to the municipal-wide index of 32% while 21% of its households do not eam any income.

According the demographic analysis undertaken in terms of the Municipality’s Urban Development
Strategy, a third of households qualify for social housing; i.e. households with a combined income of
R2,500 to R7,500 each month.

1t is estimated that around 17% of Kiapmuts' labour force is unemployed, which is significantly higher
in Klapmuts when compared to the municipal-wide level.

SITE DESCRIPTION
Existing Land Use and Structures

The site has a fotal extent of 21,13ha and is zoned Agriculture & Rural Zone.
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The site is mostly vacant with the only structures on the site being the cutrent owner's industrial and
residential buildings close to the site's southem boundary {refer to Figure 6). All of these structures
will be retained, and a separate portion will be created as part of the proposed subdivision. This
portion will be retained by the curent owner.

The remainder of the site contains disturbed natural vegetation (refer to Figure 7). The site was
mined for sand and gravel in the past. As a result, much of the site's topsoil has been removed.
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Figure 6 ~ Aerial Image
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Figure 7 - Site image, viewed from the eastern boundary towards to the west
Topography and Drainage

The site lies directly west of Klapmuts at a slightly higher elevation and at the foot of the hill
overlooking Klapmuts from the west. The site slopes from the southwest in a north-easterly direction,
with a total elevation change of approximately 17m. There are no clear drainage lines across the site
and the site is not affected by any floodlines. There are some areas of surface spoil present on the
northem half of the site.

The site does not contain any strongly defined topographical features and no significant streams or
large dams alfthough localised pooling may take place during high rainfall periods due to the sand
and gravel having been removed.

Geology and Soils

The dominant underlying geological material is coarse porphyritic Cape granite. The majority of soils
have developed from locally derived colluvial material which ranges from fairly sandy, coarse-grained
material to fairly clayey, highly weathered reddish material.

The site's soil has been disturbed by human activity (most likely for sand and gravel mining in the
past) without any rehabilitation taken place of the area after mining. Owing to the shallow nature of
the soils, wetness is a major problem during the rainy season. As most of the "better” surface and
subsurface layers of the soils have been removed, with only the deeper clay layers remaining, these
soils have a low agricultural rating.
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3.5.4 Faunaand Flora

The sile was previously used for sand and gravel mining and are currently infested by alien
vegetation. No significant vegetation areas are present on the site.

Small mammals, including Steenbok, game birds as well as reptiles and rodents may visit the site
from time to time from the naturally vegetated Klapmutskop. The biodiversity of the site is low due to
the lack of natural vegetation.

3.5.5 Visibility of the Site

The site is of a refatively low-lying nature and adjacent to existing residential areas. Therefore it has
limited visibility from surrounding developed areas and major routes.
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BACKGROUND OF THE STELLENBOSCH BRIDGE DEVELOPMENT
The Development Concept

Stellenbosch Bridge is a visionary development - it is focussed around an innovation precinct that
will attract local and international innovation stakeholders to locate in a mixed-use, live, work, play
and innovate environment. It will attract investment by connecting and building bridges between
people, science, business, innovation and entrepreneurship in one place.

It is the intention of the owners to develop this project over the next 15 to 20 years, fully integrated
into the larger Stellenbosch spatial vision, and with the participation of all stakeholders. This will
include the Stellenbosch Municipality, University of Stellenbosch, the Klapmuts community and the
Western Cape Govemment. To this end the owners recently donated 30 hectares of the property to
University of Stellenbosch to provide space to amongst others Innovus, the commercialization arm
of the University of Stellenbosch and allow the institution to become a key partner.

Stellenbosch Bridge will enhance business development and innovation through clustering, and co-
location of fast-growing sectors and public and private research establishments from South Africa,
Africa and the rest of the World. The emphasis on state-of-the-art technology and smarl systems will
ensure thal Stellenbosch Bridge is the premier address fo locate a business on the African continent.
The accessible location of Stellenbosch Bridge will be strengthened through virtual networks that
span globally.

Stellenbosch Bridge will facilitate investment in local people encouraging tenants to focus on skills
development, capability building and job creation. it will be an inclusive and sustainable development
that will benefit a broad range of citizens for generations fo come. The primary thrust of this
development is economic progress and advancement through science, technology and innovation.
Itis a place where individual brilliance and talent meels resourced establishments, venture capitalists
and government support.

Coupling technology with infrastructure design and sustainability this development will become a
model for modemized development and living, working and leisure trends. Stellenbosch Bridge
aspires to use the latest smart and green technologies and is a showcase destination for technology
development and a prosperous knowledge economy.

Portion 2 of Farm 744, Paarl — Land Use Application 14| ¢
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Stellenbosch Bridge is made up of four development erven. At the heart of the development will be
the innovation precinct where enfrepreneurs, researchers, academics and corporates will connect to
develop and incubate new products and services for fast-growing and promising industry clusters.
The precinct will have a mixed-use character providing for all aspects of a live-work-play environment
designed around significant public spaces.

Linked to the innovation precinct are business hubs, green and smart industry precincts, dedicated
fiving spaces, a transporiation node, as well as retail and logistic precincts all integrated by a network
of green spaces to connect its cilizens and communities.

The design concept will be focussed on the core principies of liveability, community, culture, green
technology and connectivity. It is a space which considers people first. with a strong focus on public
spaces, movement and green design.

Above all, Stellenbosch Bridge will focus on quality of life, where emphasis is placed on enjoyment
and living a healthy and aclive lifestyle. The design will prioritize walking and cycling, thus promoting
the health of its ciizens. Entertainment, food and culture will be designed as a central feature of
public life. Stellenbosch Bridge will be a safe environment.

Refer to Figure 8 for the Stelienbosch Bridge Master Development Plan. This plan demonstrates
the vision for the larger Stelienbosch Bridge development.

THE PROPOSED DEVELOPMENT

The site is proposed fo be developed as an industrial environment offering opporiunities for
manufacturing, distribution/warehousing and data centres linked to the innovation precinct. The
integration of business uses into the precincts will also be encouraged 10 ensute better functionality
and efficiency. The range and nature of uses will be managed through the basket of rights and a bulk
register to be updated and submitted with each SDP application.

The proposed development will be accessed from the new proposed road link between Merchant
Road and the Steflenbosch Bridge road. This road will ensure direct access to the site from the R44
to the west. The alignment and design of this road is in process al the Municipality and once
approved, construction will commence.

It is important to note that Portion 1 will only be subdivided to accommodate services infrastructure.
A sectional title scheme will be registered for both portions 1 and 2 and each light-industrial land unit
will be registered as a separate section. Application is made at this stage for the rezoning and
subdivision of the site to create the different development precincts, and for the approval of the total
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Basket of Rights for the proposed development floor area of 90 500m®. The Development
Framework Plan demonstrales the integration of this development site (Precincis C & D) into the
framework (refer to Figure 9).

An indicative intemal development layout plan with private internal roads has been prepared and is
attached as Figure 10. A separate application for precinct plan approval will be submitted at a later
stage and will contain the final detail of the interal development layouts including internal road
reserves, land units and open spaces. These will be followed by site development plan (SDP)
approvals accompanied by landscaping plans and architectural design guideline confirmation.

The final design of the internal development layout wilt be motivated as part of the above-mentioned
Precinct Plan and SDP approval applications, with the following principles to guide the layout design:

» The internal road layout will be subject to input from the project traffic engineer and will include
consultation with the Municipal engineering department. This will include the overall intemal road
layout, road reserve widths and cross-section designs, intersections and site accesses.

= Sufficient provision will be made for on-site parking and loading facifities, in accordance with the
Municipality's regulations and siandards;

= The design will ensure that impact on the adjacent residential area is minimised. Landscaped
buffer areas will be created between the residential area and the industrial properties. The
industrial properties will aiso obfain access from intemal access roads only, not from the existing
road along the site's eastem boundary.

* Landscaping and open spaces will comprise a minimum of 10% of each site to ensure a high-
quality and inviting urban space.

* Industrial development will be restricted to light-industrial activities such as clean manufacturing,
commercial warehouses, distribution centres, show rooms and data centres. No noxious
restricted industrial activity will be permitted.

Note that a Design Manual / Architectural Guideline has been prepared by the project architects for
the proposed development and includes design guidelines pertaining to ad cross-sections, street
interfaces, architectural style, materials, etc. A copy of this document is attached as Annexure G.

THE PROPOSED SUBDIVISION

The proposed subdivision and zoning plan is attached as Annexure H. It is proposed to subdivide
the property into six portions, namely:

» Portion 1 (4,48ha): This portion will accommodate the first data centre for the development as
well as other light-industrial uses. As mentioned, Portion 1 will be subdivided at a later stage to
create separate electrical infrastructure erven and will also be consalidated with a portion of the
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adjacent Portion § of Farm 742, Paarl (to be subdivided as part of a separate land use
application}. The zoning for the consolidated portion will be confirmed at that stage, hence the
proposed Subdivision Overlay Zone for this portion. The development of this portion wilt form
part of a sectional-itle scheme (when consolidated with the future adjacent portion).

* Portions 2 (13,14ha): This portion will also accommodate future light-industrial developments.
A sectionat title scheme will be registered on this portion with each light-industrial land unit to be
registered as a separate section. As no further subdivision of this portion is envisaged at this
stage, the Industrial Zone is proposed for this portion.

= Portion 3 {1,07ha): This portion accommodates the existing industrial and residential structures
on the southern portion of the site, which will be retained. It is proposed to be zoned Industrial
as it is deemed to most appropriate zone to accommodate the existing uses.

* Portions 4 and 5 (5180m2 and 18 256m? respectively): These poriions provide for public road
reserves. Portion 4 accommodates the 25m wide road reserve that traverses the site in an east-
west direction. This road will provide access to the proposed development as well as the
remainder of the Stellenbosch Bridge development fo the west. Portion 5 provides for a portion
of the main boulevard that will serve the larger development. Both portions will be zoned Public
Roads and Parking Zone.

= Portion 6 (964m2): As seen on the Stellenbosch Bridge master development plan, this portion
will be consolidated with the residential precinct in future. It is therefore proposed that this portion
be zoned Subdivisional Area Overlay Zone.

The proposed subdivision plan also makes provision for a 5,0m privale services servitude which

crosses the 25m wide access road reserve. This servitude is required to accommodate private
service lines crossing the public road reserve.
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51  CONSISTENCY WITH PLANNING LEGISLATION (SPLUMA & LUPA)

Both 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) prescribe a set of land use planning principles to
quide land use planning. The proposed amended development framework adheres fo the land use
principles relevant to development proposals as follows:

Spatial Justice - The proposed development will ensure the improved utilization of land with
economic opportunities to be created to the benefit of, in particular, the local community which
is classified as a previously disadvantaged community. The proposed development will
contribute significantly to employment creation within walking distance from the community.

Spatial Sustainability — The proposed development will be spatially compact and resource-
frugal. It will not contribuie towards urban sprawl as it will form a natural extension of the
Klapmuts village, being situated directly adjacent to the existing urban area. The proposed
development will also not resultin the loss of viable agricultural land or environmentally sensitive
areas. it has been confirmed that the site is not conducive for agricultural activities and does not
contain any sensitive environmental biodiversity, hence its inclusion inside the urban edge.

Efficiency - The proposed development optimizes the use of existing resources and
infrastructure within the approved urban edge. The development will be integrated within the
existing urban area and will contribute towards a mix of land uses, in particular residential
(existing) and light-industrial (proposed) uses.

Good administration — The proposed development is aligned with the provincial and municipal
spatial development frameworks and land use policies.

52  CONSISTENCY WITH SPATIAL DEVELOPMENT FRAMEWORKS AND MUNICIPAL POLICIES

521 Western Cape Provincial Spatial Development Framework

The Western Cape Spatial Development Framework {(PSDF} was approved by the executive
authority in 2014 and endorsed by the Provincial Cabinet to replace the previous PSDF.

The PSDF's policy framework covers Provincial spatial planning’s three interrelated themes, namely
(1) Sustainable use of the Westem Cape's spatial assets, (2) Opening-up opportunities in the
Provincial space-economy, and (3) Developing infegrated and sustainable settiements.
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Sustainable Use of Spatial Assets

The PSDF emphasises that the Province's biodiversity and agricultural resources should be
protected as the unique scenic and cultural landscapes, which underpin the tourism economy, are
being eroded and fragmented from inappropriate development.

The site is included within the Klapmuts urban edge and has been proclaimed by the Municipality as
land suitable for development, being a natural extension of the existing urban area and confirmed as
not being viable for agricultural activity (due largely to soil disturbance of previous mining activity).

The proposed development is designed to remain sensitive to the suounding rural setting.
Protected environmental elements in the sumounding area will not be affected.

Opening Up Opportunities in Space-economy

The PSDF’s strategy of opening-up opportunities in the urban space-aconomy places emphasis on
the upgrading of the built environment in dysfunctional townships so they became enabling living
environments. Incentives should be put in place fo aftract economic activities close to dormitory
residential areas, facilitate brownfields development {e.g. mixed-use development and densification
in appropriate locations) and private sector involvement in the rental and gap housing markets.

The existing Klapmuts community has limited job creation opportunities outside of the agriculturat
sector and a development such as this will add significantly to job creation and business development
opportunities across a variety of seclors.

Deveioping integrated and Sustainable Settlements

The PSDF promotes smart growth of urban settlements by ensuring efficient use of land and
infrastructure by containing urban sprawi and priontising infill, intensification and redevelopment
within settlements. It further encourages the increase of densities of settlements and dwelling units
in new housing projects.

The proposed development responds positively to this strategy of the PSDF as it facilitates more
efficient use of land that is currently underutilised and not contributing fowards the local economy.
As menlioned, the site is situated within the urban edge and the proposed development will ensure
the naturai expansion of the existing urban area. It also contributes towards mixed-use intensification
and the provision of employment opporiunities within walking distance from the existing community.

It is thus evident that the proposed development is consistent with the pelicies of the PSDF,
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522 Stellenbosch Municipal Spatial Development Framework

The Stellenbosch Municipal Spatial Development Framework (2019 MSDF) was approved by the
Council of the Stellenbosch Municipality on 2 August 2019.

The 2019 MSDF highlights the following key principles in working towards it vision of developing a
"Valley of Opportunity and Innovation™

1) Maintain and grow the assels of the Stellenbosch Municipality’s natural environment and farming
areas.

2) Respect and grow our cullural heritage, the legacy of physical artefacts and intangible attributes
of society inherited from past generations maintained in the present and preserved for the benefit
of future generations.

3) Within developable areas - areas not set aside for limited development owing to ils natural or
cultural significance - aliow future opportunity to build on existing infrastructure investment, on
the opportunity inherent in these systems when reconfigured, augmented or expanded.

4) Clarify and respect the different roles and potentials of existing settiements.

5) Address human needs — for housing, infrastructure, and facilities - clearly in ierms of the
constraints and opportunity related to nafural assets, cultural assets, infrastructure, and the role
of settlements.

6) Pursue balanced communities.

7) Focus energy on a few catalytic areas that offer extensive opportunity and address present risk.

Klapmuts

Located as it is on the N1 transport corridor, which carries 93% of metropolitan bound freight traffic,
Klapmuts is a potentially significant centre for economic activity and residence within the metropolitan
region and Stellenbosch Municipality. To date, the settlement is characterized by residential use and
limited commercial and work-related activity. Public sector resource constraints have prevented the
infrastructure investment required to enable and unlock the full potential of the area for private sector
economic development.

Significant progress has been made in planning for a “innovation Precinct” or “Smart City” district
west of but contiguous to Kiapmuts south. This include a land agreement with the University of
Stellenbosch to possibly establish university related aciivities in this area. The urban edge has been
adjusted in recognition of the opportunity associated with this initiative.
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The 2019 MSDF include the following proposals for Klapmuts:

= Protective Actions:

o]
o]

Q

Maintain and improve the nature areas surrounding Klapmuts;

Work fo increasingly connect and integrate nature areas, also with urban green areas, o
form an integrated green web or framework across the municipal area;

Improve public continuity, access and space along the stream corridors;

Retain and improve the relationship between Klapmuts and surrounding agricultural land;
As a general principle, contain the footprint of Kiapmuts as far as possible within the existing
urban edge;

Retain the strong sense of transition between agriculture and human settlements at the
entrances to the lown;

Maintain the integrity of hisiorically and culturatly significant precincts and places.

» Change Actions:

Q
(o]
o]

o

Priontise informal settiements for upgrading and service provision;

Pro-actively support higher density infill residential opportunity in Klapmuts South;

Retain and actively support mixed use redevelopment and building within the town centre
and surrounding areas, comprising living space above active street fronts;

Proactively improve conditions for walking and NMT within Klapmuts;

Prioritise NMT connections between Klapmuts North and South;

Cluster community facilities together with commercial, transport, informal sector and other
aclivities so as to maximise convenience, safety and socio-economic potential;

As far as possible, focus investment in parks, open space and social facilities accessible by
public and NMT, in this way also increasing the surveillance of these facilities.

= New Development Actions:

o]

Q

Support the development of Farm 736/RE in Klapmuts North to unlock the development
potential of Klapmuts (with emphasis on job creation);

Support the development of an “innovation precinct’ or “smart city” in Klapmuts South;
Ensure that housing in Klapmuts South provides for a range of income groups;

improve linkages between Klapmuts North and South, specifically along Groenfontein Road
and a possible NMT crossing over the N1,

Explore the feasibility of changing / complementing the rail service along the Baden Powell
Drive-Adam Tas-R304 corridor to a system providing a more frequent, flexible service better
integrated into the urban realm. Alternafively, a regular bus service should be explored
serving the same route.

The Stellenbosch Municipality, including the Planning & Economic Development and Infrastructure
Services departments, have been consulted extensively during the development and design process
of the Stellenbosch Bridge development concept and plans. These discussions are ongoing as the
Municipality is an important stakeholder in the project. The development plan for the Stellenbosch
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Bridge development, which includes the site, incorporates the proposals of the MSDF. The MSDF
also includes the Innovation Precinct Concept Plan (See Figure 56 of MSDF) as reference for the
future development of Klapmuts.

-

‘ o——

Figure 11 - Approved Stellenbosch Spatial Development Framework (2019) - Klapmuts Pian

This proposed development responds positively to the principles and proposals of the 2019 MSDF
as it contributes fo:

» Higher-density infill development within the approved Klapmuts urban edge;

* Higher-density mixed-use development, with an emphasis on integrating employment
opportunities with existing and proposed residential areas;

» An emphasis on walking and NMT systems in the development layout;

= The integration and clustering of commercial opporlunities, residential spaces, recreational
facilities and transport systems;

= An improved relationship between the development and the surrounding residential areas;
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AGRICULTURAL VIABILITY OF THE SITE

As highlighted in Section 3.5.3 of this report, previous soil studies undertaken for the site confirmed
that the site has a low agricultural rating. This is largely as a result of surface and subsurface layers
of the soils that have been removed in previous sand and gravel mining activities. This site has also
been included within the Klapmuts urban edge for at least the last 18 years.

Further to the above, the site is wedged between existing urban settlement fo the east and approved
(although still undeveloped) development on Farm 742/5 to the west. This results in the site being
isolated from surrounding agricultural land.

The Department of Agriculture is currently being consulted to determine whether approval for the
subdivision of this property in terms of the Subdivision of Agricultural Land Act No.70 of 1970 is
required. Clarification on this matter will be provided shortly. Approval was previously abtained from
the Depariment of Agriculture, Forestry and Fisheries to permit subdivision of Fam 742/5 in terms
of the Subdivision of Agricuttural Land Act No.70 of 1970. Given that the site is situated between
Farm 742/5 and the existing Klapmuts village, it can be reasonably expected that approval will be
obtained from the Department of Agriculture, Forestry and Fisheries for the rezoning and subdivision
of the site as well.

DESIRABILITY OF THE PROPOSED LAND USE
Socio-Economic Impact

The existing Klapmuts community has a high unemployment rate and the socio-economic status of
most families is low. The local community is in dire need of economic invest and accessible
employment creation.

The proposed light-industrial development will be a catalyst for local economic growth and will create
employment opportunities for semi-skilled and unskilled labour. It will also create opportunities for
local residents to be upskilled.

Economic and employment opportunities will also be created for the local community during the
construction phase of the development.

Compatibility with Surrounding Uses
The site presents a good location for light-industrial development. Developments of this nature are

not always conducive within the centre of urban areas, due to the industrial nature of the land uses
and the large portions of land required for these facilities. The locality of the site allows the proposed
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development on the outskirts of the existing Klapmuts village, while still being accessible to the entire
local community. No restricted, noxious uses will be permitted, thereby ensuring a limited impact on
the adjacent residential area.

The internal development layout (which will be submitied for approvat at a later stage) will ensure
that enough of a buffer area is created between the proposed development and the existing
residential community to the east. Vehicular access to the development will be contained to the main
road network. Light industrial vehicles will not be required fo travel through existing residential
settlements.

The Stellenbosch Bridge master plan ensures that enough of buffer area is created between the
proposed light-industrial development and the proposed residential / mixed-use development to the
west.

impact on Safety, Health and Wellbeing of the Surrounding Community

As mentioned, the development will be designed to be sensilive o the existing surrounding
community with wide landscaped bufferfparking areas to be provided between the proposed
development and adjacent residential communities. it must be noted that the proposed land uses will
be light-industrial only, No form of industrial activity that can be potentially hazardous fo the
surrounding community or environment will be permitted.

Impact on Heritage

The site is not located within a heritage conservation area and does not contain any heritage
elements.

A Notice of Intent to Develap (NID) must be submitied to Heritage Western Cape (HWC) for a
development on a site larger than 5000m? in size, as required by Section 38(1) of the National
Heritage Resources Act. A NID will be submitted to HWC as parl of the development NEMA basic
assessment process.

Impact on the Biophysical Environment

Due to disturbance by human activity in the past, the site does not contain sensitive environmental
elements and it is thus not anticipated that the proposed development will result in any negative
environment impact. An environmental basic assessment is currently being conducted by Legacy
Environmentat Consulting, which include investigations by specialist consultants. The draft basic
assessment report including all specialist reports will be provided when available. The proposed
development will also be subject to environmental authorization from the Department of
Environmental Affairs & Development Planning (DEA&DP).
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546 Traffic Impact
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5.5.1

A Traffic Impact Statement (TIS) has been prepared by the project traffic engineer (ICE Group) and
is attached as Annexure |. The TIS makes the following conclusions;

The proposed development has the potential to generale 461 peak hour trips (369 in, 92 out
during the AM park hour and vice versa during the PM peak hour);

To accommodate the background traffic, the following upgrades are considered necessary:

Dualling of the R44 north of its intersection with the Klapmuts-Simondium Road;
o The provision of dedicated left-turn fanes on the northem and southem R44-approaches at
the R44 / Stellengate Boulevard intersection;

To accommodate the proposed development traffic, the following upgrades are considered
necessary:

o The provision of a dedicated lefi-tum lane along the Stellengate Boulevard approach at the
R44 | Stellengate Boulevard intersection;
o A roundabout at the Groenfontein Road / Merchant Street intersection.

The detail on the intemnal layouts, on-site accommodation of vehicles, refuse removal, parking,
ete will be addressed with the submission of site development plans;

A taxi rank exists less than 300m from the site. It is suggested that the provision of public
transport embayments be considered along the access road and / or at the accesses o the
potential pockels within the proposed development;

IMPACT ON MUNICIPAL ENGINEERING SERVICES

A Civit Engineering Services Report has been prepared by the project civil engineer (WEC Consult}
and is attached as Annexure J. The following in summary:

Water Supply

The site is not located immediately adjacent to existing bulk water reticulation infrastructure. In order
for the development to connect to the bulk reticulation network two new bulk connector / link pipelines
are required. The Municipality have allowed in their 20019 / 2020 budget to have these upgrades
designed and constructed. It is expected that these bulk network upgrades will be completed prior to
the completion of the construction stage of the proposed development.
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Sewerage

The site is not located immediately adjacent to existing bulk sewer reticulation infrastructure. In order
for the development to connect to the bulk reticulation network, additional bulk connector / link
pipefines are required. No other upgrades to the bulk sewer distribution network is required. Sufficient
sewer treatment capacity is available in the Klapmuts WWTW to accommodale the development.

Stormwater

Runoff provisions are made for cases of minor storms (1:2 year) by providing adequate stormwater
infrastructure in the road reserve. Excess runoff during major storms will be conveyed along existing
drainage paths and residential streets. Overland flow escape routes will be provided at all low points
and other strategic locations. A delailed stormwater management plan will be compiled and
submitted to the local authority, where more detailed information regarding the flood calculations and
position and size of detention ponds will be provided.

There will be no upgrades required to the downstream waler courses and piped stormwater systems.
Stormwater detention ponds will be designed and constructed to ensure that the post development
stormwater runoff does not increase from the pre-development scenario. No provision needs to be
made for any future connection. Design of bulk stormwaler infrastructure will make allowance for all
future phases of this development falling within the same caichment area.

Electricity

Dihlase Consulting Engineers {Pty} Ltd are the appointed electrical engineers on the Stellenbosch
Bridge and prepared an electrical services report for the proposed development. A copy of the report
is atfached as Annexure K. The following in summary:

* A supply of 6200kVA is recommended for the proposed development. The nearest point of
connection fo the existing extemal electrical network is the Eskom Klapmuts 132kv substation.
This connection will be realized via an 11kV underground cable system fed from the Klapmuts
substation to an 11kV switching station located on the Stellenbosch Bridge development site.

»  An application has been submitted to Eskom for 14MVA of power, supplied at 11kV. The required
6.2MVA is included within the 14MVA application. The balance of the power application is
provisioned for the 1577 residential units for which the development has also received approval.

» A Load Study is currently being developed by the electrical consultants which will devise an
Energy Strategy for the development. At this stage it is anticipated that a new 132 / 11kV
substation may be necessary.
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It has been demonstrated that the proposed light-industrial development will make a positive socio-
economic contribution to Klapmuts, where unemployment levels are currently high. Forming part of
the Stellenbosch Bridge development, it is in line with the Municipality’s spatial vision for the area
and will contribute to Klapmuts becoming a significant regional economic centre. We highlight the
following in conclusion:

The site (Remainder Portion 2 of Farm 744, Paari) consists of the portion of land situated
between the western edge of the existing Klapmuts urban area and the Klapmuts Hills site to the
west (Portion 5 of Farm 742, Paad). Despite its agricultural zoning, the site has been included
within the Kiapmuts urban edge for a number of years.

The site forms part of the larger Stelienbosch Bridge development site and will function as an
industrial / warehousing / data centre precinct on the eastern edge of the Stellenbosch Bridge
development.

Application is made to rezone the site to Subdivisional Area and to subdivide it into six portions,
including portions for future industrial development, public roads, private open space and
existing industriat buildings. Application is also made for the approval of a Basket of Rights fora
total floor area of 30 500mz2.

This application does not include a subdivision of the internal development layoul. Sectional fitle
schemes will be registered on Portions 1 and 2 respectively with each light-industrial land unit to
be registered as a separate section. Precinct Plans will be submitied after approval of this
application and will contain the detailed intemal development layout. Separate applications will
also be made for approval of the proposed site development plan (SDP's), landscaping plans
and architectural design guidelines.

The proposed development complies with the land use development principles contained in
LUPA and SPLUMA and is also aligned with the Stellenbosch MSDF,

Although zoned as Agriculture & Rural, the site is not deemed viable agricultural land. Soil
studies confirmed that the site has a low agricultural rating. The sile has been included in the
Klapmuts urban edge for al least the last 18 years.

The existing Klapmuts community has a high unemployment rate and the area is in dire need for
economic investment and employment creation. The proposed industrial development will as
part of the Stellenbosch Bridge Innovation Precinct be a catalyst for local economic growth.
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» The locality of the site allows the proposed development on the outskirts of the existing Klapmuts
village, while still being accessible to the larger local community. The development fayout will
ensure that a sufficient buffer area is created between the manufacturing, data centre and
distribution uses and the existing residential uses to the east.

= The site does not contain any sensitive environmental or heritage elements. An environmental
basic assessment is currently being conducted. The draft basic assessment report, which will
include specialist reports, will be provided when available.

= A traffic impact statement (TIS} has been prepared by the project traffic engineers. Only minor
road improvements are required fo accommodate this development. The development of the
Stellenbosch Bridge Innovation Precinct will result in the phasing in of several road upgrade
projects that will also be of benefit to this development.

= Sufficient service capacity is available to accommodate the proposed development, which in part
is linked to the installation of bulk service infrastructure which is being underiaken by the
developer as part of the Stellenbosch Bridge development.

Anton Lotz Town & Regional Planning and ARoux Town Planning in association recommends that
this application, for the rezoning of Remainder Portion 2 of Farm 744, Paarl from Agriculfure & Rural
Zone o Subdivision Area, for the subdivision of the property into six portions to accommodate a fioor
area of 90 500m2, and consent of Business Premises be considered for approval.
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CONVEYANCER'S CERTIFICATE

i, the undersigned,

WARREN HAMER

Conveyancer, practicing ot Debra Gouws Hamer Attorneys, Durbanville do
hereby certify as follows:

SAFAMCO ENTERPRISES PROPRIETARY LIMITED
Registration Number 1967/016867/07

ts the registered owner of: -

The Remainder of Porlion 2 {a portion of portion1) of the Farm
Wellevreden No. 744

Situate in the Stellenbosch Municipality

Administrative District Paor,

Western Cape Province;

IN EXTENT 21,1299 {Twenty-One Comma One Two Nine Nine) Hectares:
HELD BY Deed of Transfer No. T 2420471971

1 The property is subject to an unregistered 9-meire-wide pipeline servitude
located on the South Western and Southern boundaries of the property, as
depicted on Servilude Diagrom S$.G. No. 1854/2015, in favour of the
municipality.

2 To my knowledge there are no servitudes or other resirictive conditions in
the said Title or any prior Deed, which prohibits or affects the rezoning or
developments of the properly.

DATED AT DURBANVILLE ON 02 AUGUST 2019

g
y 7 _/_’._% ''''' S
WARREN HAMER

CONVEYANCER
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J Ten gunste van

JAN S. DE VILLIERS EN SEUN,
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HIERBY WORDP BEKEND GEMAAK .
DAT HERPHILUS STEYN
Aktebesorger voor my, Registrateur van Aktes in Kaapstad: verskyn het, behoorlik daartoe
STELLENRBOSCH
op die 27ste dag

gemagtig deur "o volmag geteken te

19 70 en zan hom verleen deur

van NOVEMBER

voorheen Bredell, gebore Nel op 14 Auvgustus 1923,

getroud buite gemeengkap van goedere met Gerhardus
Petrus Christiaan de Kock (H.V.K. Nr. 325/1947)

(BLANKE GROEP)

EN/ L )
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EN GENOEMDE KOMPARANT HET VERKLAAR dat sy Lasgeefster op

16 Oktober 1970, deur Private Ooreenkows, werklik en wettlg verkoop
het, en dat hy, die genoemde Komparant, in ey voormelde hoedanigheid
hiermee fn volkome en vrye eiendom sedeer en transporteer aan en

ten gunste van

SAFAMCO ENTERPRISES (FROPRIETARY) LIMYTED,

NR, 168/67 (S.W.A.)

(BLANKE  GRQEP)

Of di2 ge Regverkrygendes;

(a)

(v)

SEKER stuk grond, gelee in die Afdeling
Paarl, synde

GEDEELTE 2 ('N GEDEELTE VAN
GEDEELTE 1) VAN DIE PLAAS
WELTEVREDEN NR. 744;

GETRANSPORTEER aan P. J. Bredell op 21 Junie 1947,
¥y, 11366 en lasstelik gehou deur die Romparant

se Lasgeefster kragtens Transportakte Nr, 9799
gedateer 9 Julie 1963;

GROOT:  Twee-en-Twintig desimael een vier vier nul
(22, 1640) Hektasr;

S00S MEER VOLLEDIG SAL BLYK uit die hierasangehegte
Kaart Nr, 7611/70;

ONDERHEWIC aan die voorwasrdes waarna verwys word in
Sertifikaat van Eenvormige Titel Nr. 11365 gedateer
21 Junie 1947;

ONDERHEWIC VERDER ean die volgende voorbehoud ten gunste

van die Staat genoer in gemelde Sertifikaat ven Eenvormige
Titel Nr, 11365 gedateer 21 Junle 1947, naamlik :-

"That the rights of the Proprietor shall not extend
to any deposits of Ores, Metals, Minerals or Pre-
cious Stones, which may at sny time be discovered om
the land, The right of mining and sesrching for Ores,
Metals, Minerals, or Precious Stones is regerved to

¢ the Government; and to any persons authorised by it,
and compensation for any damages which may be sustained
by the Proprietor from the working of mines or search
for Ores, Metals, Minerals, or Precfous Stomes, shall
be settled by mutual agreement, or failing such agree-
went, as three Appraisers, one to be appointed by
each pide and a third to be chosen by the two others,
before proceeding to sct, or any two of them, shall

gward," p
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WESHALWE die Komparant afstand doen van al die regte en titel wat die bog‘enoemde

MERCIA DE KOCK,
voorheen Btedell, gebore Nel,
getroud soos voormeld;

voorheen op genoemde eiendora gehad het en gevolgmc ook erken dat sy

geheel en al vap die. besit dearvan onthef is en nie meer daarop geregtig is nie, en dat.

kragtens bierdie Akie bogenoemde

SAFAMCO ENTERPRISES {PROPRIETARY) LIMITED
NR. 168/67(S.W.A,)

Of dié se Regverkrygendes;
tans en voortaan daarop geregtig is, ooreenkomistig plaaslike gebruik, behoudens dic regte
van die Staat, en ten slotle erken hy dat die koopsom

SEWENTIENDUISEND EN SEWE-EN-NEGENTIG RAND SEWENTIEN SENT

(R17,097-17) 1is;

!

i
R TEN BEWYSE waarvan ek, dic genocmde Registrateur van Aktes, tesame met die
3 Komparanl, q.g. hiedic Akte onderteken en met die Ampseel bekragtig het.
ALDUS GEDOEN en getcken op die Kentoor van die Registrateur
van Aktes in Kaapstad, Provinsie van die Kaap die Goeie Hoop,

op dic /”
dag van die maand y,‘ém

in die jaer van chi¢ Heer Eenduisend Negebonderd Een-en-Sewentilg

ZE (1971).

A | ; g/ ,
. v . “
: _ , {Aktebesarger) \
. In my teenwoordigheid. 4.9. sy Lasgewer/s
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STELLENBOSCH

STELLENBOSCH » PNIEL » FRANSCHHDEK

MUNISIPALITEIT » UMASIPALA » MUNICIFALITY

DEPARTMENT OF DEVELOPMENT MANAGEMENT

LARD DEVELOPIMENT APPLICATION:

PUBLIC PARTICIPATION PROCESS PORTFOLIO OF EVEIDENCE CHECKLIST AND DECLARATION

| Ed/Epvets Farmno | Porfion(s) Aliotment | Jya0 7
i | Ty [feteeta] 2. Ak Pmec Dwisios
| A{Zou p T PUWING |10 252

Nofice Period | Fone | 20 AUGUST 2070 [Tex | 72t & TEWTQEE Toz0
CONFIRMATIOR OR DOCUMENTATION SUBMITTED ﬂlel ”'“CA"' | ADMIN
~ ' YES ] N/A | VERIFY

_ 1. The declaration is duly signed v
2. Applicant confirms that the public: parlicipation process wos duly / T 1T

. underiaken os instrucied ond oftached io thisPOE. | )

3. Approval for nofices were oblained prior to the public | \/
parlicipation process ond atfached fo this POE. sl |
4. Municipolity informed of the staat dote and closure dote. / T

5. The adversement period complies with the required 30days (60 | | 7 |

| days for state enifles). 1 |
¢é. ¥ applicable, confims that the site nolice was placed ond kep? | V7 o

{ on site for the durotion of the public potticipofion process. ] v |
|'7. Al communications (other than nofices) in respect of the public |

participotion process oftached.

| Proof of notices published

| 8. If opplicoble, pho'o evidence fo confirm sile nolice.

9. Wording of the odvertisement accurale os opproved &

| attached.

10. Proof of nolices published (Publication dote wsible)

Prool of notices served

11. Wording of nofice accurate as approved ond aftached

1

2. Froof of all nofices served fo neighbouring properties attached
113, Proof of ol nofices (o Inferest & Community Groups allached

| 14. Praof of all nolices lo Govt. Dept's and Enfities attached

NS ‘\ NNIS
-
[

| Comments received

[ 15, All objections/comments received aitached

"76. All comments from m intemnal Municipal Depaniments received ‘
irus! olso be attached 1o POE].

|
—
I
—
|

|

"17. Applicant's comments on all the objections attached
~Please complete and sign the loliowing decloration on obave: -

.

;ﬁ
1
T
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DECLARATION
|, (full names & surname} ___ Q GEUE CUV \ DO
and 1D #: q 6 ' zoq 5 l 2 ‘?> 0 ?7' ___ as the Applicant for the above application,

hereby tonfirms that the public participation process for the subject application was duly undertaken in-
accordance with the instruction for such process and the associated requirements stipulated in the Stellenbosch
Municipal Land Use Planning Bylaw, and that the information contained in the above checklist and the
accompanied information and documentation in the portfolio of evidence for the conciuded public participation
process, are accurate and complete:

Duly signed by the APPLICANT f_ WZ/W - on this date/ month/ year

-

OfFIce B4 LA oo 2DE Uilb NG

70 Janudrq 202

at place —_—
ST (i GoaD, TAABL
- 20/"_'_/101\
signature Applicont bDaote

| For office use only

CHECKED BY ADMINISTRATIVE OFFICER

| CHECKED BY TOWN PLANNER

| I . . -

|
| DATE VERIFIED

NOTES TO BE RECORDED:
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..........................................

{dentity Number

...............................................

in my capacity as (owner or authorised persen through power of attorney): f‘u
(ERoW  Tugoueh  fowpe of ATToeney. (Town Planny
do hereby declare under oath that:

................................................

1. The application for:

AE36NING ., SuBDINISION 3 (ONSENT USE

rom... 20 AUGUST 90 o 21 SePTEmRER

2029,

2. The public notices were prominently displayed and maintained in a legible condition for a l

continuous period of thirty (30) days from the date of the advertisement as indicated in Section (2) |
above™

3. A nolice containing the requirements as set out in the Stellenbosch Land Use Planning 8y-Law
(2015}, was posted per registered mail” to all adjaining property owners/occupants/ interested and
affected parties, during the same date of the advertising period as specified in Se

ction (2) above;
4, Furthermore, a nofice of the application was sent o the relevant Inlergovernmental State

Departments, per registered mail”, commencing the same dale as in Section (2 above with an
)

additional 30 days (minimum 60 days) for commen;

S. That all commenis and objections to the application concemed were forwarded to Stellenbosch
Municipality as contemplated in sections 1 - 4 above.

H
| — —e e |
The Deponent acknowledges that he / she knows Commisstoner of Oaih's Stamp & S |
and understa }:s he contents of this Affidavit. | l p & Signature ||I |
Signa,u,e{_é)j-}’ = | SUID-AFRIKAANSE POLISIEDIENS

COMMUNITY SERVICE CENTRE

Signed at.... /)e M ‘

|
iR L
= |
On this,.... 222 day o{....g.':‘.. ... 2024 e IR -1
i B |
L e v | R
........................... |
e e v — B ‘ . |
s N |
] Ha Y
Musl io Saclian 47 of the St ¥ Land Use Planning B 2018 E 8Y4AW]-~ o |
+ Site Displays musl canform 1o Battian 48 (2)(a) of the By-lew - ttach photes” o 2015 [TH 'ach capy of advert (s |
“ Atiach original registration post sfips and copiez of lafters thal were distibutag g the d | S% por Secton 47 of the By-
2w .
" Atiach original reglstratlon pos! slips and cop!es of letiers thm wera distibuted g the required Info: B8 per Boctlon 47 of tha ey
law

—  Venen3 deivd damuary zo17
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Charlene Williams

From: Nicole Katts

Sent: 20 August 2020 08:38 AM

To: Emily Fredericks; Charlene Williams

Subject: RE: FARM 744/2 PAARL DIVISION: APPUCATION FOR REZONING, SUBDIVISION

AND TEMPORARY DEPARTURE {LU/11252): DEPARTMENTAL COMMENT - WARD
COUNCILLOR (COMMENTS BY EMAIL)

Dear Counciflor Fredoricks

I trust that you are well.

Thank you for your comment

STILELEDSDH M Ty |

a i PlA;", 4l PR P _u?l J |

¢ Kend regards  Viiendelihe Groete Aty IR LERVICES |

|

(o o] Nicole Katts |

v Admuustrative Offices 20 AUG 2020 |
t':.ai‘ Land Use Management

‘;F Planning & Economic Development rl

% L)

R e TeE— 3

I 427218087 v
43 Andringo Sty, Eikestoad Mol 3
flom

www.stellenbosch.gov.2a

00 _—

’ i el Pl
BRFN ik f !L)‘d [ J { ]

cot, ARDRATORNR e - _—J

U S
e et o e samr :

S

From: Emily Fredericks

Sent: Wednesday, 19 August 2020 10:09

To: Nicole Katts

Subject: RE: FARM 744/2 PAARL DIVISION: APPLICATION FOR REZONING, SUBDIVISION AND TEMPORARY
DEPARTURE (LU/11252): DEPARTMENTAL COMMENT - WARD COUNCILLOR (COMMENTS 8Y EMAIL)

Good day Ms Katts

As long as the development support the SPLUMA and LUPA principles and are in line with the Klgpmuts and
' Stellenbosch SDF Spatial Development Framework
' I don’t have any objections

From Ward Councillor
Emily Fredericks
Ward 18

Klapmuts
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{'m using Mimecast to share large files with you. Please see the attached instructions.

Good day.
Atlached plecse find the relevant documentationregarding the abovementioned appiication. Kindly furnish
me with your comment by email, if any, in order fo enable me 1o submit the application to the decision
making outhority for consideration.

ERF / FARM NUMBER & APPLICATION NUMBER: Farm 744/2, Paarl Division (Lu/11252)

DESCRIPTION OF THE PROPOSAL:

Application 1o Rezone Remainder of Portion 2 of Farm 744, Paarl from Agriculture & RuralZone to Subdivisional
Area Overlay lone to develop the following land uses:

Portion 1 for Indusirial Zone {+4.4321ha)

Partion 2 for Industrial Zone {+13.138%ha)

Portion 3 for Industrial Zone {+1.0774ha?)

Portion 4 & 5 for Public Road purposes (+2.34ha}

Portion 6 for Private Open Space {£0.0864ha)

Portion 7 for Utility Services (+0.05ha)

To develop 90 500m? of Industrial and Business floor area as a Basket of Rights.

Application to subdivide Remainder of Portion 2 of Farm 744, Paar, into Seven portions, to provide for the
following:

Porlion 1 {t4.4321ha) for Industrial

Porlion 2 (£13.138%ha) for indusirial Zone

Portion 3 (£1.0774ha?) for industrial Zone

Portion 4 & 5 {12.34ha) for Public Road purposes

Porlion 6 (£0,0964ha) for Private Open Space

Portion 7 (£0.05ha) for Utility Services

Application for the Consent of Council 1o aliow Business Premises on Portions | and. 2 of the proposed
development.

APPLICANT: ARoux Town Planning

PROPERTY ADDRESS: Main Road. Paaorl Division

Please nole that your comments must be submitted on or betore 07 September 2020 from the date of this
email.

{- Kind regquids / Vieadelfike Groete
5 & Nicole Katts
=i b Adnunistiative Offices
eo &8
'TY Land Use Managemoent

LA Planning & Economic Development

I 22721808

43 Andungo Str, Eikestad Rall, 3
Finoy

www.stellenbosch.gov.za

v f
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EXECUTIVE SUMIM

INTRODUCTION

Stellenbosch Bridge is a visionary private sector-led project that combines the leading-
edge concepts of innovation district and smart city to create a knowledge economy-
based focus area within a mixed-use, environmentally conscious, people-centred
development. The intent is to create a vibrant live-work-play-innovate development.
To achieve this requires a strong urban design concept, a clear development
framework and active management within which investment, economic development
and communities can flourish.

International precedent has shown that innovation-driven, smart environments need
dynamic land use management to facilitate swift reaction to rapidly changing
circumstances. In addition, the post-COVID world wiil be an irrevocably altered urban
landscape of changes in land use demand and urban management that cannot be
anticipated or planned for. To position this development to survive and thrive in these
unpredictable circumstances, its planning and implementation need to deal with rapid
change thereby being Future Proactive. It requires a strategy that allows flexibility
but within clear controls. The basis of achieving a Future Proactive development is the
F.L.R.S.T. Principles:

o Flexibility: Capability to adapt to changing circumstances by planning for it
proactively.

+ Innovation: Being open to and able to respond te new thinking in a rapidly
changing environment,

e Resilience: Ability to prepare for, recover from, and absorb change.

e Sustainability: Ability to maintain a balance between economic, social and
environmental demands.

o Thresholds: Identification of clear limits at which action needs to be taken or
investments made to maintain the balance of the development and its
environment.

The interlinked development control mechanisms to be used to ensure that the
project’s implementation is dynamic and responsive to changing opportunities include
the phased process of approval provided by the Package of Plans process; use of the
Mixed-use Zone for the Innovation Precinct, a Floor Area Float to allow flexibility to

Page |ii
address future demand changes; Sustainable Precinct Certification to help monitor
attainment of sustainability goals; management of design adherence through the
Design Review Process; use of Services Thresholds to monitor land use
implementation within the overall basket allowing fiexibility in the phasing,
composition, and location thereof; and using a Development Register and traffic and
services statements for implementation applications to confirm availability of rights.

VISION, PRINCIPLES AND OBIJECTIVES
Vision for Stellenbosch Bridge:

A dynamic, innovative, collaborative and sustainable hub,
building bridges locally and globally.

The development will be based on the following development principles:

» Sustainability: Balancing environmental, social, and economic needs by protecting
the environment; ensuring resource management; pursuing biophilic design;
enhancing circular resource flows; and integrating sustainable designs.

¢ Human Scale: A people-centric urban form focussed on walkability and promoting
a healthy and active lifestyle.

e Conviviality: A design that fosters social interactionin a range of safe public
spaces.

¢ Efficiency: A compact, high-density urban form offering efficient urban systems
and balancing resource consumption and development outcomes.

¢ Innovation: Pioneering the incorporation of ICT into all development aspects and
the fusion of design thinking with technological advancements.

s Opportunity: Building a place for personal, social, and economic opportunity by
creating a range of locations, services, facilities and information that provide
apportunity for employment, economic engagement, education, and recreation.

+ Integration: Integrating into the larger environmental, socio-economic and
cultural-geographic system, essential for its sustainability.

¢ Social Justice: A catalyst for the improvement of the social well-being and
prosperity of the Klapmuts communities and seeking to expand the benefit of its
innovation and economic opportunity to uplift people within its zones of influence.

s |ntegrity: Being implemented and managed by means of accountable, transparent,
and competent decision-making.

Stellenbosch —~ Development Framework

September 2020
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The development objectives for the project:

¢ Environmental Sustainability: Achieving Sustainable Precinct Certification (First S-
star GBCSA rating in Africa).

* Entrepreneurial Ecosystem: An economically connected mixed-use development
linking various sectors in an integrated business environment.

o Spatial Innovation: A muiti-faceted, human-scaled, robust development that can
rapidly respond to change, allowing the incorporation of new ideas and concepts.

e Connecting to Global and Local Contexts: Build connections within the global
innovation community whilst integrating physically, economically and socially with
the Klapmuts town and the wider region.

e Architectural Design to Acknowledge Unique Cape Heritage: Integrating Cape
heritage elements with modern and innovative design.

» Integrated and Connected Communities: Facilitating social interaction, building
integration and connection between communities and people.

e Socially Vibrant, Safe and Secure Communities: A safe and secure environment
for residents and visitors, making them welcome in socially vibrant, active, healthy,
and integrated communities.

e Use of Innovative Technologies: Innovation will be encouraged and integrated in
all levels of planning and implementation.

e Active Precinct and Resource Management: Hands-on management of the urban
environment, resources, services and technology.

DEVELOPMENT COMPONENTS AND ELEMENTS

Stellenbasch Bridge is made up of development and open space precincts. The four
development precincts are integrated through a central open space system. The main
components together with planning and desigh elements of this development are:

* Innovation Precinct: A well-managed, dynamic and creative mixed-use
environment where innovative design, a quality public space system, and a
compliete innovation ecosystem can help knowledge economy entrepreneurs,
academics and corporates connect to develop and incubate new products and
services for fast-growing and promising industry clusters that are central to the
future expansion of the Western Cape and South African knowledge economy {use
of knowledge and education that leads to technical and scientific advance),
including agriculture, clean technology; bio-technology; information and
communication technology (ICT); and sports and gaming (Klapmuts with
Stellenbosch Bridge as its core could, over time, grow into an Innovation District).

Development Framework

Page |iii

Research and development (R&D}: An important component of a successful
innovation district is its capability for R&D through which prototype products and
services are researched, designed, tested, produced. and assembled. Having the
University of Stellenbosch as a key partner provides for university-industry
collaboration, research capability and commercialization expertise (through
Innovus) to attract investment for innovation and entrepreneurial activity.
Incubator: Within the Innovation Precinct a facility offering a range of space,
facilities and services to assist entrepreneurs to create and launch their businesses.
Smart City: A smart city is a spatial or urban ecosystem that uses ICT and Internet
to improve its efficiency, governance and functioning and is aften intricately linked
to innovation district development. Implementation across eight functional areas
will be targeted including mobility, infrastructure, energy, buildings, technalogy,
governance, citizens, and healthcare. Smart technology allows real-time
monitoring of these systems to better inform strategic decision-making.
High-Density Residential: Housing is an essential component of an Innovation
District. An assortment of residential opportunities will cater for the full spectrum
of family structures offering choice and diversity. The mixed-use Innovation
Precinct makes provision for the integration of residential uses and a high-density
Residential Precinct will provide a high-quality living environment.

Lights Industrial: Innovation districts incorporate clusters of industry that service
the innovation industry and contribute to a balanced urban ecosystem. The
Industrial Precinct provides for logistics and distribution and smart manufacturing
(computer-integrated manufacturing). Components of smart manufacturing such
as 3D printing can easily integrate into the mixed-use innovation Precinct.

Data Centre: An important component of an innovation precinct/smart city is a
data centre - a facility for a large group of networked computer servers used for
the remote storage, processing, or distribution of large amounts of data.
Integrated Open Space System: The integration of a central green network
through which existing tree line/clumps and dams are retained and enhanced, with
urban spaces, quality street space and destination places will enhance the
liveability of the development, making it easier to walk, bike, and use other NMT
to work, live and socialize. Walkability is central to the success of the development.
Road System: The development is served by a primary public road system linking
the development to Klapmuts and the regional road network, and a secondary road
network of private roads providing internal circulation and access.

Agricultural Remainder: The land area outside the urban edge will be used for
agricultural research related to the agriculture innovation cluster, renewable
energy provision, sport and recreation, and tourism.

September 2020
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* Conservation: The natural vegetation area (Boland Granite, Swartland
Renosterveld and/or Swartland Alluvium Fynbos) located on the ridgeline south of
the development area is protected and links the development to Klapmutskop.

o Mixed-use Environment: Knowledge-based economic activity needs to be
integrated into a dynamic mixed-use urban environment. The live and
work/innovate components are integrated with the business, recreational, and
social facilities which will contribute to the liveability of the development. This
integration will happen both vertically {within buildings) and horizontally {with
street blocks and precincts). The innovation precinct is designed on the principle
of flexible urbanism - buildings and spaces that adapt to evolving needs without
compromising the urban design vision and under coordinated management.

s Environmentally Conscious Development: As an innovation-driven smart city it
will lead thinking and implement innovations and technology that contribute to
“Innovating to Zero’ {a journey towards a more sustainable future), The use of
renewable energy; design and engineering solutions that reduce resource demand;
circular resource economy; biophilic and sustainable designs of spaces, buildings
and services; waste reduction; integration of NMT; convenient pedestrian routes;
and social innovation are some of the measures to be implemented.

¢ People-Centred & Quality of Place: The development is underpinned by a focus on
Quality of Life, where emphasis is placed on enjoyment and living a healthy and
active lifestyle. It includes a Design for Community - a layout that fosters inclusion,
equal opportunity and cholce; and a Place for Self — space for personal health and
wellness {(mind, body, soul).

DEVELOPMENT FRAMEWORK PLAN

The Development Framework Plan sets out the basic physical structure for the
development of the site in accordance with the urban design concept. The following
structuring elements will guide its implementation:

The development will be accessed by means of four new vehicular/pedestrian

accesses from the R101 (Old Paarl Road), R44 {Stellenbosch Road), DR 1090 (Elsenburg

Road) and Merchant Street as well as a new railway station:

e The primary access is a northerly link to the R101 via an underpass under the
railway line. This access will link the development to the N1 via the existing R44
interchange as well as a new interchange at the Groenfontein Road location.

Page |iv

e Three secondary accesses will be phased (the regional road network plan will
determine the priority and timing):
o Merchant Street link: This access will have an integration function between
the development and Klapmuts, providing for lower-order distribution only.
o R44 Access: A road link to the R44 will provide access from the south-east.
o] DR 1090 Access: A road link to the Elsenburg Road will provide access from
the west.
o Stellenbosch Bridge Station — A new station serving the development is proposed
between the Klapmuts and Muldersvlei Stations.

MOVEMENT ROUTES

Three levels of movement form part of the framework:

e The primary movement system consists of the main north-south route (R101 to
R44) as well as the western (Elsenburg Road) and eastern {Merchant Street) link
roads that integrate the four road access points and links the development to the
broader area.

¢ The secondary movement system is made up of a network of private roads and
accesses that provides internal access and circulation to the precincts.

e The third level of movement involves the Pedestrian/NMT system which will be
catered for along the primary and secondary routes as well as the open space
system which will ensure a walkable environment and links the development to
the broader area.

The open space system consists of the following:

s Primary Open Space System - the linear network of green spaces incorporating the
existing tree lines, tree clumps and enhanced water features within the urban
edge. The experience of this space will be enhanced through landscaping and the
system will be linked into a wider green network including a link to Klapmutskop.

s Urban Space System - the road spaces and public squares internal to the
development precincts will be designed to give pedestrians equal importance of
movement and to facititate social interaction and economic opportunity.

¢ Destination Places - the central square, public squares, and open space destination
places such as water features, eventing facilities and the labyrinth. These places
form focal points in the open space system and facilitate use, pedestrian
movement, economic opportunity, and social interaction.

Stellenbosch Klapmuts - Development framewaork
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The site is divided into four development precincts (with sub-precincts to facilitate
phasing) and two open space precincts. Each precinct has been allocated a primary use
category being 1) Innovation, 2) Residential, 3} Industrial, 4) Data Centre, 5)
Agricultural Research or 6) Conservation and a suite of land use allocations as based
on the design concept:

e Precinct A (Innovation}: The innovation precinct {Sub-Precincts Al ~ A5) integrates
all aspects of a live-work-play-innovate environment around a network of public
spaces. The proposed zoning is Mixed-use Zone.

o Precinct Al —- Business; Residential; Education; Medical; Institutional; R&D;
Smart Manufacturing; Sports, Gaming and Recreation; Tourism; Utility
Service; Parking; Private Open Space; Private Road.

o Precinct A2 — Business; Residential; Education; Medical; Institutional; R&D;
Smart Manufacturing; Sports, Gaming and Recreation; Tourism; Utility
Service; Parking; Private Open Space; Private Road.

o) Precinct A3 — Business; Institutional; Medical; Data Centre; R&D; Smart
Manufacturing; Utility Service; Parking; Transport Facilities; Private Open
Space; Private Road.

o Precinct A4 - Business; Education; Medical; Institutional; R&D; Smart
Manufacturing; Warehousing and Distribution; Data Centre; Sports, Gaming
and Recreation; Utility Service; Parking; Private Open Space; Private Road.

o Precinct A5 - Business; Residential; Education; Medical; Institutional;
Research and Development; Smart Manufacturing; Sports, Gaming and
Recreation; Tourism; Utility Service; Parking; Private Open Space; Private
Road.

* Precinct B (Residential): The high-density residential precinct (Sub-precincts B1
and B2) incorporates complimentary social and business uses and multi-functional
open spaces areas to create a high-quality living environment. The proposed
zoning Is Multi-unit Residential Zone.

o Precinct B1 — Residential; Institutional; Business; Sport and Recreation;
Tourism; Private Open Space; Private Road.

o Precinct B2 ~ Residential; Institutional; Business; Sport and Recreation;
Tourism; Private Open Space; Private Road.

¢ Precinct C (Industrial): The green and smart industrial precinct. The proposed
zoning is Industrial Zone: Data Centre; Business; Smart Manufacturing;
Warehousing, Logistics and Distribution; Utility Service; Parking; Private Open
Space; Private Road.
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Precinct D (Data Centre): The precinct accommodating the main data
centre. The proposed zoning is Industrial Zone: Data Centre; Smart
Manufacturing; Business; Utility Service; Parking; Private Open Space;
Private Road.

Precinct E (Agricultural Research): The land area west of the urban edge.
The zoning is Agriculture and Rural Zone: Agricultural Research;
Renewable Energy; Sports and Recreation; Tourism

Precinct F (Conservation): The natural vegetation area south of the
development area. The zoning is Agriculture and Rural Zone:
Conservation; Sports and Recreation; Tourism; Environmental Education.

BASKET OF RIGHTS

The land use rights to achieve the mixed-use development vision is summarised in

Table 1:

Table 1: Basket of Rights

Residential Business Industrial Institutional Other

Precincts

Dwefling units Floor Area - Floor Area - Floor Area - Floor Area -
du m? m* m? m?

Precinct A
_ Al

2500 243000 43000 | 144000 13 500
500 a3 3

A2

38

000 | 12

2500 ul - -

B2

Precinct C

- - 75 500 - -

Precinct D

- 10000 15000 - -

Floating

1000 35000 60 000 24000 17 000

Sub-Total

6000 288 000 193 500 168 000 30500

TOTAL

6 000 680 000

Developmeni Framework
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The Basket of Rights will be applied for incrementally according to the application
schedule agreed with the Municipality. These rights will be allocated per precinct and
sub-precinct and part thereof will be used as floating floor area. Once the final land
use approval is granted for the areas recently incorporated into the Klapmuts urban
edge the various subdivisions will be consolidated to create four development erven
that will each be registered as a sectional title scheme. No further subdivision will be
required. - It is the intention that following consolidation the land use rights aflocated
to the sub-precincts of A and 8 can be utilised throughout the consolidated erven A &
B respectively, as guided by the approved Precinct Plans, land use allocations and
urban design guidelines.

The floating floor area component will be available to cater for changes in land use
demand or land use categories that were not anticipated in the base development
scenario and that cannot be accommodated within the aliocated precinct floor area.

The implementation of services will be based on the services thresholds identified by
the services reports and set out in the Service Level Agreement. Within these
thresholds the roll-out of development rights will be directed and allocated to the
various precincts and sub-precincts in the following anticipated order:

e Precincts Al, Bl, Cand D
s Precincts A3 and B2
s Precincts A2, A4 and AS

The urban design framework will play an essential role in the timing and location of
these rights within the precincts as the establishment of the spatial structure and key
apen space elements such as the central square and pedestrian boulevard are critical
to the success of the project.

It is based on a clear understanding of the upper limit of service and infrastructure
demands for the total development’s land use scenario (base scenario) that the
services thresholds can be mapped out. Various land use implementation scenarios
can play out without unnecessary delays as the development register and services
statements are used to monitor land use implementation within the overall basket,
allowing flexibility in the phasing, composition, and location thereof.

The efficiency of the development is improved as infrastructure is implemented as and
when required and the approach allows flexibility to adjust land use combinations
according to market demand without negatively impacting the broader area.
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IMPACT OF THE DEVELOPMENT

The Stellenbosch Bridge development will have a significant socio-economic impact on
Klapmuts, the region and the Western Cape. It wili be a major catalyst in achieving
the Stellenbosch Municipality’s vision to “be a valley of opportunity and innovation”
and to attract investment, stimulate economic growth and create employment.

By becoming a world-renowned innovation and smart city development it will
stimulate growth and job-creation in an array of sectors. The innovation precinct will
initially lead with the creation of highly skilled jobs, but as the mixed-use development
grows, the jobs in other fields will stimulate economic prosperity and social well-being
of the communities of Klapmuts. The physical and socio-economic integration of the
development with the existing town will be central to its success.

The impact of initial construction costs for the full project on the Western Cape and
Stellenbosch Municipal economy is estimated at R59 billion and R8,8 billion
respectively. Over the 15 — 20 year implementation period the employment
opportunities during construction totals approximately 14 100, whilst the ongoing job
opportunities for the full project is estimated at approximately 12 900 per annum.

The strategic location of Klapmuts alongside the N1 Freeway (designated primary
development axis/transport route) and the Cape Town-Johannesburg railway line
makes it a potentially significant centre for economic activity and residence within the
larger region. It is based on these locational advantages and being an area of lesser
natural and cultural significance (Low Value Cultural Landscape area) that the
Stellenbosch SDF (2019) has designated Klapmuts as a Primary Node/Regicnal Centre

It is the intention to achieve certification as the first 5-star GBCSA Sustainable Precinct
development in Africa. The project’s social context, together with its economic
potential and environmental innovation puts it in a unique position ta create and
maintain 2 world-leading position in sustainability. The developers have committed
themselves to contributing to the improvement of the urban fandscape and physical
environment as well as the social upliftment and economic well-being of its
communities as part of the success of this ground-breaking project.

This report, the Development Framework farmulates the first level of plans pertaining
to the Stellenbosch Bridge development and is submitted to the Stellenbosch
Municipality for approval to guide the further development of the development area
on the Stellenbosch Bridge landholdings.

— Development Framework
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1.0 INTRODUCTION

1.1

BACKGROUND

Klapmuts enjoys a strategic location — its proximity to the Cape Town
metrapolitan area, Paarl and Stellenbosch as well as its excellent regional and
national accessibility owing to the proximity of the N1 Freeway and Cape
Town - Gauteng railway line have held huge promise for its future
development.

These locational advantages encouraged a group of investors to form the
Stellenbosch Wine and Country (Pty) Ltd in 2003 and invest in land adjacent
to the Klapmuts urban edge. Following a lengthy process, the Stellenbosch
Municipality granted approval for the Klapmuts Hills development in 2011, a
higher-density, high-income residential development featuring 1 577
residential units and a Gross Lettable Area (GLA) of 23 200m? for business and
other associated uses. The residential market was in a deep slump by the time
these rights were granted which resulted in a significant delay in
implementation.

Then, in 2018 the Kiapmuts Special Development Area Ecaonomic Feasibility
Study proposed the establishment of an innovation hub in Klapmuts. This
allowed a reimagining of what the Klapmuts Hills landholdings could be used
for. The now restructured company, Stellenbosch Bridge (Pty) Ltd appointed
a consultant team to research and design a mixed-use innovation precinct
and by mid-2019 this work resulted in a mixed-use Smart City concept called
Stellenbosch Bridge.

At the same time, the Stellenbosch MSDF (2019) designated Klapmuts as the
secondary growth node to the town of Stellenbosch. The Stellenbosch
Municipality supported the creation of an innovation precinct as the new core
of the Klapmuts node and allowed this vision to guide their decisions on the
Klapmuts urban edge and spatial budget.

This is in recognition that the successful development of an innovation
precinct in Klapmuts will hold significant soclo-economic benefit not only for
the town, but also for the Stellenbosch Municipality and the wider region.

12
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PURPOSE OF THIS REPORT

Stellenbosch Bridge is one of the most significant and innovative mixed-use
developments to be undertaken in the Western Cape in recent years and it
needs to be planned and implemented logically and in phases to ensure the
success and viability thereof.

The development site comprises various land units, some of which already
have been through application processes and have development rights and
others that only recently were incorporated into the Klapmuts urban edge
and still need to be subjected to the various application processes.

In addition, the post-COVID world that we are about enter, requires a
development concept that is robust and adaptable to survive and thrive in an
irrevocably altered urban landscape. We cannot anticipate how the urban
landscape is going to change, but we can incorporate the flexibility into the
spatial framework, roll-out mechanisms, and basket of rights to allow the
development to pro-actively respond to these changes.

Market interest in the innovation precinct is already significant and to avoid
unnecessary long process delays which could potentially result in the missing
of an economic growth cycle a series of applications will be submitted in
terms of a clear vision and spatial framework for the innovation precinct to
facilitate an expedient roll-out of rights and services.

The Package of Plans process will allow flexibility in the implementation of
the approved rights according to appropriate levels of information in terms
of which the authorities can verify and monitor the roll-out. It makes
provision for a logical sequence of plans to be submitted at different stages
in the planning process to activate various components of an approved basket
of rights and guide the implementation of services and infrastructure.

This report, the Development Framework formulates the first level of plans
pertaining to the Stellenbosch Bridge development and Is submitted to the
Stellenbosch Municipality for approval to guide the further development of
the landholdings.
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2.0 THE PACKAGE OF PLANS APPROACH

2.1

2.2

PACKAGE OF PLANS PROCESS

The ‘Package of Plans’ approach is a tiered planning process which provides

amechanism to plan and manage the development of large or strategic urban

development areas by facilitating the phased roll-out of a basket of rights

over an extended period. The benefits of this approach include that:

e it provides greater flexibility to accommodate the different phases of the
complex development proposal;

® it responds to changing market conditions; and

e it provides mechanisms for delegations in the decision-making process.

The Package of Plans approach appears complicated, but if implemented
correctly is a sound planning tool that starts with broader district-wide
considerations at the Contextual Framework level, becoming more and more
specific as plans move from context to the project and then to individual
precincts and sites. Therefore, it is a phased process of negotiation, planning
and approvals, whereby increasing detail is provided for each following step
of development.

PLAN LEVELS

A Package of Plans consists of the following components that are listed in a
hierarchy from higher-order to lower-order plans, and the lower-order plans
must be in compliance with the higher-order plans:

*  Contextual Framework

The Contextual Framework provides a broad overview of how a site relates
to its context in terms of access, services, and urban connectivity as well as
its functional role. The recently completed Stellenbosch SDF provides
sufficient information on the role and vision for Klapmuts not to require a
stand-alone Contextual Framewaork for this project.

A Contextual Summary is provided in section 3.1.

e Development Framework

The Development Framework sets out the framework elements for the site
itself and ensures guidance to the change of use for the total site. The
Development Framework views the planning for the site as a process as
opposed to a fixed-state master plan, which will therefore require refinement
as time passes and circumstances change.

The Development Framework is:

e Aset of goals and policies to guide future conservation and development;
and

e A basic physical structure (main structuring elements) which organises
the site and relates it to its surroundings.

The Development Framework also provides a breakdown of the basket of
rights (uses and the number and floor area provisions of these land uses) for
the development of the site.

The Development Framework needs to be action-orientated and strategic,
capable of being updated by means of a process agreed with the Municipality.

Although the Development Framework specifies maximums in terms of
numbers, types and sizes, it is important that the approval provides enough
flexibility to allow the movement of rights between precincts without further
process.

The plan information provided is conceptual and therefore should not be
dimensioned, other than the descriptions contained in the text.

This report is the Development Framework for the Stellenbosch Bridge
project.
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e Precinct Plans

The Development Framework Area is divided into sub-areas or precincts that
have common features, functional relationships or phasing requirements.
The precinct plan is a conceptual illustration of each precinct and provides
the basis for determining the spatial responsibilities, limitations and rights,
and forms the basis of more detailed zoning provisions.

The precinct plan provides a clear guide to the form, size and shape of the
future development parcels and residential blocks and the urban design and
the other controls that apply. It also defines a hierarchy of access, describes
the open space system and provides dimensions for the different elements.

o Subdivision Plans

Subdivision plans are dimensioned plans processed in terms of planning law
and establishes new cadastral boundaries within the precinct in line with the
approved Precinct Plan. This level also facilitates the transfer of units and GLA
from the basket of rights acquired as part of the Precinct Plan approval.
Subdivision Plans may be approved at any stage after the Development
Framework has been approved.

»  Site Development Plans

Site Development Plans (SDP) are more detailed plans for groups of erven or
larger Individual sites. These could also include subdivision plans for specific
areas and provide the basis for determining the zonings for the varlous
properties including details relating to land use, floor space, building lines,
height, parking requirements, municipal services and landscaping, as well as
details relating to the position and appearance of buildings, open space,
pedestrian links and traffic movement.

e  Building Plans

Building plans, when submitted for approval, are reviewed against the
relevant Precinct and Site Development Plans and contain detailed
specifications as required by the National Building Act, and once approved by
the local authority, authorise building work to be performed.

ENVIRONMENTAL
AUTHORISATION
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3.0 CONTEXT AND SITE DESCRIPTION

3.1

CONTEXTUAL SUMMARY

The development context for this project as provided by the Stellenbosch
Municipality SDF (2019} can be summarised as follows:

The Stellenbosch Bridge landholdings, consisting of Farm 742/5, REM 742
and 744/2 Paarl RD as well as Farm 1515, Stellenbosch RD} is situated to
the west of Klapmuts. The area of development is included in the
Klapmuts urban edge (SDF, 2019) and the update of the Klapmuts SDF in
2020 will confirm the detail of the urban edge alignment.

Klapmuts is one of the three main settlements within the jurisdiction of
the Stellenbosch Municipality (SM). The municipality is home to some
176 000 people {2018) and located in the heart of the Cape Winelands, a
highly valued cultural landscape with globally important natural habitats.
Politically, SM forms part of the Cape Winelands District Municipality of
the Western Cape Province. The municipality adjoins the City of Cape
Town to the west and south and the Breede Valley, Drakenstein and
Theewaterskloof Municipalities to the east and north.

Functionally, the SM forms part of the Greater Cape Town metropolitan
area. SM covers a geographical area of approximately 830km?,

The SM Integrated Development Plan 2017-2022 (IDP) is aimed at
coordinating the efforts of various municipal departments in achieving
the municipality’s vision to be a “valley of opportunity and innovation”.
The Valiey of Possibility focus area looks to attract investment, growing
the economy and employment.

It is estimated that 91% of the people living in the urban areas of the
municipality by 2031 will reside in Stellenbosch town, Klapmuts or
Franschhoek.

Klapmuts does nct form part of the World Heritage Landscape, Protected
Areas or Green Network of the SM and it is located in a Low Value
Cultural Landscape area.

Pursuant of the SDF’s goal to direct new growth to areas of lesser natural
and cultural significance that offers movement opportunity, Klapmuts
has been designated as a Primary Node/Regional Centre. The N1 was
designated as a primary development axis/transport route.

Klapmuts — Develepment Framewaork
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A significant proportion of the municipal population is poor and reliant
on the informal sector for livelihoods. Approximately 53,1% of
households in SM fall within the low-income bracket, of which 20,4%
have no income. Less than 50% of households fall within the middie to
higher income categories, split between 35,6% in middle income group
and 11,5% in the higherincome group. Overall, SM’s unemployment rate
increased to approximately 11% in 2017.

The SDF concludes that SM will continue to grow without the economy
necessarily being fully geared to provide work opportunities or generate
funds to provide needed services; the growth in the informal sector as
the only means to ensure livelihoods to poorer citizens is expected to
continue; and economic sectors accommodating unskilled workers
(especially manufacturing and agriculture) show slow growth.

The SDF expresses support for the development of an Innovation
Precinct and Smart City on the Stellenbosch Bridge landholdings.
Klapmuts is 50 km east of the Cape Town CBD and the Cape Town
International Airport and approximately 15 km from Kraaifontein, Paarl
and Stellenbosch (Refer to Figure 2).

According to the Klapmuts Special Development Area — Status Quo
Report (BEAL Africa, 2017), the Klapmuts land use (Refer to Figure 3)
includes 2 071 residential, 15 business and 21 industrial properties, as
well as 122 farmland and related properties. Community-related land use
include a police station, primary school, safe house, community centre,
créche and three churches. 91% of the residential units are single
dwelling homes, mainly in the middle- and lower-income brackets.

The more recent urban development concentrated in the town proper
include a local shopping centre along Klapmuts Old Main Road {R101)
and the Rozenmeer upper-middle-income gated housing development.
Warehousing is being developed at the Simonsberg Business Park south
of the town along the R44 road, while lower-middle-income housing was
developed, west of the industrial township. Klapmuts has seen significant
growth in subsidised public housing with more than 500 additional
housing units developed along its southern edge.

Limited tourist uses, such as wine cellars offering wine-tasting and guest
accommodation, and other uses associated with the wine industry
operate in the surrounding rural-agriculiural area.
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Figure 2: Regional Context
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3.2

Recently approved land use applications (BEAL Africa, 2017} on
agricultural land include the gated or lifestyle housing estates to the east
and southeast of Klapmuts town allowing about 295 new housing units;
518 new housing units next to Rozenmeer north of Klapmuts town, and
the Anura Lifestyle Estate approved for 154 new housing units.

Distell Limited received land use approval to relocate and consolidate
many of its beverage production, bottling, warehousing and distribution
facilities on land north of the N1. The Distell facilities will take up 53 ha
of the 200 ha landholdings, allowing commercial and mixed-use
development opportunities on the non-sensitive remainder of the site
for Distell’s suppliers and other businesses to co-locate.

Klapmuts north of the N1 Freeway falls into the Drakenstein municipal
area. Co-operation and coordination between the two municipalities on
planning and service provision is critical to maximise the development
potential of the larger Klapmuts area.

SM have already made significant investment in the expansion of the
water and sewerage infrastructure of Klapmuts to unlock the potential
of the area for private-sector economic development.

IMPACT OF THE DEVELOPMENT

The following development considerations are relevant to the Stellenbosch
Bridge project:

The Stellenbosch Bridge Innovation Precinct and Smart City development
will be a major catalyst in achieving the Stellenbosch Municipality’s vision
to “be a valley of opportunity and innovation” and to attract investment,
stimulate economic growth and create employment as part of the “valley
of opportunity’ focus area.

The Stellenbosch SDF (2019) has designated Klapmuts as a Primary
Node/Regional Centre (together with town of Stellenbosch) based on it
being an area of lesser natural and cultural significance (Low Value
Cultural Landscape area) and enjoying strategic transport access.

The strategic location of Klapmuts alongside the N1 Freeway (designated
primary development axisftransport route) and the Cape Town-
Johannesburg railway line makes it a potentially significant centre for
economic activity and residence within the larger region. Stellenbosch
Bridge will kickstart this economic and residential activity.

- Development Framework
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Through its designation as a primary development node, the regional
role and growth potential of Klapmuts have changed from a residential
village to a key urban growth centre. Substantial infrastructure
investment will be required to facilitate this growth and a project of
significant size is needed to unlock the investment in new infrastructure.
Stellenbosch Bridga needs a substantial footprint and high-density built
form to achieve the scale necessary to ensure its success and attain
international status, whilst also integrating a significant central green
system. The project’s design proposal was carefully constructed to
ensure a walkable, mixed-use development that is economically viable
whilst pursuing biophilic design principles.
The development will have a significant socio-economic impact on
Klapmuts, the region and the Western Cape. By becoming a waorld-
renowned innovation and smart city development it will stimulate
growth and job-crestion in an array of sectors. The innovation precinct
will initially lead with the creation of highly skilled jobs, but as the mixed-
use development grows, the jobs in other fields will stimulate the
economic prosperity and social well-being of the communities of
Klapmuts. The physical and socio-economic integration of the
development with the existing town will be central to its success.
The impact of initial construction costs for the full project on the Western
Cape and Stellenbosch Municipal econcmy is estimated at RS9 billion and
18,8 billion respectively. Over the 15 — 20 year implementation period
the employment opportunities during construction totals approximately
14 100 whilst the per annum ongoing job opportunities for the full
project is estimated at approximately 12 900.
Although the Klapmuts area has been designated as having lesser natural
and cultural significance, the design proposal will include a range of
design and landscaping proposals to mitigate negative visual impacts and
create a development that contributes positively to its landscape.
To change public perception of Klapmuts as a low-income area and turn
the town into a destination, it needs a landmark to locate it in people’s
mental maps, The visibility of the buildings and design features at
Stellenbosch Bridge will create the landmark needed to achieve this.
It is the intention to achieve certification as the first 5-star GBCSA
Sustainable Precinct development in Africa. The developers commit
themselves to the improvement of the urban landscape and physical
environment as well as the social upliftment and economic weli-being of
its communities as part of the success of this ground-breaking project.
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SITE ANALYSIS (Legacy Environmental)

Site opportunities and constraints (Refer to Figures 4 and 5):

Size: The Stellenbosch Bridge landholdings are 338ha in size of which
204ha falls within the Klapmuts urban edge. The area inside the urban
edge is referred to as the development area.

Klapmutskop: The surrounding landscape is relatively undulating, with
Klapmutskop as a distinctive feature to the south of the landholdings. It
is elongated in a southeast-northwest direction, with its crest at about
522m above mean sea level (a.m.s.l.). Its northern elongated ridgeline
slopes to the northwest from 522m a.m.s.l. at its crest to 180m a.m.s.l.
adjacent to the railway line on the narthern edge of the landholdings.
Site Topography: The landholdings contain no strongly defining
topographical features. There is a gentle slope across the extent of the
land, barring the eastern portion, which is located on relatively level land.
The high point is at 251m a.m.s.l. and the low point at 180m a.m.s.l. The
average slope across the development area is approximately 1:12 to
1:20, allowing for views across to the distant mountains from the higher
lying areas. These slopes are ideal for development whilst the higher-
lying ridgeline of Klapmutskop will not be broken, thereby preventing an
intrusion into the cultural landscape. The raised railway line along the
northern edge also mitigates the views of the development area from the
R101 and N1 Roads.

Water Features: There are no natural wetlands, rivers or drainage lines
on the landholdings, but a number of man-made drainage furrows,
stormwater retention facilities, and small dams are retained as part of
the open space system. No riverine vegetation exists along the gullies
and drainage ditches. A number of small, shallow ephemeral pans are
scattered over the landholdings. These have little botanical significance
as species diversity is low {single species of sedge). Artificial wetlands
have developed around the elongated dam on the south-western edge
of the landholdings as well as the dams along the eastern side of the
development area. The botanist considers these water features to be
disconnected and note that they are of little significance in the highly
disturbed habitat and have been incorrectly designated as critical
biodiversity areas. These water features including the main stormwater
channel and the dams located in the centre of the landholdings are to be
retained and improved for functional and recreational purposes.

Stellenbosch
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Soils and Geology: The lower eastern slopes (development area) contain
coarse sandy hillwash, which represents the remnants of weathered
sandstone and granite. This hillwash horizon overlies Malmesbury Group
shales and phyllite which has been intruded into by grenites of the
Stellenbosch-Paart Pluton. The granites weather to form intact, moist
mottled clays. The clay may have dispersion, swelling and collapsing
characteristics which may cause buildings to crack if mitigation measures
are not taken with foundations and wall construction.

Tree Lines and Clumps: A number of tree lines and clumps exist on the
landhaldings, but none of these are of environmental value. While these
are alien species (Blue Gum and Oak), they are important landscape
features and will be protected and improved as part of the area’s scenic
beauty and to assist in reducing the visual impact of the development.
Vegetation in the Development Area: There is no intact indigenous
vegetation in the development area. It has been transformed by years of
farming (croplands and grazing) and mining (of sand and laterite) and is
not restorable. No active cultivation of crops has occurred for some time
with limited grazing of community livestock in the recent past. The open
space system within the development will be landscaped using plant
species of the Boland Granite Fynbos and/or Swartland Alluvium Fynbos.
A search and rescue approach will be undertaken to bolster such species,
especially bulbs that are scattered over the properties.

Natural vegetation: The Boland Granite, Swartiand Renosterveld and/or
Swartland Alluvium Fynbos located on the higher ridgeline to the south
and west of the development area which have been excluded from the
urban edge will be protected. These naturally vegetated corridors within
the development will connect to Klapmutskop and will provide
recreational, tourism and environmental education opportunities.
Vineyards: Small areas of the better-quality agricultural soils, mainly on
the upper ridgeline and the western slopes of the landholdings have
been used for vineyards. The viability of these vineyards is limited.
Fauna: Given the extremely low biodiversity and open nature of the
eastern slopes, the high grazing use and human activity, the presence of
fauna is limited to rodents (gerbils and moles) and some bird species.
The low fauna and flora diversity of the development area will not
constrain the layout but the propased biophilic design, integrated open
space system, landscaping, improvement of water bodies and focussed
management will assist in encouraging a larger variety of fauna and
Increased biodiversity over time.
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Figure 4: The Site
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Figure 5: Panoramic Photographs

- Development Framework
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4.0 DEVELOPMENT CONCEPT

41

The Vision for Stellenbosch Bridge:
‘A dynamic, innovative, collaborative and sustainable hub,
building bridges locally and globally.

DEVELOPMENT GOALS

To achieve the vision the development will be based on the following
development principles:

e  Sustainability

Sustainability should inform all aspects of the development. Meeting current
development needs without compromising the ability of future generations
to meet theirs should inform its planning and decision-making processes. This
includes protecting and enhancing the natural environment; ensuring
resource management; balancing environmental, social and economic needs;
pursuing biophilic design; enhancing circular resource flows; and integrating
sustainable designs for all spaces, buildings and services.

*  Human Scale

The development should have a people-centric urban form. Walkability is
central to its success — its zoning should allow a higher density, mix of uses
designed around safe and dynamic public spaces and streets encouraging
human interaction and promoting a healthy and active lifestyle. Shops, jobs,
amenities and social activities should be at a walkable distance from
workplaces and higher-density residential areas.

*  Conviviality

The develapment design and layout should foster social interaction through
the creation of a hierarchy of places, devised for the full range of social
relations, from opportunities for personal solitude to friendship and
community life. Vibrant towns are interactive and socially engaging and offer
diverse social and economic groups opportunities for gathering and
interaction in a range of safe public spaces.
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¢ Efficiency

The development should create a compact, high-density urban form which
results in more efficient urban systems including services and transport. It
encourages optimum use of land, roads, facilities, services and infrastructural
networks, reducing per household costs, while increasing affordability,
productivity, access and civic viability. Efficiency promotes a balance
between the consumption of resources such as energy, time and money, and
planned achievements In comfort, safety, security, access, tenure,
productivity and hygiene.

¢ Innovation

The development should pioneer initiatives for the incorporation of
information and communications technology (ICT) and Internet of Things
(loT) into all aspects of the urban ecosystem. The mixed-use environment
and urban management will benefit from a fusion of design thinking with the
technologicat advancements facilitating local solutions; social and
technological innovation; entrepreneaurship; optimisation of infrastructure;
connected living; smart city management; green and clean technologies; use
of smart and sustainable materials; off-grid energy solutions; and a move
towards zero-waste.

s  Opportunity

The development should create an environment for personal, social, and
economic opportunity. This is achieved by facilitating access to a range of
places, services, facilities and information providing a variety of opportunities
for enhanced employment, economic engagement, education, and
recreation.

The emergent knowledge-based economy on which this development is
based is changing urban fabric and functioning and requires new approaches
to the integration of complementary sectors and land uses. The development
should play an equalizing role in allowing all citizens to grow and access
opportunities according to their capabilities and efforts.

i h — -y R
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*  Integration

The development should integrate into the larger environmental, socio-
ecohomic and cultural-geographic system, essential for its sustainability. The
integration into various contexts from local level to global level are relevant
with a focus on the direct zones of influence including the Klapmuts town and
the Stellenbosch Municipality and Winelands region.

Integration within the local context include respect for the environmental
features and cultural heritage of the place; considered physical linkages via
roads, services and land use; understanding of the soclal challenges faced by
the communities; and insight into the economic needs of its people.

e Social Justice

The development should strive to be a leader in the social and economic
upliftment of previously disadvantaged communities. The social stability of
South Africa is dependent on communities working together to create equal
opportunity and quality of life. Stellenbosch Bridge will be a catalyst for the
improvement of the social well-being and prosperity of the communities of
Klapmuts and will seek expanding the benefit of its innovation and economic
opportunity to uplift the people within its zones of influence.

* [ntegrity

The development should be implemented and managed by means of
accountable, transparent, and competent decision-making. This includes a
long-term commitment by management and other role-players to the vision
and principles; sustainable management practices; leadership in decision-
making; a transparent system of participation for residents and other
stakeholders; adherence to a system of design and development review; and
opportunities for wider stakeholder responsibility in the implementation of
the project.

4.2
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DEVELOPMENT OBJECTIVES

The development objectives for this development are the following:

s Environmental Sustainability: All aspects of the development will
contribute to environmental sustainability, achieving a Sustainable
Precinct Certification (First 5-star GBCSA rating in Africa).

e Creating an Entrepreneurial Ecosystem: The innovation precinct will
form the heart of an economically connected mixed-use development
linking various sectors in an integrated business environment.

¢ Spatial Innovation: The planning approach and urban design will result
in a multi-faceted, human-scaled, robust development that can rapidly
respond to change, allowing the incorporation of new ideas and
concepts. The mixed-use zoning will allow the integration of a broad
range of uses in within a dynamic urban environment.

e Connecting to Global and Local Contexts: The project will build
connections within the global innovation community whilst integrating
physically, economically and socially with the Klapmuts town and the
wider region.

o Architectural Design that Acknowledge its Unique Cape Heritage: The
architecture for the project acknowledges the Cape heritage elements
and integrates the fundamentals thereof with modern design
components introduced through the innovation and biophilic design
focus.

¢ Integrated and Connected Communities: The robust urban design
framework facilitates social interaction, building integration and
connection between its people and communities.

¢ Sacially Vibrant, Safe and Secure Communities: The development will
provide a safe and secure environment for residents and visitors, making
them welcome in a socially vibrant active, healthy, and integrated
community.

¢ Use of Innovative Technologies: Innovation will be encouraged and
integrated in all levels of planning and implementation.

* Active Precinct Management: Hands-on management of the urban
environment and smart city services and technology will be the
foundation of the success of the development.

Bridge, * ' - Development Framework
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4.3

DEVELOPMENT POLICIES

To achieve the goals and objectives of this development the following
development policies are proposed:

® Smart City: An urban ecosystem based on an ICT and IOT backbone
should be the basis of all aspects of urban functioning. Technology should
be harnessed to create a sustainable urban environment.

¢ Mixed-use Development: A broad mix of land uses should be facilitated
to maximise urban infrastructure; create a people-centric urban form;
and ensure the efficiency and resilience of the development.

¢  Drive towards Higher Density: Achieving higher urban densities should
be pursued to ensure the efficiency and sustainability of the
development. Good design principles will ensure that higher density
achieves sustainable, healthy living environments.

*  Social Diversity: Linked to a mix of uses, the development should cater
for social and cultural diversity to support a sustainable South African
future.

¢ Neighbourhood Focus: The local neighbourhood should become the
focus of activity by ensuring that all live, work, play needs are met locally,
thereby reducing the need for travel and increasing the sustainability of
the development.

*  Dense Diversity: The development should aim to create housing choice
for a range of incomes, mobility, ages and tastes at a high density.
Housing developments and mixed-use buildings should allow for the
integration of residents’ activities and serving of their complimentary
non-residential needs.

¢ Quality of Semi-private Space: Housing complexes and high-density
residential blocks should provide quality semi-private space that can
serve a variety of recreational and functional purposes.

® Drive towards Renewable Energy and Renewable Resources: To
address resource scarcity, cost considerations and reliability of public-
sector supply the development will drive a move towards private sector
service provision and alternative energy solutions.

*  Resource Efficiency and Management: Design and engineering solutions
should ensure a reduction in resource demand, result in better
management of resources, and facilitate an increase in resource
harvesting, recycling & reuse,

Bridge, ~ Deveiopment Framework
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Robust Urban Design Principles: A clear design framework and agreed
set of principles should be implemented and adhered to in order to
create and maintain the envisioned design vision within a dynamic and
innovative development environment.

Local Identity and Sense of Place: The design and landscaping should
focus on creating a sense of place and a local identity for the project, with
landmark buildings, public art, the landscaping theme and the design
style contributing to achieving this.

Sustainable Design: Green buildings, green technology and sustainable
precincts should be a standard requirement in developments and
designs.

Safety and Security: Design solutions together with active and passive
security measures should ensure the safety of the development area.
Walkability: To maximise the significant environmental, economic and
social benefits the development should ensure walking accessibility of all
services and facilities.

Perimeter Block Design: To activate spaces and facilitate safe public
environments building frontages along street and open space edges
should be required.

Activated Street Edges: Along identified streets active edges should be
created to ensure future economic opportunity and commercial activity.
The provision of parking and design of parking areas should be carefully
conhsidered along these streets.

Non-motorised Transport (NMT): An integrated NMT system should be
planned to support the reduction of internal private transport movement
and improve urban efficiency.

Accommodation of Private Transport: Access roads, parking and the
design solutions should cater for the private car, but innovation and
creativity should drive solutions that will ensure the balancing of
pedestrian and cars whilst reducing the need for private transport.
Public Realm as a Social Space: The design and management of the
public realm should facilitate opportunity for social interaction.

Quality of Place: Design quality should form a cornerstone of all aspects
of the development.

Design for Changing Uses: Building and services design should be able to
accommodate changing user demands and land uses over time.

September 2020



132

Health and Wellness: The development should pro-actively design and
cater for the physical, mental, and social well-being of its communities.
Local Context: The development as a catalyst for the socio-economic
transformation of Klapmuts-should be sensitive to the town, its
communities, and the landscape.

Network of Public Spaces: To facilitate access, use and safety all public
spaces should be linked into an integrated, legible public space network.
Access to Green Space: The development should facilitate access to its
natural and agricultural surroundings and create a variety of urban parks
providing opportunity for sport, recreation and socialization.

Urban Greening and Sustainable Architecture: To expand its
environmental, social and heaith benefits, site and building design should
incorporate blophilic principles.

Sustalnable Environmental Management: The implementation of the
development should be based on an environmental management
system.

Development Management: Systems of design review and precinct
management should be set up to ensure the implementation of the
development policies and guidelines.

Community Participation: Mechanisms should be created to facilitate
community participation in and feedback on the attainment of the
development goals and objectives.

Innovation: The development concept and implementation should
provide the flexibility to respond to new ideas and concepts in a rapidly
changing environment.

a-h
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DEVELOPMENT COMPONENTS

Stellenbosch Bridge Is a visionary development ~ it is a private sector-led
initlative that combines two leading-edge global concepts — innovation
district and smart city - to create a knowledge economy-based focus area
within a mixed-use, environmentally conscious, people-centred location.
These five components are integrated to create a vibrant live-work-play-
innovate development. The main components and planning focus are:

s Innovation Precinct

An innovation district is a planned, well-managed economic activity hub
where a high density of innovation institutions, firms, and other organizations
locate to benefit from mutually beneficial interaction, a high-quality
innovation ecosystem, and easy access to external role players and markets.

The Innovation Precinct is the core of the Stellenbosch Bridge project.
(Klapmuts and environs, with Stellenbosch Bridge as its core may, over time,
grow into a significant innovation district ecosystem, hence the use of the
term Precinct here to allow future expansion.)

itis planned and designed to enable the clustering, co-lacation and partnering
of businesses and organisations in the growth sectors that are central to the
future expansion of the Western Cape and South African knowledge
economy (use of knowledge and education to create a product or service that
leads to technical and sclentific advance), including Agricuiture {e.g. agri-tech
and agro-processing); Clean Technology {e.g. energy, waste, water); Bio-
Technology {e.g. bio-medical, agri-bio tech); Information and Communication
Technology (ICT) and Sport and Gaming. The convergence and interaction of
these co-located business clusters will stimulate cooperation and innovation.

Important to a successful innovation district is its research and development
(R&D) capability and Incubator offer. Having the University of Stellenbosch
as a key partner in the Innovation Precinct provides the university-industry
collaboration, the research capability and knowledge as well as the
commercialization expertise (through Innovus and Launchlab) to assist
corporates, business start-ups and other stakeholders to research, deveiop,
commercialise and attract investment for innovation and entrepreneurial
activity.

- Development Framework
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Important to the success of the Innovation Precinct are planning parameters
and zoning rights that can accommodate a range of land uses over time as
needs and opportunities evolve; a development that understands and caters
for the needs of the whole continuum of innovation role players; adequate
engineering and ICT services; being transit accessible from throughout the
region and beyond; outstanding precinct management; and an integrated
public space system that facilitates interaction, communication and
connection in order to share knowledge.

The importance of public spaces where people can socialise is underpinned
by the collision density principle - research of innovation districts has found
that innovation is stimulated is public squares and places such as coffee shops
in which peaple can meet or ‘bump into each other by chance’, sharing ideas,
building trust and making new connections. In a post-Covid-19 environment
with more online interaction, the need for safe spaces for interaction and
collaboratian will be even more Important.

In summary, the Innovation Precinct is a dynamic and creative mixed-use
environment where innovative design, a quallty public space system and a
people-centric focus can help knowledge economy entrepreneurs,
established companies, and academic and private-sector ideas-leaders build
unexpected relationships and find transformative solutions for the challenges
humanity and cities face.

¢  Smart City

The implementation of ICT to drive innovation in the urban environment is
often intricately linked to innovation district development. A Smart City is
defined as a spatial or urban ecosystem which uses ICT and Internet to
improve its efficiency, governance and functioning.

Eight functional areas form the basis of smart city implementation: Mobility
(e.g. transport sharing, intelligent parking, NMT);. Infrastructure (e.g.
intelligent networks, digital waste management, preventative maintenance):
Energy (e.g. intelligent consumption, smart metering, renewable supply);
Buildings (e.g. integrated photovoftaics, climate control, automated services);
Technology (e.g. seamless connectivity, smart homes, e-education);
Governance (e.g. open space security, community engagement, service
payments); Citizens (e.g. energy conscious, job opportunities; social
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responsibility); and Healthcare {e.g. disaster management, healthcare
management, medical monitoring to limit the spread of infections).

Smart technology allows real-time monitoring of systems to better inform
strategic decision-making. The development will be more resilient to respond
to environmental challenges; more sustainable in resource use and
management; can better optimise its services and infrastructure; and will be
better equipped to serve the needs of its communities. It allows for
efficiencies that will reduce costs on the environment and for the ratepayer.

Benefits of the project’s smart technology that can practically be applied to
the advantage of the Klapmuts communities will be used for socio-economic
upliftment and function improvement of the town, e.g. deployment of the
technology to streamline the supply of services and products by small
business; to help workers access jobs and register for skills development; and
for personal health management.

o Mixed-use Environment

Knowledge-based economic activity needs to be integrated into a dynamic
mixed-use urban environment. The innovation precinct is designed on the
principle of Flexible Urbanism — the creation of flexible buildings and spaces
that adapt to evolving needs without compromising the urban design vision
and under coordinated management.

Housing is an essential component. A diverse assortment of residential
opportunities will cater for the full spectrum of family structures, Innovation
in design, sustainability and configuration will address the needs and
priorities of new, environmentally conscious generations ~ the talent that is
needed for entrepreneurship and innovation to flourish. Higher density is
essential to ensure the efficiency and sustainability of the development.

Higher density does not raise the risk of communicable disease such as Covid-
19 when high-quality, safe public and semi-private spaces and NMT
movement systems are created. The availability of open space and the
walkability of the neighbourhood allow the community to be more physically
active, thereby reducing the risk of chronic disease, and with that their risk of
communicable disease infections.

- Cevelopment Framework
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The R&D component will require laboratories, offices and other facilities for
research, design and testing and the production and assembly of prototype
products. Innovation districts also incorporate clusters of industry — these
service the innovation industry, but also contributes to a balanced urban
ecosystem. Smart Manufacturing (Industry 4.0) which' pioneers digital
automation of manufacturing and uses new technology such as 3D printing
can easily integrate into mixed-use environments.

The live and work/innovate components are integrated with the business,
recreational, and social facilities. Provision is made for a full range of retail,
education, institutional and entertainment uses that will contribute to the
liveability of the development. It is anticipated that this integration will
happen both vertically {(within buildings} and horizontally {with street blocks
and precincts).

The technology-driven, creativity-based knowledge economy requires
proactive land use management to deal with the dynamic nature thereof.
The integration of complementary sectors and land uses and dealing with the
challenges of changing urban fabric land use demands and functioning
require adaptability.

» Environmentally Conscious Development

The term ‘Innovating to Zero’ (Frost and Sullivan) speaks of a journey to
create environmentally conscious, sustainable cities of the future. This entails
efforts to promote for example zero-waste cities, zero-emission zones, zero
accidents, zero crime, and zero debt cities.

Stellenbosch Bridge as an innovation-driven smart city will strive to lead
thinking and implement innovations and technology that contribute towards
this vision. The use of renewable energy; design and engineering solutions
that reduce resource demand; circular resource economy; biophilic and
sustainable designs of spaces, buildings and services; waste reduction;
integration of NMT; convenient pedestrian routes; and social innovation are
some of the measures to be implemented to better balance the
environmental, social and economic needs of this development.

4.5
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» Peopie-Centred Place-making

The development is underpinned by a focus on Quality of Life, where
emphasis is placed on enjoyment and living a healthy and active lifestyle. it
includes a Design for Community - a layout that fosters inclusion, equal
opportunity and choice; and the opportunity te live closer to each other and
being better able to mingle in central spaces, streets, and other outdoor
places; and a Place for Self — space for personal health and wellness (mind,
body, soul) by integrating opportunities for quite reflection, exercise and
inspiration.

The design of the integrated open space system enhances the liveability,
making it easier to walk, bike, and use other NMT to work, sacialize, and make
meaningful connections. Open space areas include cafes and other facilities
which encourage people to interact with each other. Methods such as
triangulation are used to facilitate conviviality in public places and streets.

The utilisation of semi-private space such as green roofs and community
gardens within courtyards will also enhance social interaction and personal
fulfilment while contributing to the sustainability of the development.

DEVELOPMENT ELEMENTS

Stellenbosch Bridge is made up of a number of development and open space
precincts. These precincts are integrated through a central open space
system. The main elements of this development are:

o Precinct A (Innovation): At the heart is the mixed-use innovation
precinct where entrepreneurs, academics and corporates connect to
develop and incubate new products and services for fast-growing and
promising industry clusters. Residential, manufacturing, business
education, social and recreational uses and a transport hub are
integrated with innovation uses providing for all aspects of a live-work-
play environment designed around a network of public spaces.

e Precinct B [Residential): The precinct is a high-density residential area
that incorporates complimentary social and business uses and is
designed to provide multi-functional open spaces areas, creating a high-
quality living enviranment.

Framework
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4.6

e Precinct C (Industrial): Linked to the innovation precinct is a green,
smart manufacturing and distribution precinct serving the development.
Allowance is made for the integration of business uses to expand the
functionality of the area.

e Precinct D (Data Centre): The precinct accommodates the main data
centre together with business uses requiring high visibility.

* Integrated Open Space System: The development is integrated by a
central open space system which fulfils a variety of social, economic,
environmental, service, and recreational functions.

s  Pedestrian/NMT Network: An integrated pedestrian/NMT system links
the open space system with the development precincts and surrounding
built fabric. .

» Destination Places: The central square is the primary destination place
to the development forming an economic and social focal point. It is
supported by a variety of smaller public squares and open space
destination places such as water features, eventing facilities and a
labyrinth.

¢ Road System: The development is served by a primary public road
system linking to Klapmuts and the regional road network. A secondary
road network of private roads providing internal circulation.

e  Precinct E {Agricultural Research): The land outside the urban edge will
be used for agricultural research related to the agriculture innovation
cluster, renewable energy provision, sport and recreation, and tourism.

e Precinct F (Conservation): The natural vegetation area located on the
ridgeline south of the development area is protected {excluded from the
urban edge). It links the development to Klapmutskop and will provide
recreational, tourism and environmental education opportunities.

URBAN DESIGN APPROACH {Osmond Lange Architects)

The urban design concept (Refer to Figure 6} for the Stellenbosch Bridge
development is based on traditional urban design principles which provides
living, working and recreational spaces for a diverse community of people in
combination with creating a catalytic environment that provides
opportunities for technological and social enhancements which define a
smart city.

Bridge, Development
b ¥
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The Urban Design vision is based on the following urban design principles:
Daily needs within walking distance (mixed-use environment)
Interconnected system of streets

A central focus: main streets and square

Perimeter buildings orientated to the public realm

Clear distinction between private and public space

Sharing of infrastructure over a 24-hour period

The design of the mixed-use environment will focus on place-making, urban
fit and spatial integration. The development can contribute significantly to
the transformation of Klapmuts to a location to be experienced and enjoyed
at pedestrian scale across boundaries. This aim becomes possible because of
the critical mass of built form, mix of uses and the relationship of mass to a
designed external and internal open space system. A place where many
different building types, allowing for a variety of experiences and functions
can exist side by side within a unified whole.

The individual buildings will have strong features, differ in detail, but will be
part of the “same family”. The development spine is a north-south pedestrian
street linking two main squares around which all the parts of the
development are collected and grouped. The area will be a safe pedestrian
environment in which open walls, streets, squares, parks and sports fields are
articulated as positive spaces, providing an array of experiences and functions

Parking will be accommodated on streets and within courtyards, semi-
basements and basements concealed within the development. From
inception the development will use the materials and technology required to
achieve a GBCSA rating. Landscaping and a green environment are integral to
the architecture. Vertical and horizontal planes will be planted, and planting
will be integral to the design of outdoor spaces and courts, which will be wind-
sheltered and contain features such as arbours, structured planting,
fountains, pergolas, street furniture and sculptures.

Stellenbosch Bridge via the central transport node, roads and pedestrian
routes will integrate seamlessly with the surrounding built fabric and its
network of routes and connections. it also maximizes the site conditions,
taking advantage of the magnificent views from the development, whilst the
views towards the development have been carefully considered.
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Figure 6: Urban Design Concept

Steltenbosch Bridge, Klapmuts — Development Fromework
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5.0 DEVELOPMENT FRAMEWORK PLAN

5.1

The Development Framewaork Plan {See Figure 7) for the Stellenbosch Bridge
sets out the basic physical structure for the development of the site in
accordance with the urban design concept.

it identifies the key structuring elements that will guide future development
implementation for the project.

ACCESS POINTS

The development will be accessed by means of four new vehicular/pedestrian

accesses from the R101 (Old Paari Road), R44 {Stellenbosch Road), DR 1090

(Elsenburg Road) and a link via Merchant Street as well as a new railway

station:

®  The primary access is a northerly link to the R101 via an underpass under
the railway line. This access will link the development to the N1 via the
existing R44 Interchange as well as a new interchange at the
Groenfontein Road location.

e Three secondary accesses will be phased in (the regional road network
plan will determine the timing and priority):

o Merchant Street link: This access will have an integration function
between the development and Klapmuts, providing for lower-
order distribution only.

©  R44 Access: A road link to the R44 will provide access from the
south-east.

0 DR 1090 Access: A road link to the Elsenburg Road will provide
access from the west.

o  Stellenbosch Bridge Station — A new station serving the development is
proposed between the Klapmuts and Muldersvlei Stations, providing
access from Paarl, Stellenbosch and the Cape Town Metro.

Stellenbosch ... Klapmuits —

framework
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MOVEMENT ROUTES

Three levels of movement form part of the framework:

e The primary movement system consists of the main north-south route
(R101 to R44) as well as the western (Elsenburg Road) and eastern
(Merchant Street) link roads that integrate the four road access points
and links the development to the broader area.

¢ The secondary movement system is made up of a network of private
roads and accesses that provides internal access and circulation to the
precincts.

¢  The third level of movement involves the Pedestrian/NMT system which
will be catered for along the primary and secondary routes as well as the
open space system which will ensure a walkable environment and links
the development to the broader area. .

OPEN SPACE SYSTEM

The open space system consists of the following:

® Primary Open Space System - the linear netwark of green spaces
incorporating the existing tree lines, tree clumps and enhanced water
features within the urban edge. The experience of this space will he
enhanced through landscaping and the system will be linked into a wider
green network including a link to Klapmutskop.

®  Urban Space System - the road spaces and public squates internal to the
development precincts. The system will be designed to give pedestrians
equal importance of movement and to facilitate social interaction and
economic opportunity.

* Destination Places - the central square, public squares and open space
destination places such as water features, eventing facilities and the
labyrinth. These places form focal points in the open space system and
facilitate use, pedestrian movement, economic opportunity and social
interaction.

Septemver 2020
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5.4

55

PRECINCTS

The site is divided into four development precincts {with sub-precincts to
facilitate phasing) and two open space precincts. Each precinct has been
allocated a primary use category being 1) Innovation, 2) Residential, 3)
Industrial, 4) Data Centre, 5} Agricultural Research or 6) Conservation. The
precincts, use category together and proposed zoning are listed below:

e Precinct A {Innovation): The innovation precinct {Sub-Precincts A1 — A5)
integrates all aspects of a live-wark-play-innovate environment around a
network of public spaces. The proposed zoning is Mixed-use Zone.

e Precinct B (Residential): The high-density residential precinct (Sub-
precincts B1 and B2) incorporates complimentary social and business
uses and multi-functionai open spaces areas to create a high-quality
living environment. The proposed zoning is Multi-unit Residential Zone.

¢ Precinct C (Industrial): The green and smart industrial precinct. The
proposed zoning is Industrial Zone.

e Precinct D (Data Centre): The precinct accommodating the main data
centre, The proposed zoning is Industrial Zane.

e Precinct E (Agricultural Research): The land area west of the urban edge.
The zoning is Agriculture and Rural Zone.

s Precinct F (Conservation): The natural vegetation area south of the
development area. The zoning is Agriculture and Rural Zone.

LAND USES

¢  Precinct A {Innovation) — Mixed-Use Zone:

o Precinct Al - Business, Residential, Education, Medical,
Institutional, Research and Development, Smart Manufacturing,
Sport, Gaming and Recreation, Tourism, Utility Service, Parking,
Private Open Space, Private Road.

o Precinct A2 - Business, Residential, Education, Medical,
Institutional, Research and Development, Smart Manufacturing
Sport, Gaming and Recreation, Tourism, Utility Service, Parking,
Private Open Space, Private Road.

o Precinct A3 - Business, Institutional, Medical, Data Centre,
Research and Development, Smart Manufacturing, Utility Service,
Parking, Transport Facilities, Private Open Space, Private Road.

. Klapmuls  Development Framework
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o Precinct A4 - Business, Education, Medical, Institutional, Research
and Development, Smart Manufacturing, Warehousing and
Distribution, Data Centre, Sport, Gaming and Recreation, Utility
Service, Parking, Private Open Space, Private Road.

o Precinct A5 - Business, Residential, Education, Medical,
Institutional, Research and Development, Smart Manufacturing
Sport, Gaming and Recreation, Tourism, Utility Service, Parking,
Private Open Space, Private Road.

Precinct B {Residential) - Multi-unit Residential;

o Precinct Bl — Residential, Institutional, Business, Sport and
Recreation, Tourism, Private Open Space, Private Road.

o  Precinct B2 — Residential, Institutional, Business, Sport and
Recreation, Tourism, Private Open Space, Private Road.

Precinct C (industrial) — Industrial: Data Centre, Business, Smart
Manufacturing, Warehousing, Logistics and Distribution, Utility Service,
Parking, Private Open Space, Private Road.

Precinct D (Data Centre) - Industrial: Data Centre, Smart Manufacturing,

Business, Utility Service, Parking, Private Open Space, Private Road.

Precinct E (Agricultural Research) - Agriculture and Rural: Agricultural

Research, Renewable Energy, Sport and Recreation, Tourism.

Precinct F (Conservation) - Agricuiture and Rural: Conservation, Sport

and Recreation, Tourism, Environmental Education.

in addition to the land uses contained and defined in the Stellenbosch
Municipality Zoning Scheme Bylaw, 2018 the following uses are proposed:

Smart Manufacturing: Computer-integrated manufacturing that uses
data analytics, advanced robotics, 3D printing and/or a flexible technical
workforce in an optimised, dynamic supply chain.

Research and Development: Two related processes by which new
products and services are created through technological innovation. It
requires laboratories, offices and other facilities for research,
development, design, testing and consuitation as well as space for the
production and assembly of prototype products.

Data Centre: A facility for a large group of networked computer servers
used by organizations for the remote storage, processing, or distribution
of large amounts of data.

Gaming: The playing electronic games through consoles, computers, or
any other medium for which event venues such as halls, competition
facilities and accommodation are required.

September 2020
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6.0

m-H

DEVELOPMENT RIGHTS

IMPLEMENTATION

The development vision is to create a knowledge economy-driven
development set within a vibrant, mixed-use, sustainable, people-centred
environment, but international precedent has shown that such innovation-
driven, smart environments need dynamic land yse management to facilitate
swift reaction to rapidiy-changing circumstances. In addition, the post-COVID
world will be an irrevocably altered urban landscape with changes in land use
demand and urban management that cannot yet be anticipated. To position
this development to survive and thrive in these unpredictable circumstances,
its planning and implementation need to be Future Proactive. It requires a
strategy that allows flexibility but within clear controls. The basis of achieving
a Future Proactive development is the F.LR.S.T. Principles:

¢ Flexibility: Capability to adapt to changing circumstances by planning for
it proactively — the package of plans, approvals and roll-out of design
concept and services need to allow flexibility within broad approvals.

* Innovation: Being open to and able to respond to new thinking in a
rapidly changing environment — the design guidelines, design review and
implementation approach should provide scope to incorporate new
ideas and concepts.

¢ Resilience: Ability to prepare for, recover from, and absorb changes—the
mixed-use nature of the development proposal allows this project to
broaden its resilience by being diverse, dynamic, inclusive and accessible.
This will be applicable to the economic, social, environmental,
management, transportation and services components of the project.

® Sustainability: Ability to maintain a balance between economic, social
and environmental demands — the project’s soclal context, together with
its economic potential and environmental innovation puts it in a unique
position to create and maintain a world-leading position in sustainability.

*  Thresholds: Identification of clear limits at which action need to be taken
or investments made to maintain the balance of the development and its
environment — the management of development impact by monitoring
development impact thresholds will allow land use flexibility and enable
a more efficient response to changes in market demand and
development opportunities.
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The following interlinked Development Contrals Mechanisms will be used to
ensure the Future Proactive nature of this project:

Package of Plans: The phased process of approval allows confirmation of
rights as implementation happens. The incremental allocation of the
basket of rights (Section 6.2) will be done by means of Precincts Plans
and Site Development Plans (in the absence of Subdivision Plans as the
development will be a Sectional Title Scheme) and will facilitate roll-out
according to the demand timing of the various market elements and
variability in the take-up rate.

Mixed-Use Zone: The Innovation Precinct will be allocated a Mixed-use
Zoning and development parameters in terms of the Stellenbosch
Municipality Zoning Scheme Regulations, 2018 providing for the widest
range of uses to facilitate the integrated nature thereof. Land uses not
provided for under this zone and revised development parameters could
be included by means of an overlay zone or similar mechanism.

Floating Floor Area: The development entity will become an
Independent Power Supplier and current legislation limits the number of
erven the IPS may serve —the entire development area wiil be subdivided
and consolidated to create four development erven, each functioning as
a sectional title scheme to which rights from the basket will be allocated.
It is proposed that part of the total basket of rights function as a floor
area float — these rights will only be required once all approvals are in
place, the detailed planning has been finalized and rights already
allocated to that Precinct have been used but the additional rights fit in
with the vision and the urban design guidelines. This will allow flexibility
to respond to future demand changes and new land use options.
Threshold Planning: The starting point is a land use base scenario for the
total development on which the upper limit of service and infrastructure
demands is calculated. The required infrastructure improvements for
roads, civil and electrical services are agreed and captured in a service
level agreement (SLA). These services thresholds, together with the
development register and urban design guidelines are used to monitor
land use implementation within the overall basket, allowing flexibility in
the phasing, compasition, and location thereof. The efficiency of the
development is improved as infrastructure is implemented as and when
required and allows flexibility to adjust land use combinations according
to market demand without negatively impacting the broader area.

—Development Framewaork
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Development Register: Each implementation application will be

accompanied by a Development Register Summary, Traffic Statement
and Services Statement to confirm the availability of the floor area,
balance of rights available and adherence to the services thresholds.

*  GBCSA Sustainable Precinct Certification: The Certification is monitored
and requires continued action in various categories which will assist in
focussing the implementation on achieving its sustainability goals.

¢ Development Manual and Design Review Process: Adherence to the
urban design guidelines is managed through the design review process.

6.2  BASKET OF RIGHTS

The land use rights to achieve the mixed-use development vision is
summarised in Table 1. This basket is considered the land use base scenario:

Table 1; Basket of Rights

_ Residential Business Industrial Institutional Other
Precincts Dwelling units Floor Area - Floor Area - Floor Area - Floor Area -
| du m? m? m? m?
Precinct A 2500 243 000 43 000 144000 | 13 500
Al hw 3 ]
A2 150
a3 000 12
Al - 20
| AS 450 -
Precinct B 2500 - - - _
| Bl 500
| B2 900 |
Precinct C - - 75500 - -
Precinct D - 10000 15 000 - -
Floating | 1000 35000 40 000 24000 17 000
|_Sub-Total 6000 288 000 193 500 168 000 30 500
TOTAL 6 000 m 680 000
Stellenbosch Klagmuts - Devejopment Framework
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The Basket of Rights will be applied for incrementally according to the
application schedule agreed with the Municipality. These rights will be
allocated per precinct and sub-precinct and part thereof will be used as
floating floor area.

Once the final land use approval is granted for the areas recently
incorporated into the Klapmuts urban edge the various subdivisions will be
consolidated to create four development erven that will each be registered
as a sectional title scheme. No further subdivision will be required. It is the
intention that the land use rights allocated to the sub-precincts of A and B can
be utilised throughout the consolidated erven A & B as guided by the
approved Precinct Plans, land use allocations and urban design guidelines.

The floating floor area will be allocated when the rights of a specific land use
category have been allocated and the urban design concept can
accommodate the additional rights or when a use that Is complimentary to
the predominant land use of that precinct is proposed for which provision
was not made in the base land use scenario. Ultimately, provision could also
be made for the reallocation of rights between the land use categories if
these changes do not exceed the services thresholds planned for in the land
use base scenario. These additions or changes will be done only if the
development control mechanisms are satisfied and in agreement with the
Stellenbosch Municipality.

PHASING AND SERVICES ROLL-OUT

The roll-out of development rights and implementation of services for this
project will facilitate development within the following precincts as based on
the services thresholds set out in Table 2;

e Precincts Al, B1, Cand D
e  Precincts A3 and B2
e  Precincts A2, A4 and AS

The urban design framework will play an essential role in the timing and
location of these rights within the precincts as the establishment of the
spatlal structure and key open space elements such as the central square and
pedestrian boulevard are critical to the success of the project.

September 2026
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Table 2: Draft Rights Roll-out and Services Thresholds
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Threshold Water Demand Sewerage Electricity Stormwater Development Rights (up to)
_”nww__ Upgrades Upgrades Upgrades Residential Naon-residential
s Brick-bullt switching substation
Immediately | » Masterplan ltems o Primary MV cabling fram Eskom 132/11kV step-down ® Stormwater 1577 units 118 500m?
prior to * 5KW1.1, 5KW1.2a, SKW1.2b, « Master plan items substation management
1 starting SKW2.12 (Supply to Lower 5K2.4,5K2.5, SK2.5, SK2.7, | e Foursecondary MV cable bulk supglies planto
devel t Reservolr) SK2.8 o 132/11kV step-down substation finalise "
VeOPMENL | o skwas, skwi.sa, skwi.sh, * new brick-bullt switching substation, improvements Applications 1 & 2
| . will create SKW1.10, SKW1.11, SKW1.15, » _interfinking primary MV cabling and secondary MV cable rings
capacity up to SKWL.16, SKW1.21 & SKW1.27 *  Further brick-bullt switching substations ) .
2 1 300kl/day (App! 1 & 2 bulk network) « Primary MV cabling from 132/11kV step-down substation and 1 900 units 222 500m
= _Secondary MV cable rings
il e Stormwater
* Further brick-bullt switching substations 2 200 units 322 500m?
3 ’ M...Mmm w_u.. temsSKS24 | . brimary MV cabling from 132/11KV step-down substation and quﬂmmama | i}
g e Secondary MV cable rings P Application 3
finalise pplication
s Brick-bulft switching substation _
4 1 S00k/e  Master Plan items SKW.81, SKW.53 = Primary MV cabling from Eskam 132/11KV step-dawn 2983 unitsor | 278 700m%or
ay B SKW.B4 substation 2 440 units 400 700m?
Il _ »_Four secondary MV cable bulk suppli i
. | » SKS1.8,5K51.13,SKS1.14, . )
_ o New 12,0 ML reservoir | skss.2&skss.3 o 132/11KV step-down substation ° ”H_Hn“ﬂm: & 000 units _ 680 000m?
5 4060kl/day | e Further master plan ftems to be * SKS1.7, SK56.2, 5K5 6.3 ® new brick-built switching substation, lanto
finatised o SKS112&5KS7.3 |* Interlinking primary MV eabling and sacontiary MV cable rings Mau__mn Application 4
s Upgrade Klapmuts WWTW
Threshold Roads Development Rights (up to)
Upgrades Residential Non-residential
* Dualling of R34 between N1 & Kiapmuts-Simondium Rd
* Upgrade of N1/R44 & N1/R304 interchanges
| Background | e of R304/01d Paarl R Intersection
® _Leit-turn lanes on two R44-approaches to R44/Klapmuts ~Simondium Rd Intersection
®  Accessroad link to Merchant St & roundabout at the Merchant St/access road intersection
* Realignment of section of Merchant St & roundabout at the Groenfontein Rd/Merchant St intersection 1577 units 118 500m?
1 ¢ Underpass-road (dual) (Klapmuts Hills Rd) between Old Paarl Rd and Merchant access road link & roundabouts
7 ®  Klapmuts Hills single lane road from link Merchant access road to second Industrial access {Precinct C)
_ ® Dualling of Old Paarl Rd between Groenfontein Rd and underpass road & roundabouts at intersections Applications 1 & 2
| *  Dedicated left-tumn lane along the Stellengate Boulevard-approach to the R44 intersection - -
ﬁ ®  Groenfontein Rd-interchange on N1 2 200 units 322 500m?
_ 3 s Upgrade/dualling of Groenfontein Rd between interchange and Old Paart Rd with roundabout at intersection b
| *  Dualling of Klapmuts Hills Rd between underpass-road and access road link to Merchant St Application 3
| ¢ BExtension of Klapmuts Hills Rd to Precinct B second access -
{ T N
S * To be completed following Reglonal Road Network Study prior to submission of Application 4 2000 _n.u. _ . 250 Qo
L Application 4 _
Stellenbosch Kiapmuts ~ Development Framework September 2020
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7.0 CONCLUSION

It is the intention of Stellenbosch Bridge {Pty) Ltd to develop this property
over the next 15 to 20 years, fully integrated into the larger Stellenbosch
spatial vision, and with the participation of its stakeholders. This will include
the Stellenbosch Municipality, University of Stellenbosch, the Kiapmuts
community and the communities that will live, work, innovate and socialise
within the development.

Facing challenges such as climate change, diminishing city resources, rapid
population growth as well as increasing traffic congestion, social divergence
and socio-economic hardship, the developments of tomorrow need to be
more flexibie, innovative, resilient and sustainable.

The post-COVID world that we are about enter, requires a development
concept that is robust and adaptable to survive and thrive in an irrevocably
altered urban landscape. We cannot anticipate how the urban landscape is
going to change, but we can incorporate the flexibility into the spatial
framework, roll-out mechanisms,” and basket of rights to allow the
development to pro-actively respond to these changes.

The development intent is to create a knowledge economy-driven
development set within a vibrant, mixed-use, sustainable, people-centred
environment.  Stellenbosch Bridge integrates the leading-edge global
concepts — smart cities and innovation precincts which creates high-impact
synergies that will attract innovative and high-performance companies to
locate and thrive within the development. It is a place where individual
brilliance and talent meets resourced establishments, venture capitalists and
government support.

Stellenbosch Bridge will enhance business development and innovation
through clustering, and co-location of fast-growing sectors and pubiic and
private research establishments from South Africa, Africa and the rest of the
World. The emphasis on state-of-the-art technology and smart systems wiil
ensure that Stellenbosch Bridge is the premier address to locate a business
on the African continent. The accessible location of Stellenbosch Bridge will
be strengthened through virtual networks that span globally.

- Fromework
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The design of the mixed-use environment will focus on place-making, urban
fit and spatial integration. The development can also contribute significantly
to the transformation of Klapmuts to a location to be experienced and
enjoyed at pedestrian scale.

The incorporation of liveability and sustainability is key. Liveability considers
measures such as quality of life and walkability. The design of the integrated
open space system enhances the liveability, making it easier move, socialize,
and make meaningful connections. The aesthetics and user-friendliness of
the urban spaces and open space network will be part of the attraction.

Sustainability considers ecological design and inclusive development — the
ability to maintain a balance between economic, social and environmental
demands - the project’s social context, together with its economic potential
and environmental innovation puts it in a unique position to create and
maintain a world-leading position in sustainabllity.

Stellenbosch Bridge will facilitate investment in local people encouraging
skills development, capability building and job creation. It will be an inclusive
and sustainable development that will benefit its communities for
generations to come. The developers have committed themselves to
contributing to the improvement of the urban landscape and physical
environment as well as the social upliftment and economic well-being of its
communities as part of the success of this ground-breaking project.

International precedent has shown that innovation-driven, smart
environments need dynamic land use management to facilitate swift reaction
to rapidly changing circumstances. To achieve this requires a strong urban
design concept, a clear development framework and active management
within which investment, economic development and communities can
flourish. By using services thresholds various land use implementation
scenarios can play out within the capacity of services infrastructure.

Stellenbosch Bridge is one of the most significant and innovative mixed-use
developments to be undertaken in the Western Cape in recent years.

September 2020
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Government

/’ it Western Cape
(4

REFERENCE: 16/3/3/1/B4/23/1030/20
NEAS REFERENCE: WCP/EIA/0000764/2020
ENQUIRIES: Bernadette Osborne
DATE OF ISSUE: 11 February 2021

ENVIRONMENTAL AUTHORISATION

APPLICATION FOR ENVIRONMENTAL AUTHORISATION IN TERMS OF THE NATIONAL
ENVIRONMENTAL MANAGEMENT ACT, 1998 (ACT 107 OF 1998) AND THE
ENVIRONMENTAL IMPACT ASSESSMENT REGULATIONS, 2014: THE LIGHT INDUSTRIAL
DEVELOPMENT AND THE EXTENSION OF MERCHANT STREET ON THE REMAINING EXTENT OF
PORTION 2 OF THE FARM WELTEVREDEN NO. 744 AND ERF NO. 342, KLAPMUTS,
STELLENBOSCH.

With reference to your application for the abovementioned, find below the outcome with
respect to this application.

DECISION

By virtue of the powers conferred on it by the National Environmental Management Act, 1998
(Act No. 107 of 1998) (“NEMA"} and the Environmental Impact Assessment (“EIA™) Regulations,
2014, the Competent Authority herewith grants Environmental Authorisation to the applicant
to undertake the listed activities specified in section B below with respect to the Preferred
Layout Alternative 1 described in the Basic Assessment Report (“BAR"), dated 5 October 2020.

The applicant for this Environmental Authorisation is required to comply with the conditions set
out in section E below.

A. DETAILS OF THE APPLICANT FOR THIS ENVIRONMENTAL AUTHORISATION

Stellenbosch Bridge Properties (Pty) Lid
c/o Mr Lorne James Dawson
Cutheberts Building

33 Plein Street

STELLENBOSCH
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7600
Tel: (021) 879 2289
E-mail: lorne@stb-bridge.co.za

The abovementioned applicant is the holder of this Environmental Authorisation and is

hereinafter referred to as "the holder”.

B. ACTIVITY AUTHORISED

Listed Activity -

Project Description

Listing Notice 1 -
Activity Number: 12

The development of—

(i) dams or weirs, where the dam or weir,
including infrastructure and water surface
areq, exceeds 100 square meires; or

(i) infrasfructure or structures with a physical
footprint of 100 square meires or more;

where such development occurs—

{(a) within a wafercourse;

(b}  in front of a development setback; or

{¢) if nodevelopmentsetback exisis, within 32
metres of a watercourse, measured from
the edge of a watercourse; — |

excluding—

foa) the development of infrastructure or
structures within existing ports or harbours
that will not increase the development
footprint of the port or harbour;

(bb} where such development activilies are
related to the development of a port or
harbour, in which case activity 26 in Listing
Notice 2 of 2014 applies;

{cc) «activities listed in activity 14 in Listing
Noftice 2 of 2014 or activity 14 in Listing
Nolice 3 of 2014, in which cose that
activity applies;

(dd) where such development occurs within an
urban areq; |

(ee] where such development occurs within
existing roads, road reserves or railway
fines; or

{Ff) the development of temporary
infrastructure or sfructures where such
infrastructure or structures will be removed
within 6 weeks of the commencement of
development and where ndigenous
vegetation will not be cleared.

The extension of Merchant Street on
Erf No. 342, which will provide access
to the site, will be located within 32m
of a watercourse.




| Listing Nofice 1~
Activity Number: 19
The infilling or deposifing of any material of more
than 10 cublc mefres Into, or the dredging,
excavation, removal or moving of sofl, sand,
shells, shell grit, pebbles or rock or more than 10
cubic mefres from a watercourse;

but excluding where such infilling, depositing,

dredging, excavafion, removal or moving-

{a] Will occur behind a development
setback;

(b}  Is for maintenance purposes undertaken

in accordance with a maintenance

management plan;

{c]  Falls within the ambit of activity 21 in this
Nofice, in which case that activity applies.
(d)  Occurs within existing ports or harbours

that will not increase the development
footprint of the port or harbour; or

Where such development is related to the
development of a port or harbor, in which
case activity 26 in Listing Nofice 2 of 2014
applies.

(e

The extension of Merchant Sireet on
Erf No. 342, which will provide access
to the site, will cross a watercourse.

Listing Notice 1~

Activity Number: 24

The development of a road—

{i) for which an environmental authorisation
was obtained for the route determination
in terms of activily 5 in Government Notice

Notice 545 of 2010; or

with a reserve wider than 13,5 meters, or
where no reserve exists where the road is
wider than 8 meires;

(il

but excluding a road—

{a)  which is identified and included in activity
27 in Listing Notice 2 of 2014;

where the enfire road falls within an urban
areq; or

which is 1 kilometre or shorter.

(b)

(c

387 of 2006 or activity 18 in Government |

'The access road wil have an |
approximate road reserve of 19.7
mefres.

Listing Notice 1 -

Activity Number: 27

The clearance of an area of 1 heciares or more,
but less than 20 hectares of indigenous

The development wil entall the
clearance of more than 1 hectare of
| indigenous vegetation.




152

' vegefation, except where such clearance if |

indigenous vegetation is required for - |
(i} The undertaking of linear activity; or

(i} Maintenance purposes underfaken in
. . |

accordance with o  maintenance
management plan. '

' Listing Notice 1 -
Activity Number: 28 |
Residential, mixed, retail. commercial, industrial |
or institutional developments where such land
was used for agriculfure, gome farming,
equestrian purposes or afforestation on or after
01 April 1998 and where such development:

(i) will occur inside an urban area, where the
total land to be developed is bigger than
5 hectares; or

will occur ouiside an urban area, where
the itotal land to be developed is bigger
than 1 heciare;

excluding where such lond has akeady been |
developed for residential, mixed, retail,
commercial, industrial, or institutional purposes. |

| The site has historically been used for

agricultural purposes.

Listing Notice 3 -

Activity Number; 12

The clearance of an area of 300 square meires or
more of indigenous vegefafion except where
such clearance of indigenous vegetation is
required for mainienance purposes undertaken

in accordance with o  maintenance
management plan,

@ Western Cape:

i. Within any critically endangered or

endangered ecosysfem listed in terms of
section 52 of the NEMBA or prior to the
publication of such a list, within an area that
has been idenfified as critically endangered |
in the National Spatial Biodiversity
Assessment 2004; '
Within critical biodiversity areas identified in
bioregional plans;

il.

The site contains a few indigenous
plant species remaining from a mix of
Swartiand  Alluvium  Fynbos and
Swartland  Granite  Renosterveld,
which are both classified as critically
endangered and Boland Granite
Fynbos which is clossified as
endangered.
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[ii. Within the littoral active zone or 100 mefres
inland from the high water mark of the sea or
an estuarine funcfional zone, whichever
distance is the greater, excluding where
such removal will occur behind the
development setback line on erven in urban
areas;

iv.  On land, where, at the time of the coming
into effect of this Notice or thereaffer such
land was zoned open space, conservation
or had an equivalent zoning; or

v. On land designated for protection or
conservation purposes in an. Environmental
Management Framework adopted in the
prescribed monner, or a  Spatial
Development Framework adopted by the
MEC or Minister. |

The abovementioned activities are hereinafter referred to as “the listed activities”.

The holder is herein authorised to undertake the following alternative that includes the listed

activities:

» The development of a light industrial development consisting of 10 industrial erven on
the Remainder of Portion 2 of Farm Weltevreden No. 744, Klapmuts.

¢ The development will cover an area of approximately 14,8 ha.
The development includes a green corridor running through the central section of the
site and two detention ponds, which will be developed for stormwater management.

e Merchant Street on Erf No. 342, Kiapmuts will be extended to provide access to the site.
The extended Merchant Street will have a road reserve of 19.7m wide and will be
constructed out of culverts where it crosses over the outlet of the existing stormwater
detention pond.

. SITE DESCRIPTION AND LOCATION

The listed activities will be undertaken on Portion 2 of Farm No. 744 and Erf No. 342, Klapmuts
and has the following co-ordinates:

B ] Lafitude (5) Longitude (E)
Co-ordinates: 33° 48" 4573"South |18° 51"  28.29" East |

The SG digit codes are: C055000000000074400002; and
C055000000000000000342.

Refer fo Annexure 1: Locality Map and Annexure 2: Site Plan.
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The above is hereinafter refered o as “the site".
D. DETAILS OF THE ENVIRONMENTAL ASSESSMENT PRACTITIONER

Legacy Environmental Management Consulting (Pty) Ltd
c/o Mr Aubrey Withers

PO Box 1240

DIE BOORD

7613

Tel: (021) 887 4000

Email: aubrey@legacyemc.co.za

E. CONDITIONS OF AUTHORISATION
Scope of authorisation

1. The holder is authorised to undertake the listed activities specified in Section B above
in accordance with and restricted to preferred Layout Alternative 1 described in the
BAR dated 5 October 2020 on the site as described in Section C above. Should the
subseguent development of the individual indusiries within the licht industrial
development tricger any listed activity hot included in this Environmental Authorisation.
written authotisation will be reguired from the competent authority prior 1o the
undertaking of the said activity.

2. The holder must commence with the listed activities on the site within a period of five
years from the date issue of this Environmental Authorisation.

3. The development must be concluded within ten years from the date of
commencement of the listed activities.

4. The holder shall be responsible for ensuring compliance with the conditions by any
person acting on his/her behalf, including an agent, sub-contractor, employee or any
person rendering a service 1o the holder.

5. Any changes to, or deviations from the scope of the alternative described in section B
above must be accepted or approved, in writing, by the Competent Authority before
such changes or deviations may be implemented. In assessing whether to grant such
acceptance/approval or not, the Competent Authority may request information in
order to evaluate the significance and impacts of such changes or deviations, and it
may be necessary for the holder to apply for further authorisation in terms of the
applicable legisiation.
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Written notice to the Competent Authority

6. Seven calendar days’ notice, in writing, must be given to the Competent Authority

before commencement of construction activities.

6.1 The notice must make clear reference to the site details and EIA Reference
number given above.

6.2 The notice must also include proof of compliance with the following conditions
described herein:

Conditions: 7, 8 and 12

Nofification and administration of appeal

7.

8.

The holder must in writing, within 14 (fourteen) calendar days of the date of this
decision~

7.1 nofify all registered Interested and Affected Parties {“I1&.APs") of —
7.1.1 the outcome of the application;
7.1.2 the reasens for the decision as included in Annexure 3;
7.1.3 the date of the decision; and
7.1.4 the date when the decision was issued.

7.2 draw the attention of all registered 1&APs to the fact that an appeal may be
lodged against the decision in terms of the National Appeals Regulations, 2014
detailed in Section F below;

7.3 draw the attention of all registered I1&APs to the manner in which they may
access the decision;

7.4 provide the registered |1&APs with:

7.4,1 the name of the holder (entity) of this Environmental Authorisation,

7.4.2 name of the responsible person for this Environmental Authorisation,

7.4.3 postal address of the holder,

7.4.4 telephonic and fax details of the holder,

7.4.5 e-mail address, if any, of the holder,

7.4.6 the contact details {postal and/or physical address, contact number,
facsimile and e-mail address) of the decision-maker and all registered
|&APs in the event that an appeal is lodged in terms of the 2014 National
Appeals Regulations.

The listed activities, including site preparation, may not commence within 20 (twenty)
calendar days from the date of issue of this Environmental Authorisation. In the event
that an appeal is lodged with the Appeal Authority, the effect of this Environmental
Authorisation is suspended until the appeal is decided.
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Management of activity

9.

10.

11.

The draft or Environmental Management Programme (“EMPr"} submitted as part of the
application for Environmental Authorisation is hereby approved and must be
implemented.

The Maintenance Management Plan {"MMP”) accepted as part of the EMPr must be
implemented. Future maintenance activities must be undertaken in accordance with
the accepted MMP.

The EMPr must be included in all contract documentation for all phases of
implementation.

Monitoring

12.

14,

The holder must appoint a suitably experienced environmental conirol officer ("ECO"),
or site agent where appropriate, before commencement of any land clearing or
construction activities to ensure compliance with the provisions of the EMPr and the
conditions contdined herein.

. A copy of the Environmental Authorisation, EMPr, MMP, audit reports and compliance

monitoring reports must be kept at the site of the authorised activities, and must be
made available to anyone on request, including a publicly accessible website.

Access to the site referred fo in Section C above must be granted, and the
environmental reports mentioned above must be produced, to any authorised official
representing the Competent Authority who requests to see it for the purposes of
assessing and/or monitoring compliance with the conditions contained herein.

Auditing

15.

In terms of Regulation 34 of the NEMA EIA Regulations, 2014, the holder must conduct
environmental audits to determine compliance with the conditions of the
Environmental Authorisation, the EMPr, the MMP and submit Environmental Audit
Reports to the Competent Authority. The Environmental Audit Report must be prepared
by an independent person and must contain all the information required in Appendix
7 of the NEMA EIA Regulations, 2014,

The holder must undertake an environmental audit and submit an Environmental Audit
Report within three months after the engineering services have been installed.
Subsequent environmental audits must be undertaken annually, and the
Environmental Audit Reports must be submitted once a year to the Competent
Authority for the duration of the construction phase. The final Environmental Audit
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Report must be submitted to the Competent Authority within three months after the
last of the industrial sites have been established.

The holder must, within 7 days of the submission of each of the above-mentioned
reports to the Competent Authority, notify all potential and registered 1&APs of the
submission and make the report available to anyone on request and on a publicly
accessible website (if applicable).

Specific Conditions

16. Should any heritage remains be exposed during excavations or any other actions on
the site, these must immediately be reported to the Provincial Heritage Resources
Authority of the Western Cape, Heritage Western Cape. Heritage remains uncovered
or disturbed during earthworks must not be further disturbed uniil the necessary
approval has been obtained from Heritage Western Cape.

Heritage remains include: meteorites, archaeological and/or palaeontological
remdins (including fossil shells and frace fossils); coins; indigenous and/or colonial
ceramics; any articles of value or antiquity; marine shell heaps; stone artifacts and
bone remains; structures and other built features with heritage significance:; rock art
and rock engravings; and/or graves or unmarked human burials including grave goods
and/or associated burial material.

17. A qualified archaeologist and/or palaeontologist must be contracted where
necessary (at the expense of the holder) to remove any heritage remains. Heritage
remains can only be disturbed by a suitably qualified heritage specialist working under
a directive from the relevant heritage resources authority.

F. GENERAL MATTERS

1. Notwithstanding this Environmental Authorisation, the holder must comply with any
other statutory requirements that may be applicable when undertaking the fisted
activities.

2. Non-compliance with o condition of this Environmental Authorisation or EMPr may
render the holder liable to criminal prosecution.

3. [f the holder does not commence with a listed activity within the period refemed to in
Condition 2, this Environmental Authorisation shall lapse for that activity, and a new
application for Environmental Authorisation must be submitted to the Competent
Authority. If the holder wishes to extend the validity period of the Environmental
Authorisation, an application for amendment in this regard must be made 1o the
Competent Authority prior to the expiry date of the Environmental Authorisation.
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4. The holder must submit an application for amendment of the Environmental
Authorisation to the Competent Authority where any detail with respect to the
Environmental Authorisation must be amended, added, substituted, corrected,
removed or updated. If a new holder is proposed, an application for Amendment in
terms of Part 1 of the EIA Regulations, 2014 must be submitted,

Please note that an amendment is not required if there is a change in the contact
details of the holder. In this case, the Competent Authority must only be nofified of such
changes.

5. The manner and frequency forupdating the EMPr is as follows:
Amendments to the EMPr, must be done in accordance with Regulations 35 to 37 of
the EIA Regulations 2014 or any relevant legislation that may be applicable at the time.

G. APPEALS

Appeals must comply with the provisions contained in the National Appeal Regulations
2014,

1. An appeliant (if the holder of the decision) must, within 20 (twenty} calendar days
from the date the nofification of the decision was sent fo the holder by the
Competent Authority -

1.1.  Submit an appeal in accordance with Regulation 4 of the National Appeal
Regulations 2014 to the Appeal Administrator; and

1.2.  Submit a copy of the appeal to any registered I1&APs, any Organ of State with
interest in the matter and the decision-maker i.e. the Competent Authority
that issued the decision. -

2. An appellant (if NOT the holder of the decision} must, within 20 (twenty) calendar
days from the date the holder of the decision sent nofification of the decision to the
registered 1&APs—

2.1. Submit an appeal in accordance with Regulation 4 of the National Appedal
Regulations 2014 to the Appeal Administrator: and

2.2 Submit a copy of the appeail to the holder of the decision, any registered I&AP,
any Organ of State with interest in the matter and the decision-maker i.e. the
Competent Authority that issued the decision.

3. The holder of the decision (if not the appeliant), the decision-maker that issued the
decision, the registered 1&AP and the Organ of State must submit their responding
statements, if any, to the appeal authority and the appellant within 20 (twenty)
calendar days from the date of receipt of the appeal submission.
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4. The appeal and the responding statement must be submitted to the addiress listed

below:
By post: Western Cape Ministry of Local Government, Environmental Affairs
and Development Planning
Private Bag X9184
CAPE TOWN
8000

By facsimile: {021) 483 4174; or
By hand: Attention: Mr Marius Venter (Tel: 021 483 2659)
Room 809
8t Floor Utilitas Building, 1 Dorp Street, Cape Town, 8001

Note: For purposes of electronic database management, you are also requested to
submit electronic coples (Microsoft Word format) of the appeal, responding statement
and any supporting documents to the Appeal Authority to the address listed above
and/ or via e-mail to DEADP.Appeals@westerncape.gov.za..

5. A prescribed appeal form as well as assistance regarding the appeal processes is
obtainable from Appeal Authority at: Tel. (021) 483 3721, E-mail
DEADP.Appeals@westerncape.gov.za or URL hﬂp://www.westernccpe.gov.za/eodp.

H. DISCLAIMER

The Western Cape Government, the Local Authority, committees or any other public
authority or organisation appointed in terms of the conditions of this Environmental
Authorisation shall not be responsible for any damages or losses suffered by the holder,
developer or his/her successor in any instance where construction or operation subsequent
to construction is temporarily or permanently stopped for reasons of non-compliance with
the conditions as set out herein or any other subsequent document or legal action
emanating from this decision.

Your interest in the future of our environment is appreciated.

Yours faithfully
Digitally signed by Zaahir Toefy

Zaa hir Toefy Date: 2021.02.11 155008

+02'00

MR. ZAAHIR TOEFY
DIRECTOR: DEVELOPMENT MANAGEMENT (REGION 1)

DATE OF DECISION: 11 FEBRUARY 2021
Cc: (1} Mr Aubrey Withers (Legacy Environmental Management Censulting (Pty) Lid) E-mail: aubrey@legacyemce.co.za
{2} Mr Schalk van der Merwe (Stellenbosch Municipality) E-mail: Scholk.VonderMerwe@sTeIIenbosch.gov.zc
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SITE PLAN

ANNEXURE 2
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THE EXTENSION OF MERCHANT STREET ON ERF NO. 342 WHICH WILL PROVIDE ACCESS TO THE

SITE.
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ANNEXURE 3: REASONS FOR THE DECISION

In reaching its decision, the Competent Authority considered, inter alia, the following:

a} The information contained in the Application Form and letter dated 27 July 2020, the draft

b)

e)

Basic Assessment Report received by the Department on 3 August 2020, the EMPr
(including an MMP for implementation during the operational phase) submitted together
with the final Basic Assessment Report on 6 October 2020 and the additional information
received between 19 December and 11 January 2021;

Relevant information contained in the Departmental information base, including the
Guidelines on Public Participation and Alternatives (dated March 2013);

The objectives and requirements of relevant legislation, policies and guidelines, including
section 2 of the National Environmental Management Act, 1998 (Act No. 107 of 1998);

The comments received from I&APs and responses to these, included in the Basic
Assessment Report received on é October 2020 and the additional information received

between 19 December and 11 January 2021; and

The balancing of negative and positive impacts and proposed mitigation measures.

No site visits were conducted. The Competent Authority had sufficient information before it to
make an informed decision without conducting a site visit.

All information presented to the Competent Authority was taken info account in the
consideration of the application for Environmental Authorisation. A summary of the issues that
were considered to be the most significant for the decision is set out below.

1.

Public Participation
The public participation process included:

o identification of and engagement with 18&.APs;

¢ Nofices were placed at the site and at a nearby shop:

» giving written notice to the owners and occupiers of land adjacent to the site where
the listed activities are to be undertaken, the municipality and ward councillor, and
the various organs of state having jurisdiction in respect of any aspect of the listed
activities on 23 July 2020 and 3 August 2020;

» the placing of a newspaper advertisement in the ‘EikestadNuus' on 30 July 2020; and

* making the in-process draft BAR available for comment from 4 August 2020.

The Department is satisfied that the Public Participation Process that was followed met the
minimum legal requirements and the comments raised and responses thereto were
included in the comments and response report.
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Specific alternatives, management and mitigation measures have been considered in this
Environmental Authorisation and EMPr to adequately address the concerns raised.

Alternatives

Layout Alternatives

Layout Alterndtive 1 (Preferred and herewith authorised)

This alternative entails the following:

» The development of a light industrial development consisting of 10 industrial erven on
the Remainder of Portion 2 of Farm Weltevreden No. 744, Klapmuts.

» The development will cover an area of approximately 14.8ha.

* The development includes a green comidor running through the central section of the
site and two detention ponds, which will be developed for stormwater management.

e Merchant Street on Erf No. 342, Klapmuts will be extended to provide access to the site.

» The extended Merchant Street will have a road reserve of 19.7m wide and will be
constructed out of culverts where it crosses over the outlet of the existing stormwater
detention pond.

This alternative was preferred since it has taken into account the slope of the site, the visual
impact from surounding view sheds and the cultural landscape impact arising from the
visual impact of the development.

Layout Alternative 2

This alternative entails the development of 16 light industrial erven on Portion 2 of Farm 744,
Klapmuts. This alternative was not prefemred since it will have a greater visual impact than
the preferred Layout Alternative 1.

No-go Alternative

This alternafive entails the cumrent status quo, which is agricultural land which has been
invaded by invasive plant species. This alternative was not preferred since it is oo small to
be utilised for financially feasible agricultural purposes.

Impact Assessment and Mitigation measures

3.1 Activity need and desirabiliity

The development is in line with the provisions of the Provincial Spatial Development
Framework of the Western Cape and the Stellenbosch Municipality Integrated
Development Plan. The development will create employment opportunities for the
surrounding community.

3.2 Biophysical impacts

According to the Botanical Site Sensitivity Verification and Compliance Statement dated
October 2020, compiled by Greg Nicolson of Capensis, the site is highly degraded to
fransformed due to agricultural activities, sand/laterite mining, dumping of building rubble
and general waste, frequent fires and the presence of invasive plant species. The site is in
a poor condition from a botanical perspective and contains no important species or
habitats. The indigenous vegetation that would have occurred on the site would have
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been a mix of Swartland Alluvium Fynbos and Swartland Granite Renosterveld, which are
both classified as critically endangered and Boland Granite Fynbos which is classified as
endangered. Most of the original vegetation has however been removed with only a few
indigenous species remaining scattered on the site. Bulbs occur scattered across the site
and those that were identified from their dry flowers are typically associated with degraded
and seasonally wet areas. It is recommended that a search and rescue operation be
conducted for the bulbs growing on the two properties. The bulbs will be fransplanted in
the green corridor incorporated into the development. This was included in the EMPr that
is approved in Condition 9 of this Environmental Authorisation.

Small areas within the site contain indications of seasonally wet areas associated with the
perched water table. A number of these sites are anthropogenic in nature, such as the
overflow from the dam on the property to the west, or excavations for sand or Iaterite,
which has resulted in depressions. No watercourses are present on Portion 2 of Farm 744,
but a small stormwater detention pond which has an outlet, is present on Erf No. 342. The
new access road to the site will be developed over Erf No. 342 and over the outlet of the
stormwater detention pond. An application for a General Authorisation in terms of the
National Water Act, 1998 (Act 38 of 1998) has been submitted to the Depariment of Water
and Sanitation, which will further investigate the watercourse related impacits.

Furthermore, a MMP has also been compiled to address routine maintenance activities
taking place in the affected sireich of the watercourse. It must be noted that the
accepted maintenance activities only relate to the activities described in the MMP. The
ongoing maintenance activities may therefore only be undertaken in accordance with the
accepted MMP. Should any new activities and associated infrastructure, not included in
the MMP, require maintenance and if any of the applicable listed activities are triggered,
an Environmental Authorisation must be obtained prior to the undertaking of such activities.
It remains the responsibility of the proponent to determine if any other listed activities are
iriggered and to ensure that the necessary Environmental Authorisation is obtained.

Negative Impacts:

The development will have a negative biophysical impact due to the loss of the limited
indigenous vegetation present on the site. This impact will however be mitigated to a
satisfactory level with the implementation of the recommended mitigation measures and
adherence to the EMPr.,

Positive impacts:

¢ The development will provide employment opportunities for the surrounding community.,

* A search and rescue operation will be conducted for the bulbs growing on the two
properties and will be transplanted in the green coridor incorporated in the
development.

National Environmental Management Act Principles
The National Environmental Management Principles (set out in section 2 of the NEMA,

which apply to the actions of all organs of state, serve as guidelines by reference to which
any organ of state must exercise any function when taking any decision, and which must
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guide the interpretation, administration and implementation of any other law concerned
with the protection or management of the environment}, infer alia, provides for:

* the effects of decisions on all aspects of the environment to be taken into account;

 the consideration, assessment and evaluation of the social, economic and
environmental impacts of activities (disadvantages and benefits), and for decisions to
be appropriate in the light of such consideration and assessment:

» the co-ordination and harmonisation of policies, legislation and actions relating to the
environment;

» theresolving of actual or potential conflicts of interest between organs of state through
conflict resolution procedures; and

¢ the selection of the best practicable environmental option.

Conclusion

In view of the above, the NEMA principles, compliance with the conditions stipulated in this
Environmental Authorisation, and compliance with the EMPr, the Competent Authority is
satisfied that the proposed listed activities will not conflict with the general objectives of
infegrated environmental management stipulated in Chapter 5 of the National
Environmental Management Act, 1998 (Act No. 107 of 1998} and that any potentially
detrimental environmental impacis resulting from the listed activities can be mitigated to
acceptable levels.

END
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i‘ Western Cape Cor Van Der Walt
1- ’ t f;)ﬂ. Government LandUse Management
\ .{_ Z,\. —~ Email: LandUse.Eisenburg@elsenburg.com
Asugghye tel: +27 21 808 5099 fax: +27 21 808 5092
e =

OUR REFERENCE 1 20/9/2/5/4/080
YOUR REFERENCE  :LU/11252
ENQUIRIES : Cor van der Wailt

Anton Lotz Town Planning
20 Vredehoek Ave
Vredehoek

Cape Town

8001

Att: André Roux

APPLICATION FOR REZONING, SUBDIVISION AND CONSENT USE: DIVISION PAARL
PORTION 2 OF THE FARM NO 744

Your application received by our offices on the 26 of August 2020 has reference.

The Western Cape Department of Agriculture: Land Use Monagement has no objection against the
proposed application. Please dlso refer to our letter dated 2014/06/05 attached.

Plecse note:;
» Thaot this is comment to the relevant deciding authorities in terms of the Subdivision of
Agricuttural Land Act 70 of 1970.

¢ Kindly quote the above-mentioned reference number in any future conrespondence in
respect of the application.
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¢ The Department reserves the right to revise initial comments and request further information

based on the information recelved.

Yours sincerely

[ M A
ML._ g;J'Vulh der Walt
LANDUSE MANAGER: LANDUSE MANAGEMENT
2020-09-16

Copies:

Stellenbosch Municipality
PO Box 17
STELLENBOSCH

7599

Directorafe Land Use and Sustainable Resource Management
National Departiment of Agricutture

Private Bag X 120

PRETORIA

0001

Deporiment of Environmental Affcirs & Development Planning
1 Dorp Strest

Cape Town

8000

Page 2 of 2
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N dgint /

Our Ref: HM/STELLENBOSCH/KLAPMUTS/REMAINDER OF . ‘
PORTION 2 OF FARM 744

Case No.: 19110105A81 104E

Enquiries: Andrew September

E-mail: gndrew.septemb

Tel 021 483 9543

Date: 20 November 2019

Cindy Potstlethwayt

7 Ritchie Avenue

Kenilworth

7708

RESPONSE TO NOTIFICATION OF INTENT TO DEVELOP: FINAL_
In terms of Section 38(8) of the Nalionat Herlfage Resources Act (Act 25 of 1999) and the Western Cape
Provincial Gazelte 6041, Notice 298 of 2003

NOTIFICATION OF INTENT TO DEVELOP: PROPOSED MIXED-USE INDSUTRIAL DEVELOPMENT ON THE
REMAINDER OF PORTION 2 OF FARM 744, STELLENBOSCH BRIGE PROJECT, KLAPMUTS, STELLENBOSCH,
SUBMITTED IN TERMS OF SECTION 38(8) OF THE NATIONAL HERITAGE RESOURCES ACT {ACT 25 OF 1999)

CASE NUMBER: 19110105AS1104E
The motter above has reference.

Heritage Westem Cape is in receipt of your application for the above matter received on 046 November
2019, This matter was discussed of the Heritage Officials Meeting held on 18 November 2019.

You are hereby notified that, since there is no reason to believe that the proposed develcpment will
impact on heritage resources, no further action under Section 38 of the National Heritage Resources Act
{Act 25 of 1999) is required.

This decision is subject to an appeal period of 14 working days. The appeal period shall be taken from
the date above. if should be noted that for an appedl to be deemed vaiid it must refer to the decision,
it must be submitted by the due date and it must set out the grounds of the appeal. Appeals must be
addressed to the official named above and it is the responsibiiity of the appellant to confirm that the
appeal has been received within the appeal period.

Applicants are strongly advised fo review and adhere to the fime limits contained the Standard
Operational Procedure {SOP) between DEADP and HWC. The SOP can be found using the following link

However, should any heritage resources, including evidence of graves and human burigls,
archaeological material and paleontological material be discovered during the execulion of the
activities above, all works must be stopped immediately and Heritage Western Cape must be notified
without delay.

HWC reserves the right to request additional information as required.

Should you have any further queries, please contact the official above and quote the case number.

Yours faithfull

i i A o o ienveivo: [T TS OO

DrfMxolisi Diarmdii

Chi Execuﬂvfe ficer, Herlfage Western Cape
\/

www.westerncape.gov.za/cas

=T HR

fcilozt yendav o
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Government

(}& Western Cape

REFERENCE: 16/3/3/1/B4/23/1030/20
ENQUIRIES: BERNADETTE OSBORNE
DATE OF ISSUE: 11 FEBRUARY 2021

The Board of Directors

Stellenbosch Bridge Properties {Pty) Ltd
Cutheberts Building

33 Plein Street

STELLENBOSCH

7600

Altention: Mr Lorne James Dawson Tel: (021) 879 2289
E-mail: lorne@stb-bridge.co.za

Dear Sir

APPLICATION IN TERMS OF THE NATIONAL ENVIRONMENTAL MANAGEMENT ACT, 1998 (ACT
107 OF 1998) THE ENVIRONMENTAL IMPACT ASSESSMENT (“EIA") REGULATIONS, 2014: THE
LIGHT INDUSTRIAL DEVELOPMENT AND THE EXTENSION OF MERCHANT STREET ON REMAINING
EXTENT OF PORTION 2 OF THE FARM WELTEVREDEN NO. 744 AND ERF NO. 342, KLAPMUTS,
STELLENBOSCH.

1. With reference to the above application, the Department hereby notifies you of its decision to
grant Environmental Authorisation, attached herewith, together with the reasons for the
decision.

2. In terms of Regulation 4 of the EIA Regulations, 2014, you are instructed to ensure, within 14 days
of the date of the Environmental Authorisation, that all registered interested and affected parties
{“18APs") are provided with access to and reasons for the decision, and that all registered 18.APs
are notified of their right to appeal.

3. Your attention is drawn to Chapter 2 of the Appeal Regulations, 2014, which prescribes the
appeal procedure o be followed. This procedure is summarised in the attached Environmental
Authorisation.

Yours faithfully
Zaahir vy
Date: 2021.02.
Toefy 1:;2:15 -:02'0103
DIRECTOR: DEVELOPMENT MANAGEMENT (REGION 1)

DEPARTMENT OF ENVIRONMENTAL AFFAIRS AND DEVELOPMENT PLANNING
Ce: {1) Mr Aubrey Withers (Legacy Environmental Management Consutlting (Ply) Ltd)  E-mail: aubrey@legacyemc.co.za
(2) Mr Schalk van der Merwe (Stellenbosch Municipality) E-mail: Schalk.VandermMerwe@stellenbosch.gov.za
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Western Cape
Government

N e e e
REFERENCE: 16/3/3/1/B4/23/1030/20
NEAS REFERENCE: WCP/EIA/0000764/2020
ENQUIRIES: Bernadette Osborne

DATE OF ISSUE; 11 February 2021

ENVIRONMENTAL AUTHORISATION

APPLICATION FOR ENVIRONMENTAL AUTHORISATION IN TERMS OF THE NATIONAL
ENVIRONMENTAL MANAGEMENT ACT, 1998 (ACT 107 OF 1998) AND THE
ENVIRONMENTAL IMPACT ASSESSMENT REGULATIONS, 2014: THE LIGHT INDUSTRIAL
DEVELOPMENT AND THE EXTENSION OF MERCHANT STREET ON THE REMAINING EXT ENT OF
PORTION 2 OF THE FARM WELTEVREDEN NO. 744 AND ERF NO. 342, KLAPMUTS,
STELLENBOSCH.

With reference to your application for the abovementioned, find below the outcome with
respect to this application.

DECISION

By virtue of the powers conferred on it by the National Environmental Management Act, 1998
(Act No. 107 of 1998} [“NEMA") and the Environmental Impact Assessment (“EIA") Regulations,
2014, the Competent Authority herewith grants Environmental Authorisation to the applicant
to undertake the listed activities specified in section B below with respect 1o the Preferred
Layout Alternative 1 described in the Basic Assessment Report ("BAR"), dated 5 October 2020.

The applicant for this Environmental Authorisation is required to comply with the conditions set
out in section E below.

A. DETAILS OF THE APPLICANT FOR THIS ENVIRONMENTAL AUTHORISATION

Stellenbosch Bridge Properties (Pty) Ltd
c/o Mr Lorne James Dawson
Cutheberts Building

33 Plein Street

STELLENBOSCH



7600

175

Tel: (021) 879 2289
E-mail: lorne@stb-bridge.co.za

The abovementioned applicant is the holder of this Environmental Authorisation and is
hereinafter referred to as “the holder".

B. ACTIVITY AUTHORISED

Listed Aclivity

Project Description

(i)

()

(a)
(b)
(e

{aq)

{bbj

(cc)

{dd]

(ee)

(ff)

Listing Notice 1 -
Activity Number: 12
The development of—

where such development occurs—

dams or weirs, where the dam or weir, |
including infrastructure and water surface |
areq, exceeds 100 square metres; or
infrasfrucfure or structures with a physical
footprint of 100 square metres or more:

within a watercourse:
in front of a development setback: or '
if no development setback exists, within 32
melres of a watercourse, measured from
the edge of a watercourse; —

excluding— ‘

the development of infrastructure or
structures within existing ports or harbours
that will not increase the development ‘
footprint of the port or harbour;

where such development activities are |
reiated to the development of a port or
harbour, in which case activity 26 in Listing |
Notice 2 of 2014 applies;

activities listed in activity 14 in Listing
Notice 2 of 2014 or actfivity 14 in Listing
Nofice 3 of 2014, in which case that
activity applies;

where such development occurs within an ‘
urban areq;

where such development occurs within
existing roads, road reserves or railway |
lines; or '
the development of temporary |
infrastructure or structures where such |
infrastructure or structures will be removed |
within 6 weeks of the commencement of
development and where indigenous
vegetation will not be cleared.

The extension of Merchant Street on
Erf No. 342, which will provide access
to the site, will be located within 32m
of a watercourse.
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Listing Notice 1 -
Activity Number: 19

The infilling or depositing of any material of more
than 10 cubic metres into, or the dredging,
excavation, removal or moving of soil, sand,
shells, shell grif, pebbles or rock or more than 10
cubic mefres from a watercourse:

but excluding where such infilling, depositing,

dredging, excavation, removal or moving-

(a) Wil occur behind a development
setback;

(b} s for maintenance purposes undertaken
in accordance with a maintenance
management plan;

{c] Falls within the ambif of activity 21 in this
Notice, in which case that activity applies.

{d) Occurs within existing porfs or harbours
that will not increase the development
fooftprint of the port or harbour; or

(e) Where such development is related fo the
development of a port or harbor, in which
case activity 26 in Listing Notice 2 of 2014
applies.

Listing Notice 1 -

Activity Number: 24

The development of a road—

{i) for which an environmental authorisation
was obtained for the route determination
in terms of activity 5 in Government Nofice
387 of 2006 or activity 18 in Government
Notice 545 of 2010; or

(i) with a reserve wider than 13,5 mefers, or
where no reserve exists where the road is
wider than 8 melres;

but excluding a rogd—
(a)  which is identified and included in activity
27 in Listing Nofice 2 of 2014;

areq; or
(c) which is 1 kilomeftre or shorfer.

The access road wil have an

(b)  where the entire road falls within an urban |

The extension of Merchant Sireet on
Erf No. 342, which will provide access
to the site, will cross a watercourse.

opproximate road reserve of 19.7
metres.

Listing Nofice 1 -
Activity Number: 27
The clearance of an area of 1 hectares or more,

but less than 20 hecfares of indigenous:

The development will entail the |
clearance of more than 1 hectare of
indigenous vegetation.
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vegefation, except where such clearance if |
indigenous vegetation is required for —
(i The underfaking of linear activity; or

(il Maintenance purposes undertoken in
accordance with a  maintenance
management plan.

Listing Notice 1 -

Activity Number:; 28

Resldential, mixed, retail, commercial, industrial
or instifutional developments where such land
was used for agriculture, game farming,
equestrian purposes or afforestation on or after
01 April 1998 and where such development:

(i) will occur inside an urban areq, where the
total land to be developed is bigger than
5 hectares; or

will occur oufside an urban area, where
the total land to be developed is bigger
than 1 hectore;

(i

excluding where such land has aiready been
developed for residential, mixed, retail,
commercial, industrial, or institutional purposes.

Listing Nolice 3 -

Actlivity Number: 12

The clearance of an area of 300 square meires or
more of indigenous vegetation except where
such clearance of indigenous vegetatfion is
required for maintenance purposes underfaken

in accordance with a  maintenance
management plan.

(1] Western Cape:

i. Within any crifically endangered or

endangered ecosystem listed in terms of
seclion 52 of the NEMBA or prior fo the
publication of such a list, within an area that
has been identified as critically endangered
in the National Spalial Biodiversity
Assessment 2004;

ii. ~Within critical biodiversity areas identified in |

bioregional plans; |

The site contains a few indigenous

| endangered.

The site has historically been used for
agricultural purposes.

plant species remaining from a mix of
Swartland  Alluvium Fynbos and
Swartland  Granite  Renosterveld,
which are both classified as critically
endangered and Bolond Granite
Fynbos which is classified as
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iii. Within the fiftorcl active zone or 100 metres | ]
inland from the high water mark of the sea or
an estuarine functional zone, whichever
distance is the greafer, excluding where
such removal will occur behind the
development setback line on erven in urban
aregs;

iv. On land, where, at the time of the coming
into effect of this Notice or thereafter such
land was zoned open space, conservation
or had an equivalent zoning; or

v. On lond designated for protection or
conservation purposes in an Environmental
Management Framework adopted in the
prescribed manner, or o Spatial
Development Framework adopted by the
MEC or Minister,

— —_‘——J\

The abovementioned activities are hereinafter refemed to as “the listed activities”.

The holder is herein authorised to undertake the following alternative that includes the listed

activities:

¢ The development of a light industrial development consisting of 10 indusfrial erven on
the Remainder of Portion 2 of Farm Weltevreden No. 744, Kiapmuts.
The development will cover an area of approximately 14,8 ha.
The development includes a green coridor running through the central section of the
site and two detention ponds, which will be developed for stormwater management,
Merchant Street on Erf No. 342, Klapmuts will be extended to provide access to the site.
The extended Merchant Sireet will have a road reserve of 19.7m wide and will be
constructed out of culverts where it crosses over the outlet of the existing stormwater
detention pond.

. SITE DESCRIPTION AND LOCATION

The listed activities will be undertaken on Portion 2 of Farm No. 744 and Erf No. 342, Klapmuts
and has the following co-ordinates:

| | Latitude (s) _ |longitude(r)
LCo—ordinon‘es: 33° 48 45.73" South FS° 51" 28.29" East

The SG digit codes are: C055000000000074400002; and
C055000000000000000342.

Refer to Annexure 1: Locality Map and Annexure 2; Site Plan.
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The above is hereinafter referred to as "the site”.
D. DETAILS OF THE ENVIRONMENTAL ASSESSMENT PRACTITIONER

Legacy Environmental Management Consulting (Pty) Ltd
c/o Mr Aubrey Withers

PO Box 1240

DIE BOORD

7613

Tel: {021) 887 4000

Email: aubrey@legacyemce.co.za

E. CONDITIONS OF AUTHORISATION
Scope of authorisation

1. The holder is authorised to undertake the listed activities specified in Section B above
in accordance with and restricted to preferred Layout Alternative 1 described in the
BAR dated 5 October 2020 on the site as described in Section C above. Should the
subsequent development of the individual industries within the licht industrial
development fricaer any listed activity not included in this Environmental Authorisation
written authorisation will be recuired from the competent authority prior to the
undertaking of the said activity.

2. The holder must commence with the listed activities on the site within a period of five
years from the date issue of this Environmental Authorisation.

3. The development must be concluded within ten years from the date of
commencement of the listed activities.

4. The holder shall be responsible for ensuring compliance with the conditions by any
person acting on his/her behalf, including an agent, sub-coniractor, employee or any
person rendering a service to the holder.

5. Any changes to, or deviations from the scope of the aiternative described in section B
above must be accepted or approved, in writing, by the Competent Authority before
such changes or deviations may be implemented. In assessing whether to grant such
acceptance/approval or not, the Competent Authority may request information in
order o evaluate the significance and impacts of such changes or deviations, and it
may be necessary for the holder to apply for further authorisation in terms of the
applicable legislation.
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Written notice to the Competent Authority

6. Seven calendar days’ nofice, in writing, must be given to the Competent Authority
before commencement of construction activities.

é.1

6.2

The notice must make clear reference to the site details and EIA Reference
number given above.

The notice must also include proof of compliance with the following conditions
described herein:

Conditions: 7, 8 and 12

Notification and administration of appeal

7. The holder must in writing, within 14 (fourteen) calendar days of the date of this
decision—

7.1

7.2

7.3

7.4

notify all registered Interested and Affected Parties {"I&APs") of —
7.1.1 the outcome of the application;

7.1.2 the reasons for the decision as included in Annexure 3;

7.1.3 the date of the decision; and

7.1.4 the date when the decision was issued.

draw the attention of all registered 1&APs to the fact that an dppeal may be
lodged against the decision in terms of the National Appeails Regulations, 2014
detailed in Section F below;

draw the attention of all registered 1&APs to the manner in which they may
access the decision;

provide the registered 1&APs with:

7.4.1 the name of the holder (entity) of this Environmental Authorisation,

7.4.2 name of the responsible person for this Environmental Authorisation,

7.4.3 postal address of the holder,

7.4.4 telephonic and fax details of the holder,

7.4.5 e-mail address, if any, of the holder,

7.4.6 the contact details {postal and/or physical address, contact number,
facsimile and e-mail address) of the decision-maker and all registered
I8&.APs in the event that an appeal is lodged in terms of the 2014 National
Appeals Regulations.

The listed activities, including site preparation, may not commence within 20 (twenty)

calendar days from the date of issue of this Environmental Authorisation. In the event
that an appeal is lodged with the Appeal Authority, the effect of this Envirocnmental
Authorisation is suspended until the appeal is decided.
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Management of activity

9.

10.

11.

The draft or Environmental Management Programme (“EMPr") submitted as part of the
application for Environmental Authorisation is hereby approved and must be
implemented.

The Maintenance Management Plan {“MMP") accepted as part of the EMPr must be
implemented. Future maintenance activities must be undertaken in accordance with
the accepted MMP,

The EMPr must be inciuded in all contract documentation for all phases of
implementation.

Monitoring

12

13.

14.

The holder must appoint a suitably experienced environmental control officer {"ECO"),
or site agent where appropriate, before commencement of any land clearing or
construction activities to ensure compliance with the provisions of the EMPr and the
conditions contained herein.

A copy of the Environmental Authorisation, EMPr, MMP, audit reports and complionce
monitoring reports must be kept at the site of the authorised activities, and must be
made available to anyone on request, including a publicly accessible website.

Access to the site referred to in Section C above must be granted, and the
environmental reports mentioned above must be produced, to any authorised official
representing the Competent Authority who requests to see it for the purposes of
assessing and/or monitoring compliance with the conditions contained herein.

Auditing

15.

In terms of Regulation 34 of the NEMA EIA Regulations, 2014, the holder must conduct
environmental audits to determine compliance with the conditions of the
Environmental Authorisation, the EMPr, the MMP and submit Environmental Audit
Reports to the Competent Authority. The Environmental Audit Report must be prepared
by an independent person and must contain all the information required in Appendix
7 of the NEMA EIA Regulations, 2014.

The holder must undertake an environmental audit and submit an Environmental Audit
Report within three months after the engineering services have been instalied.
Subsequent environmental audits must be undertaken annually, and the
Environmental Audit Reports must be submitted once a year to the Competent
Authority for the duration of the construction phase. The final Environmental Audit
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Report must be submitted to the Competent Authority within three months after the
last of the industrial sites have been established.

The holder must, within 7 days of the submission of each of the above-mentioned
reports to the Competent Authority, notify all potential and registered 18.APs of the
submission and make the report available to anyone on request and on a publicly
accessible website (if applicable).

Specific Conditions

16. Should any heritage remains be exposed during excavations or any other actions on
the site, these must immediaiely be reported to the Provincial Heritage Resources
Authority of the Western Cape, Heritage Western Cape. Heritage remains uncovered
or disturbed during earthworks must not be further disturbed until the necessary
approval has been obtained from Heritage Western Cape.

Heritage remains include: meteorites, archaeological and/or palaeontological
remains (including fossil shells and trace fossils); coins: indigenous and/or colonial
ceramics; any articles of value or antiquity; marine shell heaps; stone artifacts and
bone remains; structures and other built features with heritage significance; rock art
androck engravings; and/or graves or unmarked human burials including grave goods
and/or associated burial material.

17. A qualified archaeologist and/or palaeontologist must be contracted where
necessary (at the expense of the holder) to remove any heritage remains. Heritage
remains can only be disturbed by a suitably qualified heritage specialist working under
a directive from the relevant heritage resources authority.

F. GENERAL MATIERS

1. Notwithstanding this Environmental Authorisation, the holder must comply with any
other statutory requirements that may be applicable when undertaking the listed
activities.

2, Non-compliance with a condition of this Environmental Authorisation or EMPr may
render the holder liable to criminal prosecution.

3. If the holder does not commence with a listed activity within the period referred to in
Condition 2, this Environmental Authorisation shall lapse for that activity, and a new
application for Environmental Authorisation must be submitted to the Competent
Authority. If the holder wishes to exiend the validity pericd of the Environmental
Authorisation, an application for amendment in this regard must be made fo the
Competent Authority prior to the expiry date of the Environmental Authorisation.
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4. The holder must submit an application for amendment of the Environmental
Authorisation to the Competent Authority where any detail with respect fo the
Environmental Authorisafion must be amended, added, substituted, corrected,
removed or updated. If a new holder is proposed, an application for Amendment in
terms of Part 1 of the EIA Regulations, 2014 must be submitted.

Please note that an amendment is not required if there is a change in the contact
details of the holder. In this case, the Competent Authority must only be nofified of such
changes.

5. The manner and frequency for updating the EMPr is as follows:
Amendments to the EMPr, must be done in accordance with Regulations 35 to 37 of
the EIA Regulations 2014 or any relevant legislation that may be applicable at the time.

G. APPEALS

Appeals must comply with the provisions contained in the National Appeal Regulations
2014.

1. An appellant {if the holder of the decision) must, within 20 (twenty) calendar days
from the date the nofification of the decision was sent to the holder by the
Competent Authority -

1.1. Submit an appeal in accordance with Regulation 4 of the National Appeal
Regulations 2014 to the Appeal Administrator: and

1.2, Submit a copy of the appeal to any registered I8.APs, any Organ of State with
interest in the matter and the decision-maker i.e. the Competent Authority
that issued the decision. -

2. An appellant (if NOT the holder of the decision) must, within 20 (twenty) calendar
days from the date the holder of the decision sent nofification of the decision to the
registered |&APs—

2.1. Submit an appeal in accordance with Regulation 4 of the National Appeal
Regulations 2014 to the Appeal Administrator: and

2.2 Submit a copy of the appeal to the holder of the decision, any registered I&AP,
any Organ of State with interest in the matter and the decision-maker i.e. the
Competent Authority that issued the decision.

3. The holder of the decision (if not the appellant), the decision-maker that issued the
decision, the registered I&AP and the Organ of State must submit their responding
statements, if any, to the appeal authority and the appeliant within 20 (twenty)
calendar days from the date of receipt of the appeal submission.
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4. The appeal and the responding statement must be submitted to the address listed
below:

By post: Western Cape Ministry of Local Government, Environmental Affairs
and Development Planning
Private Bag X9186
CAPE TOWN
8000

By facsimile: (021) 483 4174; or
By hand: Attention: Mr Marius Venter (Tel: 021 483 2659)
Room 809
gt Floor Utilitas Building, 1 Dorp Sireet, Cape Town, 8001

Note: For purposes of electronic database management, you are dlso requested to
submit electronic copies (Microsoft Word format) of the appeadl, responding statement
and any supporting documenis to the Appeal Authority to the address listed above
and/ or via e-mail to DEADP.Appeadls@westerncape.gov.za..

5. A prescribed appeal form as well as assistance regarding the appeal processes is
obtainable from Appeal Authority at: Tel. (021} 483 3721, E-mail
DEADP.Appeals@westerncapce.aov.za or URL hitp://www.westerncape.gov.za/eadp.

H. DISCLAIMER

The Western Cape Government, the Local Authority, committees or any other public
authority or organisation appointed in terms of the conditions of this Environmental
Authorisation shall not be responsible for any damages or losses suffered by the holder,
developer or his/her successor in any instance where construction or operation subsequent
to construction is temporarily or permanently stopped for reasons of non-compliance with
the conditions as set out herein or any other subsequent document or legal action
emanating from this decision.

Your interest in the future of our environment is appreciated.

Yours faithfully

Digitally signed by Zaahir Toefy

Zaahir TOEfy Date 20710211 155008

MR. ZAAHIR TOEFY
DIRECTOR: DEVELOPMENT MANAGEMENT (REGION 1)
DATE OF DECISION: 11 FEBRUARY 2021

Cc: (1) Mr Aubrey Withers (Legacy Environmental Management Consulting {Pty) Ltd} E-mail: aubrey@legacyemc.co.za
{2) mr Schalk van der Merwe ([Stellenbosch Municipality) E-mail: Schalk.VanderMerwe@stellenbosch.gov.za
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: LOCALITY MAP
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ANNEXURE 2: SITE PLAN
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T I

THE EXTENSION OF MERCHANT STREET ON ERF NO. 342 WHICH WILL PROVIDE ACCESS TO THE

SITE.
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ANNEXURE 3: REASONS FOR THE DECISION

In reaching its decision, the Competent Authority considered, inter alia, the following:

a)

b)

c)

d)

e)

The information contained in the Application Form and letter dated 27 July 2020, the draft
Basic Assessment Report received by the Depariment on 3 August 2020, the EMPr
(including an MMP for implementation during the operational phase) submitted together
with the final Basic Assessment Report on é October 2020 and the additional information
received between 19 December and 11 January 2021;

Relevant information contained in the Departmental information base, including the
Guidelines on Public Participation and Alternatives (dated March 2013);

The objectives and requirements of relevant legisiation, policies and guidelines, including
section 2 of the National Environmental Management Act, 1998 (Act No. 107 of 1998);

The comments received from I&APs and responses to these, included in the Basic
Assessment Report received on 6 October 2020 and the additional information received

between 19 December and 11 January 2021; and

The balancing of negative and positive impacts and proposed mitigation measures.

No site visits were conducted. The Competent Authority had sufficient information before it 1o
make an informed decision without conducting a site visit.

All information presented to the Competent Authority was taken into account in the
consideration of the application for Environmental Authorisation. A summary of the issues that
were considered to be the most significant for the decision is set out below.

1.

Public Participation
The public participation process included:

* identification of and engagement with 1&APs;

* Notices were placed at the site and at a nearby shop;

s giving written notice to the owners and occupiers of land adjacent to the site where
the listed activities are to be undertaken, the municipality and ward councillor, and
the various organs of state having jurisdiction in respect of any aspect of the listed
activities on 23 July 2020 and 3 August 2020;

» the placing of a newspaper advertisement in the ‘EikestadNuus’ on 30 July 2020; and

¢ making the in-process draft BAR available for comment from 4 August 2020.

The Department is satisfied that the Public Participation Process that was followed met the
minimum legal requirements and the comments roised and responses thereto were
included in the comments and response report.
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Specific alternatives, management and mifigation measures have been considered in this
Environmental Authorisation and EMPr to adequately address the concerns raised.

Altemndtives

Layout Alternatives

Layout Alternative 1 (Preferred and herewith authorised)

This alternative entails the following:

* The development of g light industrial development consisting of 10 industrial erven on
the Remainder of Portion 2 of Farm Weltevreden No. 744, Kliapmuts.

* The development will cover an area of approximately 14.8ha.

» The development includes a green corridor running through the central section of the
site and two detention ponds, which will be developed for stormwater management.

* Merchant Street on Erf No. 342, Klapmuts will be extended to provide access to the site.

¢ The extended Merchant Street will have a road reserve of 19.7m wide and will be
constructed out of culverts where it crosses over the outlet of the existing stormwater
detention pond.

This alternative was preferred since it has taken into account the slope of the site, the visual
impact from surrounding view sheds and the cultural landscape impact arising from the
visual impact of the development.

Layout Alternative 2

This alternative entails the development of 14 light industrial erven on Portion 2 of Farm 744,
Klapmuts. This alternative was not preferred since it will have a greater visual impact than
the preferred Layout Alternative 1.

No-go Alternative

This alternative entails the current status quo, which is agricultural land which has been
invaded by invasive plant species. This alternative was not preferred since it is too small to
be utilised for financially feasible agricultural purposes.

Impact Assessment and Mitigation measures

3.1 Activity need and desirability

The development is in line with the provisions of the Provincial Spatial Development
Framework of the Western Cape and the Stellenbosch Municipality Integrated
Development Plan. The development will create employment opportunities for the
surounding community.,

3.2 Biophysical Impacts

According to the Botanical Site Sensitivity Verification and Compliance Statement dated
October 2020, compiled by Greg Nicolson of Capensis, the site is highly degraded to
transformed due to agricultural activities, sand/laterite mining, dumping of building rubble
and general waste, frequent fires and the presence of invasive plant species. The site is in
a poor condition from a botanical perspective and contains no important species or
habitats. The indigenous vegetation that would have occurred on the site would have
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been a mix of Swartland Alluvium Fynbos and Swarfland Granite Renosterveld, which are
both classified as critically endangered and Boland Granite Fynbos which is classified as
endangered. Most of the original vegetation has however been removed with only a few
indigenous species remaining scattered on the site. Bulbs occur scattered across the site
and those that were identified from their dry flowers are typically associated with degraded
and seasonally wet areas. It is recommended that a search and rescue operation be
conducted for the bulbs growing on the two properties. The bulbs will be transplanted in
the green corridor incorporated into the development. This was included in the EMPr that
is approved in Condition 9 of this Environmental Authorisation.

Small areas within the site contain indications of seasonally wet areas associated with the
perched water table. A number of these sites are anthropogenic in nature, such as the
overflow from the dam on the property to the west, or excavations for sand or laterite,
which has resulted in depressions. No watercourses are present on Portion 2 of Farm 744,
but a small stormwater detention pond which has an outlet, is present on Erf No. 342. The
new access road to the site will be developed over Bf No. 342 and over the outlet of the
stormwater detention pond. An application for a General Authorisation in terms of the
National Water Act, 1998 (Act 38 of 1998) has been submitted to the Department of Water
and Sanitation, which will further investigate the watercourse related impacts.

Furthermore, a MMP has also been compiled to address routine maintenance activities
taking place in the affected stretch of the watercourse. It must be noted that the
accepted maintenance activities only relate to the activities described in the MMP. The
ongoing maintenance activities may therefore only be undertaken in accordance with the
accepted MMP. Should any new activities and associated infrastructure, not included in
the MMP, require maintenance and if any of the applicable listed activities are triggered,
an Environmental Authorisation must be obtained prior to the undertaking of such activities.
It remains the responsibility of the proponent to determine if any other listed activities are
triggered and to ensure that the necessary Environmental Authorisation is obtained.

Negative Impacts:

The development will have a negative biophysical impact due to the loss of the limited
indigenous vegetation present on the site. This impact will however be mitigated to a
satisfactory level with the implementation of the recommended mitigation measures and
adherence to the EMPr.

Positive impacts:

¢ The development wili provide employment opportunities for the surounding community.

* A search and rescue operation will be conducted for the bulbs growing on the two
properties and will be transplanted in the green coridor incorporated in the
development.

National Environmental Management Act Principles
The National Environmental Management Principles (set out in section 2 of the NEMA,

which apply to the actions of all organs of state, serve as guidelines by reference to which
any organ of state must exercise any function when taking any decision, and which must
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guide the interpretation, administration and implementation of any other law concerned
with the protection or management of the environment), inter alio, provides for:

¢ the effects of decisions on all aspects of the environment to be taken into account;

e the consideration, assessment and evaluation of the social, economic and
environmental impacts of activities (disadvantages and benefits}, and for decisions to
be appropriate in the light of such consideration and assessment;

o the co-ordination and harmonisation of policies, legislation and actions relating to the
environment;

¢ theresolving of actual or potential conflicts of interest between organs of state through
conflict resolution procedures; and

o the selection of the best practicable environmental option.

Conclusion

In view of the above, the NEMA principles, compliance with the condlitions stipulated in this
Environmental Authorisation, and compliance with the EMPr, the Competent Authority is
satisfied that the proposed listed activities will not conflict with the general objectives of
intfegrated environmental management stipulated in Chapter 5 of the National
Environmental Management Act, 1998 {Act No. 107 of 1998) and that any potentially
detrimental environmental impacts resulting from the listed activities can be mitigated to
acceptable levels.

END
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&
To : Manager: Development Management
From : Manager: Spatial Planning
Reference : FARMS 742/5, 742, 744/2, ERF 1515 KLAPMUTS, STELLENBOSCH
BRIDGE
Date : 16 February 2021
Re : VARIOUS APPLICATIONS IN KLAPMUTS

I refer to your request for comment on the above application as well as several mestings
in person.

BACKGROUND

Located as it is on the N1 transport comidor — which carries 83% of metropolitan
bound freight traffic — Klapmuts is a potentially significant centre for economic activity
and residence within the metropofitan region and Stellenbosch Municipal area (as
identified in the GCM RSIF). To date, the settlement is characterized by residential
use and limited commercial and work-related activity. Public sector resource
constraints have prevented the infrastructure investment required to enable and
unlock the full potential of the area for private sector economic development as
envisaged in the GCM RSIF.

The Stellenbosch MSDF (2019) designated Kiapmuts as the secondary growth node
fo the town of Stellenbosch. The Stellenbosch Municipality supported the creation of
an innovation precinct as the new core of the Klapmuts node and allowed this vision
to guide their decisions on the Klapmuts urban edge and spatial budget. have been
through application processes and have development rights and others that only
recently were incorporated into the Klapmuts urban edge and still need to be
subjected to the various application processes.

Significant progress has been made in planning for a "Innovation Precinct® or “Smart
City" district west of but contiguous to Klapmuts south. This includes a land
agreement with the University of Stellenbosch to possibly establish university related
activities in this area. The urban edge has been adjusted in recognition of the
opportunity associated with this inltiative.

This application is the first step of many to obtain the land use rights to start with the
development, although the area was included in the MSDF and identified as a
“catalytic project” which should receive focussed attention from the municipality and
in terms of the Capital Expenditure Framework (CEF) to enable the substantial
development to take place over the next decade or two.
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KLAPMUTS IN CONTEXT

Klapmuts is located within the Stellenbosch Local Municipality, adjacent to the N1
(between Cape Town and Paarl) and the R44 (between Stellenbosch and Paarl), it is
approximately 50km from Cape Town, +15km north of the Stellenbosch CBD, +15km
south-west of the Paarl CBD and +30km north-west of Franschhoek, along the N1
highway. It is a hamilet that is home to approximately 7703 people (2011 census) and
surrounded by the rural areas commonly referred to as the Cape Winelands. The
Stellenbosch municipal boundary (in relation to Klapmuts) is now the N1. The iand
north of the N1 (previously part of the Klapmuts area), therefore, falls within the ares
of jurisdiction of the Drakenstein Municipality.

Various local spatial plans were drafted for the hamlet focussing mainly on the
settlement in isolation with a view to grow the settlement in a balanced way and to
address varlous backlogs related to housing and bulk services.

The municipality first realised during the drefting of a Spatial Perspective for
Stellenbosch that Klapmuts has enormous potential for growth. The Spatial
Perspective proposed inter alia the following:

* Protect, maintain, renew, and enrich some settiemenis through containment,
increased opportunity (selective infill), making ecritical connections, and
removing conflicts.

* Create new places of opportunity, building on the “energy” of existing
infrastructure.

* Protect the historic care of Stellenbosch, Franschhoek, and the Dwarsrivier
complex,

* Protect the rural and agricultural areas which are sensitive e.g., ldasvalley,
Jonkershoek, Dwarsrivier en Franschhoekl

« Enable the development and dignified expression of new cultures.

To achieve this, the following strategy was proposed:

* Promote a system of large and small interdependent seftiements fuifilling
specific functions, each with inherent opportunity. (Nodal development)

*  Grow settlements linked to regional movement systems (tap available energy
along “external” linkages to the regional sconomy).

* Maintain the links between each settlement and surrounding agriculture/
nature areas.

* Ensure “choice” in each (different housing types, a range of facilities, urban
agriculture)

*  Establish limits to growth for each settiement (“urban edges within edges”)

The proposed Spatial Perspective s iliustrated in FIGURE 1 below.
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FIG 1. Spatial Perspeclive

Following the spatial perspective (which was approved by Councll) the view that Klapmuts
remains a rural hamlet was replaced with an understanding that the settlement has
enormous potential for growth and could alleviate development pressure in more
environmentally and culturally sensitive areas and could potertially absorb substantial
growth whilst it can by linked by road and rail to other settlements in Stellenbosch.

Subsequent investigations and plans recognized that Klapmuts can be viewed as a
settiement that have regional growth potential due to lis strategic location next to the N1
end rallway line. The Provincial Spatial Development Framework (PSDF) and the
Greater Cape Metro Regional Spatial implementation Framework (RSIF) also gave
recognition to the potential of Klapmuts by identifying it as a setement of regional
importance,

Through the latter planning policies Klapmuts is therefore not only recognized as area
with great growth potential as seen from a Stellenbosch perspective but also one that has
regional aspirations.

POLICY CONTEXT

1. NATIONAL POLICY
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The National Development Plan’s (NDP) key objectives to be achieved by the year
2030 are to eliminate income poverty and reduce inequality. The following NDP
spatial priorities are relevant to the planning of Klapmuts:

a) Urban and Rural Transformation:

Spatial transformation is advocated given the enormous costs imposed by
existing spatial divides. The NDP recognises that achieving this is a complex
long-term process. The NDP’s human settlement targets are: more people living
closer to their places of work; better quality public transport; and more jobs in
proximity to townships. To achieve these targets, it advocates strong measures
to prevent further development of housing in marginal places, increased urban
densities to support public transport, incentivising economic activity in and
adjacent to townships; and engaging the private sector in the gap housing
market. The NDP also targets the development of a more inclusive and
integrated rural economy. lts rural strategy is based on land reform, agrarian
transformation, livelihood and employment creation, and strong environmental
safeguards.

b) Improving Infrastructure:
The NDP identifies infrastructure as essential for development and prioritises
upgrading informal settlements on suitably located land; rolling out public
transport systems; improving freight logistics; augmenting water supplies:
diversifying the energy mix towards gas (i.e., imported liquid natural gas and
finding domestic gas reserves) and renewables; and rolling-out broadband
access,

¢) Building Environmental Sustainability and Resilience:

“South Africa’s primary approach to adapting fo climate change s fo strengthen
the nation’s economic and societal resilience. This includes ensuring that aff
sectors of sociely are more resilient to the future impacts of climate-change by
decreasing poverly and inequality; creating empioyment; increasing levels of
education and promoting skills development; improving health cere and
maintaining the integrity of ecosystems and the many services that they provide®
[NDP 2012, p208]. The long-term strategy is to transition to a low carbon
economy.

Integrated Urban Development Framework (IUDF)

The 2016 Integrated Urban Development Framework (IUDF) is another key national
policy that informed the planning of Klapmuts. The {UDF steers urban growth towards
a sustainable model of compact, connected and coordinated towns and cities. The
IUDF provides & roadmap to implement the NDP’s vision for spatial transformation —
creating liveable, inclusive, and resilient towns and cities while reversing apartheid’s
spatial legacy. To achieve this transformative vision, the IUDF sets four strategic
goals:

1. Spatial integration - To forge new spatial forms in settlement, transport, social and
economic areas.
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2. Inclusion and access - To ensure people have access to social and economic
services, opportunities, and choices.

3. Growth - To hamess urban dynamism for inclusive, sustainable economic growth
and development.

4. Governance - To enhance the capacity of the state and its citizens to work
together to achieve spalial and social integration.

In the case of city-regions the IUDF advocates plans to forge a shared vision and
spatial agenda. Provincial government, specifically the Office of the Premier, is
targeted with the responsibility of facilitating collaborative planning and
intergovernmental delivery. The RSIF for the Greater Cape Metro region has been
prepared in accordance with this mandate.

2. PROVINCIAL POLICY

Provincial Strategic Plan

The RSIF builds-on the Provincial Strategic Plan (PSP 2015) and gives regional
expression to achieving the Western Cape's Provincial Strategic Goals (PSGs),
namely:

PSG 1: Create opportunities for growth and jobs.

PSG 2: Improve educational outcomes and opportunities for youth development.
PSG 3: Increase weliness, safety and tackle social ills.

PSG 4: Enable a resllient, sustainable, quality, and inclusive living environment.
PSG 5 Embed good governance and integrated service delivery through
partnerships and spatial alignment.

Provincial Spatial Development Framework (PSDF)

The Provincial Spatial Development Framework (PSDF 2014) gives spatial

expression to the PSP and takes the Westem Cape on a path towards:

* More inclusivity, productivity, competitiveness, and opportunities in its urban and
rural spacs-economies.

» Better protection of its placed based (i.e.. spatial) assets.

» Strengthened resilience of its natural and built
environments; and

* Improved effectiveness in spatial governance and on-the-ground delivery of public
services, facilities, and amenities.

Greater Cape Metro Regional Spatial Implementation Framework (RSIF)

The PSDF gives priority to bolstering the spatial performance of the Greater Cape
Metro (GCM) region, and to this end recommended preparation of this RSIF.

During the RSIF's preparation GCM municipalities identified various urban growth
‘hotspots’ on their boundaries, which they prioritised for inter-municipal planning and
management interventions (see FIGURE 2 beslow). Kiapmuts was identified as a
“hotspot” area indicated as number 4 in the figure 2. The N1, N2 and N7 gateways
were also flagged as strategic regional corridors that are subject to intense
development pressures.
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FIG 2. Inter-Municipal Urban & Rural Growth Management Priority Areas

Both Stellenbosch and Drakenstein Municlpalities have identified Kiapmuts as a
prospéctive sub-regional urban node along the N1. Residential and industrial
development opportunities have been identified north and south of the N1, and the
area has also been identified as having potential to serve as a regional freight
logistics hub.

To take develop proposals forward the RSIF proposed the following needs to be

considered:

* Existing infrastructure (i.e., N1, R101, R44 and the Paarl-Bellville railway line and
station) which dictate the location of certain transport, modal change, or break-of-
bulk land uses. :

* Existing development footprint of Klapmuts as well as potential development land
parcels including land north of the N1 and the N1-R101-railway line corridor east
of Klapmuts, the latter extending up to Paarl South Industria and including a
proposed green logistics hub.

* Potential for an Inland port and Agri-processing, packagmg, and dispatch
platform.
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* Avoiding daily movement across the N1 between place of work and residence or
social facilities. -- Achieving an appropriate metro gateway.

The RSIF cautions that suburban sprawl on the edges of major urban areas erodes
rural landscapes of significance with agriculture being reduced to ‘islands. This is the
case on the edges of Cape Town, Stellenbosch, and Paarl where the lateral spread
of urban development has eroded landscapes of the Cape Winelands. The high
degree of the accessibility of the Cape Winelands from Cape Town and its role in
providing green spaces on the urban fringes of the city makes them desirable tourism
and weekend recreational destinations. The growing trend of establishing commeracial
tourism facilities can have negative impacts on landscape and scenic route character
if not carefully managed. The growing diversification of agricultural activities is
changing the character of the region's rural landscapes particularly in the Cape
Winelands and can have negative visual impacis, e.g., tunnel farming. The
gentrification of the region’s rural landscapes through lifestyle ‘rural’ gated residential
estates is a major threat to their authenticity and integrity. Heritage and scenic
landscapes are threatened by several development trends and management
chalienges that cut across municipal boundaries.

3. STELLENBOSCH MUNICIPAL SPATIAL DEVELOPMENT FRAMEWORK
(MSDF)

The MSDF was prepared recently and approved by Council in November 2019. A
prerequisite for drafting a MSDF is that it must comply and include National and
Provincial policy. Hence the MSDF built upon the policy alluded to in the previous
paragraphs as it relates to Klapmuts.

To this extend the MSDF identified 7 principles to guide the spatial development of
Stellenbosch and provides planning and design guidelines and principles to direct
spatial form in the Stelienbosch Municipal Area. The principles include the following:

s Maintain and grow natural assets.

* Respect and grow cultural heritage.

o Direct growth to areas of lesser natural and cultural significance as well as
movement opportunity

» Clarify and respect the different roles and functions of settiements.

o Clarify and respect the roles and functions of different elements of movement
structure.

¢ Ensure balanced, sustainable communities.

» Focus collective energy on critical lead projects of which Klapmuts is one.

The MSDF as it relates to Klapmuts is shown in FIGURE 3 below.
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FIGURE 3. MSDF (KLAPMUTS)

With respect to Klapmuts as an urban settlement and identified *hot spot® the Greater
Cape Metro Regional Spatial Implementation Framework (RSIF) contains very
specific policy directives related to Klapmuts, aimed at addressing pressing sub-
regional and local space economy issues. Key policy objectives Include:

Using infrastructure assets (e.g., key movement routes) as “drivers” of economic
devslopment and job creation.

Recognition that existing infrastructure in the area (i.e., N1, R101, R44 and the
Paari-Bellville railway line and station) dictate the location of certain transport,
modal change or break-of bulk land uses.

Recognition of the Klapmuts area as a significant new regional economic node
within metropolitan area and spatial target for developing a “consolidated platform
for export of processed agrifocd products (e.g., inland packaging and
containerisation port)” and “an inter-municipal growth management priority”.

The consolidation of and support for existing and emerging regional economic
nodes as they offer the best prospects to generate jobs and stimulate innovation,
The clustering of economic Infrastructure and facllities along public transport
routes.

Maintaining valuable agricultural and nature assets.

Providing work opportunity in proximity to living areas.

The decision by Distell Limited to relocate to and consolidate its operations in
Klapmuts is critical to commence more balanced development of the settiement
Distell Limited proposes to develop a beverage production, bottiing, warehousing and
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distribution facllity on Paarl Farm 736/RE, located north of the N1, consolidating
certain existing cellars, processing plants, and distribution centres In the Greater
Cape Town area. The farm measures some 200 ha in extent. The beverage
production, bottling, warehousing and distribution facility will take up approximately
53 ha. The project proposal includes commercial and mixed-use development on the
remainder of the site which is not environmentally sensitive to provide opportunities
both for Distell's suppliers to co-locate, and for other business development in the
Klapmuts North area. The site does not have municipal services, and the proposed
development will therefore require the installation of bulk service infrastructure,
including water, wastewater freatment, stormwater, electricity, and intemnal roads.

Several issues require specific care in managing the development of Klapmuts over
the short to medium term.

» The first is speculative applications for land use change on the back of the
proposed Distell development.

s The second is the linkages between Klapmuts north and south, specifically along
Groenfontein Road and a possible NMT crossing over the N1 linking residential
areas south of the N1 directly with Farm 736/RE. Without these linkages,
residents to the south of the N1 will not be able to benefit from the opportunity
enabled north of the N1.

* The third is speculative higher income residential development in the Klapmuts
area, based on the area’s regional vehicular accessibility. Higher income
development is not a problem in and of itself, but ideally it should not be in the
form of low-density gated communities.

The Local Spatial Development Framework for Klapmuts North (Prepared by the

Drakenstein Local Municipality - see FIGURE 4 and TABLE 2 below) envisages a
very significant extent of development for Klapmuts North.

ot '_i
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Source: Akanye Development So'ations ard Beal Africa (2018)

Table 2. Development Scope
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FIG 4. Klapmuts North LSDF

Specifically, in terms of a 20-year growth trajectory, Commercial Office development
of 912 354m? is envisaged, Commercial Retail development of 187 839m2, and
General Light Industrial Development of 370 120m?. Several issues emerge:

Firstly, the realism of these land use projections within the context of the regional
economy s questionable. To fllustrate: Considering the envisaged Commercial Office
allocation, it is noted that Cape Town CBD cumrently has some 940 000m? of office
space, Sandion in Gauteng is larger at over 1,2 million m* of Commercial Office
space, Midrand at some 640 000m?, and Century City (some 20 years in the making)
at some 340 000m=,

In relation to Commercial Retall spacs, It is noted that more of this use is envisaged
for Klapmuts North than Century City's current 140 000m*. While 370 120m2 is
provided for General Light Industrial Development, the proposed Distell distribution
cenfre alone will comprise 125 000m? and many new logistic centres recently
completed in the Kraaifontein/ Brackenfell area range in size between 45 000m?2 and
120 C0Om.

Secondly, these land use allocations need to be viewed against the policy context,
which sees Klapmuts as a regicnal freight/ logistics hub - with a focus on job creation
- and establishing a balanced community. The LSDF over-emphasises commercial
office and retail development, “exploiting” the areas’ access to regional vehicular
routes, and private vehicular access, at the expense of job creation at scale — and
establishing a regional light industrial hub ~ serving an existing poorer community in
proximity to a freight movement corridor.
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Thirdly, it is maintained that the infrastructure service requirements ~ and affordability
— of the projected land use allocations are understated. For exampile, it is known that
any development north of the N1 over and above the proposed Distell distribution
centre of 125 000m? will involve very costly reconfiguration and augmentation of
intersections with the N1. It would be irresponsible to create expectations around
land use without these associated requirements being resolved to a fair degree of
detail.

TABEL 1 below summarises key place-spacific inter-municipal planning issues. As a
basis, the issues and comments as contained in the Cape Town MSDF are listed,
expanded upon with comments from the perspective of the Stellenbosch MSDF,
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APPLICATION

The application submitted is for the following in terms of the Stellenbosch
Municipality: Land Use Planning By-law, 2015 In relation fo Portion 5 of Farm 742,
Paarl:

Amendment of conditions of approval to amend the approved Subdivision Plan.
Amendment of conditions of approval to relocate approved land use rights with
inclusion of non-residential floor area to permit:
o 1577 residential units consisting of flats and group housing units.
o 28 000m? non-residential floor area (including business, industrial and
institutional land uses).
¢ Application for Council's Consent to permit additional land uses on Portion 2
(zoned Mixed-Use Zone).
« Application for Council's Consent to permit Business Premises on Industrial Zone
spot-zoning on Portion 2.
¢ Application for Councils Consent to permit Business Premises on Portions 3 and
4 (zoned Industrial Zone),
+ Application for Council's permission to permit flats at ground storey on Portion 2
{zoned Mixed-Use Zone).
e Application for approval of proposed Stellenbosch Bridge Development
Framework.

DISCUSSION

To comment evaluate the applications it is essential to first engage with the
development framework submitied as part of the application in a meaningful way.
Although the framework will not have any statutory rights per se due to it not being
processed in the correct procedural way nor endorsed by council, it does have
relevance when evaluating the various applications that will follow. Mainly the
framework must be evaluated against the approved MSDF and policy documents
referred o earlier on in the report.

1. Stellenbosch Bridge Development Framework

Stellenbosch Bridge is a private sector-led project that combines the leading-edge
concepts of innovation district and smart city to create a knowledge economy-based
focus area within a mixed-use, environmentally conscious, people-centred
development. The intent is to create a vibrant live-work-play-innovate development.
To achieve this requires a strong urban design concept, a clear development
framework and active management within which investment, economic development
and community can flourish.

Innovation-driven, smart environments need dynamic land use management to
facilitate swift reaction to rapidly changing circumstances. In addition, the post-
COVID world will be an irrevocably altered urban landscape of changss in land use
demand and urban management that cannot be anticipated or planned for. To
position this development to survive and thrive in these unpredictable circumstances,
its planning and implementation need to deal with rapid change thereby being Future
Proactive. It requires a strategy that allows flexibility but within clear controls. The
basis of achieving a Future Proactive developmsent is the F.l.R.S.T. Principles:

¢ Flexibllity: Capability to adapt to changing circumstances by planning for it
proactively
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= Innovation: Being open to and able to respond to new thinking in a rapidly
changing environment.

* Resllience: Ability to prepare for, recover from, and absorb change,

o Sustainability: Ability to maintain a balance between economic, social, and
environmental demands.

* Thresholds: Identification of clear limits at which action needs to be taken or
investments made to maintain the balance of the development and its
environment.

The Development Framework Plan sets out the basic physical structure for the
development of the site in accordance with the urban design concept. The following
structuring elements will guide its implementation:

Access Points

The development, when completed, will be accessed by means of four new

vehicular/pedestrian accesses from the R101 (Old Paarl Road), R44 (Stellenbosch

Road), DR 1090 (Elsenburg Road) and Merchant Street as well as a new railway

statlon:

s The primary access is a northerly link to the R101 via an underpass under the
railway line. This access will link the development to the N1 via the existing R44
Interchange as well as a new interchange at the Groenfontein Road location.

» Three secondary accesses will be phased (the regional road network plan will
determine the priority and timing):

o Merchant Street link: This access will have an integration function between
the development and Klapmuts, providing for lower-order distribution only.

o R44 Access: A road link to the R44 will provide access from the south-east.

o DR 1090 Access: A road link to the Elsenburg Road will provide access from
the west.

s Stellenbasch Bridge Station — A new station serving the development is proposed
between the Klapmuts and Muldersvlei Stations.

Movement Routes

Three levels of movement form part of the framework:

s The primary movement system consists of the main north-south route (R101 to
R44) as well as the westem (Elsenburg Road) and eastern (Merchant Street) link
roads that integrate the four road access points and links the development to the
broader area. _

¢ The secondary movement system is made up of a network of private roads and
accesses that provides internal access and circulation to the precincts.

e The third level of movement involves the Pedestrian/NMT system which will be
catered for along the primary and secondary routes as well as the open space
system which will ensure a walkable environment and links the 'development to the
broader area.

Open Space System

The open space system consists of the following:

¢ Primary Open Space System - the linear network of green spaces incorporating
the existing tree lines, tree clumps and enhanced water features within the urban
edge. The experience of this space will be enhanced through landscaping and
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the system will be linked into a wider green network including a link to
Kilapmutskop.

Urban Space System - the road spaces and public squares internal to the
development precincts will be designed to give pedestrians equal importance of
movement and to facilitate social interaction and economic opportunity.

Destination Places - the ceniral square, public squares, and open space
destination places such as water features, eventing facilities and the labyrinth.
These places form focal points in the open space system and facilitate use,
pedestrian movement, economic opportunity, and social interaction.

Precincts and Land Use

The site Is divided into four development precincts and two opéan space precincts.
Each precinct has been allocated a primary use category being 1) Innovation, 2)
Residential, 3) Industrial, 4) Data Centre, 5) Agricultural Research or 6} Conservation
and a suite of land use allocations as based on the design concept:

Precinct A (Innovation): The innovation precinct (Sub-Precincts A1 — A5)
integrates all aspects of a live-work-play-innovate environment around a network
of public spaces. The proposed zoning is Mixed-use Zone.

Precinct B (Residential): The high-density residential precinct incorporates
complimentary social and business uses and multi-functional open spaces areas
to create a high-quality living environment. The proposed Zoning is Multi-unit
Residential Zone.

Q

Precinet C (Industrial). The green and smart industrial precinct. The proposed
zoning is Industrial Zone: Data Centre; Business; Smart Manufacturing;
Warehousing, Logistics and Distribution; Utility Service; Parking; Private Open
Space; Private Road.

Precinct D (Data Centre): The precinct accommodating the main data centre,
The proposed zoning is Industrial Zone: Data Centre; Smart Manufacturing;
Business; Utility Service; Parking; Privaie Open Space; Private Road.

Precinct E (Agricultural Research): The land area west of the urban edge. The
zoning is Agriculture and Rural Zone: Agricultural Research; Renewable Energy;
Sports and Recreation; Tourism.

Precinct F (Conservation): The natural vegetation area south of the development
area. The zoning is Agriculture and Rural Zone: Conservation; Sports and
Recreation; Tourism; Environmental Education.

The different development precinct is depicted in the Stellenbosch Bridge
Development Framework which is attached as FIGURE 6 below.
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FIG 5. Stellenbosch Bridge Development Framework

Urban design Approach

The urban design concept (Refer to FIGURE 6 below) for the Stellenbosch Bridge
development is based on traditional urban design principles which provides living,
working and recreational spaces for a diverse community of people in combination
with creating & catalytic environment that provides opportunities for technological and
social enhancements which define a smart cily.

FIG.6. Urban Design Approach
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With a development of this scale it Is Imperative that a proper urban design is
proposed. The Urban Design vision is based on the following urban design principles:
e Dally needs within walking distance (mixed-use environment)

Interconnected system of strests

A central focus: main streete and square

Perimeter buildings orientated to the public realm.

Clear distinction between private and public space

Sharing of infrastructure cver a 24-hour period

The design of the mixed-use environment will focus on place-making, urban fit, and
spatial integration.

The individual buildings will have strong features, differ in detail, but will be part of the
“same family". The development spine is a north-south pedestrian street linking two
main squares around which all the parts of the development are collected and
grouped. The area will be a safe pedestrian environment in which open walls, sireets,
squares, parks, and sports fields are articulated as positive spaces, providing an
array of experiences and functions.

Parking will be accommodated on streets and within courtyards, semi-basements
and basements concealed within the development. From inception the development
will use the materials and technology required to achieve a GBCSA rating.
Landscaping and a green environment are integral to the architecture.

Land Use Projection
The Land Use Projections for the total development Is indicated in Table 2 below.

Residential |  Business industrial | tnsvtutionat
Precincts Eop—— ,
. o | Foeshrea-m? | Rocefrea-rd Floce Area-mt |
Precinct A 2500 256500 43000 144 000
‘ Al 600 | '
a2 | a3soe T
) R | R LR R
M I ! -0
BN - § LI —
Precnct® | 2500 - -
o1 sl
& | ] I |
Prednae | -, " s
Precinct D f. - ;l 10000 | 15000 -
Foating 1000 47000 60000 29000 |
_ Sub-Total | 6 000 ! 313 500 l____ 193500 175000
ToTAL 6000 | ~ _ 680 000

Table 2. Land Use Projections




210

From the table it is apparent that the application entails a substantial development
that will provide at least 6 000 residential units as well as 680 00m2 (or 68 hectares)
of non-residential rights which include industrial, business, and institutional uses.

However, the enormous scale of new development envisaged at Klapmuts can only
be fully understood should the development scope of the Klapmuts North LSDF be
added to those envisaged by this application. TABLE 3 below represents the
potential extent of development rights should this application be approved and if the
future development unfolds as proposed by the Drakenstein Local Municipality
bearing in mind that several very real issues are obstructing the implementation of
the plans of which the avallability and cost of bulk infrastructure is possible the most
pressing.

| Residential Erven

| 16 356 units
{ Commercial - offices

16 it 6 000 units
912 354 m?

© 313500m*

i Commercial -retail | 187 839 m? [ 187 839 m?
| Licht industrial | 370 120 193500 m# lses620m
i Innovation 173 000Mm* . 173 000 m?
i Total Residential 22 356 units
' Units I o
Total Non-residential 2172669 m*
(Bulk m?)

Table 3. Total Land use allocation

Albeit a development that is envisaged to role out over the next 15 to 20 years —
perhaps even longer, the development aims to fully integrate into the larger
Stellenbosch spatial vision, and with the participation of its stakeholders. This will
include the Stellenbosch Municipality, University of Stellenbosch, the Klapmuts
community and the community that will live, work, innovate and socialise within the
development.

Stellenbosch MSDF included the proposed development within the urban edge but
cautioned against the sheer scale of what Is envisaged. The SM MSDF supports
development of Kiapmuts (north and south) as a significant area of economic
opportunity — located on the metropolitan area’s major freight route ~ and place of
settlement proximate to work opportunity. The Distell led development of Farm
736/RE is supported, unlocking work opportunity for a significant community in an
area of lesser agricultural opportunity and nature/ cultural value. Key considerations
into the future include:

* Realistic assumptions about the extent of future land use categories and take-up
rates.

« Careful consideration of land use changes east of Farm 736/RE.

* NMT integration of the north and south across the N1.

» Careful consideration of high-end, gated residential development capltalising on the
private vehicular accessibility of Klapmuts.
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RECOMMENDATION

Although the Development Framework is well planned and noted as such, it cannot
be approved or given any statutory status as it remains a framework plan to motivate
the application at hand and did not follow any prescribed legal process to obtain
formal approval.

The desirabllity and feasibility to obtain primary access from the Old Paarl Road to
Stellenbosch Bridge rather than to the N1 need to be investigated as the Old Paarl
Road might not be able to cope with the eventual volume of traffic.

In order to understand the future development of Klapmuts as an urban node situated
in two adjacent municipal areas of jurisdiction, it is recommended that Stellenbosch
Municipality, Drakenstein Municipality and the Cape Metro engage urgently to liaise
around the scale and extent of the proposed development, io agree on the scale and
extent of the total development, the provision of bulk services, and clarify to the
proposed land use allocations in view of the vision of Klapmuts as a regional freight/
logistics hub.,

Such discussion must include the necessary linkages between Klapmuts North and
Klapmuts South across the N1.

Application to amend the conditions of approval as granted in 2011 to permit
the development rights as indicated in sections A1, A3 and B2 of the
Development Framework for potions 5 of Farm 742, Paarl.

In 2011 the Stelienbosch Municipality granted approval for the Klapmuts Hills
development, which included approval of the Development Framework, rezoning,
subdivision and departures to permit urban development on this slte within an
approved Basket of Rights, allowing for 1 577 residential units and associated
services and facilities.

The existing land use approval for Portion & of Farm 742, Paarl presents an
opportunity for these development rights to be utilised as a first phase of the
Stellenbosch Bridge development project. This will allow development to commence
on the site, while being aligned with the Development Framework for the
Stellenbosch Bridge development.

Application is made for the reallocation of the existing rights approved for Portion 5 of
Farm 742, Paarl in terms of the vision for the redevelopment of the site as part of the
Stellenbosch Bridge innovafion precinct and in terms of the services capacities
already provided for. Application is also made for an additional 28 000m? non-
residential floor space (business, institutional and light industrial). Note that this floor
space was incorporated into the service caloulations of the previous Klapmuts Hills
proposal, including the subdivision plan for Phase A, as wel as the NEMA
environmental authorization. However, these rights were not expressly allocated, and
the scale or bulk thereof described in the original approval. Therefore, although this
non-residential floor space may have been the intention of the previous development
proposal, it was not formally approved in the previous application, It is now included
within this application as additional rights over and above righte previously awarded.

This application involves the amendment of conditions of approval to amend the
approved Subdivision Plan, to reallocate the approved land use rights with additional
non-residential floor area, Council's consent to permit additional land uses on various
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portions and the approval of the proposed Stellenbosch Bridge Development
Framework.

Although the development concept between the approved and proposed
Development Framework plans is different, the overall development structure and
development area remains similar, as lllustrated in FIGURE 7 below.

-~

-
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o

FIG 7. Amended Layout for application 1.

The mein vehicular access to the development remains from the north with a new
access road being constructed via a new rail underpass from the Old Paarl Road.
The roed link into the existing town was recently approved by Council and will
function as the primary access road during the development of the first phase until
the norther underpass is constructed.

Although the roads department indicated that the development (1 577 residential
units plus 28 D00 non-residential uses) can obtain access over council property via
Merchant Street the traffic generated by the construction and use of this first phase
will have a serious impact on Merchent Street which is a lower order street. This
impact will reflect negatively on the current community and school as the road is well
used for NMT purposes.

Alternative and/or additional access to the development is crucial. Although
Merchant street is indicated as access for the interim, the application for industrial
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rights will already make use of the strest. The underpass indicated to link with Old
Paarl Road is essential before any development ¢an take place.

The green open space which separates the northern and southem development
areas is retained in the amended Development Plan.

In terms of broad land use categories, there are similarities between the two
development plans. Both development plans provide for residential development on
the southern portion of the site, with limited commercial opportunities as ancillary
land uses to the residential development. The northern portions of both the approved
and proposed development plans provides for a mix of uses. Whereas the approved
development plan provides for a mix of commercial and residential development, the
proposed amended Development Framework provides for commercial, light
industrial, institutional and residential development as part of the innovation precinct.

The light industrial component is envisaged to be a “clean” industrial area aimed st
supporting the innovation hub and may include uses such as a data centre. However,
should this plan not realize the development of a light Industrial area within a
residential area is a possibllity and may lead to serious conflict with the residential
component (noise, pollution, heavy vehicles efc.). Care should thus be taken to limit
and ensure that the proposed industrial site is exclusively allocated to “clean”
industrial and cannot be developed into an industrial site that is incompatible with
residential uses.

The development footprint areas for the northern commercial component are largely
similar to the approved Davelopment Framework, although the density and character
of this area will be different.

The development footprint of the southemn residential portion is also similar, although
the open space area how moves from the western side of the site to the eastern side
allowing for a better alignment of movement and services systems.

Apart from the open-ended use of land zoned for industrial purposes and the use of
Merchant street as the primary access point for the development, the proposed
amendment of conditions as well as the additional 28 000m? non-residential land use
rights are thus supported.

This department do not fully understand how the land use rights and bulk applied for
relates to the parameters of the Stellenbosch Municipality Integrated Zoning Scheme
(IZS) i.e., coverage, bulk, number of storeys etc. and cannot evaluate the possibility
of departures from the development parameters. As such, the application must be
evaluated in terms of what the IZS allows.

RECOMMENDATION

That the application to amend the conditions of approval is supported as it essentially
is an improved design that has the potential to be extended in future subject to the
appropriate application process being successfully concluded.

The approval of 28 000 m? non-residential land use rights (light industrial, business
and institutional) is also subject to the following conditions:

1. The zoning of light industrial must be defined as a use that is primarily aimed at
IT and related uses and may not include manufacturing that may cause a noise
disturbance, air pollution or is dependent on heavy vehicles or freight transfer.
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2. Clarity be obtained as to how much floor space will be required for which use as
the “non- residential use is too much of an open-ended land use right. The land
use rights must be described clearly and restricted to a maximum bulk per land
use.

3. Without an indication of how the development compares with the development
parameters of the IZS, the proposed development and particularly the 28 000 m?
additional non-residentlal land uses should be in line with the current
development parameters allowed in the I1ZS.

CONCLUSION

In conclusion, from all policy reports Klapmuts must be viewed as a regional centre
and should not be a mere rural setflement on the outskirts of Stellenbosch. This
implies substantial development in future. Klapmuts has the potential to develop into
a town or even city over time depending on the investment of bulk infrastructure. The
full extent of the potential development should be recognised and planned in an
integrated way to allow Klapmuts to develop into & well-planned and integrated way.,

The current application must be evaluated as a stand-alone application independent
of the bigger vision. It is the view of this office that the application at hand can be
supported on its own imrespective of the bigger potential demonstrated by the
Framework plan.

N RRTTWAY,

BJG de la Bat
MANAGER: SPATIAL PLANNING
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To: Fabian van Wyk <fabian@capewinelands.gov.za>; Leandre Candice Davids <leandree capewinelands.gov.za>
Subject: FARM 744/2 PAARL DIVISION: APPLICATION FOR REZONING, SUBDIVISION AND TEMPORARY DEPARTURE
{LU/11252): DEPARTMENTAL COMMENT - HEALTH (COMMENTS BY EMAIL)

I'm using Mimecast (0 share large files with you. Please see the attached instructions.

'm using Mimecast 1o share large files with you. Please see the attached instructions.

Good day:

Attached please find the relevant documeniation regaording the abovementioned application. Kindly furnish
me with your comment by email, if any, in order to enable me to submit the applicalion 1o the decision

making authority for consideration.

ERF / FARM NUMBER & APPLICATION NUMBER: Farm 74472, Paar] Division {Lu/11252)

DESCRIPTION OF THE PROPOSAL:

Application te Rezone Remainder of Portion 2 of Farm 744, Paad from Agriculture & Rural Zone to Subdivisionat
Area Overlay Zone to develop the following land uses:

Portion 1 for Industrial Zone (£4.4321ha)

Portion 2 for Industrial Zone (£13.138%haj}

Portion 3 for industrial Zone (+1.0774ha?)

Porlion 4 & 5 for Public Road purposes (+2.34ha}

Portion 6 for Private Open Space (+0,09464ha)

Portion 7 for Ulility Services (t0.05ho)

To develop 90 500m? of Industrial and Business floor area as a Basket of Rights.

Application o subdivide Remainder of Portion 2 of Farm 744, Paarl, into Seven portion§, to provide for the
following:

Portion t [$4.4321haq) for industrial

Portion 2 (£13.138%ha] for Industrial Zone

Porfion 3 (1.0774h¢7) for Industrial Zone

Portion 4 & 5 (+2.34ho) for Public Road purposes

Porfion 6 (£0,0964ha) for Private Open Spoace

Portion 7 {£0.05ha) for Utility Services

Application for the Consent of Council to allow Business Premises on Portions 1 and.2 of the propased
development.

APPLICANT: ARoux Town Planning

PROPERTY ADDRESS: Main Road. Poal Division

Please note that your comments must be submitted on _or betore 07 Seplember 2020 from the dale of this
emait,

kind regards / Vriendelike Groete
Nicole Katts

Administrative Officer

1 and Use Managgement

Planning & Econamic Development
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MEMO
DIRECTORATE: INFRASTRUCTURE SERVICES
DIREKTORAAT: INFRASTRUKTUURDIENSTE

The Director: Planning and Development

Nicole Kaits

Manager: Development (Infrastructure

Services)

Tyrone King

21 December 2020

Farm 744-2: Stellenbosch Bridge Development (Application 2):

Rezoning and Subdivision

LUM1252
2028 CIVIL LU

Details, specifications and information reflected in the following documents refer:

The abovementioned application and motivation report by Anton Lotz and A Roux dated

July 2020 (Revision 4);

Proposed Subdivision and Zoning Plan, Plan No 18096-002 Rev C dated 2020-06-16 by

Anton Lotz and A Roux;

Transport Impact Statement by ICE, dated 13 Dec 2019 (Ref iCE/S/493A);

Preliminary Civil Engineering Services Report — Application 2, dated December 2019, by
WEC Consult;

(GLE water and sewer capacity analysis report dated 18 October 2020

These comments and conditions are based on the following proposed development parameters:

¢ Total GLA:

76 925m? (Light industrial zoning) as per Par 2.2 of motivation report.

GLA is regarded as 85% of total floor area of 80 500m?®

Enginsering Conditions (major developments) rev 3
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PROPOSED REZONING AND SUBDIVISION OF FARM 744-2 (STELLENBOSCH BRIDGE: APPLICATION 2)

Any development beyond these parameters would require a further approval and/or a recalculation
of the Development Charges from this Directorate.

This document consists of the following sections:

A. Definitions

B. Recommendation to decision making authority

C. Specific conditions of approval: These conditions must be complied with before clearance
cerlificate, building plan or occupation certificate approval; whichever is applicable to the
development in question.

D. General conditions of approval: These conditions must be adhered to during implementation of
the development to ensure responsible development takes place. If there is a contradiction between
the specific and general conditions, the specific conditions will prevail:

A. Definitions

1. that the following words and expressions refemred to in the development conditions, shall have
the meanings hereby assigned 1o except where the context ctherwise requires:

{a) "Municipality” means the STELLENBOSCH MUNICIPALITY, a Local Authority, duly
established in terms of section 9 of the Local Govermment Municipal Structures act, Act
117 of 1998 and Provincial Nefice (488/200), establishment of the Siellenbosch
Municipality (WC024) promulgated in Provincial Gazette no. 5580 of 22 September
2000, as amended by Provincial Notice 675/2000 promulgated in Provincial Gazetie;

(b} "Developer” means the developer and or applicant who applies for certain development
rights by means of the above-mentioned land-use appiication and or his successor-in-
title who wish to obtain development rights at any stage of the proposed development;

{c) ‘“Engineer’ means an engineer employed by the “Municipaiity’ or any person appointed
by the “Municipality” from time fo time, tepresenting the Directorate: Infrastructure
Services, to perform the duties envisaged in terms of this land-use approval;

2. that all previous relevant conditions of approval to this development application remain valid
and be complied with in full unless specifically replaced or removed by the “Engineer”;
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PROPOSED REZONING AND SUBDIVISION OF FARM 744-2 (STELLENBOSCH BRIDGE: APPLICATION 2)

B. Recommendation: _"“]

The development iz recommended for approval, subject to the conditions as stated
below,

C. Specific conditions of approval

Background/Context: It is understood that this application is in essence to create the "basket
of rights” in terms of which the development will be implemented. This application does
therefore not go into the detail of the buildings to be developed, as such details will be
provided af a later stage namely precinct plans, subdivision plans and SDP approval {par 4.2
of motivation report). Such further detail might lead to new or revised conditions by the
Infrastructure Services department when such applications are received and assessed. The
requirements regarding the intemal services andfor link services will also be addressed In
more detail at the SDP approval stage.

It should further be noted that this Application forms part of the larger Stellenbosch Bridge
development and should not be considered in isolation. It Is also not possible to predict the
sequence of the implementation of the larger development, which is why a "services threshold”
approach has been selected fo identify when infrasfructure upgrades are triggered. The
*services threshold” approach means that regardiess the sequencing of construction, the
cumulative service demand of the overall development will determine which upgrades are

triggered.

Development thresholds friggering bulk service upgrades (Annexure: Services
Thresholds): The Services Thresholds table indicates at which stage of the overall
Stellenbosch Bridge Development the various upgrades are friggered. In order to identify
when such a trigger oceurs, each subseguent development application i.e. SDP application,
must indicate the cumulative demand that will realize due to that application. Therefore, each
subsequent application must be accompanied by a Traffic Impact Study, an Engineering
Services Report, a Water and Sewer capacity analysis report by the municipality’s master
planning specialist, as well as an updated Service Threshold Table, to analyze the impact of
each specific application and to identify which of the upgrades are triggered. No taking up of
proposed rights including subdivision clearance or building plan approval (whichever
comes first} will be allowed before the identified upgrades have been completed.
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PROPQOSED REZONING AND SUEDMISION OF FARM 744-2 {STELLENBOSCH BRIDGE: APPLICATION 2)

10.

Following the SDP approval, detail engineering drawings for the identified bulk upgrade items
must be submitted for approval, These drawings must comply with the municipality's minimum
standards and specifications and any additional and specific requirements regarding detail
design will be identified at this stage.

Should the “Developer” wish to discuss the possibllity of proceeding with building work paralle!
with the provision of the bulk services listed above, he must present a motivation and an
implementation plan to the “Engineer” for his consideration and approval. The implementation
plan should Include items like programmes for the construction of the internal services and the
building construction. Only if the programme clearly indicatas that occupation is planned after
completion of the bulk services, will approval be considered. If such proposal is approved, it
must slill be noted that no occupation certificate will be issued prior to the completion and
commissioning of the bulk services. Therefore should the proposal for proceeding with the
development's construction work parallel with the provision of the bulk services be agreed to,
the onus is on the “Developer” to keep up to date with the status in respect of capacity at
infrastructure listed above in order for the ‘Developer” to programme the construction of
his’her development and make necessary adjustments if and when required. The Developer
is also responsible for stipulating this condition in any purchase contracts with the
buyers of the properties. Proof of this may be required before building plans are
approved,

Public Transport: If public transport is not adequately addressed, the reliance on private
transport will increase and have a negative effect on the surrounding road and traffic networks.
Therefore, the establishment of a multi modal public transport facility must be investigated in
conjunction with the Municipality, and the roles and responsibilities between the various
gtakeholders for the planning and construction of such a facility must be identified.
Recommendations must be identified In the TIS for SDP applications. Further condltions
regarding public transport may be set at SDP approval stage.

Stormwater Network: The consulting engineer, appointed by the “Developer”, must analyse
the existing stormwater systems and determine the expected stormwater run-off for the
proposed development, for both the minor and the major storm event. Should the existing
municipal stormwater system not be able fo accommodate the expected stormwater run-off,
the difference between the pre- and post-development stormwater runoff must be
accommodated on site, or the existing system must be upgraded to the required capacity at
the cost of the “Developer” and to the standards and satisfaction of the Directorate:
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PROPOSED REZONING AND SUBDIVISION OF FARM 744-2 (STELLENBOSCH BRIDGE: APPLICATION 2)

1.

12.

Infrastructure Services. The aforementioned stormwater analysis is to be submitied concument
with the SDP applications;

Solid Waste: Prior to occupation of the development, the Developer must make
amangements with the Municipality (Solid Waste Department) wrt providing a solid waste
removal service.

Bulk infrastructure projects not on municipal budget Any of the upgrades required, that
are not currently on the Municipality’s approved budget will be the Developer's responsibility to
implement. Where upgrades may be offset against the Development Charges, and should ihe
Development Charges be sufficient, the “Developer” may enier into a Services Agreement
with the “Municipality” to do these upgrades inieu of Development Charges, Should the
Development Charges not be sufficient, the Developer may decide to cover the shortfall. If the
Developer is not in a position to cover the shortfali, then the implementation of the
development must be re-planned around the availability of the bulk services in question.

Development Charges

13.

14,

15.

16.

17.

that the “Developer” hereby acknowledges that Development Charges are payable towards
the following bulk civil setvices: water, sewerage, roads, stormwater, solid waste and
community facilities as per Council's Policy;

that the “Davelopar” hereby acknowledges that the development charges levy as determined
by the "Municipality” and or the applicable scheme tariffs will be paid by the "Developer’
towards the provision of bulk municipal civil sesvices in accordance with the relevant legislation
and as determined by Council’s Policy, should this land-use application be approved,;

that the “Developer’ accepts that the Development Charges will be subject to annual
adjustment up to date of payment. The amount payable will therefore be the amount as
calculated according to the applicable tariff structure at the time that payment is made;

that the “Developer” may enter into an engineering services agreement with the “Municipality”
to install or upgrade bulk municipal services at an agreed cost, to be off-set against
Development Charges payable in respect of bulk civil engineering services;

that the Development Charges levy to the amount of R 63 840 957, 88 (Excluding VAT) as
reflected on the DC calculation sheet, dated 11 August 2020, and aitached herewith as
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PROPOSED REZONING AND SUBDIVISION OF FARM 744-2 (STELLENBOSCH BRIDGE: APPLICATION 2}

18.

18.

20.

Annexure DC, will be payable by the “Developer’ towards the provision of bulk municipal civil
services in accordance with the relevant legislation and as determined by Council's Policy.
These Development Charges are indicative at this stage and based on the entire “Basket of
Rights” as per this application. It will be recalculated per individual SDP application when these
applications are received;

Once recalculated , the Development Charges will be paid by the “Devsloper” per phase —

- prior to the approval of any building- and/or services plans in the case of a Sectional title erf
in that phase or where a clearance certificate is not applicable and/or;

- prior o the approval of Section 28 Certification (subdivision clearance) in terms of the
Stellenbosch Municipal Land Use Planning By-law — where individual erven with new
development rights have been created;

- if one the above does not apply, then prior to the erf or portion thereof being put to the
approved use;

that the development shall be substantially in conformance with the Site Development Plan
submitted in terms of this application. Any amendments andfor additions fo the Site
Development Plan, once approved, which might lead to an Increase in the number of units ie
more than 0 units, or which might lead to an increase in the Gross Leasable Area le. a GLA
of more than 76 925 m?, will result in the recalcutation of the Development Charges;

Bulk infrastructure Development Charges and repayments are subject to VAT and are further

subject to the provisions and rates contained in the Act on Value Added Tax of 1991 (Act 89 of
1921) as amended;

be orovided at the precinct vlan / SDP submission stace.

21.

22,

that provision be made for a stacking distance of 6m (< 15 units served); 12m (1540 units
served); site specific requirements (> 40 units served or a business premises). The stacking
distances shall be measured from the edge of the closest sidewalk or cycle lane to the
entrance gate. The guiding principle is that vehicle and pedestrian traffic should not be
obstructed by stacking vehicles;

that sufficient entrance and exit widths will be created at the vehicle access points: 2.7m
minimum and 4,0m meximum width for a single entrance or exit way, 5,0m min and 8,0m
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PROPOSED REZONING AND SUBDIVISION OF FARM 744-2 (STELLENBOSGH BRIDGE: APPLICATION 2)

24,

25.

26.

27.

28,

29,

maximum for a combined entrance and exit way. To accommodate emergency vehicles, at
least one lane should be 4, 0 melres wide and have a minimum height dearance of 4.3 m.

that, where access control Is being provided, a minimum of 2 fo 3 visitor's parking bays be
provided on site, but outside the entrance gate, for vehicles not granted access o the
development:

that provision be made for a 3-point tuming head in front of the entrance gate, to the
satisfaction of the Directorate: Infrastructure Services in order to enable a vehicle fo tum
around;

that provision be made for a refuse room as per the specification of the standard development
conditions below;

that if the “Developer” wishes fo remove the waste by privete contractor, provision must still be
made for a refuse room should this function in future revert back to the “Munigipality™;

that provision be made for a refuse embayment off the roadway/sidewalk to accommodate
refuse removal. (Embayment to be minimum 15m x 2.5m). This must be clearly indicated on
the engineering drawings when submitted for approval. The specifications of such embayment
shall be as per the standard development conditions below:

that the layout be amended to accommodate continuous forward movement by service frucks
and all culde-sacs have a minimum of 11 m radius tuming circle, to ensure continuous
forward movement;

that any amendments to cadastral layout and or site-development plan to accommodate the
above requirements will be for the cost of the “‘Developer” as these configurations were not
available at land-use application stage;

Ownership and Responsibiliiv of services

3C.

3.

32,

Where private roads and established, all services along such roads and/or on the said private
development will be regarded as private services and will be maintained by the “Developer”
and or Owner’s Association;

Any public roads and services will be maintained by the Municipality;

More detail must be provided at the precint plan/SDP submission stage;
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Internal- and Link Services

33. that the “Developer”, at histher cost, construct the intemal {on-site) municipal civil services for
the development, as well as any link (service bstween intemal and available bulk municipal
service) municipal services that need to be provided;

Bulk Water Meter

34. that the “Developer” shall install a bulk water meter corforming tc the specifications of the
Directarate: Engineering Services at his cost at the entrance gate of each individual erf and
that clearance will only be issued if the bulk watermeter is installed, 2 municipal account for the
said meter is activaled and the consumer deposit has been paid;

Solid Waste

35. For large spoil volumes from excavations, to be generated during the construction of this
development, will not be accepted at the Stellenbosch landfill site. The Developer will have to
indicate and provide evidence of safe re-use or proper disposal at an alternative, licensed
facility. This evidence must be presented to the Manager: Solid Waste (021 808 8241;
cla,ton.hendricks@stellenbosch.aov.za), before building plan approval and before
implementation of the development. Clean rubble can be utilized by the Municipality and will
be accepted free of charge, providing it meets the required specification,

Servitudes

36. The property contains an Bm wide pipeline servitude, which crosses in an east-west
direction. The servitude must be accommodated within the future development layout.
It is acknowledged that the servitude is indicated on the subdivision plan.

37. Servitudes must be registered wherever private services crosses municipal property. It is
acknowledge that such servitudes are indicated on the subdivision plan.

Damace to municival services
38. that the “Developer” will be held liable for any damage to municipal infrastructure incl roads,
caused as a direct result of the development of the subject property. The “Devefoper” will
therefore be required to carry out the necessary rehabilitation work, at his/her cost, to the
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standards of the Directorate: Infrastructure Services, before any clearances, building plan or
occupation certificate are issued;

Electricity

39.  Electrical Engineering comments:
a. No conditions.
b. Outside Stellenbosch are of supply.
¢. Al Electrical requirements to be directed to ESKOM.

40.  The development resides in an Eskom area of supply. As such the Developer must liaise with
Eskom regarding the available capacity of Electricity supply and the cost thereof,

41. In terms of SPLUMA section 49(3), the Developer must satisfy the Municipality that adequate
armangements heve been made for the provision of electricity. The developer must supply
written proof to this effect.

D. General conditions of approval: The following general development conditions are
applicable. If there is a contradiction between the specific and general development
conditions, the specific conditions will prevail:

42. that the “Developer” will enter into an Engineering Services Agreement with the “Muricipality’
in respect of the implementation of the infrastructure to be implemented in lieu of DCs if the
need for such infrastructure is identified at any stage by the Municipality;

43.  that should the "Developer” not take up his rights for whatever reason within two years from
the date of this memo, a revised Engineering report addressing services capacities and
reflecting infrastructure amendments during the two year pericd, must be submitted fo the
Directorate: Infrastructure Services by the “Develfoper” for further comment and conditions.
Should this revised Engineering report confirm that available services capacities is not
sufficient to accommodate this development, then the implementation of the development
must be re-planned around the availability of bulk services as any clearances for the
development will not be supported by the Directorate; Infrasfructure Services for this
development if bulk services are not available upon occupation or taking up of proposed rights;

44. that the “Developer” indemnifies and keep the “Municipality’ indemnified against all actions,
proceedings, costs, damages, expenses, claims and demands (including claims pertaining to
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47.

consequential damages by third parties and whether as a result of the damage to or
interruption of or interference with the municipalities’ services or apparatus or otherwise)
arising out of the establishment of the development, the provision of services to the
development or the use of servitude areas or municipal property, for a period that shall
commence on the date that the instaflation of services to the development are commenced
with and shall expire after completion of the maintenance period.

that the “Developer” must ensure that he / she has an acceptable public liability insurance
policy in place;

that, if applicable, the "Developer’ approach the Provincial Administration: Western Cape
(District Roads Engineer) for their input and that the conditions as set by the Provincial
Administration: Western Cape be adhered to before Saction 28 Certification in terms of the
Stellenbosch Municipal Land Use Planning By-law will be issued;

that the “Devefoper” informs the project team for the proposed development (i.e, engineers,
architects, efc.) of all the relevant conditions contained in this approval;

that the General Conditions of Contract for Construction Works (GCC) applicable to all civil
engineering services construction work related to this development, will be the SAICE 3~
Edition (2015);

that the “Developer” takes cognizance and accepts the following:

a) that no construction of any civil engineering services may commence before approval of
internal — and external civil engineering services drawings;

b.) that no approval of intemal — and external civil enginesring services drawings will be
given before land-use and or SDP approval Is oblained:

¢.) that no approval of internal — and external civil engineering services drawings will be
given before the “Developer” obtains the written approval of all affected owners where
the route of a proposed service crosses the property of a third party;

d) that no building plans will be recommended for approval by the Directorate;
Infrastructure Services before land-use and or SDP approval is obtained;

e) that no buiding plans will be recommended for approval by the Directorate:
infrastructure Services before the approval of intemal - and external civil engineering
services drawings;
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50.

51.

52.

f) that no buiding plans will be recommended for approval by the Directorate:
Infrastructure Services before a Section 28 Certification in terms of the Stellenbosch
Municipal Land Use Planning Bydaw is issued unless the ‘Developer” obtains the
approval of the "Engineer” for construction work of his development parallel with the
provision of the bulk services.

that it is recognized that the nommal Site Development Plan, submitted as part of the land-use
application, is compiled during a very early stage of the develapment and will lack engineering
detail that may result in a later change of the Site Development Plan. Any later changes will be
to the cost of the “Developer”;

that even if a Site Development Plan is approved by this letter of approval, a further fully
detailed site plan be submitted for approval prior to the approval of engineering services plans
and or building- and/or services plans to allow for the setfing of requirements, specifications
and conditions related to civil engineering services. Such Plan is to be substantially in
accordance with the approved application and or subdivision plan and or precinct plan and or
site plan, etc. and is to inciude a layout plan showing the position of alil roads, road reserve
widths, sidewalks, parking areas with dimensions, loading areas, access pointg, stacking
distances at gates, refuse removal amangements, allocation of uses, position and oriantation
of all buildings, the allocation of public and private open spaces, building development
parameters, the required number of parking bays, stormwater detention faciliies, connection
points to municipal water- and sewer services, updated land-use diagram and possible
servitudes;

that if the fully detailed Site Development Plan, as mentioned in the above item, contradicts the
approved Site Development Plan, the “Developer” will be responsible for the amandment
thereof and any costs associated therewith;

that an amended Site Development Plan be submitted for approval pricr to the approval of
building plans for new buildings not indicated on the Site Development Plan applicable to this
application and or changes to existing buildings or re-development thereof:

Intemal- and Link Services
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57

59,

60.

B1.

62,

that the “Developer”, at hisher cost, construct the intemal (on-site) municipal civil services for
the development, as well as any link (service between internal and available bulk municipal
service) municipal services that need to be provided,;

that the Directorate: Infrastructure Services may require the “Developer” to construct internal
municipal services and/or link services to a higher capactty than warranted by the project, for
purposes of allowing other existing or future developments to also utilise such services. The
costs of providing services to a higher capacity could be offset against the Development
Charges payable in respect of bulk civil engineering services if approved by the Directorate:
Infrastructure Services;

that the detailed design and location of access paints, circulation, parking, loading - and
pedestrian facilities, etc., shall be generally in accordance with the approved Site Development
Plan and / or Subdivision Plan applicable to this application;

that plans of all the intemal civil services and such municipal link services as required by the
Directorate: Infrastructure Services be prepared and signed by a Registered Engineering
Professional before being submitted to the aforementioned Directorate for approval;

that construction of services may only commence after municipal approval has been obtained:

that the construction of all civil engineering infrastructure shall be done by a registered civil
enginesring services construction company approved by the "Engineer”;

that the “Developer” ensures that histher design engineer is aware of the Stellenbosch
Municipality Design Guidelines 8 Minimum Standards for Civil Engineering Services {as
amended) and that the design and construction/alteration of alf civil engineering infrastructure
shall be generally in accordance with this document, unless otherwise agreed with the
Engineer. The said document Is avallable in electronic format on request;

that a suitably qualified professional resident engineer be appointed to supervise the
construction of all internal ~ and external services:

that all the internal civil services (water, sewer and stormwater), be indicated on the necessary
building plans for approval by the Direciorate: Infrastructure Services;
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65.

67.

69.

70,

71.

72.

that prior to the issuing of the Cerlificate of Practical Completion, in terms of GCC 2015 Clause
5.14.1, all internal - and link services be inspected for approval by the “Engineer” on request
by the “Developer’s” Consulting Engineer:

that a Certificate of Practical Completion, in terms of GGG 2015 Clause 5.14.1 be issued
before Section 28 Certification in terms of the Stellenbosch Municipal Land Use Planning By-
taw will be issued (prior to fransfer of individual units or utifization of buildings);

that Section 28 Certification in terms of the Stellenbosch Municipal Land Use Planning By-law
will only be issued if the bulk watermeter is installed, a municipal account for the eaid meter is
activated and the consumer deposit has been paid;

that a complete set of test results of all internal — and external sevices (i.e. pressure tests on
water - and sewer pipelines as well as densities on road structure and alf relevant tests on
asphalt), approved and verified by a professional registered engineer be submitted to the
"Engineer” on request;

that the “Developer’ shall adhere to the specifications of Telkom (SA) and or any other
telecommunications service provider;

that the “Developer” shall be responsible for the cost for any surveying and registration of
senvitudes regarding services on the property;

that the “Developer” be liable for all damages caused fo existing civil and electrical services of
the "Municipality” relevant to this development. It is the responsibility of the contractor and/or
sub-contractor of the “Developer” to determine the location of existing civil and electrical
services;

that all connhections to the existing services be mada by the ‘Developer” under direct
suparvision of the “Enginser” or as otherwise agreed and all cost will be for the account of the
‘Developer”.

that the developer takes cognizance of applicable tariffs by Council in respect of availability of
services and minimum tariffs payable;

that the “Developer”, at hister cost, will be responsible for the maintenance of all the internal
(on-site) municipal — and private civil engineering services constructed for this development
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until at lsast 80% of the development units (i.e. houses, flats or GLA) is constructed and
aoccupied whereafier the services will be formally handed over to the Owner's Association, in
respect of private services, and to the Municipality in respect of public services;

Servitudes

73,

74.

75.

that the "Developer” ensures that all main services including roads to be taken over by the
Directorate: Infrastructure Services, all existing municipal — and or private services including
roads, crossing private - and or other institutional property and any other services/roads
crossing future private land/erven are protected by a registered servitude before Section 2§
Certification in terms of the Stellenbosch Municipal Land Use Planning By-law will be given;

The width of the registered servitude must be a minimum of 3 m or twice the depth of the pipe
(measured to invert of pips), whichever is the highest value. The “Developer” will be
responsible for the registration of the required servitude(s), as well as the cost thereof;

that the “Developer” obtains the written approval of all affected owners where the route of a
proposed setvice crosses the property of a third party before final approval of engineering
drawings be obtained.

Stormwater Manacement

76.

Taking info account the recent water crisis, and associated increase in borehole usage, it is
important that the groundwater be recharged as much as possible. One way of achieving the
above is to consider’ using Sustainable Drainage Systems (SuDS) approach wrt Sw
management. From Red Book: “SuDS constitute an approach towards managing stormwater
runoff that aims to reduce downstream flooding, allow infiltration into the ground, minimise
poliution, improve the quality of stormwater, reduce pollution in water bodies, and enhance
biodiversity, Rather than merely collecting and discarding storrmwater through a system of
pipes and culverts, this approach recognises that stormwater could be a resource.” The
Developer is encouraged to implement SuDS principles that are practical and easlly
implementable. Details of such systems can be discussed and agreed with the Municlpality
and must be indicated on the engineering drawings.

that the geometric design of the roads and/or parking areas ensure that no trapped low-points
are created with regard to stormwater management. All stormwater to be routed to the nearest
formalized municipal system;



234

PROPOSED REZONING AND SUSDIVISION OF FARM 744-2 {STELLENBOSCH BRIDGE: APPLICATION 2)

78.

79.

80.

81.

Roa

that overland stormwater escape routes be provided in the cadastral layout at all low points in
the road layout, or that the vertical alignment of the road design be adjusied in order for the
roads to functicn as overland stormwater escape routes. If this necessitates an amendment of
the cadasfral layout, it must be done by the "Developer”, at histher cost, to the standards of the
Directorate: Infrastruciure Services;

that the design engineer needs to apply his/her mind to ensure a design that will promote a
sustainable urban drainage system which will reduce the impacts of stormwater on receiving
aquatic environments;

that no disturbance to the river channel or banks be made without the prior approval in
accordance with the requirements of the National Water Act;

that for larger developments, industrial developments or developments near water courses a
stormwater management plan for the proposed development area, for both the minor and
major storm events, be compiled and submitted for approval to the Directorate: Infrastructure
Services.

that the approved management plan be implemented by the “Developer”, at his/her cost, to the
standards of the Directorate: Infrastructure Services. The management plan, which is to
include an attenuation facility, is to be submitted concument with the detail services plans;

that in the case of a sectional titie development, the internal siormwater iayout be indicated on
the necessary building plans to be submitted for approval.

that no overland discharge of stormwater will be allowed into a public road for enven with
catchment areas of more than 1500m? and for which it is agreed that no detention facilities are
required. The "Developer’ needs to connect to the nearest piped municipal stormwater system
with a stormwater erf connection which may not exceed a diameter of 300mm,

ds

85.

86.

that, where applicable, the application must be submitted to the District Roads Engineer for
comment and conditions . Any conditions set by the District Roads Engineer will be applicable;

that no access control will be allowed in public roads;
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87.

89

80.

1.

92,

93.

94,

that the layout must make provision for alf deliveries io take place on-site. Movement of
delivery vehicles may not have a negative impact on vehicular — and pedestrian movermnent on
public roads and or public sidewalks;

The design and lay-out of the development must be such that emergency vehicles can easily
drive through and tum arcund where necessary,

that, prior to commencement of any demolition / construction work, a traffic accommodation
plan for the surrounding roads must be submitted fo the Directorate: Infrastructure Services for
approval, and that the approved plan be implemented by the “Developer”, at higher cost, to
the standards of the Directorate: Infrastructure Services;

that visibilty splays shall be provided end maintained on each side of the new access in
accordance with the standard specifications as specified in the Red Book with regard to sight
triangles at intersections;

that each erf has its own access {drive-way), (the new access(es) (dropped kerb(s)) to the
proposed parking bays be) constructed to standards as set ocut by the the Directorate:
Infrastructure Services and in line with the Road Access Guideline;

that the access road to the existing facility be kept in an acceptable condition, i.e. maintained
fo a standard which will result in a comfortable ride for a standard passenger vehicle and io a
standard which will not endanger the lives or property of road users;

that the parking area be provided with a permanent surface and be clearly demarcated and
accessible. Plans of the parking layout, pavement layerworks and stormwater drainage are to
be approved by the Directorate: Infrastructure Services before commencement of construction
and that the construction of the parking area be to the standards of the Directorate:
Infrastructure Services;

that no parking be allowed in the road reserve;

Bridie Recuirement:

95.

that any bridge(s) in the proposed road lay-out be designed and constructed to not impact on
the natural flow of water, and fo be able to accommodate the 1:50 year flood. The underside of
the bridge(s) must be above the 1:100 year flood level,
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96. that the bridge(s) be constructed by the “Developer’, at his/her cost, to the standards of the
Directorate: Infrastructure Services. An adequate level of supervision by a suitably qualified
Registered Engineering Professional must be provided for the full duration of the works. The
Registered Engineering Professional shall arrange for any tfests that may be necessary to
determine whether the workmanship and materials confarm to the required standards;

87. that a ceriificate stating that all work has been carried ouf in accordance with the Directorate:
Infrastructure Services’s specifications and requirements, signed by the Registered
Engineering Professional, must be submitted with the “As Built” drawings on completion of the
bridge(s). The certificate must make reference to all material testing, and confim that the test
results meet or exceed the requirements of the specifications;

Culvert Requirement:

98. thet the proposed culvert under rail in the proposed road lay-out be designed and constructed
by a professional engineer and to the satisfaction of all affected institutions i.e. Provincial
Govemment, Stellenbesch Municipality, Metrorail, PRASA, etc;

99. that the culvert be constructed by the “Dewveloper”, 1o the standards of the Directorate:
Infrastructure Services. An adequate level of supervision by a sultably qualified Registered
Engineering Professional must be provided for the full duration of the works. The Registered
Engineering Professional shall arrange for any tests that may be necessary to determine
whether the workmanship and materials conform to the required standards;

100. that & certificate stating that all work has been carried out in accordance with the Directorate:
Infrastructure Services's specifications and requirements, signed by the Registered
Engineering Professional, must be submitted with the “As Built” drawings on completion of the
culvert. The certificate must make reference to all material testing, and confirm that the test
results meet or exceed the requirements of the specifications;

101. that stormwater in the culvert be addressed without utifizing mechanical pumps to the
satisfaction if the “Engineer”,

Wayleaves

102. that way-leaves / work permits be obtained from the Directorate: Infrastructure Services prior
to any excavation / construction work on municipal land or within 3,0m from municipal services
located on private property;

103. that wayleaves will only be issued after approval of relevant engineering design drawings;

(S —
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104,

that it is the Developer's responsibility to obtain wayleaves from any other authorities/service
provider's who's services may be affected.

Owner's Assoclation (Home Owner's Association or Body Corporate)

105.

1086.

107.

108.

108.

that an Owner’s Association be established in accordance with the provisions of section 29 of
the Stellenbosch Municipal Land Use Planning By-law and shall come into being upon the
separate registration or transfer of the first deducted land unit arising from this subdivision;

that the Owner's Association take transfer of the private roads simultaneously with the transfer
or separate registration of the first deducted land portion in such phase;

that in addition to tha responsibilities set out in section 28 of the Stellenbosch Municipal Land
Use Planning By-law, the Owner's Assaociation also be responsible for the maintenance of the
private roads, street lighting, open spaces, retention facilties and all intermnal civil services;

that the Constitution of the QOwner's Association specifically empower the Association to deal
with the maintenance of the roads, street lighting, open spaces, retention facilities and all
internal civil services;

that the Constitution of the Owner's Association specifically describes the responsibility of the
Owner's Association to deal with refuse removal as described in the “Solid Waste” section of
this document;

Solid Waste
110. The reduction, reuse and recycle approach should be considered to waste management:

o Households o reduce waste produced
¢ Re-use resources wherever possible

¢ Recycle appropriately

To give effect to the above, the following are some typical waste minimization measures that
should be implemented by the Developer, to the satisfaction of the Stellenbosch Municipality:

s Procedures should be stipulated for the collection and sorting of recyclable materials;
» Provision should be made for centralized containers for recyclable materials including
cardboard, glass, metal, and plastic and green wasle;
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111

112,

113.

114.

s A service provider should be appointed to collect recyclable waste. Such service
provider must be legally compliant in terms of all Environmental Legislation and/or
approved by the Municipality's Solid Waste Management Depariment;

o Procedures for removal of waste {materials that cannot be reused or recycled) from
the site should be stipulated;

¢ General visual monitoring should be undertaken to identify if these measures are
being adhered to;

o Record shall be kept of any steps taken to address reporis of dumping or poor waste
management within the Development;

Where an Owner's Association is to be established in accordance with the provisions of
section 29 of the Stellenbosch Municipal Land Use Planning By-lew, the Constitution of the
Owner's Association shall incorporate the above in the Constitution and:

+« Each parly's (Developer/Owners Association/Home Owner) responsibilities w.rt
waste management and waste minimization should be clearly defined in such
constitution

+ A set of penalties for non-compliance should be stipulated in the Constitution

that it be noted that the Solid Waste Branch will not enter private property, private roads or any
access controlled properties for the removal of solid wasts;

that the “Developer” must apply and get approval from the Municipality’'s Solid Waste
Depariment for a waste removal service prior to clearance cettificate or occupation certificate
(where clearance not applicable). Contact person: Senior Manager: Sofid Waste (021 808
B241; clayton.hendricks@stellenbosch.gov.za)

that should it not be an option for the “Municipalify” to enter inte an agreement with the
‘Developer” due to capacity constraints, the "Developer” will have to enter into a service
agreement with & service provider approved by the "Municipality” prior fo clearance certificate
or occupation certificate (where clearance not applicable);

that if the “Developer” removes the waste by private service provider, provision must still be
made for a refuse room should this function in future revert back to the “Municipality”;
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115.

118.

117.

118.

118.

120.

121,

122.

123.

124.

Access to all properties via public roads shall be provided in such a way that collection
vehicles can complete the beats with a continuous forward movement;

Access shall be provided with a2 minimum travelable surface of 5 meters width and & minimum
comer radii of 5 meters;

Maximum depth of cul-de-sac shall be 20 meters or 3 erven, whichever is the lesser. \Where
this requirement is exceeded, it will be necessary to consiruct a turning circle with a minimum
turning circle radius of 11m or, altematively — a tuming shunt as per the Directorate:
Infrastructure Services' specifications. With respect to the latter, on street parking are te be
prohibited by way of “red lines” painted on the road surface as well as “no parking” signboards
as a single parked vehicle can render these latter circles and shunts useless;

Minimum tumning circle radius shall be 11 meters to the center line of the vehicle;

Road foundation shall be designed to cany a single axle load of 8.2 tons;

Refuse storage areas are to be provided for all premises other than single residential erven;

Refuse storage areas shall be designed in accordance with the requirements as specified by
the Solid Waste Branch. Minimum size and building specifications is available from the Solid
Waste Branch;

A single, centralized, refuse storage area which is accessible for collection is required for each
complete development. The only exception is the case of a single residential dweliing, where a
refuse storage area is not reguired,

The refuse storage area shall be large enough to store all receptacles needed for refuse
disposal on the premises, including all material intended to recyeling. No household waste is
allowed to be disposed / stored without a proper 240 £ Municipal wheelie bin;

The size of the refuse storage area depends on the rate of refuse generation and the
frequency of the collection service. For design purposes, sufficient space should be available
fo store two weeks’ refuse;
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125.

126,

Where the premises might be utilized by tenants for purposes other than those originally
foreseen by the building owner, the area shall be sufficienfly large to store all refuse
generated, no matter what the tenant's business may be;

All black 85 ¢ refuse bins or black refuse bags is in the process of being replaced with 240 ¢
black municipal wheeled containers engraved with WC024 in front, and consequently refuse
storage areas shoukl be designed to cater for these containers. The dimensions of these
containers are:

Commerclal and Domestic 585 mm wide x 730 mm deep x 1100 mm high

127,

128.

129.

With regard to flats and townhouses, a minimum of 50 litres of storage capacity per person,
working or fiving on the premises, is to be provided at a “once a weak” collection frequency;

Should designhers be in any doubt regarding a suitable size for the refuse storage area, advice
should be sought from the Solid Waste Department : Tel 021 B08-8224

Building specifications for refuse storage area:

Floor

The floor shall be concrete, screened to a smooth surface and rounded to a height of 75mm
around the perimeter. The floor shall be graded and drained to a fleor trap (See: Water Supply
and Drainage).

Walls and Roof

The Refuse Storage Area shall be roofed to prevent any rainwater from entering. The walls
shall be constructed of brick, concrete or similar and painted with light color high gloss enamel,
The height of the room to the ceiling shall be not less than 2.21 meters.

Ventilation and Lighting

The refuse storage area shall be adequately lit and ventilated. The room shall be provided with
a lockable door which shall be fitted with an efficient seli-closing devise. The door and
ventilated area shall be at least 3 metres from any door or window of a habitable room.
Adequate artificial lighting is required in the storage area.

Water Supply and Drainage
A tap shall be provided in the refuse storage area for washing containers and cleaning
spillage. The fioor should be drained fowards a 100 mm ficor trap linked o a drainage pipe
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130.

131,

132.

133.

134.

135,

which discharges to a sewer gully outside the building. In some cases a grease gully may be
required.

Should the refuse storage area be located at a level different from the level of the street
entrance to the properly, access ramps are fo be provided as stairs are not allowed. The
maximum pemissible gradient of these ramps is 1:7;

A refuse bay with minimum dimensions of 15 meters in length x 2, 5 meters in width plus 45
degrees splay entrance, on a public street, must be provided where either traffic flows or traffic
sight lines are affected. The refuse bays must be positioned such that the rear of the parked
refuse vehicle is closest 1o the refuse collection area;

Any containers or compaction equipment acquired by the building owner must be approved by
the Directorate: Infrastructure Services, to ensure their compatibility with the servicing
equipment and lifting ettechments;

Refuse should not be visible from a sireet or public place. Suitable screen walls may be
required in certain instances;

Access must be denied to unauthorized persons, and refuse storage areas should be
designed to incorporate adequate security for this purpose;

All refuse storage areas shall be approved by the Directorate: infrastructure Services, to
ensure that the Council is able o service all instaflations, irrespective of whether these are
currently serviced by Council or other companies;

AS-BUILTs

136.

The “Developer” shall provide the “Municipality” with:
a. complete set of as-built paper plans, slgned by a professional registered engineer;

b. a CD/DVD containing the signed as-built plans in an electonic DXF-file format,
reflecting compatible layers and formats as will be requested by the "Engineer” and is
reflected herewith as Annexure X;

c. a completed Asset Verification Sheet in Excell format, reflecting the componitization
of municipal services installed as part of the development. The Asset Verification Sheet
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137.

138.

139.

140.

will have to be according fo the IMQS format, as to be supplied by the “Engineer”, and is
to be verified as comect by a professional registered engineer;

d.  acomplete set of test results of all intemal ~ and external services (i.e. pressure tests on
water - and sewer pipelines as well as densities on road structure and all relevant tests
on asphalt), approved and verified by a professional registered enginzer;

e. \Wrtien verification by the developer's consulting engineer that all professional fees in
respect of the planning, design and supervision of any services to be taken over by the
"Municipality’ are fully paid;

All relevant as-buit detail, as reflected in the item above, of civil engineering services
constructed for the development, must be submitted to the “Engineer” and approved by the
"Enginser” before any application for Certificate of Clearance will be supported by the
"Engineer’,

The Consulting Civit Engineer of the “Deveioper” shall cerlify that the location and position of
the installed servicas are in accordance with the plans submitted for each of the services
detailed below,;

All As-built drawings are to be signed by a professional engineer who represents the
consulting engineering company responsible for the design and or site supervision of civil
engineering services;

Section 28 Certification in terms of the Stellenbosch Municipal Land Use Planning By-law shall
not be issued unless said services have been inspected by the “Engineer” and written
clearance given, by the “Enginear”;

Section 28 Certification in terms of the Stellenbosch Municival Land Use Planning ByJaw

141.

142.

it is specifically agreed that the “Developer” undertakes to comply with all conditions of
approval as laid down by the “Municipality” before clearance certificates shall be issued,
unless otherwise agreed herein;

that the “Municipalily” reserves the right to withhold any clearance certificate until such time as
the “Developer” has complied with conditions set out in this contract with which hefshe is in
defautt. Any failure to pay monies payable in terms of this contract within 30 (thirty) days after
an account has been rendered shall be regarded as a breach of this agreement and the
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143.

144,

1485,

“Municipality’ reserves the right 1o withhold any clearance certificate until such time as the
amount owing has been pald;

that clearance will only be given per phase and the ohus is on the “Developer” to phase his
development accordingly;

The onus will be on the “Developer” and or his professional team to ensure that all
land-use conditions have been complied with before submitting an application for a
Section 28 Certification in terms of the Stellenbosch Municipal Land Use Planning By-
law. Verifying documentation (proof of payment in respect of Development Charges,
services installation, etc.) must be submitted as part of the application before an
application will be accepted by this Directorate;

that any application for Certificate of Clearance will only be supported by the “Engineer” once
all relevant as-built detail, as reflected in the item “"AS-BUILT's” of this document, is submitted
to the “Engineer” and approved by the “Engineer”.

Occupation Certificate in terms of Section 14 of the the National Buildin: Reciulations and

Buildino Standards Act 103 of 1977 (where a subdivision and clearance cerfificate is not
applicable)

146.

147.

148,

It is specifically agreed that the "Developer” underlakes to comply with all conditions of
approval as laid down by the “Municipality” before occupation certificates shall be issued,
unless otherwise agreed herein;

that the “Munlcipality” reserves the right to withhold any occupation certificate until such time
as the “Develaper” has complied with conditions set out in this contract with which he/she is in
default. Any failure to pay monies payable in terms of this contract within 30 (thirty) days after
an account has been rendered shall be regarded as a breach of this agreement and the
*Municipality” reserves the right to withhold any occupation cerfificate until such time as the
amount owing has been paid;

The onus will be on the “Developer” and or his professional team to ensure that all
land-use conditions have been complied with before submitting an application for an
occupation certificate in terms of the National Building Regulations. Verifying
documentation (proof of payment in respect of Development Charges, sarvices
installation, etc.) must be submitted as part of the application before an application will
be accepted by this Directorate;
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Avoldance of waste nhuisance and risk

149,

Where in the opinion of the “Municipality” & nuisance, health or other risk to the public is
caused due to construction activilies andfor a lack of maintenance of any service, the
“Municipality” may give the "Developer” and or OWNER'S ASSOCIATION written notice to
remedy the defect falling which the “Municipality” may cany out the work itseff or have it
carried out, at the cost of the “Developer” and or OWNER'S ASSOCIATION.

Streetlighting

150.

181,

152.

158.

The "Developer’ will be responsible for the design and construction at his own expense of all
intemal street lighting services and street lighting on link roads leading to his development
(excluding Class 1, 2 and 3 Roads) according to specifications delermined by the
municipality’s Manager: Electrical Services and under the supervision of the consulting
engineer, appointed by the “Developer”;

Prior to commencing with the design of street lighting services, the consulting electrical
engineer, as appointed by the "Devsloper” must acquaint himself with, and clarify with the
municipality's Manager: Electrical Engineering, the slandards of materials and design
requirements to be complied with and possible cost of connections to existing services;

The final design of the complele intemal street lighting network of the development must be
submitted by the consulting electrical engineer, as appointed by the “Developer”, o the
municipality's Manager: Electrical Engineering for approval before any construction work
commences;

Any defect with the street lighting services construcied by the "Deveioper’ which may ocour
during the defects liability period of 12 (TWELVE) months and which occurs as a resutt of
defective workmanship and/or materials must be rectified immediately / on the same day the
defect was brought to the attention of the consulting electrical enginser, appointed by the
*Developer”. Should the necessary repair work not be dohe within the said time the
“Municipality” reserves the right to carry out the repair work at the cost of the "Developer”;
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154, The maintenance and servicing of all private internal street lighting shall be the responsibility
and to the cost of the "Developer” and or Home Owner’s Association.

TYRONE KING Pr Tech Eng
MANAGER: DEVELOPMENT (INFRASTRUCTURE SERVICES)

W20 DEVELOFMENTVIO Davelopments2104 (T} Farm 7424 Foan{LULDS77) (tskenbosch Eridge Appication 12104 (TK) Farm 7425 Paarl (LLHI0S77) (Stelentiosch Bridge
Agication 1)_t.doc
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ATTACHMENT X

Geographic Information System (GIS) data capturing standards

In drawing up the As-build Flans relating to this developmant, the consultant
must create the following separate layers in ESRI .shp, electronic file format in order for the
data to reflect spatially correct.

Layer name Content _ B
TITLE Title information, includinc any endorsements and references |
NOTES 41l noted information, both from the owner / surveyor and SG = |

PARENT PROPLINES  Parent property lines
PARENT PROPNUM Parent erf number (or portion number)

PROPLINES New portion boundaries

PROPANNO [New erf numbers

SERVLINES Servitude polygons

SERVANNO [Servitude type

STREET _NAMES |Road centre lines with street names

STREET_NUMBERS Points with street numbers

COMPLEX \""here applicable, polygon with complex name (mention
BOUNDARIES \whether gated or not and if so, where gates are)

ISUBURB Polygon with suburb name, where new suburb / township

* extension created i

ESTATE ‘Where applicable, polygon with estate name (mention whether
E cated or not and if so, where gates are)

When data is provided in a .shp format it is mandatory that the .shx, .dbf, files should
accompany the shapefile. The prj file containing the projection information must also
accompany the shapefile.

It is important that different geographical elements for the GIS capture process remains
separate. That means that political boundaries like wards or suburbs be kept separate
from something like rivers. The same applies for engineering data types like water linss,
sewer lines, electricity etc. that it is kept separate from one another. When new
properties are added as part of a development, a list of erf numbers with its associated
86 numbers must be provided in an electronic format like .txt, .xls or .csv format.

For road layer shapefiles; the road name, the from_street and to_street where applicable
as well as the start en end street numbers needs to be included as part of the attributes.
A rotation field needs to be added to give the street name the correct angle on the map.

In addition to being geo-referenced and in WGS 1984 Geographic Coordinate System, the
drawing must be completed using real world coordinates based on the Siellenbosch
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TRAFFIC IMPACT STUDY



Contact Address:
iCE Group (Stellenbosch), Tel No: +27 (0} 21 880 0443
P O Box 131, Fax No: +27 (0) 21 880 0390

Stellenbosch, 7599 e-mail: piet@icegroup.co.za

Contact Person: Piet van Blerk
Your Ref: Farm 744/2, Klapmuts
Our Ref: iCE/S/493A Date:

GROUP »;
13 December 2018

Anton Lotz Town & Regional Planning
Attention: Mr Anton Lotz
Sir

APPLICATION FOR REZONING AND SUBDIVISION OF FARM 744 PORTION 2,
KLAPMUTS, STELLENBOSCH: TRAFFIC IMPACT STATEMENT

This company was appointed to prepare a Traffic Impact Statement (TIS) for the
proposed development of Farm 74472, Klapmuts, Stellenbosch.

1. BACKGROUND AND LOCALITY

The subject property is situated to the west of the developed area of Klapmuts, which
is situated to the west of the R44 and south of the N1, Stellenbosch. See the
Locality Plan attached.

A few buildings exist on the southern portion of the subject property, with the
remainder undeveloped.

This TIS accompanies the Application for Rezoning and Subdivision of Farm 74472,
Stellenbosch.

2. PROPOSED DEVELOPMENT
2.1 Proposed Development

The proposed development will be of light industrial nature, with the anticipated bufk
to be developed in the order of 90 500 m?, and the Gross Leasable Area (GLA)
76925 m2 A potential layout is as indicated on the attached Development
Framework Pian, prepared by Osmond Lange Architects and Planners (Pty) Lid.

2.2 Access to the Property

Access o the property is currently informally obtained from the existing road network
within Klapmuts {mainly Merchant Street). Access to the proposed development will
be obtained from an access road to Merchant Street between its intersections with
Gone Street and Adams Street — see the photo below. Detail on access will be
discussed in paragraph 4 below.

Consulting Services

- = Civil Engineering Services
I

| ¢ Traffic Engineering
|

Stellenboach office:
Tel: 021 8800 443
Fax: 021 8800 390

Directors:
P J Van Blerk PERg

1CE Group (Overberg) Va
(CE Group (Siellenbosch)

Reg Mo 2006/133238/23
i
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Photo 1 : Proposed access to subject property

3. TRAFFIC
3.1 Existing Traffic

Information regarding existing weekday peak hour traffic was obtained from counts
previously conducted at the following intersections on Tuesday, 14 May 2019 from
06h30 to 08h30 and again from 16h30 to 18h30;

1. R44/Stellengate Boulevard signalised intersection

2. Stellengate Boulevard/Simonsberg Business Park Access roundabout
3. Steliengate Boulevard/Merchant Street mini-circle

4. Groenfontein Road/Merchani Street intersection

The peak hour volumes derived from these counts are indicated in Figure 1
attached.

3.2 Traffic Growth

Based on previous studies compiled in the area, and in accordance with the TMH17
Typical Traffic Growth Rales in average- fo above average growth areas, an annual
growth rate of 4% per annum was applied to the peak hour traffic along the R44. To
account for possible traffic growth along the residential streets within Klapmuts, an
annual growth rate of 2% per annum was applied.

In accordance with the requirements of WCG, a 5-year growth period was assessed.
The existing 2019 peak hour volumes were therefore increased by the
abovementioned annual growth rates for five (5) years. An application for a similar
light industrial development further aleng Groenfontein Road was recently submitted
- the potential peak hour traffic as per its TIA was therefore taken into consideration.
To obtain the estimated 2024 peak hour volumes as indicated in Figure 2 attached,
the abovementioned trips were added to the increased volumes.

It should be noted that the adjacent vacant property (to the west) has development
righis obtained about eight years ago, but which has not yet been acted on. Should

(E
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the said rights be exercised before the proposed development contained in this
report, the road upgrades required in accordance with its conditions of approval will
be required to accommodate the peak hour traffic considered background traffic for
the purpose of this proposal. As the developer is the same for both these
developments and the developer intends developing the light industriat first, the
traffic expected to be generated by the above-mentioned development rights was not
taken into consideration in this TIA.

3.3 Traffic Generation

Trip generation rates as contained in the TMH17 South African Trip Data Manual
were consulted 1o calculate the potential peak hour traffic generated by the proposed
development. The said manual suggests a rate of 0,6 trips per 100 m? GLA for
manufacturing, with an 80/20 infout split during the AM peak hour and vice versa
during the PM peak hour. Based on this, the proposed development will thus have
the potential to generate 461 peak hour trips (369 in, 92 out during the AM peak hour
and vice versa during the PM peak hour).

3.4 Traffic Distribution

The peak hour traffic that can potentially be generated as calculated above was
distributed to the road network based on the existing directional split in peak hour
traffic in the vicinity of the subject propery, as well as the location of the property
and knowledge of the area.

To account for employees potentially residing within Kiapmuts, it was assumed that
approximalely 20% of the traffic generated by the proposed light industrial
developrment will remain within Klapmuts, with the remaining 80% distributed fo the
R44 and Klapmuts-Simondium Road based on the existing directional split in peak
hour traffic at the R44/Klapmuts-Simondium Road intersection.

The said distribution is indicated in Figure 3 attached.
3.5 Traffic Analysis

Traffic analyses of the intersections were done by means of the Sidra Intersection
8.0 software. Service levels A to D are considered acceptable, with D the critical.
The link volumes were analysed by means of the methods contained in the Highway
Capacity Manual.

The intersections as listed in paragraph 3.1 above, consist of lane layouts as (ollows
(aerial photos dated 2016).

R44/Stellencate Boulevard intersection:

This intersection is currently signalised, with dedicated right-turn lanes on all
approaches. See the photo below.

Ll
m
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This intersection is currently a roundabout with single circulating lane, and left-slip
lane along Stellengate Boulevard towards the Business Park Access. See the photo
below.

Photo 3 : Existing Steilengate Boulevard/Simonsberg Business Park Access intersection lane
layout

Stellencate Boulevard/Merchant Street intersection:

This intersection is currently a mini-circle. See the photo below

I Page 4 of 11
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Photo 4 : Existing Steltengate Boulevard/iderchant Street intersection lane layout
Groenfontein Road/Merchant Street intersection:

This intersection is currently stop-controlied on the Groenfontein Road-approaches,
with free-flow conditions along Merchant Strest. The fourth leg to the intersection
was constructed since the aerial photograph. The said road link provides access to
the taxi rank recently implemented. See the photo below.

D - o o e’
Photo 5 : Existing Groenfontein Road/Merchant Street intersection lane layout
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3.5.1 Analyses of Existing and Estimated Peak Hour Volumes
(excluding proposed development)

Link Volumes:

As indicated in Figure 1 and Figure 2 attached, the following link volumes (tota! two-
way traffic) are experienced/expected:

Exisling AM/PM (Fig 1) Estimated AM/PM (Fig 2)

R44 north of Klapmuts-
Simondium Road 168571474 2199/1958

R44 south of Klapmuts-
Simondium Road 1387/1 146 1750/ 1 462

The link volumes tabled above, indicate that the dualling of the R44 north of the
Klapmuts-Simondium Road intersection (towards Old Paarl Road) will be required to
accommodate the background traffic (estimated 2024 peak hour volumes), Based
on the traffic growth rate applied, it is anticipaled that the dualling of the section of
the R44 south of the abovementioned intersection will be required within
approximately nine (9) years' time (+ year 2028).

It can thus be concluded that the dualling of the R44 north of its intersection
with the Klapmuts-Simondium Road will be required to accommodate the 2024
background traffic.

R44/Stellencate Boulevard intersection:

During peak times, queuing is currently experienced at this intersection which seems
o be as result of vehicles backed up from the R44/01ld Paarl Road intersection.

According to the Sidra analyses, with independent signal phasing and timing, and
assessing the intersection in isolation, acceptable service levels C and above are
experienced during the existing AM and PM peak hours.

During the estimated peak hours, the Sidra analyses show similar service levels,
however, the queuing on the shared through-left lane on the northem R44-approach
doubles (to approximately 130 metres). Based on this, it is suggested that the
provision of a dedicated left-turn lane be considered on the northern R44-approach
to the intersection. With the proposed turmning lane in place, the queuing can be
expected to subside.

Furthermore, it has been experienced during the PM peak hour, that left-turning
vehicles from the R44 towards Stellengate Boulevard, utilise the existing shoulder
along the R44 as result of the left-turn fane being a shared lane with the through
movement. To address this, it is suggested that the provision of a dedicated left-turn
lane on the southern R44-approach be considered.

It can thus be conciuded that to accommodate the background traffic at the
R44/Stellengate Boulevard intersection, the provision of dedicated left-turn
lanes on the northem and southern R44-approaches are consldered
necessary.

Stellenyate Boulevard/Simonsbery Business Park Access intersection:

According to the Sidra analyses, acceptable service levels can be expected on all
movements at this roundabout during the existing- and estimated AM and PM peak
hours.

it can thus be concluded that, to accommodaie the background traffic, no
upgrades are considered necessary at the Stellengate Boulevard/Simonsberg
Business Park Access intersection.
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Stellencate BoulevardiMerchant Street intersection:

According to the Sidra analyses, acceptable service levels can be expected on all
movements at this roundabout during the existing- and estimated AM and PM peak
hours.

it can thus be conciuded that, to accommodate the background traffic, no
upgrades are considered necessary at the Stellengate Boulevard/Merchant
Street intersection.

Groenfontein Road/Merchant Street intersection;

According lo the Sidra analyses, acceptable service levels can be expected on all
movements at this intersection during the existing- and estimated AM and PM peak
hours.

it can thus be concluded that, to accommodate the background traffic, no
upgrades are considered necessary at the Groenfontein Road/Merchant Street
intersection.

3.5.2 Analyses of Expected Peak Hour Volumes
(including proposed development)

The potential peak hour traffic generated by the p'rOposed development (Figure 3)
was added to the background traffic (Figure 2) to obtain the expected peak hour
volumes (Figure 4).

Link Volumes:

As per Figure 4 attached, the AM/PM link volumes anticipated along the R44 wili be
2431/2 193 north- and 1 839/1 557 south of the R44/Klapmuts-Simondium Road
intersection. As mentioned with the background fraffic volumes, the dualling of the
section north will be required to accommodate the background traffic.

it can thus be conciuded that no dualling of road sections, additional to those
required fo accommodate the background traffic, are considered necessary as
resuit of the proposed development traffic.

R44/Stellencate Boulevard intersection:

With the addition of the potential traffic generated by the proposed development, it is
expected that a dedicated left-turn lane will be required along the Stellengate
Boulevard-approach. With the section of the R44 duailed and the dedicated turning
lanes added as required to accommodate the background traffic, and with the
addition of the lefi-turn lane along Stellengale Boulevard, acceptable service levels
C and above can be expected on all movements during both expected peak hours,
as per the Sidra analyses.

It can thus be concluded that a dedicated Jeft-turn lane along the Stellengate
Boulevard-approach to the R44/Stellengate Boulevard intersection is
considered necessary to accommodate the addition of the proposed
development traffic.

Stellencate Boulevard/Simonsbers Business Park Access intersection:

According to the Sidra analyses, the service levels as discussed with the analyses of
the background traffic can be expected to remain, with marginal increase in queuing,
with the addition of the proposed development traffic.

it can thus be concluded that no upgrades to the Stellengate
Boulevard/Simonsberg Business Park Access intersection is considered
necessary as result of the addition of the proposed development trafiic.

Stellencate Boulevard/Merchant Street intersection:

According to the Sidra analyses, the service levels as discussed with the analyses of
the background traffic can be expected to remain, with marginal increase in queuing,
with the addition of the proposed development traffic.

[(E
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it can thus be concluded that no upgrades to the Stellengate
Boulevard/Merchant Street intersection Is considered necessary as resuit of
the addition of the proposed development traffic.

Groenfontein Road/Merchant Street intersection:

With the addition of the proposed development traffic, unacceptable service level F
is expected on the southern Groenfontein Road-approach (stop-controlled). To
address this, it is suggested that a roundabout be considered at this intersection.
According to the Sidra analyses, acceptable service levels B and above can be
expected on all approaches to the roundabout during both expected peak hours.

It can thus be conciuded that a roundabout at the Groenfontein Road/Merchant
Street intersection Is considered reguired to accommodate the addition of the
proposed development traffic.

Merchant Street/Access intersection:

The intersection of the proposed access to Merchant Street is suggested as a
roundabout. A roundabout with single circulating fane at this intersection can be
expecled to operate acceptable during the expected peak hours.

It can thus be concluded that a roundabout at the Merchant Street/Access
intersection is considered necessary to accommodate the addition of the
proposed development traffic.

4. GEOMETRY

As previously mentioned, access to the subject property is proposed via an access
road to Merchant Street. Merchant Street is accessed via Stellengate Boulevard,
which intersects the R44 opposite the Klapmuts-Simondium Road. According to
information, the R44 is classified as a Class 2-road, whilst Steflengate Boulevard
and Merchant Streel can be classified as Class 4-roads. The intention is that
Stellengate Boulevard will be realigned towards the Groenfonlein Road/Merchant
Street intersection. See a schematic layout in Diagram 7 below:

i F P 3 A o
B | . oY iy N w85

Diagram 1 : Existing and future road network in vicinity of subject property (solid lines existing
roads, broken lines future road links)
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It is proposed that a roundabout be constructed at the Merchant Street/Access
intersection. The said roundabout will be situated £ 70 metres (centre-fo-centre)
from the closest T-intersection to the southwest, and + 150 metres from the all-way
stop-controlled Merchant Street/Adams Street intersection, which is considered
acceptable.

An internal road is indicated on the attached layout which runs parallel to the future
Kiapmuts Hills Road. Access to the light industrial erven will be obtained via the said
internal road. Accommodation for deliveries, etc., should be made on the individual
erven., Detail on the on-site accommodation should be addressed with Site
Development Plan submission.

Detail on refuse removal is not yel available. This should be addressed with Site
Development Plan submission.

5. PARKING

Parking layouts are not yet available. Parking should be provided in line with the
requirements of Stellenbosch Municipality. Parking will be addressed at Site
Development Plan submission stage.

€. PUBLIC AND NON-MOTORISED TRANSPORT
6.1 Public Transport

A taxi rank was recently constructed north of the Groenfontein Road/Merchant Street
intersection, which is situated less than 300 metres from the proposed access road
intersection to Merchant Street.

Formal public transport embayments exist at the R44/Stellengate Boutevard
intersection, as well as along Stellengate Boulevard, Merchant Street and
Groenfontein Road.

To accommodate the proposed development, as well as the immediate surraunding
area, il is suggested that the provision of public transport embayments be
considered along the access road and/or at the accesses to the potential pockets
within the proposed development.

6.2 Non-Motorised Transport (NMT)

Sidewalks exist along at least one side of the existing roads leading up to the
proposed development access from the R44 (along both sides of some roads in the
area). Pedestrian crossings alsc exist across Groenfontein Road and Merchant
Street, as well as at the roundabouts and signalised intersections in the area.

The access road {between Merchant Street and Klapmuts Hills Road) will be
constructed with 3,0 metre wide NMT facilities along both sides of the road.

As mentioned in paragraph 4 above, detail regarding the internal roads will be
addressed at Site Development Flan submission stage. It should be ensured that
pedestrian accommodation along and across the internal roads are also addressed
at that stage.

Based on the abaove, it is not considered necessary to provide additional external
pedestrian facilities to accommodate the proposed development.
7. CONCLUSICNS

The following can be concluded from the report:

1) That this TIS accompanies the Application for Rezoning and Subdivision of
Farm 744/2, situated to the west of the developed area of Klapmuts, which is
situated to the west of the R44 and south of the N1, Stellenbosch,
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2)

3)

4)

5}

6)

7

8)

- 263

That the proposed development is that of 76 925 m? GLA (80 500 m? light
industrial bulk), with access obtained from Merchant Street;

That the proposed development has the potential to generate 461 peak hour
trips (369 in, 92 oul during the AM peak hour and vice versa during the PM
peak hour),

That to accommodate the background traffic, the following upgrades are
considered necessary:

a) Dualling of the R44 north of its intersection with the Kiapmuts-
Simondium Road;

b) R44/Stellengate Boulevard intersection: The provision of dedicated left-
turn lanes on the northern and southern R44-approaches;

That to accommodate the proposed development traffic, the following
upgrades are considered necessary:

a) R44/Stellengate Boulevard intersection: Dedicated feft-turn lane along
the Stellengate Boulevard-approach;

b) Groenfontein Road/Merchant Street intersection: Roundabout;

That detail on the internal road layouts, on-site accommaodation of vehicles,
refuse removal, parking, etc.; be addressed with Site Development Plan
submission;

That a taxi rank exists less than 300 metres from the proposed development,
that formal public transport embayments exist in the area, and that it is
suggested that the provision of public transport embayments be considered
along the access road and/or at the accesses to the potential pockets within
the proposed development; and

That sidewalks exist along at least one side of the existing roads leading up
o the proposed development access from the R44 (along both sides of
some roads in the area), and that pedesirian accommodation along and
across the internal roads are provided.

8. RECOMMENDATIONS

From the above the following are recommended:

1}

2)

3)

That to accommodate the background traffic:

a) The R44 be dualled north of its intersection with the Kiapmuts-
Simondium Road intersection;

b} Dedicated left-turn lanes be provided along the two R44-approaches to
its intersection with the Kiapmuts-Simondium Road intersection;

That to accommodate the proposed development traffic:

a) A dedicated left-turn lane be provided along the Steliengate Boulevard-
approach 10 its intersection with the R44/Klapmuts-Simondium Road;

b) A roundabout be provided at the Groenfontein Road/Merchant Street
intersaction;

¢} A roundabout be provided at the access road intersection to Merchant
Street;

That parking, access controllayout, internal roads and internal pedestrian
accommodation be addressed at Site Development Plan stage.

In accordance with the Road Master Planning: Klapmuts of Stellenbosch
Municipality's Development Charges Policy, upgrades to the roads listed in points 1)
and 2) can be offset against Development Charges (DCs) payable. As per
discussions with Stellenbosch Municipality, the cost of the access road hetween

[E
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Merchant Street and Klapmuts Hills Road forms part of the above and can also be
offset against DCs.

We trust that the Traffic impact Statement will be to your satisfaction and will gladly
provide any additional information required on request.

Yours faithfully
\\!-_/,/ ] e
Yolandi Obermeyer (B. Eng Civil) Piet van Blerk Pr. Eng

iCE GROUP (STELLENBOSCH) iCE GROUP (STELLENBOSCH)

Attachments

Locality Plan
Development Framework Plan (Osmond Lange Architecls and Planners (Ply) Lid)
Figure 1 Existing AM/PM Peak Hour Traffic Volumes (Tuesday, 14 May 2019)

Figure 2 Estimated 2024 AM/PM Peak Hour Traffic Volumes (including annual
traffic growth and surrounding development)

Figure 3 Distribution of Traffic Generated by Proposed Development

Figure 4 Expected 2024 AM/PM Peak Hour Traffic Volumes (including annual
traffic growth, surrounding development and proposed development)
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1. EXECUTIVE SUMMARY

Megan Anderson Landscape Architects was appointed to undertake a Visual Impact
Assessment for the Stellenbosch Bridge Light Industrial Development, west of Kiapmuts.

The proposed development falls within the planning vision for Klapmuts of Stellenbosch
Municipalities 2019 SDF. The proposed Urtban Planning, Archifectural and Landscape
Architectural principles, guidelines, controls and concepts generally comply with the
municipalities ‘Visual, Scenic Resource and Sense of Place’ requirements.

The scenic resources of the area can be described as natural, rural and peri-urban and are
rated as HIGH.

The Zone of Visval Influence of the proposed development is LOCAL, limited to the Upper
Klapmuts River valley area, between 500m's to 2kms.

Receptors are HIGHLY, MODERATELY and MINIMALLY sensitive. The highly sensitive receptors
are the surrounding homesteads, Nature Reserves, secondary scenic drives (R301, R44 and N1)
and residents of Bennetsville.

The Visual Absorpfion Capacily of the site o the proposed development is MODERATE, i.e.
there will be partial screening by topography and vegetation.

The Visval Intrusion will be MODERATE to LOW, as it partially fits info the sumroundings of the
existing Klapmufts settlement to the east but will be clearly noticeable to the surrounding rural

aredas.

The expected Visual impacts are tabled below including significance before and after
mitigation:
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E Significance before mitigation ' Significance after mitigation

High Medium
Mediium - High Medium
S S S S— e ——
f High Medium
e ] .
i
1 i

| Medium Medium

Mitigation Measures Include:

* Enforcing the proposed Architectural and Landscape Architectural Principles, Codes,
Guidelines and Concepts provided by OL Architects and Square One Landscape
Architects

* Comprehensive planning regarding lighting in order to minimise light pollution on the
cultural and rural landscape

* Construction mitigation measures to be included in the EMP

* Production of an Operational Management Plan to guide and control the Stellenbosch
Bridge Light Industrial Development including buildings, infrastructure and landscaping
in the future

It is recommended that the following are included as Conditions of Approval of the revised
Record of Decision from DEA&DP:

* The proposed Urban Design, Architectural and Landscape Architectural design principles

and guidelines be implemented across the proposed development;

The required mitigation measures regarding Lighting and Signage are planned and

designed for and implemented:;

* An Operation Management Plan for Buildings, Infrastructure and Landscaping is produced
by the Project Consultants which will prescribe maintenance requirements in order to
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retain buildings and infrastructure in good condition and provide for the ongoing
establishment of the landscape.
* The Construction Mitigation Measures are included in the EMP.

We are of the opinion that if these recommendations and mitigation measures are enforced,
that the proposed development will have a moderate visualimpact and, in time, with the
marturing of frees that should be planted, the development will not detract negatively from
the highly rated Cape Winelands scene.
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2. NAME, EXPERTISE AND DECLARATION

2.1. Name
Megan Anderson, Of Megan Anderson Landscape Architects, Is A Self-Employed Landscape
Architect Who Has Been Consulting In The Western Cape Since 1991, To Clients From The

Public And Private Sector,

2.2. Expertise

Megan Anderson’s Projects Range From:;
* visualimpact assessments (VIAs) of proposed developments for EIA and HIA processes:
* environmental and landscape policy and planning;
* upgrading and rehabilitation of natural systems;
*  planning and implementation in heritage and cultural precincts: and
* planning, design and landscaope development in residential and urban areas and
community projects.

Principal Agent: Megan Anderson  Registered Professional Landscape Architect
(Prlarch) Blarch (Up) 1983 Milasa

Registration Of Principle Agent
1994 South African Council For Landscape Architect Professionals (94063)
1992 Institute Of Landscape Architects Of South Africa (P217)

Qualifications
1983 University Of Pretoria Bachelor Of Landscape Architecture

Visual Impact Assessment Expertise

Megan Anderson has been doing Visual Impact Assessments (VIA's)since 1989 when working
for OvP and BOLA. Since then, she has completed more than 100 VIA's for a variety of
developments including mining, harbours, wind and solar farms, communication towers,
commercial and residential developments. A list of selected projects can be found in
Appendix 1.
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2,3. Declaration of independence

DECLARATION OF INDEPENDENCE

l. Megan Anderson, declare that | am an independent consultant and have no business,
financial, personal or other interest in the proposed Stellenbosch Bridge Project at Klapmuts (in
the Stellenbosch Municipality of the Winelands District of the Western Cape), application or
appeal in respect of which | was appointed, other than fair remuneration for work performed
in connection with the activity, application or appeal. There are no circumstances that
compromise the objectivity of my performing such work.

Lo Octarsan

Megan Anderson
Megan Anderson Landscape Architects
Professional Registration Number: Saclap - 94063
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3. INTRODUCTION

Legacy Environmental Management Consulting is preparing a Basic Assessment Report (BAR)
for this Light Industrial Development and have requested Megan Anderson Landscape
Architects (MALA) to provide a Visual Impact Assessment report for the proposed Light
Industrial Development on Farm Portions 8/744, 2/744 and Rem/2/744.

3.1. Background to the Report

Stellenbosch Bridge Properties Pty Ltd propose to develop o phased Mixed Use Development
to the west of Klapmuts.

Phase 1 is for an area of Light Industrial Development on portions 8/744, 27744 and Rem/2/744.
These properties are immediately adjacent to existing development in Klapmuts,

3.2. Scope of Study

The scope of work of this speciglist study is to assess the visual implications of the proposed
Light Industrial Development.

The Following Will Be Covered In This Report:

* Identification of issues raised during a site visit:

* Description of the receiving environment and the proposed project:

* Establishment of view catchment areq, view corridors, viewpoints and receptors;
* Indication of potential visual impacts using established criteria;

* Inclusion of potential lighting impacts at night;

* Description of alternatives, mitigation measures and monitoring programmes.

3.3. Assumptions and Limitations

The visualimpact report is based on the following information:
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* The proposed Information provided by the Client, Planners, Architects and Landscape
Architects

The desktop component of the visual study relies on a combination of 1:250 000 and 1:50 000
Topo-cadastral and Geological maps. The Western Cape Department of Agricultures Aerial
Photographs have also been used. While the latest versions of these plans are being used, the
information captured on these diagrams is outdated in some areas.

For the purposed of this report, the No-Go Alternative assumes that the proposed landuse
depicted in the Stellenbosch Municipality SDF 2019 {lllustrated in Figure 1 in this report) is what
will be implemented. This is Mixed Used development on the western part of the site, Open
Space in the north east and Local Economic Diversification in the south east.

4, METHODOLOGY

A recent site visit and a photographic survey of the site and surrounds were undertaken in
August 2019. Photographs were taken using a Canon EOS 1100D camera body with an EFS$
18-55 mm lens.

A deskicp study was undertaken to review policy literature and map the scenic resources
{Geological Series), view catchment, zone of visual influence, viewpoints and receptors
(Topographical maps 1:250 000 and 1: 50 000). Desktop mapping was verified by on-site
fieldwork.

An evaluation was made of potential visual impacts using standard visual criteria such as
extent of visibility, visual sensitivity of the receptor's, visual albsorption capacity of the area and

visual intrusion on the character of the area.

Recommendations are made with regards mitigation measures.

10
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5. STATUS OF THE STUDY AREA

This report covers the proposed development namely the Light Industrial Development on

portions 8/744, 2/744 and Rem/2/744, Kiapmuts.

A number of Spatial Development Frameworks (SDF} namely the Western Cape Provincial SDF

(2014} and the Stellenbosch Municipality SDF (2018/2019) are of reference to this proposed site

of development with a common theme prevailing, namely:

* Developing Integrated and Susiqinable Settlements and preventing settlement
encroachment into agricultural areas, Scenic Landscapes and Biodiversity Priority Areas

* Safegaurding Cultural and Scenic Assests

* Safegaurding water, agricultural and mineral resources

All recognise the importance of the Scenic and Cultural Landscape and Sustainable

development and propose the protection thereof and management of development therein

such that the existing values are not lost.

The Stellenbosch Municipalities 2018/2019 SDF proposed the use of these sites for Local

Economic Diversification, Mixed Use and Open Space. See Plan below. Parts of the R301 and

R44 are indicated as Sensitive Scenic Routes. These sections are not adjacent to the Site.
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Figure 1: Stellenbosch Municipality Spatial Development Framework
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Further applicable policies are the Heritage and Scenic Resources Inventory and Policy
Framework for the Western Cape (2013) and the Phase 2a Report: Preliminary Draft Heritage
Inventory of Large-Scale Landscape Areas in the Rural Domain of the Stellenbosch
Municipality informing Proposed Heritage Areas, REVISED, 26" January 2017

— —p——————— P Joseupn.

5.1. Heritage and Scenic Resources, Inventory and Policy Framework for the Western
Cape (Oberholzer and Winter, 2013)

The proposed site of development is characterised by the Cape Winelands scenic resources
described by the Oberholzer and Winter study {2013} as follows:

2.5 The Cape Winelands

The Cape Winelands is an area of fertle valleys nestled between the Cape Fold Mountains with their ugged sandstone
peaks. It is an area high in scenic and heritage significance, its famous vineyards earmarked for declaration as a Word
Heritage Site.

At the base of the sandstone massifs, the steep scree slopes grade into gently rolling foothills of weathered Cape
granites and Malmesbury shales, which have been incised by rivers to form wide alluvial valleys in places. such as those
of the Berg and Breede Rivers. Interestingly the pattem of vineyards has a strong comelation with the occurrence of the
granites, the unique combination of soll and climate having made this the cenire of viticulture and frult farming.

Towns, villages and farmsteads are strung along the valleys in response fo the topography, sources of water and
productive agricultural soik, Stellenbosch and Paar being two of the oldest colonial settlements. Other towns in the
District with 'Heritage Areas' include Franschhhoek, Wellington. Montagu, Worcester, McGregor and Tulbagh.

The combination of mountain scenery, rural landscapes. colonial architecture and wine routes make this area a prime
tourism destination of critical importance to the economy of the region. The area is however also under great threat of
fragmentation through creeping urbanization.

The rugged terain and tapestry of rural landscapes have given rise a network of scenic routes and mountain passes,
many of which began as wagon routes fo the Interior. Passes such as Bainskloof Pass {a Provincial Heritage Site),
Franschhoek Pass, Mitchell's Pass and Cogmanskloof, to name a few. are a legacy from the 1700s and 1800s by road-
builders such as Andrew Bain.

The Report Identifies Threats To The Cape Winelands And Provides Policies And Guidelines For
Development
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5.2. Phase 2a Report: Preliminary Draft Heritage Inventory of Large-Scale Landscape
Areas in the Rural Domain of the Stellenbosch Municipality informing Proposed
Heritage Areas, REVISED, 26" January 2017

This report identifies significant large-scale heritage resources in the rural domain of the
Stellenbosch Municipality.

This Report Identifies Klapmuts As Being A Gateway Precinct And Being A Heritage Ares Of
Medium Significance.

g

o e

Figure 2: Stellenbosch Municipality Heritage Inventory, large scale landscape areas in the rural domain
(source: Preliminary Draft Heritage Inventory of Large-Scale Landscape Areas in the Rural Domain of the
Stellenbosch Municipality)

13
MALA

Stellenbosch Bridge Light Indiustrial Precinct Development, Draft Visual Impact Assessment



285

6. THE PROPOSED DEVELOPMENT

6.1. Site Location

e r—— ——— . et o i,

The proposed Light Industrial Development is within the Stellenbosch Municipal Area of the
Winelands District of the Western Cape.

The development will be on Portions 8/744, 2/744 and Rem/2/7 44 of Farm 244, Paarl Division.

These properties are immediately west of and adjacent to existing development in Klapmuts.
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Figure 3: The site of proposed development indicated on a 1:250 000 topographical map {note that this
map Is outdated but latest available)
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Figure 4: Location Of The Proposed Site Of Development Indicated On A 1:50 000 Topographical Map
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Figure 5: The site of proposed development indicated on an aerial photograph indicating surrounding
development and farming (source: Cape Farm Mapper)

The site is in the Klapmuts River valley, at the foothills of the Kiapmutskop Mountain.

16
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6.2. Development Description

6.2.1. Preferred Alternative - Ligh’rﬂlndustricl Development

Stellenbosch Bridge (SB) is curently made up of six distinct precincts:

Innovation Precinct: mixed use {office/commercial/residential/retail/ hotels/
entertainment/educational/ transport}

Light Industrial/Data Centres/ Commercial

High Density Residential

Low Density Residential

Educational/ School Precinct

Future Innovation Precinct Extension

The Light Industrial Precincts are located on the eastern and northern perimeters on the

development. The industrial precinct on the eastern edge will form part of the first phase of

the development and act as a buffer zone between the new Stellenbosch Bridge

Development and the existing Klapmuis Town.

The subject of this report is the Light Industrial Precinct on the eastern perimeter of

Stellenbosch Bridge, east of the proposed Stellenbosch Boulevard, a 35m wide transport

comidor {excluded from this report). See Figure é below.

The current proposal is for a Light Industrial Development and will include:

Gateways and access roads to erven;

Erven for Light Industrial Development that includes areas for office buildings, Llight
Industrial Buildings and vehicular areas {access, turning and parking):

Parking areas along access roads with soft landscaping:

Open, landscaped spaces between erven; and

A green buffer area along the eastern boundary between the Light Industrial Area and the
existing development to the east.

17

MALA  Stellenbosch Bridge Light Industrial Precinct Development, Draft Visual Impact Assessment



-e

Ceretng -

290

bhzze

&



291

The Architectural and Landscaping Guideline Documents have been provided which provide

insight into the proposed development. These can be found in Appendices 3 and 4.

These guidelines allow for the following:

. Edge conditions with regards the location of Industrial Buildings adjacent to the
Boulevard (see Figure 7 below)

- + d _— -+
Boulevard Light Industrial Precinct
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Figure 7: Proposed Light Industrial development of Stellenbosch Bridge (source: OL Architects)

) Architectural codes and guidelines - the industrial buildings are conceptudlized as
having two components, a street-facing office block defining the entrance and public
facade, and an industrial structure
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Figure 8: Plan and example of Typical Light industrial Site

° Architectural style and elements in order 1o establish a timeless and collective
architectural identity, by adopting and using the fraditional elements derived from
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regional Cape architecture, such as the proportions, simplicity, scale, massing, traditional
plan form, vertical proportions, human scale, detailing and colours, in a unique and
cohesive manner to achieve an attractive homogenous architectural language. Focal
features (fountains, traditional Cape chimneys, low Cape walls, pergolas, verandas in
conjunction with indigenous planfing and trees} will enhance and complement the
character and promote a qualitative development known for its charm, beauty and
ultimately its own unique “sense of place”.
. The following elements are addressed:

*  Materials and Quality of Work;

* Colours and Textures;

* Architectural Codes: Elements of the Building;

* General Design Guidelines and Restrictions.

20
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7. VISUAL ASSESSMENT OF THE SITE AND PROPOSED DEVELOPMENT

7.1. Description of the Affected Area and the Scenic Resources

FN

Description of the affected area and its scenic resources (see Photoplates 1 - 4 below )
The proposed site of development is situated in the upper reaches of the Klapmuts River
Valley, on the low lying. flat alluvial plains. at the toe of Klapmutskop.

Proposed Siellenbosch Bridge Light Industrial Precinct

Photo Plate 1 - The Light Indusirial Precinct seen from the slopes of Kiapmuts Kop with the setlement of

Klapmuts beyond.

The Klapmuts River valley and the proposed site are surounded by higher mountains in the
west and south, namely Klapmutskop, Skurweberg and Simonsberg respectively. Low,
rounded hills further enclose the valley to the north and east - Wolfieskop in the north and Klein
Simonsberg in the east. Paarl Mountain is visible to the north east, beyond the low hils.

21
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The Klapmuts valley plains are comprised of quaternary soils typical of valley bottoms and are

flat to gently sloping. The pond just west of the site adds scenic resource value to the site.

Photo Plate 2 - The low lying, flat site of the proposed Light industrial Precinct with Klapmuts beyond and
Paarl Mountain beyond that

Immediately east of the proposed Light Industrial Precinct is the settlement of Klapmuts, which
is comprised of Bennefsville, a low income residential area and further east more light
industries and commercial development. To the south and west the area is currently
predominantly rural while fo the north, fransport comidors comprised of the railway line
between Paarl and Stellenbosch/Cape Town, the Old Paarl Road (R101) and the N2 highway
border the site. Beyond and between the fransport comidors is more rural development.

To the west, the slopes of Klapmutskop, show the remnants of once cultivated lands with
gravel fracks and rows of Eucalyptus trees defining farm blocks.

Photo Plate 3 - Once cultivated hill slopes of Kiapmutskop looking east towards Klapmuts (lhs), Paarl
Mountain beyond

Some cultivation is visible to the south west as is a large reservoir. The ridge line and upper
slopes towards Kiapmutskop are sfill naturally vegetated.
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Photo Plate 4 - Once cullivated hill slopes of Klapmutskop looking west fowards Klapmutskop (rhs), the
proposed Light Industrial Site is behind the phofographer

Klapmutskop and the settlement of Klapmuts is a “gateway” to the Cape inland mountain
range and to the three famous valleys of Paar, Franschhoek and Stellenbosch, all
characterized by natural and cultural landscapes of exceptional beauty.

The naturally vegetfated surounding Klapmutskop and Skurweberg mountains with their
vineyard covered hill slopes and free lined roads and fields, stil dominate the scenery
surounding the settlement of Klapmuts. The settlement of Kiapmuts is nestled in the Klapmuts
River valley, with a few remarkable wild Fig trees and old buildings on the corners of the R44
and Oid Paarl Road {Church} and Simondium Road (Red shop). The Proposed site of
development for the Light Industrial Precinct is adjacent to the high density, low cost housing
area on a low lying, flat and open piece of ground covered with low grass.

The scenic resources of the area can be described as natural, rural and peri-urban and are
rated High.

23
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7.2. Visibility of the proposed development

7.2.1. View Catchment
The geographical area from which the project will theoreticaily be visible,
known as the view cafchment areq, is dictated primarily by lopography.

The proposed development is situated on a low lying valley plain at the toe of the
Klapmutskop mountain.

The viewshed is defined by the higher lying hills and mountains that form the catchment line of
the Klopmuts River, and are between 7 km’s to Joostenberg in the north west, 3 - 7km’s to
Kiapmutskop and Kanonkop respectively to the south and south east and 4 - 9km's to
Wolfieskop and Paarlberg in the north and north east.
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Figure 9: The View catchment of the proposed development.
24
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7.2.2. Ione of Visual Influence

Distance, vegetation, landforms and buildings will reduce the area from which the site will be
seen, This reduced area is the zone of visual inflvence (ZVi).

The ZVI| is reduced by distance, local ridegelines, development and trees to:
s 1,8 kmsin the south;

¢ 2 kmsin the east along the R44;
* 500 meters in the north along the N2; and
» 1 kmin the west along the ridgeline of Kanonkop.

i~ =t

Figure 10: The ZVI1 of the proposed development.

within this area, parts of the site will be obscured by trees or landforms or buildings or any
combination thereof.

Further to the southeast and northeast, areas on hill tops will see the site from further away

The 2VI for the proposed development is restricted to the local areq, ranging from 500m’s to 2
kms.

25
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7.2.3. Viewpoints

A number of viewpoints (VP 1 - 6) have been identified and phofégrophed/cémputer
generated. The position of these Viewpoints are illustrated on Figure 10 below.

Figure 10: Identified viewpcints (VP1-6) of the site.

26
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Viewpoint 1 (Vp1): From the R44, south east of the site at the entrance to Gravel Junction. This
is approximately the furthest south east along the road that the proposed site and Light
industrial Development, or parts thereof, will be seen. This is approximately 2km south east of
the site.

Photo Plate 5: Proposed Light industrial buildings may be seen above the irees in the midground, from
this part of the R44, approximaiely 2 kms to the south east of the site.

Viewpoint 2 (Vp2): from the R44 approximately 1.8 kms east of the site. From here, the existing
trees will probably obscure the proposed Light Industrial Development. If these trees were to

be removed, the proposed development could be seen

Pholo Plate é: View towards the proposed site of development, 1,8 kms east of the site. The existing trees
in the mid ground of the photos will obscure the proposed Light Industrial Development

27
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Viewpoint 3 (Vp3): from the N1 approaching the R44 /Klapmuts offramp from Paarl {east),
approximately 2,5 kms from the site. The buildings of the Light Industrial Development will be
seem in some areas of the site beyond the low cost housing while in other areas the existing
trees and buildings in Klapmuts, that are on a higher elevation, will obscure new

development.

Pholo Plate 7: Taken from the N1 highway fravelling fowards Cape Town, i.e. in a westerly direction.
Approximately 2,5 kms from the site and 100 meters from the off ramp to the R44/Klapmuts. Parts of the
building development will be seen beyond the Low Cost Housing whilé parts will be obscured by trees

Viewpoint 4 (Vp4): Photograph taken from the N1 north of the proposed Light industrial Site,
railway line and Old Paari Road, looking south. Existing alien vegetation cumrently obscures the
site os will the railway line and Road. However upper portions of buildings may be visible. Note
existing municipal building is partly visible above/through trees. Proposed Light industrial
Buildings are further back from this municipal building, so will be less visible.

Photo Plate 8: Photograph taken from the N1 north of the proposed light Industrial Site, looking south.
Ske and buildings will be partially obscured

28
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Viewpoint § (Vp§): from the N1 looking south - south east. The proposed development is on
the lower valley plain beyond the municipal building (green) and railway fine. Only upper
portions

of the proposed Light Industrial buildings closer to the railway line, will be visible from the N1.

Approximate extent of site, parily obscured by municipal bullding and rail/road
¥ g

Photo Plate 9: Photograph faken from the N1 north west of the site. Proposed site and buildings will be
behind the green municipal building

Viewpoint é (Vpé): Taken from the Bennefsville housing area, looking west. The proposed
development is on the lower valley plain beyond the housing.

Photo Plate 10: Computer Generated View Of The Propesed Light Industrial Development From The

Housing Area.
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7.3. Receptors

The Level Of Visual Impact Considered Acceptable Is Dependent On The Type Of Recepiors.

. High Sensitivity - E.G. Residential Areas, Nafure Reserves And Scenic Routes Or Trails;
Moderate Sensitivity — E.G. Sporling Or Recreational Areas, Or Places Of Work:
. Low Sensifivity — E.G. Industrial Or Degraded Areas.

7.3.1. Highly sensitive receptors

Highly Sensitive Receptors Include:
* Residential areas:
o Sumounding Farmsteads fo the south and south east of the site will be highly

sensitive receptors of the site. These include Braemar, Uitspan and Amrra Vineyards
o The residential setflement of Bennetsville in Klapmuts; and
o  Wiesenhof Nature Reserve and associated trails south east of the site.
* Scenic/tourist routes:

o NI approximately 200 m to the east and approximately 2kms to the north west of
the site; and

o R44 - approximately 2kms south east of the site;

7.3.2. Moderate sensitivity receptors

Moderate Sensitivity Receptors Include:

* Places of work on adjacent farms; and
* Places of work in Klapmuts

7.3.3. Low senisitivity receptors

Low sensitivity receptors include:

Industrial areas within the study orea e.g. Klapmuts Light Industrial Areq;

*  The railway line;
The Municipal Waste Building and Eskom Substation north of the site.

The receptors within the ZVI are inclusive of those rated as low fo highly sensitive.
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Figure 11: Receptors Around The Site

7.5. Visual Absorption Capacity

Visual Absorption Capacity is the potential of the landscape fo conceal the proposed project

*  High VAC - e.g. effeclive screening by topography and vegetation;
*  Moderafe VAC - e.g. partial screening by topography and vegetation;
« low VAC - e.g. litlle screening by topography or vegetation.

The proposed site is on the low lying valley plain which is surrounded by mountains and hills.
The surrounding fanduse is predominantly rural with large trees used as windbreaks which in
turn also provide some screening for the proposed site.

The VAC of the site is moderate - e.g. partial screening by topography and vegetation.
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7.6. Visuadl Intrusion

Visual Intrusion is defined as the level of compatibility or congruence of the project with the
particular qualities of the areq, or iis 'sense of place'. This is related fo the idea of context and
maintaining the integrity of the landscape or fownscape.

* High visual infrusion - resulls In a noficeable change or is discordant with the
surroundings;

* Moderafe visual infrusion - partially fits into the surroundings, but clearly noticeable:

* Low visval infrusion — minimal change or blends in well with the surroundings.

The proposed Light industrial Development is situated immediately east of and adjacent to
the settlement of Klapmuts, in particular low cost housing and light industrial development.

To the west and south of the proposed site of Light Industrial development, the area is rural.
The proposed Light Industrial development will have o Low fo Moderate Visual Intrusion in the

landscape . It will partially fit into the surrounding area, blending in with the Klapmuts
development, but being noticeable from the adjacent rural landscape
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8. POTENTIAL VISUAL IMPACTS OF THE PROPOSED DEVELOPMENT

The potential visual impacts would occur during the construction and operation phase of the
development. The nature of the visual impacts will be the visual effect the activity would have
on the receiving environment.

The visual impacts wil be assessed based on a synthesis of crilerfia {nature of impact,
magnitude, extent, duration, Ireplaceble loss of resource, Reversibility Probability, status, level
of significance and significance ofter mitigation) as defined by the NEMA regulations. See

Appendix 2.

For the purposed of this report, the No-Go Alternative assumes that the proposed landuse
depicted in the Stellenbosch Municipality SDF 2019 {lllustrated in Figure 1 in this report) is what
will be implemented. This is Mixed Used development on the western part of the site, Open
Space in the north east and Local Economic Diversification in the south east.

The visual impacts are discussed below:
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8.1. Construction phase:

8.1.1 Visibility of construction activity including clearing of building sites for construction

In order to install services and construct roads, then Light Industrial Buildings, the vegetation on
the site, although predominantly low grasses, would be cleared, areas excavated,
construction sites established and there would be an increase in construction vehicle activity.
Due to the flat terrain, there will not be any cut and fill siopes of major visual consequence.
The main visual impact would be the increase in activity visible to the immediate surrounding
area. This visual impact would probably be an ongoing activity with roads, services and
parking areas being provided as well as fencing and landscaping, followed by Light Industrial
Building construction.

It is assumed that the fencing and landscaping proposed for the eastern edge as well as
other boundaries and internal open spaces, would be part of the construction of access
roads and services to the erven. This would provide visual mitigation for the ongoing
construction of the Light Industrial areqs.
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8.2. Operation Phase

The potential visual impacts will be:

* Change of visual character from an undeveloped site to a Light Industrial Precinct,
with buildings up to 10m high;

*  Visibility from sensitive receptors including the R301, R44 and N1

* Visualintrusion of night lighting.
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8.2.1 Change of visual character from a predominantly undeveloped rural site to a

Light Industrial Site with buildings up to 10m in height

The flat, tranquil, green and vegetated open space will become a busy Light Industrial Site
with buildings up to 10m high, regular light and heavy vehicular activity to and from the sites,

hard paved and lit surfaces and some landscaping.

Environmeniol Significance
Yol Before Mitigation _]{ After Miligation
Prolect  Envionment | T[T } o '-I =y i T -
Abemali allmpact/ | | P [ | ol I . Mifigation
ve Natwre | H } ] ] 1 1 ot b
M= MiDlEll n!r”g s];:;{imn e lin’rjul s |
i i ] | i p)
|| | 15 e ! ve ,
i l i i H
i ! i i

ect
Aciivily: OperaTion Phase,
Change { i
From A Rural | i :
| Pashure With . i
i Preteqeg | Grozing P 5 ;
Atemall | CafleToA ¢ 5/ 13'4;5 100(; M 5 3 1 3:!3 3
| ve- Site Builf X i . i l , H
Withtlight N .
{ Industrict N S ‘o
] | Buldings : i N
. RO - IR DR L Ao
! : ' ! -1 | i
| Visibiity Of P l
i “No - MNo-Go : [ ‘ % F i .
igo" | Aftemotive } i ! ;
| Aftem | From 8 5@2%2{4§5§95_;|M5 3 |3
i ative ‘ Sensitive ; ; o i mE
! i Receptors I S S Py f
b i Z :
IR REUUR TR NS U i
MALA  Stellenbosch Bridge Light Industrial Precinct Development,

Erswre Building And Landscoping Guldelines Are
Implementad

}
| Tree Planting Must Occur On Completion Of
[ Canstruction And Must Be Maintained

('1 | m (Wotersd) Till Well Established {SYears)
b |
f
i /
i 1 } Architectural Guidelines For The Bullt
i : 1 Environment Should Be Drawn Up So That The
! | New Built Environment Meets The Policies
, | Provided 8y The Sdt.
(’_’; " ¢ | Landscaping Guideines Inclusive Of Planfing,

i Walling, Fencing And Paving, Must Be Provided
« For The Development On These Brven To

| Minimise Yisual impocets

i
1. - -

37
Draft Visudl Impact Assessment



311

8.2.2 Visibility from sensitive receptors including the Wiesenhof NR, Secondary scenic

routes R301, N1 and R44 and adjacent residential area

The proposed development will be visible, in varying degrees, from the sensitive receptors in

the Zone of Visual Influence. From the Wiesenhof NR in the south east, it will be visible but
distance and the proposed landscaping within and on the borders of the Light Industrial site

will minimise the visibility. From the secondary scenic routes the proposed developments will

be partially screened by existing vegetation and buildings and the railway line which being

elevated as it crosses the floodplain. The adjacent residents of Bennetfsville will see the

proposed development clearly.
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8.2.3 Visual intrusion of night lighting

Along With New Buildings And Roads Wil Come Lighfing. The External Building Lights And

Street Lighting Will Be Visible From The Surrounding Areas At Night.
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8.3. Cumuloﬂ_ve imbdcf

The potential cumulative visual impacts would be additive in nature and moderote in
significance i.e. the proposed Light indusirial development will have a moderate cumulative
impact resulting from additional development in the area. While the proposed development
would change the visual character from a predominantly rural site to a densely built site, the
proposed mitigation measures will minimise the direct impacts to a degree.
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9. MITIGATION MEASURES

The visibility and visual impact of the development may be reduced through the
implementiation of mitigation measures which would reduce negative visual impacts and
enhance positive visual impacts.

The site of proposed development has been identified by the Stellenbosch Municipality for
development, and the architectural and landscape guidelines comply with the principles of
the various policy documents in terms of maintaining the Sense of Place of the site and

surrounding area.

The appointed Architect, Landscape Architect, Environmental Officer and the Local Authority
will be required to monitor the implementation of these mitigation measures.

Mitigation measures that will assist in minimising visual impacts are:

¢.1. During Planning:

9.1.1 The proposed Building Guideline Document {Stellenbosch Bridge. Annexure F, Light
Industrial Precincts, Development Manual, 2019 by OL} provides Urban Design Principles and
Architectural Codes and Guidelines, that if enforced, will result in a built envirornment that will

not detract from the scenic resource of the area.

Similarly, the Landscape Framework and Design Guidelines, 2019, Square One Landscape
Architects also provide overarching principles, guidelines and concepts that if implemented,

would mitigate the potential visual impacts and enhance the scenic resources.

The method of implementing these principles, guidelines and codes needs to be drawn up
such that this vision is realised.

9.1.2 Appropriate Lighting design that minimises light pollution must be addressed during the

planning stages:
* Sireet and parking area lights must be minimised and must be on light poles not higher
than 3 - 5m. (reference Hout Bay Main Road). Where possible these should be bollard

lights.
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The luminaires on poles and bollards must be top shielded so that light only shines
downwards, thereby preventing pollution

Light spillage should be contdined

No uplighting onto buildings

No neon lights/sighs allowed

No spotlights. Security lighting to be motion-censored and used in tandem with other

security measures

9.2. During Construction:

9.3. During Operation

Survey and demarcate no-go areas to restrict earthworks and minimize disturbance
and visual scaming. Only work in areas where consiruction is going to happen
immediately.

Limit extent of damage, keeping cut and fill fo & minimum. Minimise disturbance
through fencing off construction areas, thereby protecting and retaining grass and
vegetation in the areas that will not be built on.

Revegetate service areas and public sireet verges immediately after construction and
continue maintenance eternally.

The site must be kept clean and tidy at all times

Building material stockpiles must be protected from dispersion into the surrounding
terrain by wind and water;

A concerted effort must be made to minimise dust generation and its effects on the
surounding buildings and dwellings.

It is of importance that the Visual Mitigation measures provided are camied through into the
operation phase of the development - responsibilities shift from Developer to the Owners

Association. To this end it must be ensured that the;

MALA

Owners Association (OA) have an Operational Plan that clearly states their obligations
in terms of ongoing maintenance of buildings and landscaping and that the
maintenance actions comply with the architectural and landscaping guidelines
provided for this Visual Impact Assessment and this VIA's mitigation measures

OA monitor the building and landscape guidelines for the individual erven

OA maintain buidings and landscaping to a high standard
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OA continue minimising light pollution - restrict street light height to maximum 3-5m,
luminaires must be top covered, low spill type lights o minimize light spill and poliution,
keep outdoor lighting as bollard lighting, external lighting on buildings must be
minimised or completely omitted etc.
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10. DISCUSSION

The proposed site is within the Klapmuts Urban Edge and is shown as Mixed Use, Open Space
and Local Economic Diversification. The proposed Light Industrial Development includes up
t010m high buildings. roads, parking areas and landscaping.

White the rural landscape of high scenic quality dominates the adjacent settlement of
Kiapmuts with its Light industrial and low cost residential housing provides a setting for the
proposed development.

The proposed architectural and landscape architectural guideline documents promise a
development that will be fitting in the Cape Winelands.

The visual impacts of this proposed Light Industrial development on the rural character of the
area and on the receptors in the surrounding area will be high. The additional lighting as a
result of this development will be a high visual impact at night.

In addition fo the Urban Design. Architectural and Landscape Architectural principles and
guidelines, additional measures are imperative to reduce the visual impact of the proposed
development. What will be seen must enhance the visual character and scenic resources of

the areaq.

Should the mitigation measures proposed be well-monitored and fully-implemented, the
anticipated visual impacts of the proposed development would be kept to within acceptable

levels.
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11 Recommendations

et

It is recommended that the following are included as Conditions of Approval of the revised

Record of Decision from DEA&DP:

* The proposed Urban Design, Architectural and Landscape Architectural design principles
and guidelines be implemented across the proposed development:

* That the required mitigation measures regarding Lighting and Signage are planned and
designed for and implemented;

* That an Operation Management Plan for Buildings, Infrastructure and Landscaping is
produced by the Project Consultants which will prescribe maintenance requirements in
order to retain buildings and infrastructure in good condition and provide for the ongoing
establishment of the landscape.

+ The Construction Mitigation Measures are included in the EMP,

We are of the opinion that if these recommendations and mitigation measures are enforced,
that the proposed development will have a moderate visualimpact and, in time, with the
maturing of frees that should be planted, the development will not detract negatively from
the highly rated Cape Winelands scene.
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13 APPENDICES

Appendix 1: Expertise - list of projects

Selected Project List Specific To Visual Impact Assessments

Visual Impact Assessments Underfaken Include For A Variety Of Developments Inciuding
Industrial, Energy (Wind And Solar Farms), Residential And Mixed Use At Different Scales And
Predominantly In The Western Cape With Some Projects in Mozambique And Uganda.

Capetel, Wemmershoek Mast, Level 2 Via For Municipal Authority.

La Motte Affordable Housing, Franschhoek, Via For Hia, 2015

Elandskloof Community Re-Settlement Via For Hia, 2015

La Motte, 524 Visual Statement, 2014

Zanddrift Residential Development, South Paarl, Via, 2014.

Cedar Park Residential Development, Sir Lowry's Pass, 2014

R44 Between Somerset West And Stellenbosch, Upgrade Of 3 Intersection, 2014

Philippi Urban Edge Amendment, Visual Statement, 2014

Val De Vie, Paarl, Residential Development, 2014

Preekstoel Residential Development, Stilbbaai, 2014

Zandrif Residential Development, Paarl, 2014

Philippi Urban Edge Amendment, Cape Town, 2014

Louisvale Winery, Stellenbosch, 2014

Elandskicof Historic Setlement, Citrusdal, 2014

Nbg: Beftys Bay. Worcester, Kirstenbosch And Niewoudtville — New Admin Buildings, 2014
Vredenheim Mixed Use Development, Stellenbosch, 2014

Proposed Boutigue Lifestyle Centre, Stellenbosch, 2013

Namagualand Mall, Springbok, 2013

stellenbosch Mediclinic Development, Extension To Building, 2013

Bosjiesmansdam Valley, Worcester, Accommodation, Chapel And Wine Tasting Facility, 2013
Natures Path Lifestyle Vilage, Keurboomstrand, 2013

Brakkekloof And Donkergats Rivier Solar Farms, Atlantis, West Coast (2012)

Erf 2003 Melkbosstrand, Cape Town Mixed Use Development, 2011

Proposed Wind Energy Farm At Clover Valley Farm, Darling On West Coast Plain (2011)
Jacobsbagi Tortoise Reserve — Residential Resort Development On The West Coast Of West Cape (2011)
Proposed Development Of A Wind Energy Project At Langefontein Farm Near Saldanha Bay (2011)

Four Proposed Windfarms In The Garden Route Area (2010-2011)
47
MALA  Stellenbosch Bridge Light Industrial Precinct Development, Draft Visual Impact Assessment



321

The Hill, Sedgefield - Via Of Proposed Housing Development On Dunes North Of N2, Sedgefield {2009)
Leukenberg, Gordons Bay - Via Of Proposed Mixed Use Development On Urban Edge (2009)

Seawinds, Saldanha Bay - Vis Of Proposed New Industrial Area At Blouwaterbaai, Saldanha (2008)
Skoongesig, St Helena Bay — Via Of Proposed New Electricity Line And Sub-Station (2008)

Tullow Oil, Uganda, 2007

The Point, Kalk Bay - Visual Sensitivity Assessment To Inform Development (2001)

Erf 24, St Helena Bay - Via Of Proposed Housing Development On Hillside Above West Coast Town
(2005)

2012 Vias

Paarl Boys High School, Paari — Sport Fields Development
Plattebosch. Stilbaai ~ Residential Development - Via Review
Rheeboksklof Farm, Paarl - Proposed Residential Development
Groot Parys, Paarl - Residential Development

2011 Vias

Proposed Overberg Windfarm (2010 - 2011)

County Fair Chicken Farm, Fisherhaven — (2011)

Visual Statement For Kalbaskraal Solar Project

Somerset College, Somerset West - New Sports Facilities

2010 Vias

Ascot Residential Development, Port Elizabeth

Caledon Residential Development

Constantia Nek Residential Development

Erf 29 + 30, Cliffon, Apartments Development

3 Vodacom Masts - Hermanus, Villiersdorp And Klipdale
De Hoek, Power Transmission Lines

2009 Vias

Klipland, Paarl - Via Of Proposed Housing Development On N1 Adjacent To Paarl

Salmonsvlei, Paarl - Via Of Proposed Housing Development On N1 Adjacent To Paar

Swarlland Mall ~ Via Of Proposed Mixed Use Development On Urban Edge Of Country Town Of
Malmesbury

2008 Vias

Dassenberg, Noordhoek — Via Of Proposed Housing Development On Hilside Adjacent To Ou Kaapse
Weg And Tmnp

Dewaldorf, Stellenbosch - Via Of Proposed Mixed Use Development Along R44 And On Urban Edge
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Gevonden, Stellenbosch - Via Of Proposed Mixed Use Development On Urban Edge

Gordons Bay Mall - Via Of Proposed Commercial Development Outside Urban Edge

Klapmuts, Winelands - Via Of Proposed Mixed Use Development On Urban Edge

stellenbosch Wine And Country Estate — Via Of Proposed Upgrading Of An Agricuttural Unit To Create A
Wine Estate Development With Residential And Tourism Opportunities

Paarl Waterfront - Via Of Proposed Mixed Use Development On Berg River, Paarl

The Estates, Stellenbosch - Via Of Proposed Wine Tasting And Restaurant Focility On The R44
voelklip, Hermanus - Via Of Housing Development On Main Road, Hermanus

Voorirekker Camp, Wemmershoek - Via Of Proposed Conference And Camp Facility Development
Oudemolen Development — Via Of Redevelopment For Mixed Use Purposes, Pinelands

Mcgregor, Wc - Via Of Proposed Housing Development

2007 Vias

Glencairn Erf 1 — Residential Development
Glencairn Erf 3410 - Residential Development
Herolds Bay - Residential Development
Rheeboakskloof - Resort Development

Hawston - Afdaksrivier — Residential Development

2006 Vias

Brandwachi Farm No. 1049, Stellenbosch - Visual Spatial Analysis Of Historic Farm ‘Werf' And Proposed
Development

Proposed Eskom Mast, Perdekop, Farm 215, Baardskeerdersbos - Visual Impact Assessment Of Proposed
Eskom Mast

Flaminkberg Vodacom Tower — Via Of Proposed Tower Adjacent To N7 On Mountain Top In Knersvlakie

2000 - 2005 Vias

Berg River Farm 913 - Visual Impact Assessment Of Proposed Development Of Farm On Berg River,
{2005)

La Cotte - Visual Impact Assessment Of Proposed Development Of Historic Farm,
Franschhoek (2003)

Xai Xai Export Facility (Harbour) Visual Assessment, Mozambigque (2003)

Linden Farm, Hout Bay — Via Of Proposed Development On Historic Farm (2003)

Siemens Communication Mast - Kirstenbosch {2003)

Somerset West Vodacom Tower - Visual Assessment Of Three Options (2001)
Bloubergstrand East-West Arferial Road - Via Of Four Alternative Proposed Routes. (1999}
Bloauberg City - Roads And Housing Development, 2000

Sonop Winery, Paardeberg - Visual Review Of Development (2000}

‘Die Dam' Vodacom Tower - Visual Impoct Assessmeni {2000)
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Versfeld Pork, Piketberg - Visual Impact Assessment Of Conference Facility And Housing Development
{2000)

Worcester Casino - Visual Impact Assessment Of Proposed Development (2000)

Hout Bay Main Road - Visual Scoping Of Proposed Alternative Routes (2000)

R300 Ring Road - Visual Sensitivity Of Proposed Route (2000)

Die Dam - Vodacom Mast Along Overberg Coastline, West Cape (2000)

Paapekuilsfontein — Struisbaai, Visual Impact Assessment Of Proposed Residential And Commercial
Development In This Coastal Village In Western Cape {2000),

Dido Park, Simonstown, Cape Town - Vias For Further Development Of This Coastal Area {2000)

Pringle Cove Abalone Farm - Visual Assessment For Scoping Phase Of Proposed

Development (2000}

Pre 2000 Vias

Cape Metropolitan Area - Visual Sensitivity/Significance Mapping, 1999 - 2000, 2002

Coega ldz, Port Eizabeth - Supplementary Via Of Coega Harbour, 1998

Soetwater And Millers Point — Visual Resource Mapping For Development Opportunities, 1999
Blacumountain - Tourist Development, 1998 - Visual Sensitivity Mapping Of The Area To Inform
Development

Capricorn Landmark - Proposed Landmark, 1998

Kenilworth Race Course Housing Developments {1998)

Mmilnerton Golf Hotel - Proposed Hotel Development On Woodbridge Isiand, 1998

Vredekloof — Vodacom Mast Via Of Proposed Mast (1998}

Farm 234 - Milnerton, Via Of The Proposed Housing Development On Diep River (1997)

Fish Hoek By-Pass — Visual Asséssment Of Proposed Road (1990)

Outeniqua Pass Rood - Visual Assessment Of Proposed Upgrade {1990)

Du Toit's Kloof - Visual Assessment Of Proposed Upgrade (1989)
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Appendix 2: Assessment Criteria
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Appendix 3: Architectural Guidelines
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Appendix 4: Landscape Master Plan Concept
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Executive Summary

On 22 November 2011, the Stellenbosch Municipality approved the Klapmuts Hills development, which included the
Development Framework, rezoning, subdivision and departures to permit urban development on this site within an
approved Basket of Rights {1 577 residential units and a GLA of 23 200m? for retail and associated services and
facilities). Due to unfavourable market conditions, the implementation of the project was never activated. The
delays resuited in extensions for the Environmental Authorisation and land use rights being submitted and approved
on 18 September 2017; the existing development rights will lapse on 22 November 2021. The time-lapse also allowed
the re-imagination of the Klapmuts Hills development as an innovation precinct that will attract local and
international innovation stakeholders to locate in a mixed-use live, work, play and innovate environment. The
development was renamed as Stellenbosch Bridge and includes the original Klapmuts Hills site as w‘e"ll as several land
units west of Klapmuts. u

Four applications are planned:

¢ Application 1: Reallocation of the existing rights approved for Farm 742/5 for the redeveélopment of the site as
part of the innovation precinct and in terms of the service capacities already provnde‘l:l for. The application will
involve amendment of the approved Development Framework Plan, Pbasmg Plan, Subdivision Plan and
conditions of approval to accommodate the revised development layout plan. The revited development plan
will tie in with the draft Stellenbosch Bridge Development Framework that will be submitted as part of
Application 3;

s Application 2: Rezoning and Subdivision of Farm 744/2, whi¢h has been‘part of the Klapmuts urban edge since
before 2001;

o Application 3: Densification on Farm 742/5 in terms of a Development Framework with supporting
documentation and plans for the Stellenbosch Briﬂge‘lqnovatidnlsrecinct;

» Application 4: Development Rights for land included in the'urban edge in terms of the 2019 Stellenbosch MSDF.

Fit with spatial planning

In keeping with the Guidelines for Economijc and Social and Specialist input into EIA Processes (CSIR, 2005 and
Department of Environmental Affairs -and Development Planning, 2007), the project should fit with planning
frameworks and is desirable from ‘a. societal cost-benefit perspective. In order to provide some context, the
provincial, regional and metro SDEs (together with related frameworks, interpretation reports and discussion
documents) and Local Econornic Development plans and strategies (together with other documents that offer
guidance) were considéred as-g premnse for this part of the assessment. In addition, other planning and development
guidelines and policies are consudered where appropriate.

The Stellenbosch Spatial Development Framework and IDP are the primary planning tools for the Stellenbosch area
and therefore thé proposed development, as it incorporates the provisions of all other broader level plans for the
area and therefore forms the initial basis for the economic assessmerit of the proposed Stellenbosch Bridge
development Stellenbosch town and Klapmuts were identified as spatial areas for priority development over the
MSDF planning period are (p. 74).

Our assessmeént of the spatial planning frameworks of the local, district and provincial authorities suggests that the
proposed Stellenbosch Bridge development supports and fits with the spatial planning principles of the Stellenbosch
Municipality as indicated in the IDP and SDF from a socio-economic perspective and specifically with the focus on
Klapmuts. The Stellenbosch Bridge development is in the delineated urban edge of Klapmuts and the part not
included, is earmarked for agriculture.

The proposed project is positioned as a development that is intended to contribute towards business, housing and
infrastructure development in the Klapmuts area, but specifically in a node where the community needs private
investment to uplift their socio-economic well-being and create more sustainable employment.
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Summary of impacts

The question that needs to be addressed In the context of perceptions and concerns raised by Interested and Affected
Parties is whether the proposed development is desirable from a societal cost-benefit perspective? Several issues of
a social nature were raised and discussed in this report and the need thus exists to determine whether mitigation
could be applied and to what extent the developer would be willing to introduce the recommended mitigation
measures.

Development Applications

¢ Application 1 entails the reallocation of the existing rights approved on Farm 742/5 for the redevelopment of
the site as part of the innovation precinet and in terms of the services capacity already provided for the Klapmuts
Hills development. The application will involve amendment of the approved Development Framework Plan,
Phasing Plan, Subdivision Plan and conditions of approval to accommodate the revised éevelopm“ent layout
plan. The revised development plan will tie in with the draft Stellenbosch Bridge Developl,(n_en,tfframework that
will be submitted as part of Application 3.

s Application 2 refers to the Rezoning and Subdivision of Remainder Farm 744/2, whlcﬁ falls wnthln the Klapmuts
urban edge. The site is the portion of land situated between the western edge of the\e:ustlng Klapmuts urban
area and the Klapmuts Hills site to the west {Portion 5 of Farm 742, Paarlf, Despite its agricultural zoning, the
site has been Included within the Klapmuts urban edge for many years.and en\nsaged 10 fbrm part of the town'’s
expansion westwards

» Application 3: Densification on Portions 1 & 3 (73 ha), i.e. 2 500 residéritial units (apartments), 150 000 m? bulk
{mixed-use);

o Application 4: Rezoning & Subdivision for remaining site area.ifiside Urban Edge on Portion 4 (106 ha).

Development Alternatives

The No-Go alternative implies that the status quio is maintained, i.e. the land stays vacant. However, given the size
of the property and its strategic location, there will. most ljkely be future pressure for development if the current
proposal is not approved.

impact Ratings

To provide a perspective of the net’ ‘societal benefits and costs associated with the proposed project, the following
table summarises the dlfferent the socio—economlc impacts associated with the proposed Stellenbosch Bridge
development, and their respegtiva significance before and after implementation of mitigation measures (i.e. the
residual impact) as proposed by:the relevant specialists.

Nature of the Impact b Rating before mitigation Rﬂ:‘;:;::: ﬁ:ﬁ;on
[ Application | Application | Application | Application
T | i 2 1 2
| R N Construction
Traffic fiow_sglong access roads 80 80 60 60
| Nuisance factors {dust and nolse) 65 65 55 55
Influx of job-seekers L o 65 65 55 ss
| Increase in local crime 52 52 36 36
| New employment opportunities | 55 65 -
Economic income - - 55 55 |
Operations
Sense of place 76 76 51 { 51
Provision of housing N 85 85
Surrounding property values  Existing residential erven 51 51 39 I 39
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Rating befare mitigation Rating after mitigation
i Nature of the Impact (Residual impact)
Application | Application | Application | Application
1 .l 2 | 1 2
Unimproved land F___aj | L = §‘ o

Traffic flows along access roads

8S 65

Increase In local crime

33 33

Bulk infrastructure requirements/contributions

a3 33

New employment opportunities

Local business development

Revenue accruing to public autharities

Significant Ratings:
| positive 40-74 | Medium Negative
b Low Negative 75-93 Medium-High Negative 2515 Very High Nagative

Potential positive and prescribed impucts

A number of benefits are associated with the proposed Stellenbosch Bridge development:

1

Job creation: The findings of the employment analysis" are considered.in the context of Application 1 and
Application 2, both of which are phased over 4 years-and- enwsaged to run in paraliel. Application 1 of the
Stellenbosch Bridge development could sustain.én average 1 (190 to 1 199 jobs per annum over 4 years of
the construction period. If employment is coﬁs:dered at the Stellenbosch Municipal level, 1 023 to 1 125
jobs will be created in the Stellenbosch MumcnpaL area per annum over 4 years envisaged for the
construction. For Application 2, an average of 1439 to 1 583 jobs opportunities per annum could be
sustained per annum over 4 years of the oonsjructiqn period, Alternatively, Application 2 could sustain 1 352
to 1 487 jobs per annum in the Steilenbosch Muinicipal Area over 4 years.

During operations, an estunated ‘total.of .1 090 direct jobs opportunities will exist once the planned
construction of components envusaged foprphcatuon 1is complete. Most opportunities will exist for retail,

commercial and to an extent the‘hausing component of the project. Application 2 entails industrial activity.

An estimated 1 900:jab opportunities could arise from the development of and provision for 90 500 m? of
Gross lettable Area. %hgse‘ﬂgures\do not include additional employment {indirect and induced employment)
created by thé needs of the operating components and outsourcing opportunities.

Economic income: A combined initial investment of R1 204 million (R963 million net of the initial import
Ieakagé) for Applicatioh 1 will give rise to a multiplied output increase in GVA of R4 192 million in the
Western Cape Province over the four-year construction period. Approximately million will accrue to
the\SteIIehbosch Municipal area over and above the initial direct capital expenditure related to the project.
For Application 2, a combined Initial investment of R1 486 mililon (R1 188 million net of the initial import
!qakage) will give rise to a multiplied output increase in GVA of R4 101 million in the Western Cape Province
over the construction period. In addition, approximately R 614 million will accrue to the Stellenbosch

Municipal area over and above the initial direct capital expenditure related to the project.

Révenue accruing to public authorities: The total cumulative rates over the first 10 years from the
commencement of construction and occupation of the different components is estimated at R62.9 million.
The total cumulative rates over the first 10 years from the commencement of construction of the industrial
components is estimated at R128.9 million,

New business development: A mix of residential and various commercial activities are envisaged as part of
Application 1, including offices, a restaurant, gym, laundromat and spa in Precinct 2, and Business,
Institutional, Education, Medical, Residential, Sport & Recreation, Tourism, Utility Service, Research & Development in
Precinct 1. Commercial activities are essential for serving the needs of a community and create demand for
other businesses operating in the immediate and surrounding area. Application 2 entails light industrial
activity and related uses that would include a mix of warehousing, light manufacturing and other related

4




334

business and service activities. These activities will require a range of goods and services that could be
provided by existing and or new businesses operating in the Stellenbosch and/or Drakenstein Municipalities.

Potential negotive impacts
The following concerns (medium or higher impact after mitigation) have been identified:

1. Impact on traffic flows: A significant increase in traffic along the access routes can be expected during
construction and operations, which will negatively impact surrounding land-users In particular

2. Sense of place: The relatively high-density development will be visible to a large number of receptors and
may negatively affect surrounding land users.

3. Nuisance factors, in particular dust and noise generated during the introduction of servicesénd construction
of top structures;

4. Aninflux of job-seekers during the construction phase could result in additional peobl'e_‘setflihg in Klapmuts
and a subsequent burden on local social services.

Cumulative impacts

Cumulative impacts refer to any other additional development(s} as well as exlsthg dctivities within the immediate
area that could compound any positive or negative impacts associated with the proposed development. This
particularly relates to the ongoing/planned residential developments just nor‘th of: Iflapmuts and along the R44 south-
east of Klapmuts.

The potential negative impacts would be compounded if additional.developments were introduced in the immediate
and surrounding areas. These impacts would typically- rélate, o sense of place, traffic, infrastructure requirements,
crime and nuisance factors. However, a number of developrpents in the Klapmuts area could also compound
employment and economic income benefits.

Mitigation measures

Many of the negative socio-econpmic im acts that were identified (summarised below) could be mitigated by
Introducing the measures proposéd by va(ious specialists that must be considered as requirements for approval of
the development. Monitoring of specnf' cally the social impact and assessing the outcomes over time would further
enhance the social and econo‘mnc*fab\rlc mthm the development and the surrounding communities.

Summanry of mitigation measures suggested for the different impacts:

impact Mitigation measures
Construction phase

Lérge construction vehicular traffic The TiSs recommends several road improvements that are required to
ensure acceptable traffic flows during operations. These improvements
should also ease the traffic flows during the estimated 5-year construction

phase.

Nuisance factors {dust and noise) Dust and noise emissions during the construction period should be
minimised by employing a Construction Environmental Management Plan
(CEMP).

Influx of job-seekers Contractors need to show a commitment to employ people from the

Stellenbosch and Drakenstein Municipalities whenever possible.
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Impact Mitigation measures
Increase in local crime Co-operation between the Developer and contractors and on-site security

measures, such as perimeter fencing, controlled access and security guards
and patrols will minimise the risk.

Operational phase

Sense of place - surrounding land-users Mitigation measures were proposed In the Visual Impact Assessments and
Heritage Impact Assessment and should be implemented by thé Developers

Surrounding property values: Existing Implementation of the recommendations made by the vérious speaallsts to

residential erven mitigate potential negative impacts (such as visual, tréffc and'y nuisance
factors) will be essential to minimise negative impacts for\s'urrounding
landowners.

increased vehicular traffic The TiSs recommends several road improvements thét are réquired to

ensure acceptable traffic flows during‘épe_rati@hs.

Increase in local crime Local residents must be employed to tedirce the level of unemployment in
the Klapmuts area. On-site security measures, such as perimeter fencing,
controlled access and security guards and'patrols could also discourage
criminals from the ared.

Bulk infrastructure capacity Recommendatiohs were made in the Civil Engineering Services Report to
ensure the aﬁpgoprlate Ir(frastructure for the various bulk services is
provided by the Developer:

Recommendations

The following recommendations Wwith ‘sg'eéiﬁc reference to the socio-economic context are proposed to address
various matters related to Application 1 and 2 of the Stellenbosch Bridge development. The mitigation measures
proposed in the following tableshguld be corisolidated as part of an Implementation Plan for Application 1 and 2.

Phase Mitigation measures

Pre-construction Procuréniént Strategy that includes the following and applies to the Stellenbosch Bridge development:

(a)  Conduct a skills audit among the local Klapmuts residents, especially the unemployed to ascertain
their ability and skills to accept employment during the construction phase ;

(b} Initiate the activity for both Application 1 and 2;

(c)  Strategy is the responsibility of the contractor(s) collectively under the guidance of Stellenbosch
Bridge;

{d)  Fotus on opportunities for local labour in the surrounding areas and businesses as a priority.
Contractors are required to provide an indication of the geographical location of sub-contractors
{businesses} and local labour they intend to use or employ on the project throughout the
constructlon phase; and

(e} Local contractors in the Stellenbosch and Drakenstein areas be invited to tender for work in the
context of the terms and conditions included in RFP documentation.

Pre-construction Communication Protocols that address directly and indirectly affected residents and surrounding
& Construction landowners, with specific reference to activities, timelines and intended impacts related to the
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Phase Mitigation measures

construction phase and all related activities associated with the implementation of the project {i.e. during
the operational phase).

Objectives
¢ To orlentate, generate awareness and gain positive attitudes among stakeholders as far as
possible; and
®  To engage and inform stakeholders of progress regarding all phases of construction.

Target audience

s Property owners and users of the land portions directly surrounding the prqu‘se*d activity; and
*  Other stakeholders and property owners that may be affected.

Major types of messages

¢ Inform directly affected residents on the periphery of the site earmgrked for. the project others
that would frequent the ares;

»  Commencement date for construction activities related to the project;

*  Duration and extent of the construction activities and wherg applicablé, with an emphasis on
individual activities;

*  Progress updates, including any delays with a canstructionrelated activity; and

e Ensure appropriate signage is introduced to warn persons frequenting the area, those residing
adjacent to the development area.

Operations Develop a mechanism for business opportunitics w within the development that will assist to balance
larger and smaller business interests in terins of sefvice. provision and creating a socially sustainable
community.

Pre-construction The Protocol for Social Management ‘(PSM) is 2 working framework document that identifies key
and Construction measurement indicators and sefs. glit the procedures for tracking, monitoring, calculating and verifying
the impacts associated with the project.

This PSM must be used fcr the plannlng and establishment of Applications 1 and 2. Adherence to a PSM
framework is neces\sa\ry for the sucCasfuI measurement and tracking of the impacts associated with the
development :Iunngthe donstruction phases of Applications 1 and 2.

The PSM-framework shou\[d be developed into an action plan that will be prepared in terms of the
convent’bns mducated‘in Section 8 of the Report.

Impact statement:

The Stellenbosch Bridge Development with specific reference to Applications 1 and 2 in the Klapmuts area of the
Stellenbosch Municipality, is supported on condition that the recommendations/mitigation measures included in this
report, are implemented. in addition, the recommended enhancement and mitigation measures contained in other
specialist reports and those required to support mitigation of several impacts identified and assessed in the Socic-
economic Impact Assessment report, should be implemented.

The Protocol for Social Management (PSM) must be used for the planning and establishment of the project before
and during the construction phase. Adherence to a Social Management Protocol framework is necessary to establish
a vibrant and sustainable Klapmuts community and for the successful implementation and management thereof
during construction.



337

Table of Contents

1. BACKGROUND 12
1.1 INtroduction.....ccesicsnssresssnisasssansns 12
1.2 Terms of Reference .. 13
1.3 APProach & MEthOTOIOY ... oottt s eaes s en et e emss st et et semse s s et ab b s becmesomesnmecemenenmeen samann 14

131 Data gathering and analysis 15
132 Impact assessment 15
1.4 Assumptions 15
1.5 Limitations. 16
1.6 Structure of the report........ rremeenre e s e et s 16

2.  STELLENBOSCH BRIDGE MASTERPLAN. K- 18
2.1 Location 18
2.2 SUITOUNDING 100 USES i1evireeisieienisiiinsnirisnmissnsrioseussssassssssrsesssesssmemsesssrsrnsses ssssmmasnsesas sessmass o1 tssopasasabesssesenessnesonsensesssbesesessmson 18
2.3 Stellenbosch Bridge Package of Plans o .. 19
2.4 Application 1: Reallocation of existing rights 0N POFHON L.t gueniinsrasasesssgsesssssessronsevesesaesessssramsns 24

2.4.1 Overview of development proposal . - 24
2.5 Application 2: Rezoning and Subdivision of Remainder Farm 744/2 SN Y—— , 26

3. OVERVIEW OF THE STELLENBOSCH MUNICIPAL AND CAPE WINELANDS DiSTRICT ECONOMIES 30
3.1  OvervieW....mccsnsmsesssesssniissenss B Yoo 30
3.2 Sector analysis of GVA contributions sive . 31

3.2.1 Primary sector P P ORI 33
322 Secondary sector F T (fres w33
3.2.3 Tertiary sector § : SEVPSIRESeOrsLmrre e r e bR s s purn R e vRTeST eSSBS SRR S e e s rennren 33
3.3 General employment trends e 1eoustaanssess tmsanna s saens a4 SRR A s e B R R At b ammn s mns 33

4.  FEASIBILITY OF THE PROJECT AND FIT WITH SPATIAL PLANNING 35
4.1 Financial feasibility and SUSEAINADIIITY ....iuueremismsnmsminginpminiin e s semsannssesenres s sssssssssesesssersosssens 35
4.2 Compatibility with National and spatial planning from-an economic perspective 35

4.2.1 Natienol Development Picin 2030 YNDP\2012) ...... 35
4.2.2 Western Cape Provmqa! szmal tfevelopment Framework (WCPSDF) 2014 36
4.2.3 Cape Winelonds Integrated Development Plan 2017/18 - 2021/22 37
4.2.4 Cape Wmelands@pat:a! Qevelgpment Framework 2019/2024 38
4.2.5 Stellenbosch Spatla(Development Framework (SDF} (2019).....cuurivemrarsrssssssassssssssssssasssssassessssossanes 38
4.2.6 Stellenba;ch lntegrateq Development Plan (IDP} (2017- 2022) 299 ROVIBW «1vvsssssarsnmeecnssssscsssseesessvssansssassoesosonssons 40
4.2.7  Stellenbosch Local E¢onomic Development Framework {2013) .41
43 Conclusions. . 42

5. SOCIO-ECONOMIC AND DEMOGRAPHIC PROFILE OF THE POPULATION IN THE STUDY AREA 43
5.1 Aligning the study arfea and available statistics 43
5.2 Limitation-of thE TemOBraPhiC ANBIYSIS. .. irsrssrsecrsererarssssssses memssnreessssssssmessssssenssaststiosssessosssssessosesessssssrsssessss 43
53 Sdelp-denographic profile of the study area POPUILION .........cuiemver ettt s smes st seesrsaten 45

5.3.1  Analysis of the Study Qred POPUIILION . ssssisssisisssssssisisstsmonsisissssossrsssssissssmsemssssasass s sissssssassssamssssssmessons 45
5.3:2  Analysis of education levels 46
533 ANGIYSIS Of 0QE [BVEIS. ....uecuencceserincririinniiaicesronssssstisisesstissenstssersors senesesmssas ses s s0ssesbesnan esmeasnss esssessssmmsemsasnns sonsonsan 46
5.3.4 Anclysis of household income levels... 48
535 Employment and skifls level analysis. 48
5.3.6 Formal ond informal sector employment 49

6. PERCEPTIONS AND CONCERNS OF KEY STAKEHOLDER GROUPS. 51
6.1 Introduction........o.ecinnnee . 51
6.2 Neighbouring landowners and interest groups... " 51
6.3 Other StaKENDIIErS .coicreecrceecr i srnsraesirecsnrten eesvesssssanesssssssssess sesesasaneanes 52

631 Waord councilfor - Ward 18 52
6.3.2 Kiapmuts Community Forum............. 52




338

7. ASSESSMENT OF IMPACTS

53

7.1 Introduction SO

53

7.2 Construction Phase

54

721 Vehicular traffic due to construction activitles
722 Nuisonce foctors (dust and noise)

56

7.23 influx of job seekers.........conu..

58

7.24 Increase in local erime
725 Temporary employment opportunities.

59
61

7.2.6 Contribution towards local economic income

70

7.3 Operational Phase ............

77

77

731 Sense of place
7.3.2 Provision of housing

80

7.3.3 Impact on surrounding property values

81

7.3.4 Increosed vehicular traffic..
7.3.5 Increase in locol crime...............

83
84

7.3.6 Bulk infrastructure capacity .....

86

7.3.7 New business opportunities
7.3.8 New employment opportunities

..... 87
wee 89

7.3.9 Revenue accruing to public authorities

8. SOCIAL INVESTMENT AND MONITORING INITIATIVES

....... 90

24

8.1 Social investment and community engagement
8.2 SOCIO-ECONOMIC IMPACT KEY PERFORMANCE INDICATORS

95

9. CONCLUSIONS & RECOMMENDATIONS

96

8.1 Fit with spatial planning...

26

8.2 Summary of impacts

96

9.3 Recommendations....... e nisonirineinraens

..100

9.4 Impact statement

101

10. REFERENCES

102

104

ANNEXURE A: REGISTER OF STAKEHOLDER RESPONSES...ccuprsecesys

105

ANNEXURE B: IMPACT RATING METHODOLOGY

107

ANNEXURE C: SUMMARY OF IMPACTS

ANNEXURE D: APPENDIX 6 CHECKLIST.... .

ANNEXURE E: DECLARATION OF INDEPENDENCE
ANNEXURE F: ABBREVIATED CU/RRICULUM VITAE OF SPECIALIST

11
113




Figure 1:

Figure 2:

Figure 3:
Figure 4:
Figure 5:
Figure 6;
Figure 7:
Figure 8:
Figure 9:

Figure 10:

Figure 11:
Figure 12:

Figure 13:

Figure 14;
Figure 15:
Figure 16:
Figure 17:
Figure 18:
Figure 19:
Figure 20:

Figure 21:
Figure 22:
Figure 23:
Figure 24:

Figure gs:
Figure-26:
Figure 27:

Figure 28:

339

List of Figures

An illustration of the methodology used to provide specialist socio-economic Input for the Environmental Impact

Assessment process. 14
Stellenbosch Bridge Development Site, the different land portions included in the Development Plan and surrounding
130 USEIS. ..o vrnereresenseenesnesesenssenssesesasenes 19
Proposed Stellenbosch Bridge Master Development Plam, ......veeercerrinireresineessssrseennne 22
Different precincts within the Stellenbosch Bridge Master Development Plan. ............... 23
The location of the Stellenbosch Bridge Application 1 site (indicated with a red border) 24
The proposed Subdivision Plan for Application 1. T 25
The proposed amended Development Framework for Application 1.. A e R 26
Proposed layout plan for of Portion 2 of Farm 744, Paarl {Application 2). : : e 27
An illustration of the GVA contribution per sector for the Stellenbosch economy in 2005 and 2018 ......................... 30
An lllustration of the annual nominal growth rates per economic sector for Stellenbosch Mumclpalltv and the Cape
Winelands District from 2005 to 2018 .............. fors w31
Sector contributions to GVA for the Stellenbosch and District mumupal areagin 2005 and 2018 .............................. 32
An illustration of the employment growth in the Stellenbosch Mun|c1pal|ty for thyee' specnf ed periods (pre-recession,
recession and post-recession) from 2001 to 2018 Segeinenseesst e cnrs s aen e e sne et aernanatane 34
Different concentric zones as applied in the municipal area relatlve fo the focatlon for the proposed Stellenbosch
Bridge development. - ERFsRNeREe At antaneannaaaane 44
An assessment of percentage contributions to age levels of,per Identified zbne for 2011 .. 47
Existing and proposed access routes to Steflenbosch Bridge ..., - 55

R million of GVA at current prices per employee 4rend for ‘the Construction Sector of the Western Cape and
Stellenbosch Municipal Area with forecasts from 2019 to 2028 estimated by fitting an adjusted linear function
trend : bo! . 62
Nett job opportunities aligned with capital- expendlture for the Stellenbosch Mumcipal area for Scenario 1: Constant
Productivity related to Application 1 . . 62
Nett job opportunities aligned with capital expend:ture for the Stellenbosch Munmpal Area for Scenario 1: Constant
Productivity for Application 2....c....cciuerespmmrsenreenestosrainncens 64
Nett job opportunities aligned with capital expendlture for the Stellenbosch Municipal Area for Scenario 1; Constant
Productivity for APPHCAtION 3......ouseeersemrecrmerisecsicrmiennassossamnssessaesresmesrnnes 65

Nett job opportunities aligned 40 capltal expenditure for the Stellenbosch Municipal Area for Scenario 1: Constant

Productivity for Application 4 B veesersasasasersy sssarsi s sensesssssesasesssensanstani asanas &7
Circular flow of thegeqnqmy RN 71
Direct and indirect Iinii‘a_ge;s R, . 72
Circular flow of income |n the multiplier process. . 73

An assessment of- the envisaged property rates income accruing the Stellenbosch Municipality from May 2021 to May
2036 (Application | P . 91

An assessmint of the envisaged property rates income accrulng the Stellenbosch Municipality from May 2024 to May

~2036‘]Applu:atmn ) OO heberirniearessaiat et et et s ansaben et suesereves g2
l\n assessient of the envisaged property rates income accruing the Stellenbosch Municipality from May 2027 to May
2041 {Application 3} .- 92
;An assessment of the envisaged property rates income accruing the Stellenbosch Municipality from May 2030 to May
‘2041 (Application 4) ... CRbr et e rr e shs s n e ene e nanas 93
An Hlustrative matrix of social investment options for developers 94

10



Table 1:
Table 2:
Table 3:

Table 4:
Table 5:

Table 6:
Table 7:
Table &:
Table 9:

Table 10:

Table 11:

Table 12:

Table 13:

Table 14:

Table 15:

Table 16:

Table 17:

Table 18:

Table 19;

Table 20:

Table 21:

Table 22:

340

List of Tables
Summary of units or bulk areas {m?) earmarked for the different applications 20
Breakdown of different land-use categories earmarked for the four Stellenbosch Bridge applications ....... eosanraresnses 21
An assessment of sector contributions to GVA and annual growth rates in 2005 and 2018 for the Stellenbosch
economy. . 33
A socio-demographic profile of the study area based on the 2011 Census Survey 45
Breakdown of the population-by-population group for the study area {within 3 km and 6 km) as a percentage of the
Stellenbosch town population in 2011. . 46
An analysis of education levels for the population per specified zone in 2011..... i 46
An assessment of age [evels among residents in the different zones in 2011 by population group....c..qeereeceecerenns 47
Distribution of annual household income for each specified zone in 2011 : v 48
An assessment of employment by population group for 2011 based on specified radii from the site proposed for
development eone, 49
Classification of employment per economic sector, industry and population group in 2011~fqr 3 km~and 6 km from the
sites proposed for the development .......cvrimisieemiasiien 5 . 49
Employment outcomes for different scenarios based on estimates of capital (constructlon] expend:ture per year at
current prices for the Stellenbosch Municipal area for Application 1........... 5 " 63
Employment outcomes for different scenarios based on estimates of capita) (constructlon] expendlture per year at
current prices: Western Cape Province for Application 1 ~ " 63
Employment outcomes for different scenarios based on estimates of capital (cqnstruc’tion] expenditure per year at
current prices for the Stellenbosch Municipal Area for Application 2 e ST 7
Employment outcomes for different scenarios based on gstimates of capital{construction) expenditure per year at
current prices: Western Cape Province for Applicatlon 2 aeringuiie, 65
Employment outcomes for different scenarios based an estimates . of capltal {construction) expenditure per year at
current prices for the Stellenbosch Municipal Aréa for Applncatlon 3, 66
Employment outcomes for different scenarios based on estimates of capital (construction) expenditure per year at
current prices: Western Cape Province for Applieation 3 66
Employment outcomes for different scenarios based on estimates of capital (construction) expenditure per year at
current prices for the Stellenbosch Municipal Area for Application 4 ... Shediesbanen e nanasassnesT b ennereathe neth sranenenttse 63
Employment outcomes for différent'scen‘al:ie_s,_hésed on estimates of capital {construction) expenditure per year at
current prices: Western Cgpe Provinge for Application 4 ... wraneneranns 69
An indication of the assumptionsand preliminary impact of initial construction costs on the Western Cape and
Stellenbosch Municipal e economy. due’to the proposed Stellenbosch Bridge Application 1 .74
An indication of the assumptions and preliminary impact of initial construction costs on the Western Cape Province
and the Stellenbosch Mumclpal economy due to the proposed Stellenbosch Bridge Application 2 .....c.ccovenverrncnnnnn, 75
An mdlcatnon of the assumptions and preliminary impact of initial construction costs on the Western Cape Province
and the Stellenbosch Municipal economy due to the proposed Stellenbosch Bridge Application 3 .....veeveeeeeeceenerns 76
An Indication of the assumptions and preliminary impact of initial construction costs on the Western Cape Province
and the Stellenbosch Municipal economy due to the proposed Stellenbosch Bridge Application 4 ........c..vee.rvvvnnn. 76




341

1.1 Introduction

Klapmuts is a small rural village adjacent to the N1 Freeway, approximately 15 km from the City of Cape Town’s
western urban edge, 16 km from Stellenbosch and 14 km from Paarl. Klapmuts falls under the jurisdiction of the
Stellenbosch Municipality, but bordering on the Drakenstein Municipality. Given the strategic location of Klapmuts,
the farm portions surrounding the town have been under pressure for development for several years, despite
challenges regarding engineering service capacity. In 2008, the approval of the amendment of the Stricture Plan and
the Klapmuts Spatial Development Framework (SDF) paved the way for a more development friehdly-environment
with surrounding farm portions.

In response to the requirement for new development, Stellenbosch Wine and Countfy (Pty) ‘13d conceived the
Klapmuts Hills project as a residentiat development with a commercial and community component The proposed
project on Erf 742/3 and 742, Paarl, covered 73 ha of which 10 ha outside the urbaiii edgewds earmarked for open
space and a tourism facility of 1 000 m?. The property is located within 1 500 mof the.centre of Klapmuts town and
off the Old Paarl Road in the direction of Muldersviel. The components of the Klapmats Hills development included
the following core and auxiliary components: ’

¢  Estate housing, with 1 577 units sub-divided into four phases withisingle residential, group housing and flats;

¢ Retail component, comprising a large and small retall centre of 4 000-m? and 1 000 m? gross lettable floor
area, respectively;

¢  Other lettable area, which includes three areas of 4 000 m?, 2900 m? and 10 600 m? earmarked for Phases
A, B and C, respectively; and

o Infrastructure, which includes the required roads, services and landscaping.

On 22 November 2011, the Stellenbosch Mumcrpallty approved the Klapmuts Hills development, which included the
Development Framework, rezoning, subdwrsron\and départures to permit urban development on this site within an
approved Basket of Rights (1 577- resn{entral units @nd a GLA of 23 200m? for retail and associated services and
facilities). Due to unfavourable madcet ‘eonditions, the implementation of the project was never activated. The
delays resulted in extensions for the Erivironmental Authorisation and land use rights being submitted and approved
on 18 Septernber 2017; the exlstmg development rights will lapse on 22 November 2021. The time-lapse also allowed
the re-imagination of the Klapmuts Hills development as an innovation precinct that will attract local and
international innovatioh stakeholders to locate in a mixed-use live, work, play and innovate environment. The
development was renamed as Stellenbosch Bridge and Includes the original Klapmuts Hills site as well as several land
units west of Klapmuts.

A ‘Package 6‘f\?lahs' approach was adopted for a tiered planning process that provides a mechanism to plan and
manage the development by facilitating the phased roll-out of a basket of rights over an extended period {Anton Lotz
Tewn Planning & ARoux Town Planning, 2019a). This approach provides greater flexibility to accommodate the
differeqt phases of the complex development proposal and allows for a phased process of negotiation, planning and
approvals, whereby increasing detail is provided for each following step of development. The Development
Framework for the entire Stellenbosch Bridge development site will be submitted in due course. Separate
applications for the next phases of the Package of Plans, including approval of the Precinct, Subdivision and Site
Development pians, will be submitted following approval of the Development Framework and land use applications.
Once a Development Framework Plan is approved for the entire Stellenbosch Bridge site, it will replace the
Development Framework approved for the Klapmuts Hills site.

Four applications are planned (also refer to Figure 1):

e Application 1: Reallocation of the existing rights approved for Farm 742/5 for the redevelopment of the site as
part of the innovation precinct and in terms of the service capacities already provided for. The application will
involve amendment of the approved Development Framework Plan, Phasing Plan, Subdivision Plan and
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conditions of approval to accommodate the revised development layout plan. The revised development plan
will tie in with the draft Stellenbosch Bridge Development Framework that will be submitted as part of
Application 3;

e Application 2: Rezoning and Subdivision of Farm 744/2, which has been part of the Klapmuts urban edge since
before 2001;

o Application 3: Densification on Farm 742/5 in terms of a Development Framework with supporting
documentation and plans for the Stellenbosch Bridge Innovation Precinct;

s Application 4: Development Rights for land included in the urban edge in terms of the 2019 Stellenbosch MSDF.

A large portion of the development site has recently been included in the Klapmuts urban edge and will require
additional environmental approvals and several specialist studies. However, the existing Iand~use approva| for
Portion 5 of Farm 742 (previously registered as Portion 3 and the Remainder of Farm 742, Paarl) presents an
opportunity for these development rights to be utilised as a first phase of the Stellenbosel) Bridge development
project. To allow development to commence on the site and being aligned with the overall draft Development
Framework for the Stellenbosch Bridge development, an amended Development Frameyvprk for tl'\us site has been
prepared. This SIA therefore only addresses the potential impacts related to Applicaﬁon 1 (Phase 1, approval of
the amended Development Framewaork Plan for Portion 5 of Farm 742, Paarl) and Appllcatqon 2 (Phase 2, rezoning
and subdivision of Remainder Farm 744/2. Paarl.

Dr Jonathan Bloom of Multi-Purpose Business Solutions was commissiongd as ari“lqdepevndent consuitant to prepare
a Soclo-Economic Impact Assessment of the proposed Stellenbosch Britlge development. Jonathan Bloom (PhD,
Corporate Finance) is the managing member of Multi-Purpose Business Soldtibn;{and until 2013, a professor of real
estate at Stellenbosch University. He has conducted more than 75 socio-economic impact assessments as an
independent consultant for real estate and other developmients throughout South and Southern Africa. Jonathan
has research skitls in the design and implementation of. rgsearch Projeets from both a qualitative and quantitative
perspective. He majored in statistics and business economlcs and his background in statistical modelling of economic
aspects refated to projects and cost-benefit assessments has been used to assist clients with the assessment of socio-
economic impacts associated with projects. Refer to Anhexure E for a declaration that confirms the independence of
Dr Bloom, as well as Annexure F for a copy of his Cv.

1.2 Terms of Reference

The objectives of the socio-€condmic impact study are as follows:

¢ To offer a perspective of the Stellenbosch Municipal economy with a specific emphasis on the town of
Stellenbosch;

e To comment on the viability and financial feasibility of the proposed project;
e Toassess the fit (tompatibility) of the proposed project with spatial planning from an economic perspective;

e To pr‘e'\(:id"ea‘socio-demographic and —-economic profile of the population, based on specified concentric
zories at distances of 3 km and 6 km from the centre of the site proposed for development;

¢ To'include socio-economic comments received from interested and affected parties that participate in the
‘EIA process and where applicable, with key persons in the Klapmuts area that represent key stakeholder
groups and partook in the EIA process;

e To ascertain the overall direct and indirect/induced monetary benefits, i.e. direct GGP (Gross Geographic
Product) and job creation potential on the economies of Stellenbosch Municipality, the Western Cape
Province and South Africa;

e To state and discuss potential externalities and impacts relevant to the development project from a social
perspective;

¢ To consider sacial investment initiatives to support the local community through the introduction of the
project; and

s To propose a monitoring and evaluation framework to assess the socio-economic impacts.
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1.3 Approach & Methodology

In keeping with the Guideline for involving Economic Assessment Specialists in EIA Processes (CSIR, 2005) and the
Guideline for Involving Social Assessment Specialists in EIA Processes (Department of Environmental Affairs and
Development Planning, 2007), the project should fit with planning frameworks and be desirable from a societal cost-
benefit perspective (concerning the assessment of sodial impacts). The Need and Desirability Guidelines {Republic of
South Africa, 2014) are also applicable with specific reference to the economic and social justification for the
development proposed in the specific location. In addition, adherence to Appendix 6 of the NEMA Regulations and
alignment with existing guidelines are essential {Annexure D).

Our approach for assessing the sacio-economic impacts of the proposed development is presented in Figure 1. The
illustration shows that an assessment of the financial feasibility and long-term viability of a project |§ an essential
point of departure as long-term positive economic impacts can only flow from a project that Is finahcially §ustainable
or viable. It must also fit and demonstrate compatibility with economic and integrated plannirig for the area, which
also covers spatial planning. These hurdles are a critical aspect of economic desirability, which ‘ensures that the
proposed development compliments economic planning as reflected in spatial developmént planning and the local
economic development plans and strategies for the area.

Given the nature of the proposed activities and the importance of the project for direct investment in the Cape
Winelands District Municipality (CWDM), monitoring and evaluation throughout-¢onstructién and operations are
essential. Both the envisaged positive and potential negative impacts need to be'monitored through an inclusive and
credible process, for which a broad framework is outlined in this report.

Feasibility and viability of the project

|

Fit with policy and planning guidelines

}

Social & Economic Impacts
Provision of housing
Sense of place
Nuisance factors
Traffic flows
Surrounding land users (incl. property values)
New employment opportunities
Procurement of goods and services from local businesses

I

Project scope

& Superstructure (housing, business, industriai, education, etc.)
¢ Bulk infrastructure and services

/ " \

Monitoring and Evaluation —p

Figure1: An illustration of the methodology used to provide specialist socio-economic input for the

Environmental impact Assessment process.
Source: Multi-Purpose Business Solutlons

14



344

1.3.1 Data gathering and analysis

The analysis of primary inputs includes information collected from personal or telephonic interviews with
representatives of stakeholder groups that are affected directly or indirectly by the proposed development (see
Annexure A for a list of persons consulted during the primary research phase). This is supplemented by secondary
sources (including reports and publications) that were consulted to inform the findings of the independent socio-
economic assessment and to complement the primary research. Any comments from Interested and Affected Parties
in response to our request for comments or from participants in the official EIA process will be included in an update
of the Socio-economic Impact Assessment,

The study area for the socio-economic impact assessment is determined by the specification of concentric zones that
are referenced as all sub-places (communities) within 3 km and 6 km from the site proposed for devélopment. Also
refer to the socio-demographic and -economic analysis in Section 5 for a detailed description of the communities.

1.3.2 Impact assessment

The proposed project would have both qualitative and guantitative impacts (biénefits and costs) on the socio-
economic fabric of the area. We have considered the quantitative economic lmpact i.e posﬂwe and negative
consequences, for the core project and analysed the socio-economic impact, Where apphcable, a qualitative
assessment of both benefits and costs is also provided from a social perspective. The*dlfferent impacts are assessed
using the impact rating methodology indicated in Annexure 8.

As per NEMA EIA Regulations {2014, as amended), the potentlal impacts of the preferred development plan
(Alternative 1) are assessed and compared with the No-Go Alfernative for each of the Applications:
e Application 1: -

+  Alternative 1 - Reallocation of emstmg nghts on Portion 1 {73 ha), 1577 residential + 3 450 m? bulk and
24 550 m? bulk (Commercial, Educatlon & Other)

*  No-Go Alternative, which implies that the stats quo is maintained
¢ Application 2:
*  Alternative 1 - Rezoning & Subdivision-of Portion 2 {22 ha), Light industrial (94 000 m? bulk)

+  No-Go Alternative, which implies that the status quo is maintained

s  Application 3:
»  Alternative 1 - Densification on Farm 742/5 (2 500 apartments, 150 000 m? bulk)

*«  No:Go Altenjla’th?e, which implies that the stetus guo is maintained

e  Application 4:
+  Alternative 1 - Rezoning & Subdivision for remaining site area inside Urban Edge on Portion 4 (106 ha)

*  No-Go Alternative, which implies that the stotus quo is maintained.

1.4 Assumptions

¢ To determine a realistic socio-demographic and economic profile of the population most likely to be affected
by the proposed development, radii of 3 km and 6 km from the centre point of the proposed Stellenbosch
Bridge development was used based on our cbservations of population distribution, economic activities and
likely sources of procurement and labour in the areas surrounding the proposed development.

e The following assumptions were used for calculations related to employment and economic income:
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- Productivity stays constant and the additional labour demand follows the long-term linear trend of
employment per Rand Million of Gross Value Added considered from 1995;

- Labour productivity increases per annum and labour demand thus increases by 0.90 using the annual
linear trend;

- Labour demand is forced to increase by 1.1 above the long-term trend, which is caused by external
influences;

- Only total labour demand is considered; no race, gender or skill level is considered; and

- An assumed import leakage of 20% for construction.

1.5 Limitations

Several limitations were identified during the study:

Changes in methodology complicate comparisons between the 2011 and previous census,years;.i.e. 2001, with
specific reference to an analysis of employment by economic sector and occupation. ‘No data is available to
assess sector employment and occupation levels for 2011.

A comparison between the population figures for 2001 {Census), 2007 (Community Survey) and the Census 2011
Survey is not possible due to the limitations of selecting a sample that is extfa\p(;l'afed to the population as was
done for the Community Survey (2007). A significantly larger margin éferror would be prevalent when adopting
a sample approach vs. a census {which is intended to cover-the entire popufation and not a selected sample).
Different categories were considered for various demographic itéms in the Census 2011 survey, which hampers
any form of comparative assessment.

The economic analysis focuses up to the period i,l_a‘EIuBiEgg 2018‘;{ lag exists in economic data and therefore the
mast recent data for 2019 is unavailable.

The most recent employment data for 2011 was available, but due to the reclassification of employment
categories in the 2011 Census, no congparative ‘assg;s;itent is possible with the 2007 Community Survey 2007
and 2001 Census Survey, In addition, the data provided in terms of reports prepared by Statistics SA and the
data extracted from a detailed -assessment, of €numeration areas and sub-places do not correspond or are
missing. An example of such data is the unerployment numbers for the CWDM.

Given the lack of detailed inforrhation-gn the commercial components of the proposed development, it is not
possible to quantify théapqté,gtﬁal contribution towards the local economy once all the envisaged components
of the development With specific reference to commercial activity are complete and operating.

1.6 Structure of the report

The report includes the following sections:

1

An intrpduction to the study, a description of the study area and the proposed project, and an outline of the
approach to the study;

Perspective and overview of the Stellenbosch Municipal and CWDM economies;

Comment on the financial feasibility of the project and an assessment of the fit (compatibility) of the proposed
project with planning from an economic perspective;

Socio-economic and -demographic profile of the population likely to be affected by the development using
concentric zones of 3 km and 6 km from the centroid of the site;

Perceptions and concerns of key stakeholder groups towards the proposed development;

Assessment of the gualitative impact of the project on surrounding land users, externalities (social impacts),
and infrastructure capacity, and ascertain the overall direct monetary benefits in terms of Gross Value Added
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(GVA) and employment on the local CMA economy and the Western Cape Province economies during
construction and operations; and

Derive key conclusions and recommendations, with the latter referring specifically to measures required to
mitigate economic and social impacts.
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2.1 Introduction
2.1.1 Location

The site proposed for the Stellenbosch Bridge development Is strategically positioned alongside the N1, between
Cape Town and Paarl, within the Stellenbosch Municipal area. The site is located to the west of the Klapmuts village
at the foot of Klapmutskop. The location is predominantly rural, with surrounding farms such as Muldersvlen and
Elsenburg south of the site containing mainly vineyards with limited cultivation of fruit and the keeping of livestock.
The fandscape offers views over the agricultural landscape and Klapmutskop, as well as the surroundmg\mountams
Tree lanes, windbreaks, and homesteads add to the aesthetic appeal of the setting.

The site is located within 20 min of the Cape Town International Airport, 20 min of the’ Ngrthem Suburbs of Cape
Town, 30 min of the Cape Town CBD, 10 min of Paarl and 15 min of Stellenbosch. Located op theNl transport corridor
- which carries 93% of metropolitan bound freight traffic - Klapmuts is a potent;ally sngnrf“mht centre for economic
activity and residence within the metropolitan region and Stellenbosch Mumgpalrty (Ste‘llenbosch Municipality,
2019b). Klapmuts consists primarily of low-income and state-assisted housmg,\\mth middle-income residential
opportunities between the railway line and the N1 freeway. Several retsil -ahd light industrial/distribution
opportunities exist along the Old Paarl Road and the R44, with the exlStﬁ\g retall‘,along the Old Paarl Road that is
developing into a village centre. To date, the settlement is characterized by residéritial use and limited commercial
and work-related activity. Public sector resource constraints have prevented the ‘infrastructure investment required
to enable and unlock the full potential of the area for private-settor economic development.

2.1.2 Surrounding land uses

According to the Klapmuts Special Development Area — Status Quo Report (BEAL Africa, 2017), the Klapmuts land use
as per the draft Stellenbosch Zoning Scheme (2012) mduded 2 071 residential, 15 business and 21 industrial
properties, as well as 122 farmland and “related propertiés. Community-related land use included a police station,
primary schoal, Safe House, Commurm;y servlce,\CrQEHe and three churches. The results show that most of the land
in the study area are categorised as Agr{gﬁltural" of which 71% (S5 043 ha) is cuitivated in some form or the other.

Comparatively, residential uses have the hnghest number of land parcels with about 91% with single dwelling homes.

There were an estimated 237 Iqectages of-vacant land, mostly located in and around the Kiapmuts urban area.

New urban developmerit is concentrated in the town proper of Klapmuts; a local shopping centre has sprung up along
Klapmuts Old Main Road and an upper medium-income gated housing development was established at Rozenmeer
(BEAL Africa, 2017) Warehousmg is being developed at a newly established industrial township south of the town
along the R44 road (Simonsberg Business Park), while lower-middle-income housing was developed on Erf 2119 and
Erf2120, l(lapmm;s< west-of the industrial township. Klapmuts has seen significant growth in subsidised public housing
with ripré than.500 additional housing units developed along its southern edge. Furthermore, limited tourist uses,
such as wine cellars offering wine-tasting and guest accommodation, and other uses associated with the wine
Industry operate in the surrounding rural-agricultural area.

An assessinent of recently approved land use applications (BEAL Africa, 2017) indicated a push towards urban
development on agricultural land outside Klapmuts’ urban edge (Figure 2). These are primarily gated or lifestyle
housing estates particularly to the east and southeast of Klapmuts on Portions 30, 33 and 41 of Farm Bronkhorst No.
748, Paarl. Three applications for township establishment by rezoning to subdivisional area, dating back to 2003 and
2014, were approved and allow for about 295 new housing units. The single most significant township development
was approved on Portion 7 of the Farm Groenfontein Annex No. 716 Paarl, north of Klapmuts town, adjacent to
Rozenmeer along the N1 highway. Around 518 new housing units were approved and includes a frail care centre, a
retirement village, flats and townhouses. An application for township establishment was also approved on Portion
41 of the Farm Bronkhorst No. 748 Paarl (Anura Lifestyle Estate) for £154 new housing units on 29 August 2013. A
newly revised application has, however, been submitted and seeks to amend the urban edge to include the proposed
development. The adjacent farm portion, also known as Mount Vernon (Portion 40 of Farm Bronkhorst No 748, Paarl)
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is also the subject of an urban edge amendment application that would allow for the development of +150 new
housing units.

In the town of Klapmuts, the subdivision and rezoning of Erf 2181 is being considered (BEAL Africa, 2017). its approval
would allow the formalisation of the existing informal housing, which has an approximate yield of 298 informal
subsidised housing land units. Current land use applications under consideration for approval amounts to a total of
+800 new housing units. The most significant is the Braemar Farm Development on Portion 2 of the Farm Klapmuts
River No. 742, Paarl, which provides for 354 residential land units, 1 institutional land unit, 1 industrial fand unit, and
roads.

Distell Limited has decided to relocate to and consolidate many of its operations in Klapmuts, which include the
development of a beverage production, bottling, warehousing and distribution facility on Paarl Farm 736/RE, located
north of the N1, consolidating certain existing cellars, processing plants and distribution centres In thé Greater Cape
Town area (Stellenbosch Municipality, 2019b). The beverage production, battling, warehousmg and distribution
facility will take up approximately 53 ha of the 200 ha farm. The project proposal includes coﬁmmer;val and mixed-
use development on the remainder of the site {which is not environmentally sensitive) to provnQe opportunities both
for Distell’s suppliers to co-locate and for other business development in the Klapmuts North aréa,

Pr o Qld Paarl Rd s

 Raiiwayline

Anure
Vineyards
- h e

Simonsberg
Business Pk - R44

Mtverghn W

Klapmutskop

Figure 2: s\teilenbosch’Bndge Development Site, the different land portions included in the Development Plan

and surrounﬂing land users.
Source: Anton otz 'an Planning & ARoux Town Planning, 2019a

2.1.3 Stellenbosch Bridge Package of Plans

The site entails 274 ha, of which 204 ha are included in the Klapmuts Urban Edge (Portions 1-4 in Figure 2). The
proposed Master Development Plan for Stellenbosch bridge includes 2 500 residential units, Light Industrial (94 000
m? bulk) and Mixed-use (150 000 m? bulk). The owners intend to phase the development of this property, fully
integrated into the larger Stellenbosch spatial vision and in partnership with various stakeholders, including
Stellenbosch Municipality, Stellenbosch University, the Klapmuts community and the Western Cape Government. To
this end, the owners recently donated 30 ha of the property to Stellenbosch University to provide space to (amongst
others) Innovus, the commercialization arm of the University, which allowed the institution to become a key partner.
The intention is that Stellenbosch Bridge will enhance business development and innovation through clustering and
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co-location of fast-growing sectors and public and private research establishments from South Africa, Africa and the
rest of the World.

The proposed development is made up of several precincts (Figure 3 & 4), with the innovation precinct at the heart
of the development where entrepreneurs, researchers, academics and corporates will connect to develop and
incubate new products and services for fast-growing and promising industry clusters. The precinct will have a mixed-
use character providing for all aspects of a live-work-play environment designed around significant public spaces.
Linked to the innovation precinct are business hubs, green and smart industry precincts, dedicated living spaces, a
transportation node, as well as retail and logistic precincts all integrated by a network of green spaces to connect its
citizens and communities (Anton Lotz Town Planning & ARoux Town Planning, 2019a).

The Development Framework Plan for Stellenbosch Bridge has largely been finalised, but a large portion of the
development site has only recently been included inside the approved Klapmuts urban edge and is thérefore subject
to additional environmental approvals and specialist studies {including a traffic study, services report, visual impact
study, etc. — all of which are currently in process). The Stellenbosch Bridge Development Frafnework Plan for the
entire site can therefore not yet be approved. In the meantime, the existing land use approvél\forP’ortion S of Farm
742, Paarl, presents an opportunity for these development rights to be utilised as a first phase ‘of the Stellenbosch
Bridge development project (Anton Lotz Town Planning & ARoux Town Planning, 2019a).

Four different applications are foreseen for the development, summarised in Talilé 1 with a\breakdown provided in
Table 2.

Table1:  Summary of units or bulk areas {m?) earmarked for the different applications

SITE RESIDENTIAL NON-RESIDENTIAL USES (FLOOR AREA)
G AL UNITS  BUSINESS INDUSTRIAL INSTITUTIONAL OTHER  mor
Application 1 Farm 742/5 1577 28 000 28000
" (Precincts A1, A3 & B1)
Application 2 Farm 744/2 90 500 90 500
{Precincts C & D)
_ Application 3 Farin 742/5 1423 “i59 000 40 000 50 000 3500 252500
" {Precincts A1, A3 & B1)
. Application 4 Farm 742/5- 3000 108000 63 000 118 000 20000 309000
" (Precincts A2, A, A5 &B2) & 515
SUB-TOTAL 6000 295000 193 500 168 000 23500 680000
TOTAL 6000 680 000
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Table2:  Breakdown of different land-use categories earmarked for the four Stellenbosch Bridge applications
LAND USE CATEGORY CODE APPLItiATION APPut;AﬂON APPLI;ATlON APPU:ATlDN TOTAL
RESIDENTIAL 200
Single Dwelling Units 210 -
Apartments and Flats 220 1377 1423 2 300 5100
Student Apartments and Flats 225 -
Group housing/Townhouses 231 200 200 400
Retirement Village 251 500 500
TOTAL UNITS 1577 - 1423 3 000 6000
BUSINESS
Office 710 22 000 110000 80 gﬂl 212 000
Retall 800 5 500 20 000 15 500 . 41000
Shopping Centre 820 12 000 12 000
Restaurant & Coffee Shop 932 500 14 500 10,080 25 000
Place of Entertainment - theatre, 2500 2500, 5000
cinema ol
Sub-Total (Floor Area - m?) 28 000 - 159000 108 000 295 000
INDUSTRIAL 100
Service Industry (for public) 110 S 500 10 000. 10000 25 500
Manufacturing 140 25 000 10000 15000 50 000
Warehousing and Distribution 150 25000 10000 10 000 45 000
Mini-warehousing - storage 152 10-000 10000 3 000 23 000
Data Centre ‘25000, 25 000 50 000
Sub-Total {Floor Area - m?) - 90,500 40 000 63 000 193 500
INSTITUTIONAL 500
Private school 536 28 000 28 000
University/College 550 12 80D 44 200 57 000
Research and Development - 28500 23 800 52 300
labs, incubators
Tralning Centre 500 500
Placf of Assembly/Community 4000 4000 8000
Facilities
Place of Worship 560 1000 2 000 3000
Pre-School/Daycare - 565 500 1000 1500
Private Hospital .. \B12. 15000 15 000
Medical Consulting Rooms. T 720 2000 2000
Medical Clinic 630 700 700
Sub-Total {Flook Area - m3). - - S0 000 118 000 168 000
OTHER
Hotel 310 4000 4000
Guest Housg/Tourist 350 500 1000 1500
Accommodatigh,
Sport Stadlim & Indoor Sport 488 3000 2000 5000
Health ahd Fitness 492 3000 3000
Conference Céntre 780 10 000 10 000
Sub-Total (Floor Area - m?) - - 3500 20 000 23 500
TOTAL {Floor Area - m%) 28 000 $0 500 252 500 309 000 680 000
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Rgure3:  Proposed Stellenbosch Bridga Master Daveiopment Plan.
Soures: Stellenbasch Bridge (Pty} Ltd,, 2020
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PRECINCT 1 | 586 Units

PRECINCT 3 - Business, Institutional, Education, Medical, Residenttal,
Sport & Recreation, Tourism, Utilty Service, Research &
Development

PRECINCT 2 ~ Resid |, institutional, Busi

PRECINCT 3 ~ Manufacturing, ibution, Data, B Utility
Service

PRECINCT 4 ~ Business, Institutional, Education, Medial, Data, Utifity

Service, Transport Facllities, Rasesrch & Development

PRECINCY 5 — Business, Institutionsl, Educati di
Sport & Racreation, Tourism, Utility Service, Research &
Development

PRECINCT 6~ Residential, Institutional, Sport & Recreation, Tourism

PRECINCT 7 - Business, Manufacturing, Data, institutional, Education,
Medical, Utiiity Service, Research & Development

PRECINCT 8 — Business, Institutional, Eck Medical Recid: ]
Sport & Recreation, Tourism, Utithy Service, Research &
Development

PRECINCT ® - Conservation, Sport & Resreation, Tourism

PRECINCT 10 - Agriculture, enewable Energy, Sport & Racreation,
Tourism

——

Number of Units

PRECINCT 5 | 269 Units |
“"PRECINCT8 | 470 Units |

Flgurea: Different predncts wlﬂ-ﬂr(ltge ‘Stallenbosch Bridge Master Development Plan.
Source: Stellenbosch bridge (Pty) Ld., 2020
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2.2 Application 1: Reallocation of existing rights on Portion 1

The property earmarked for Application 1 (highlighted in Figure 5) is officially registered as Portion 5 of Farm 742,
Paarl, owned by Stellenbosch Bridge Properties (Pty) Ltd. A land-use approval was granted by the Stellenbosch
Municipality in 2011 to permit urban developrment for 1 577 residential units, together with a GLA of 28 000 m? for
various business uses. The property contains a pipeline servitude that crosses the site in an east-west direction; the
servitude will be accommodated within the future development layout.

Figure 5:  The logatioh of the Stellenbosch Bridge Application 1 site (indicated with a red border)
Source: Google Maps (2019)

To utilise the exigtiﬁgJEnd-use rights for the site, a revised Development Framework Plan has been prepared that re-
alloéates the apb’_rgyed rights to align with the draft Development Framework for the larger Stellenbosch Bridge
déVéprmén{ {which include the adjacent land units). The latter will ultimately include more intensified development
on the site that exceeds the current basket of rights approved for the site, but the proposed amended Development
Framework (Application 1) constitutes the development of only the existing Basket of Rights, i.e. no additional rights
are being applied for {Anton Lotz Town Planning & A Roux Town Planning, 2019a).

The proposed Subdivision Plan subdivides the property into three portions as indicated in Figure 6, namely:

s Portion 1 (34,8 ha) ~ provides for 1 577 residential units, i.e. 200 2-storey townhouses (3-beds) and 1 377 4-
storey walk-ups (1, 2 & 3-beds)

e and 3 000 m? GLA for the retail square.

e Portion 2 (38,7 ha) — Innovation Precinct, with 20 200 m? GLA allocated for a data centre, education/
community facilities and business use,
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» Portion 3 (34,4 ha) —the area outside the previous Klapmuts urban edge that was excluded from the initial
Klapmuts Hills approval. Development on this portion will be Included in future applications for the
Stellenbosch Bridge development.

- 1577 residential
- 28000 m2bulk
»  Office— 22 000 m?
= Retail— 5500 m?
s Restaurant/Coffee Shop — 500 m?

Portions 1 and 2 wili retain a Sub-divisional Area zoning and Portlon 3 will remain Agriculture as part of Application
1. Following approval of this application, separate subdivision applications will be submitted for Portiéns 1 and 2 that
will indicate the proposed zoning categories for the individual erven.

| Agtlims & B B ol A ]
LISIAL —

| IR B

Figure’s: The proposed Subdivision Plan for Application 1.
Soufee: Stétignbosch Bridge (Pty) Ltd., 2020

The Application related to Portion 5 of Farm 742, Paarl, includes the approval of the amended Development
Framework Plan, an amended phasing plan, subdivision plan and deletion of the set of conditions of approval {Anton
Lotz Town Planning & ARoux Town Planning, 2019a).

As indicated in Figure 7, the proposed development on the site can be separated into two components {which will
ultimately form two separate precincts), namely a predominantly residential component to the south and a mixed-
use phase to the north. The two development areas are separated by a green open space system that accommodates
stormwater systems and existing treelines and creates interest and variety in the development.
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Figure7: The proposed amended Development Framewor'k\‘f_pr'ﬁpplication 1
Source: Anton Lotz Town Planning & ARoux Town Planning, 2019a

The residential component on the southern portiori‘-\n'ﬁll accommodate a total of 1 577 residential units, which is the
total residential provision provided for in th’e’approved\Bafket of Rights. The residential development will mostly be
in the form of high- and medium-density sé¢tional-titie schemes. The allocation of these units will be done as part of
the future Precinct Plan approval. Pro’\tjéion is alsondde for a retail square, which will utilise approximately 3 000 m?
GLA. The northern portion will dcconiniodate mixed-use development that will ultimately form the core of the
Innovation Precinct. The remaining-GLA 6f .20 200 m? will be used in this phase. This will include a data centre,
education/community facilities-and business use.

The main vehicular access to the development will remain via an underpass road from Old Paarl Road and supported
by & road link into the Klapmuts town. Two north-south vehicular routes will accommodate traffic movement on-site
and will conneet with the future circular movement system on the adjacent properties that will form part of the
proposed Stellenbosch Bridge development. The open space system will be designed in an integrated manner to
facllitate p'e‘dést‘rlgn moveément via a combination of hard and soft landscaped open spaces.

The ‘development footprint areas for the northern commercial component are largely similar to the approved
Developmént Framework, although the density and character of this area will be different. The development
footprint of the southern residential portion is also similar, although the open space area now maves from the
western sld'e‘ of the site to the eastern side allowing for a better alignment of movement and services systems. It is
evident that the proposed amended Development Framework Plan, which retains the existing Basket of Rights, will
not result in any additional impact on the surrounding environment and that the merits on which the previous land
use approval was based, remain unchanged (Anton Lotz Town Pianning & A Roux Town Planning, 2019a).

2.3 Application 2: Rezoning and Subdivision of Remainder Farm 744/2

Application 2 refers to the Rezoning and Subdivision of Remainder Farm 744/2, which is situated between the
western edge of the existing Klapmuts urban area and the Klapmuts Hills site to the west (Portion 5 of Farm 742,
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Paarl). Despite its agricultural zoning, the site has been Included within the Klapmuts urban edge for many years and
envisaged to form part of the town’s expansion westwards (Anton Lotz Town Planning & A Roux Town Planning,
2019b).

The site is mostly vacant with the only structures on the site being the current owner’s industrial and residential
buildings close to the site’s southern boundary (refer to Figure 8). A separate portion will be created as part of the
proposed subdivision to allow the current owner to retain this portion and the current structures. The remainder of
the site contains disturbed natural vegetation. The site was previously used for sand and gravel mining and are
currently infested by alien vegetation. The biodiversity of the site is low due to the lack of natural vegetation. Small
mammals, including Steenbok, game birds as well as reptiles and rodents frequent the site from time to time from
the naturally vegetated Klapmutskop. The site is relatively low-lying and adjacent to existing residential areas and
therefore has limited visibility from surrounding developed areas and major routes. The Klapmuts Village east of the
site consists mostly of low-income and informal housing. '

Figure®: Erbgos%d"la\_[om plan for of Portion 2 of Farm 744, Paarl {Application 2).
Souréé: Anton L&tz Town Planning & ARoux Town Planning, 2019b

The property is currently owned by Safamco Enterprises (Pty) Ltd, but an agreement of sale is in place between
Stellenbosch Bridge (Pty) Ltd and Safamco (Pty} Ltd. The property is currently zoned Agriculture & Rural Zone in
terms of the Stellenbosch Municipality Zoning Scheme By-Law (2019). The site contains a pipeline servitude along
the southwestern and southern boundaries of the site.

The site forms the proposed light-industrial precinct along the eastern edge of the Stellenbosch Bridge development.
The vision for this precinct is to function as a manufacturing, logistics and data centre area for the Innovation Precinct.
Although the subject property forms part of the Stellenbosch Bridge development site, it was agreed with the
Municipality during pre-submission consultation that a separate land-use application {including rezoning, subdivision
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and consent) be submitted for this site due to its location within the exlsting Klapmuts urban edge and higher levels
of accessibility to transport and services infrastructure.

The project components include the following:

s Application for rezoning of Remainder Portion 2 of Farm 744, Paarl, from Agriculture & Rural Zone to
Subdivisional Area Overlay Zone in terms of Section 15(2)(a) of the Stellenbosch Municipality: Land Use
Planning By-law, 2015, including a Basket of Rights of 90 500 m? floor area;

»  Application for subdivision of Remainder Portion 2 of Farm 744, Paarl, into seven portions in terms of Section
15(2)(a) of the Stellenbosch Municipality: Land Use Planning By-law, 2015, to provide for:

- 2 portions zoned Subdivisional Area Overlay Zone

- 2 portions zoned Public Roads & Parking Zone

- 1portion zoned Industrial Zone

- 2 portions zoned Private Open Space Zone
Application is also made for the Consent of Council to aliow Business Premises on the two portions to retain
Subdivisional Area zonings until further subdivision. The intention is to allow thé oppertunity-for better integration
of a range of appropriate commercial, professional and/or retail uses with the intendéd industrial uses as part of an
integrated mixed-use innovation precinct. The development layout will ensure'that asufficient buffer area is created

between the manufacturing, data centre and distribution uses and the existing résidential uses to the east. The
different industrial land-uses include the following:

Service Industry (for public) 5500 m?

Manufacturing 25 000 m?
Warehousing and Distribution 25000 m?
Mini-warehousing - storage 10 000 m?
Data Centre 25 000'm?
Sub-Total (Floor area) 90 500 m?

2.4 Application 3: Densification on Portions 1 & 3

Total area: 252 500 m?
The different inddstrial fand-uses include the following (refer to Table 2 for further detail):

s Denslfication on Portions 1 & 3 (73 ha)

e 1 2123 résidential (apartments)

® 'Eb‘sjgesa- 159 000 m? (office, retail, shopping centre, restaurant/coffee shop and entertainment)
s industrial - 40 000 m? {service industry, manufacturing, warehousing and distribution, storage)

. _lnst,iji’utional - 50 000 m* {University/College, Research and Development - labs, incubaters, Training Centre,
Qlf,ac'e of Assembly/Community Facilities, Place of Worship, Pre-School/Daycare, Medical Consulting Rooms
and Medical Clinic)

e  Other -3 500 m?({ Accommodation and Sport Stadium & Indoor Sport)

2.5 Application 4: Rezoning & Subdivision for remaining site area inside Urban Edge
on Portion 4

Total area: 309 000 m?
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The different industrial land-uses include the following (refer to Table 2 for further detail);
Rezoning & Subdivision for remaining site area inside Urban Edge on Portion 4 (106 ha).
3 000 residential units (2 300 apartments, 200 Grouphousing, 500 Retirement village)

Business - 108 000 m? (office, retail, Restaurant/Coffee Shop and Entertainment)

Industrial - 63 000 m* bulk (Service Industry, Manufacturing, Warehousing and Distribution, Mini-
warehousing - storage and Data Centre)

Institutional - 118 000 m? (Private school, University/College, Research and Development - labs,
incubators, Place of Assembly/Community Facilities, Place of Worship, Pre-School/Daycare and Private
Hospital)

Other — 20 000 m2 (Hotel, Guest House/Tourist Accommodation, Sport Stadium & Incidor-Sport, Health
and Fitness and Conference Centre}
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3.1 Overview

The Stelienbosch Municipal economy contributed approximately 24,20% to the economy of the Cape Winelands
District in 2018. In terms of absolute numbers, the Stellenbosch economy generated R10 896 million ln Gross Value
Added (GVA) at constant prices?, relative to R45 023 million recorded for the Cape Winelands DlstrLct The GVA
contribution of the Stellenbosch economy to the Cape Winelands District decreased from 25,48% in 2005 to 24,20%
in 2018. The Stellenbosch economy grew off a solid base by 2,35% per annum from 2005 to” 2018, -ar 35,29% over
the 13 years.

Figure 9 indicates the contributions of the different sectors to the GVA of the Stellenbosch économy for 2005 and
2018. The largest sector of the Stellenbosch economy in 2018 was Finance, Instirdnce, Real Estate and Business
Services sector, followed by Wholesale and Retail and Manufacturing. Combiried, thése thiee sectors contributed
almost 61,59% of the total GVA generated by the Stellenbosch economy in 2018,\a ‘decreasé of 1,84% from 2005.
The Finance, Insurance, Real Estate and Business Services has remained- the IargeSt tantributor to the Stellenbosch
GVA, whereas Wholesale and Retail overtook Manufacturing in 2018 The Manufac‘tunng sector’s contribution
decreased from 23,88% in 2005 to 16,12% In 2018, whereas Finance, Insui‘ance,,—Real Estate and Business Services
increased its contribution to GVA from 22,67% in 2005 to 26,50%.
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Fi.g'ur‘eA_s:_ An illustration of the GVA contribution per sector for the Stellenbosch economy in 2005 and 2018
Legend:
1 Agriculture, hunting, forestry and fishing 6  Wholesale and retail
2 Mining and quarrying 7 Transport, storage and communication
3 Manufacturing 8 Finance, insurance, real estate and business services
4  Electricity, gas and water supply 9 Community, soclal and personal services
5 Construction 10  Government Services

Source: Adapted from data provided by Quantec Research, 2019

1 GVA and Gross Geographic Product (GGP) or Gross Reglonal Product (GRP) are very similarly related concepts. GVA excludes taxation and

subsidies, whereas GDP includes the Iters. GVA Is analysed using current prices
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To understand whether sectors are contracting or growing, it is useful to consider the overall and annual growth
rates and to compare those to the Cape Winelands District within which the Stellenbosch economy functions.
Figure 10 indicates the annual compounded growth rates per economic sector for the Stellenbosch Municipality and
Cape Winelands District from 2005 to 2018.
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Figure 10: An illustration of the annuat nominal growth ratés per economic sector for Stellenbosch Municipality
and the Cape Winelands District froin 2005 to 2018

Legend:
1  Agriculture, hunting, forestry and fishing 6 Wholesale and retail
2 Mining and quarrying 7 Transport, storage and communication
3 Manufacturing 8 ‘ﬁﬁanoe, Insurance, real estate 2nd business services
4  Electricity, gas and water supply g Community, social and personal services
5 Construction 10  Government Services

Source: Adapted from data provide&b\jﬁua‘ﬁ_tec Resgarch, 2019 and own calculations

The Cape Winelands and Stellenbosch economies grew in nominal terms by 2,76% and 2,35% per annum,
respectively, from 200516 2013 (refer to “Total” in Figure 10). Only the Transport, Storage and Communication
sector in the Stqllenbosch;economy achieved a higher growth rate than the District over the period 2005 to 2018.

The Transpor, ‘S{ora‘ge and Communication, Construction and Construction sectors demonstrated the highest annual
growth rates for thé Stellenbosch Municipality over the period 2005 to 2018. In contrast, the Manufacturing sector
declrned by 0,70% per annum between 2005 and 2018, while its contribution to GVA declined by 32,51% from 2005
to 2018.

3.2 Sector analysis of GVA contributions

Figure 11 indicates the contribution of each economic sector to the GVA of the Stellenbosch and the Cape Winelands
District economy for 2005 and 2018. An assessment of the larger sectors in the Stellenbosch economy suggests that
the contribution of the Wholesale and Retail and Finance, Insurance, Real Estate and Business Services sectors
increased their contribution to the econamy, while Manufacturing declined the most significantly. A similar pattern
is found in the District economy from 2005 to 2018. Finance, Insurance, Real Estate and Business Services increased
its contribution to GVA of the District economy by 32,49% over the period. The contribution of the manufacturing
sector declined from 21,99% in 2005 to 14,83% in 2018. The contribution of the sectors to GVA in the Stellenbosch

31




361

area and the Cape Winelands District remained more or less in the same proportions whether the sector contribution
increased or declined. The only exception was Government Services, which indicated a decline in its contribution to
the local economy, but a slight increase for the District economy.
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Figure 11: Sector contributions to GVA for the Stellenbosqt!iand District municipal areas in 2005 and 2018

Legend:
1 Agriculture, hunting, forestry and fishing (] thbles‘alg‘and retail.
2 Mining and quarrying 7 'I"rangport, storage and communication
3  Manufacturing 8 Fmanr.e, Insuranie, real estate and business services
4  Electricity, gas and water supply 9 Oommunlty, soclal and personal services
S Construction 10 Government Services

Source: Adapted from data provided by Quantéc Research, 2019

A synopsis of the data presented jn Figure-11 suggests that four sectors indicated an increased contribution to GVA
for the Stellenbosch ec’pnbmy_,-whjle six sectors indicated a declining contribution. The trend emerging across the
District is similar with(f"ve on the 10'sectors increasing their GVA contribution to the District economy. The concern
with this trend is ‘the reduction in employment levels within the more labour-intensive sectors of the economy. A
greater focus of sectors wrth & sérvice orientation has emerged over the 13 years of the analysis, which are invariably
low employment creators'compared to construction and manufacturing.

The assessmeqt 'of GVA sector contributions together with the annual and period growth rates for 2005 and 2018 are
mdlqated\iq Tablé 1. Among the 10 classified sectors, nine sectors indicated an annual increase in economic activity
with the Mangfacturing sector indicating a year-on-year decline from 2005 to 2018. The declining trend in the
contributlor_\, of the Manufacturing sector to GVA is concerning due to the labour-Intensive nature of the industries
that generally form part of this sector. The analysis also demonstrates that the Manufacturing sector is declining in
favour of increases in Finance, Insurance, Real Estate and Business Services and Wholesale and Retall Trade, which
alludes to a greater focus on service orientation.
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Table3: An assessment of sector contributions to GVA and annual growth rates in 2005 and 2018 for the

Stellenbosch economy

Economicsector (R'million) Gross Value Added Growthfor  Annual |Direction |
005 %oftotal. 8, %oftotall Period  growth |ofgrowth

Agriculture, hunting, forestry aad fishing 645 8o 65 620 61X 046K
Mining and Quarrying 17 0,21% 8 0,17% 6,07% 0,4595 g
Manufacturing 1028 2,885 1756 16,12% BE%  -070%
Electricity, gas and water supply % 1,17% 102 053% BN  062% i
Construction 2 203% 456 s19%  @ax  520m -
Wholesale and retall 1303 B18% . 2067 19T sB5%  3,61%
Transport, storage and commisnication 550 7,21!% 1130 10,3796 94,7:’6- 5,266
Finance, insumnce, real estate and business services 1826 ™ 2887 26,508 58,09%: 3,50%
General government 834’ 10,35% 1064 9,77% 27.63‘)6 1,89% :
Community, sodlal and personal services 594 - 7,3M%: 730, 6,70% 22,09%. i;ans
Tatal 8054, 100,009 10896 200,00%|  ,35,20%! 235% 4

Source: Adapted from data provided by Quantec Research, 2019 and own calculations

3.2.1 Primary sector

The primary sector of the Stellenbosch economy includes Agriculture, Hunting, Fofestry and Fishing activity and
Mining and Quarrying. The primary sector contributed 6,46% to the GVA of the Stellenbosch economy in 2018, which
is slightly down from 8,24% in 2005. Agriculture is the largest contributor to the GVA of the primary sector with a
sector contribution of 97,39% in 2005, which remained the same in 2018.

3.2.2 Secondary sector

The secondary sector of the Stellenbosch economy includes Manufacturing, Construction and Electricity, Gas and
Water Supply. The secondary sector contributed 27,98% to the GVA of the Stellenbosch ecanomy in 2005, while the
contribution to GVA decreased to 21,24% in 2018. The contribiution of the Manufacturing sector to secondary sector
GVA decreased from 85,35% in 2005 to 75,88% in 2018; which is a particular concern.

3.2.3 Tertiary sector

The tertiary sector of thg Stéllé_ﬁbosgp economy includes Trade, Repairs and Hospitality, Financial Institutions, Real
Estate and Business Sen;iices;‘.\&ofn’munity, Social and Personal Services; and Government Services. The tertiary sector
contributed 63,78% to the GVA@f\ﬂle Stellenbosch economy in 2005, which increased to 72,30% In 2018.

Government Services ar‘ein_el_g_;’ded as part of the tertiary sector for the analysis. The analysis suggests that the
contributiop gfﬁgqvemme'nt Services to the GVA of the tertiary sector of the Stellenbosch economy decreased from
16,23% in 2005.t0.13,50% in 2018.

3.3 General employment trends

A comparison of total employment in the Cape Winelands District and Stellenbosch Municipality indicates that
Stellenbasch contributed 19,84% of the total employment of the Cape Winelands District in 2018 and 3,03% to the
total employment in the Western Cape Province.

The primary, secondary and tertiary sectors of the Stellenbosch economy contributed 13,50%, 15,45% and 71,06%
to total employment in the local economy in 2018, respectively. In comparison, the Cape Winelands District enjoyed
total employment contributions of 20,97%, 14,09% and 64,94% from the primary, secondary and tertiary sectors,
respectively.
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Overall employment in the Stellenbosch economy increased by 34,69% over the period 2001 to 2018. The strang
growth in the tertiary sector was offset by low growth in employment in the primary and secondary sectors of the
local economy. Strong employment growth was recorded in the tertiary sector with an increase of 74,729 over the
period 2001 to 2018, or an annual compounded growth of 3,34% per annum. The Cape Winelands District
experienced similar trends, with a decline of 34,33% recorded for the primary sector, and Increases of 32,32% and
94,62% for the secondary and tertiary sectors, respectively.

In terms of employment growth by sector in the Stellenbosch area and specified periods pre-2008, 2008 - 2011 and
post-2011, it is clear that the tertiary sector grew marginally with growth of 1,27% from 2008 to 2011 (Figure 12).
The secondary sector and primary sector of the economy shed jobs with declines of 7,17% and 25,58%, respectively,
over the period 2008 to 2011. Post-2011, all primary, secondary and tertiary sectors started growing or.clawing back
jobs shed In the previous period, achieving an increase in employment of 10,62%, 9,10% and 18,15%.6ver the period
2012 to 2018, respectively. However, the primary sector has not recovered in 2018 from the lost émployment from
2001 to 2008, which is a concemn with specific reference to labour-intensive industries.
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Figure 12: An Hlustrdtion of"t@e éli\lployment growth in the Stellenbosch Municipality for three specified periods

{pre-recession, recession and post-recession) from 2001 to 2018
Source: Quantet; 2619 and.gwn calcdlations
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4.1 Financial feasibility and sustainability

No financial feasibility study was conducted by Multi-Purpose Business Solutions and no assessment can be provided
at this stage. Notwithstanding, any mixed-use development with residential, business and industrial components
will be demand-driven. The business model, which is coupled to a development and phasing scenario, will determine
the stages of development and the prioritisation of different components. It is likely that the properties will be
released using a staged approach to ensure maximum market visibility and account for the market conditions at the
time. It is unclear how long it will take to sell-out but the development of said components envisiged as part of
Applications 1 and 2 is planned for construction over 4 years. Given the profile of Stellenbosch and fhie Ii’lapmuts area
as an identified development node, the location of the property and price stability in the ared, the duration of the
envisaged development timeframe for the said Applications. It is also apparent from the traditional business model
that the developer would Introduce services and it is possible that clustering will form an integral part of the
development roll-out plan.

The status of the developer and the need for prudence when approaching the- ﬂevelopmen’t of Stellenbosch Bridge
suggest that undertaking a project of this nature and investing the requlred funding -woiild not occur should the
project not be considered feasible. Although we have not assessed tr}e feaslblllty ‘of the project, it is considered
economically viable and financially feasible for the reasons mentioned.above and risk mitigation that a prudent
developer would implement.

4.2 Compatibility with National and spetiél;planhing.-frbm an economic perspective

The individual benefits of a project overstate the true benefits if the project diminishes benefits elsewhere in the
area. The economic desirability is therefore essentlal t6 determine whether the proposed development compliments
economic planning as reflected in spatial development\planmng It is not sufficient that the development results in
some positive spin-offs if it is not compatible with planinifg guidance designed to maximize the overall economic
potential of an area. Spatial Development\Framewpﬂts {SDFs) in particular are central to economic development
planning and to guide overall dwelopment in a difection that local and provincial authorities see as desirable.
Notwithstanding, the basic purpose of an*SDF is to outline the spatial implications of Integrated Development Plans
{IDPs). To provide some context, the provmcnal regional and local SDFs (together with related frameworks,
interpretation reports and dlscussbn documents) and Local Economic Development plans and strategies (together
with other documents’that o{fer\guldanoe) are considered as a premise for this part of the assessment. Where
appropriate, other plarining and development guidelines and policies were also considered.

4.2.1 National Deve'lopment Plan 2030 (NDP 2012)
The Natlgnal Development Plan (NDP, National Planning Commission, 2012} sets out six interlinked priorities
(Natlonal Planning Commission, 2012 - p, 29):

¢ Unitirig all South Africans around a common programme to achieve prosperity and equity;

. l;‘romoting active citizenry to strengthen development, democracy and accountability;

s  Bringing about faster economic growth, higher investment and greater labour absorption;

e  Focusing on key capabllities of people and the state;

e Building a capable and developmental state; and

e Encouraging strong leadership throughout society ta work together to solve problems.

While the achievement of the objectives of the National Development Plan requires progress on a broad front, one
of the fundamental factors is raising employment through faster economic growth. A sustainable increase in
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employment will require a faster-growing economy and the removal of structural impediments, such as poor-quality
education or spatial settlement patterns that exclude the majority. These are essential to achieving higher rates of
investment and competitiveness and expanding production and exports. Business, labour, communities and
government will need to work together to achieve faster economic growth (p. 30).

Transforming the South African economy is a challenging, long-term project. in summary, the NDP proposes to
enhance human capital, productive capacity and infrastructure to raise exports, which will increase resources for
investment and reduce reliance on capital inflows. Higher investment, supported by better public infrastructure and
skills, will enable the economy to grow faster and become more productive. Rising employment and productivity will
lead to improved incomes and living standards and less inequality. Shifting the economy towards more investment
and lower consumption is thus necessary for long-term economic prosperity (p. 42}. In addition, more efficient and
competitive infrastructure is required to facilitate economic activity that is conducive to growth and job creation
(p- 42).

Relevance to Stellenbosch Bridge

The NPD 2030 sets out six interlinked priorities that include enabling faster economic grth'h, ‘higherinvestment and
greater labour absorption. The Stellenbosch Bridge development subscribes to the NDP principles by offering
residential and employment opportunities in an area that requires development t6 assist employment creation. The
industrial component is intended to create employment for those residents already if Klapmuts and those that will
migrate to the area.

4.2.2 Western Cape Provincial Spatial Development Framework (WCPSDF) 2014

The Western Cape Provincial Spatial Development Framhewgrk {Provintial Government of the Western Cape, 2014)
refers to the importance of a coherent framework for thé Province’s urban and rural areas that gives spatial
expression to the National and Provincial development: agendas, among others. It's guiding principles include the
following:

¢ Spatial justice: Past spatial and other development imbalances should be redressed through improved
access to and use of land by disadvantaged communities.

¢ Sustainability and resiliepce: Land development should be spatially compact, resource-frugal, compatible
with cultural and scenic landscapes, and should not involve the conversion of high-potential agricultural land
or compromise ecosystems.

» Spatial efficiency: Efficiency relates to the form of settlements and use of resources - compaction as
opposed to sprawl; mixed-use, as opposed to mono-functional fand-uses; residential areas close to work
opportunities‘as opposed to dormitory settiement, and prioritisation of public transport over private car
use.

In terfns hereof, the: Iogical underpinning of the spatial strategy of the WCPSDF covers the following (p. 34):

* Capitplis“e and build on the Western Cape comparative strengths (e.g. gateway status, knowledge economy,
lifestyle offering) and leverage the sustainable use of its unique spatial assets;

¢ Consolidate existing and emerging regional economic nodes as they offer the best prospects to generate
jobs and stimulate innovation;

e  Connect urban and rural markets and consumers, fragmented settlements and critical biodiversity areas (i.e.
freight logistics, public transport, broadband, priority climate change ecologieal corridors, etc.); and

o Cluster economic infrastructure and facilities along public transport routes (to maximise the coverage of
these public investments) and respond to unique regional identities within the Western Cape.

The Province’s economic prospects lie in the urban space-economy (i.e. the metropolitan area), with public
infrastructure investment forecasted to be the leading driver of growth. Several of the key concepts related to the
space-economy palicies refer to the following (as adapted) (p. 76):
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*  Reinforce the Cape Metro region as the Province’s economic engine;

*  Use new bulk economic infrastructure investment in the Cape Metro functional region to leverage private
sector and community investments {i.e, energy, water, transport and freight logistics, ICT);

¢ Build ‘land assembly’ capacity in the urban space-economies and apply new land policy instruments (e.g.
land banking, land value capture, etc.);

¢ Incentivise mixed land-use and economic diversification in urban land markets;
¢ Regenerate and revitalise existing economic nodes in the urban space-economy {i.e. CBDs, etc.);
¢  Prioritise public transport investment and higher-order facilities in district centres; and

e Prioritise roilout of the ‘greener’ economy.-

Relevance to Stellenbosch Bridge

The proposed Stellenbosch Bridge Development will contribute towards the provision of housing epportunities, add
revenue and additional employment in the construction sector, which will further strengthan’ growth in the local
economy. The project addresses spatial efficiency to some extend, i.e. compacticn 'gvi,thin\'tﬁe urban edge, mixed-
use development and residential areas close to work opportunities. Opportunitiésto pr‘joritiseﬂp,ublic transportis also
possible due to the location of the development adjacent to the existing town of Klapmuts, which is also on the main
railway line between Cape Town and Paarl.

4.2.3 Cape Winelands Integrated Development Plah 2017/18 -2021/22

The 2018/2019 review of the Cape Winelands IDP (Cape Mﬁ:nelands\pistricf'i\nunicipality, 2018b) confirmed the vision
of “A unified Cape Winelands of excellence for sustainable-development”, which is demonstrated in the following
strategic objectives:

1. Creating an environment and forging partnérships that ensure social and economic development of all
communities, including the empowerment of the poor in the Cape Winelands District;

2. Promoting sustainable infrastrutture services and a transport system that fosters social and economic
opportunities; and

3. Providing effective and efficient{inancial and strategic support services to the CWDM.

Over the past decade(s}, St‘el!‘enbg‘s‘ch ‘ha’é seen growth in several economic sectors, e.g. higher education and
research, agriculture and ‘agro-processing, tourism, corporate headquarters and business services. In this area, the
challenge is to watch carefully how-growth impacts on the environment, on transport capacity, on its “urban edge”
and the competition between different land uses.

The majority, i.e. 77%, of building activities — a critical source of local government revenue — that occurred within
the CWDM, was completed within the Stellenbosch and Drakenstein municipalities, accounting for 81% of the total
area fdr l_'.e\s_.ident_ial' space and almost 70% of Industrial space. However, they are also home to 60% of all informal
dwe/lling‘s\in thie-CWDM and 18 of the 27 informal settlements, with a high vulnerability index. The fact is that some
of thie highér-order towns, i.e. Stellenbosch and Paarl, have sizeable numbers of unemployed people.

The CWDSDF includes several strategies to facilitate integrated human settlements, with none more important than
ensuring informed decision-making and investment through essential and tailor-made structures, systems and
processes. Some strategies and actions were designed to address urban management challenges, e.g. urban
restructuring, urban edge delineation, densification and land conversion.

The provincial hierarchical order of towns’ classification and growth indicators is used to identify priority areas for
the provision of housing, i.e. higher, first- and second-order towns and high-risk informal settlements. The District
IDP proposes that the provision of housing should be demand-driven and supply-negotiated. Mass-scale
developments are to be considered {only} in higher-order towns (such as Stellenbosch), whereas small-scale
developments are appropriate in first- and second-order towns. Furthermore, decisions on housing delivery must
also protect community heritage and values.
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Relevance to Stellenbosch Bridge

The proposed Stellenbosch Bridge will contribute to the main growth nodes in the District, I.e. Stellenbosch and
Drakenstein. It will support the creation of an environment and forging partnerships that ensure social and economic
development of the Klapmuts community. Furthermore, the broader community will benefit from the introduction
of infrastructure to support the development.

4.2.4 Cape Winelands Spatial Development Framework 2019/2024

As a sector plan of the Cape Winelands IDP, the Cape Winelands District Spatial Development Ffarhework (Cape
Winelands District Municipality, 2018a), adopts the CWDM IDP’s vision of “A unified Cape Winélands of Excellence
for sustainable development” and mission, “All structures of the Cape Winelands co-opefate together towards
effective, efficient and economically sustainable development”.

The objectives of the CWD SDF are:
¢ To improve the quality of life for the people of the region by ensuring pfinciple-led responses;
¢ To plan by considering future population growth, economic and ,c|imai_fi: £Hhanges;
e To manage the impact and exposure of external and internal t\ﬁreats to-growt_h and development;
s To restructure urban settlements through compaction and densification;
¢ To promote sustainable resource use and responsib!gfural developmgént; and
s To improve and conserve the District’s natural envi}"orjment'.

The annual population growth rate for the Stellenbosch Murkmpallty has slowed down from 2.75% for 2001-2011 to
2.25% for 2011-2016. If the annual projected growth rate of 2, 2% for 2016-2026 is realised, the population in the
Stellenbosch Municipality will increase from 173 448 i 2016 to 215040 in 2026. Municipal spatial development
frameworks include estimates on the demand for housmg uriits across different socio-economic categories and the
planned location and density of future héusing develqpment Proactive planning is essential to achieving good
governance and efficient service delivefy: However, thé ability of municipalities and the government to provide
housing and related services remains'ngarly an mp_gssnble challenge.

The Growth Potential Study (Van Nigkeck, et.al., 2014) determined the growth potential for municipalities and towns
in the Western Cape based on as'sEs'singhumén capital, infrastructure availability, economy, physical attributes and
institutional capacity (p._24). Thé study mdlcated that Stellenbosch, Paarl and Wellington are located within the
functional metro-ecoriomy of Cape Town. These towns function more like an extension of the metropolitan area;
people live in the-metro and work and make use of services in these towns and vice versa. The economic growth
outlook will therefore always remain positive, although the long-term impact of a “drying” Cape Winelands region is
not known, In particular, Stellenbosch was found to have a very high growth potential and very high social needs.

Relevance for Stellenbosch Bridge

The proposed Stellenbosch Bridge development will foster the objectives of the SDF by improving the quality of life
for the people of the Klapmuts area that will support both the Drakenstein and Stellenbosch Municipalities. It will
create urbiah settlements through compaction and densification while considering future population growth in the
area and addressing limitations of development closer to Stellenbosch.

4.2.5 Stellenbosch Spatial Development Framework (SDF) (2019)

The 2019 Municipal Spatial Development Framework (Stelienbosch Municipality, 2019b) recognises that the spatial
decisions and actions of many participants determine the nature of a settlement. Specifically, to the following seven
principles should be considered:
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e Maintain and grow the assets of Stellenbosch Municipality’s natural envirenment and farming areas.

s Respect and grow the cultural heritage, the legacy of physical artefacts and intangible attributes of society
inherited from past generations maintained in the present and preserved for the benefit of future
generations.

s  Within developable areas, allow future opportunity to build on existing infrastructure investment, on the
opportunity inherent in these systems when reconfigured, augmented or expanded.

¢ Clarify and respect the different roles and potentials of existing settlements.

e  Address human needs ~ for housing, infrastructure and facilities — clearly in terms of the constraints and
opportunities related to natural assets, cultural assets, Infrastructure and the role of settlements.

e Pursue balanced communities.

e Focus energy on a few catalytic areas that offer extensive opportunity and address présent risk.

The 2019 MSDF specifically addresses the development of Klapmuts {p. 124-127) and refef‘s to the Greater Cape
Metro Regional Spatial Implementation Framework (RSIF} that contains very specn" c pohcy directives related to
Klapmuts, aimed at addressing pressing sub-regional and local space economy issues. Key pdhcy objectives include:

o Using infrastructure assets {e.g. key movement routes) as “drivérs” of economic development and job
creation.

e  Recognition that existing infrastructure in the area (i.e. N1, R101, R44 and"t__he Paarl-Bellville railway line and
station) dictate the location of certain transport, modal chiange or break-of-bulk land uses.

* Recognition of the Klapmuts area as a significant néw reglonal economic node within the metropolitan area
and spatial target for developing a “consolidatéd platform for- {he export of processed agri-food products
{e.e. inland packaging and containerisation port)” and “an intef-municipal growth management priority”.

e The consolidation of and support for existing and emerging regional economic nodes as they offer the best
prospects to generate jobs and stimulate innovation.

¢ The clustering of economic infrastrqcture and'faéilities along public transport routes.
»  Maintaining valuable agricultural and naturdl assets.

e  Providing work opportunityfi"_r\\-pergi mity to living areas.

Being located on the N1 transpgrt corridor that carries 93% of metropolitan freight traffic, Klapmuts is a potentially
significant centre for eéohomi activity and residence within the metropolitan region and Stellenbosch Municipality.
Up till recently, the settlement was characterized by residential use and limited commercial and work-related activity.
Public sector resource constraints have prevented the infrastructure investment required to enable and unlock the
full potential of the area for private-sector economic development. In recent years, this has started to change with
large new projects, such #@s the proposed Distell Limited facility on Paarl Farm 736/RE, located north of the N1, and
the Stellenbosch Bridge development ) directly west of Klapmuts South

Several issues require specific care in managing the development of Klapmuts over the short to medium term,
|nc|ud|n\g speculative applications for land-use change on the back of the proposed Distell development and
speculatlve ‘higher-income residential development in the Klapmuts area based on the area’s regional vehicular
accessibility. Another concern is the linkages between Klapmuts north and south, specifically along Groenfontein
Road and a possible NMT crossing over the N1 linking residential areas south of the N1 directly with Farm 736/RE.
Without these linkages, residents to the south of the N1 will not be able to benefit from the opportunity enabled
north of the N1.

Higher-income development is not a problem in and of itself, but ideally, it should not be in the form of low-density
gated communities. Given that management of Klapmuts is split between Drakenstein and Stellenbosch
Municipalities {respectively responsible for the area north and south of the N1), special arrangements will be required
to ensure that the settlement as a whole develops responsibly in a manner that ensures thoughtfut prioritization,
infrastructure investment and opportunity for a range of income groups.
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The following spatial recommendations related to Klapmuts are made in the 2019 MSDF {p. 73):
e Maintain and improve the natural areas surrcunding Klapmuts.

e Work to increasingly connect and integrate nature areas, alse with the urban green areas, to form an
integrated green web or framework across the municipal area.

s Improve public continuity, access and space along the stream corridors.
e Retain and improve the relationship between Klapmuts and surrounding agriculturat land.
s  As ageneral principle, contain the footprint of Klapmuts as far as passible within the existing urban edge.

& Retain the strong sense of transition between agriculture and human settlement at thé entrarices to the
town.

s Maintain the integrity of historically and culturally significant precincts and places {as indicated in completed
SUrveys).

s  Prioritise informal settlements for upgrading and service provision.
*  Pro-actively support higher density infill residential opportunity in Klapmuts South.

»  Retain and actively support mixed-use redevelopment and building within th‘e‘town centre and surrounding
areas, comprising living space above active street fronts.

¢  Pro-actively improve conditions for walking and NMT vg,itﬁin Klapmuts,

e Prioritise NMT connections between Klapmuts North and South (in parallel with the development of Farm
736/RE}).

s Cluster community facilities together with €ommercial, transport, informal sector and other activities to
maximise convenience, safety and socio-economic potential.

s As far as possible, focus investment in parks, open space and social facilities accessible by public and NMT,
in this way also increases the surveillance of these facilities,

s Support the development of Farm 736(RE in Klapmuts North to unlock the development potential of
Klapmuts (with an emphasis an job creatign).

¢ Support the development ‘of an “irnovation precinct” in Klapmuts South (i.e. Stellenbosch Bridge).
s Ensure that housing i'r'\\l_,(la.pmuts South provides for a range of income groups.

s Improve linkages between-Klapmuts North and South, specifically along Groenfonten Road and a possible
NMT crossing-over the N1.

Relevance to -Ste‘llénbosqh Bridge

The Stélleribosch SDF (2019) alludes to several spatial recommendations for Klapmuts. Stellenbosch Bridge embraces
these recommeéndations and intends to underpin the SDF spatial guidelines. For instance, the project entails the
devélqpmehﬁof an “innovation precinct” that will unfock the development potential of Klapmuts (with an emphasis
on job creation) and provide work opportunities in proximity to living areas.

4.2.6 Stellenbosch Integrated Development Plan (IDP) (2017-2022), 2™ Review

The 5-year Integrated Development Plan {IDP} plan informs the municipal budget and guides all development within
the Stellenbosch Municipal area (Stellenbosch Municipality, 2019a. The IDP is considered the Municipality’s principal
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, The focus of the Stellenbasch IDP is to improve the provision of basic
municipal services and expand livelihood opportunities for the people of the Stellenbosch Municipality. The IDP also
focusses on expanding and transforming municipal capacity, enterprise development and exploring new ways of
working and living together.
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The IDP Strategic Focus Areas include the following:
¢ Valley of possibility
¢ Green and sustainable valley
o Safe valley
¢ Dignified living
e  Good governance and Compliance

Several improvements In Klapmuts have been done recently by the Stellenbosch Municipality. This included the
upgrading of the La Rochelle and Mandela City informal settlements in Klapmuts that included thHe increase and
installation of bulk basic services. A new satellite fire station was established in Klapmuts to provide mbr‘e effective
response times and improved services with regards to fire safety. A new multi-purpose centre has been in completed
in Klapmuts and will provide the community access to a range of services, including municipal and sotial development
services, reducing their need to travel to other towns to access these services (p. 8). In;térms of~needs and service
requirements, it should be noted that 298 serviced sites were created in Klapmuts {p. 223) arid-a number of new
projects have been identified, i.e. establishment of informal trading sites, a new cefiietery tp 225}, Tew community
hall (p. 229), upgrade of WWTW, bulk sewer upgrade, bulk water supply (p. 232) and a taxi rank (p. 235).

The proposed settlement hierarchy for the Stellenbosch Municipal areaiefhphasisgs‘the need to utilise Klapmuts for
economic development and associated residential opportunity:

s Support for development of RE/Farm 736 as a lever to economic developrhent utilising 2 favourable location
for manufacturing, logistics and warehousing enterprises.

e Balanced housing provision in Klapmuts South, fécus;_ed on those who can benefit from employment
provision through unlocking Klapmuts North.

e Stellenbosch town and Klapmuts were recogriised as-.fs.patial dreas for priority development over the MSDF
planning period (p. 74).

e Support the relocation of land for extensive manufacturing, logistics and warehousing enterprises from
Stellenbosch town to Klapmuts (p. \75)

¢ Reinforce the role of Klapmuts as.a potential regional logistics/ warehousing/ manufacturing hub — with
associated residential opportunlty based on its location at the intersection of the N1 and regional north/
south movement routes (p ~78).

Relevance to Stellenbosch Bridge

The focus of the IDP is on ectonomic growth and development of the area with a specific emphasis on poor
communities. Theéfacus an using infrastructure, industrial development and commercial development as an enabler
for job creation further purports the need for integration of infrastructure and superstructure development.
Klapmuts and Stellenbosth Town are considered strategic priorities for the Municipality. The positioning of
StelIenbosch‘Bndge as an economic development hub is key, the basis for which is grounded in the IDP as a strategic
mplementatnondocument of the Stellfenbosch Municipality.

4.2.7 ‘Stellenbosch Local Economic Development Framework (2013)
A Strategic Framework for Local Economic Development was prepared for the Stellenbosch Municipality in 2013, The
Framework summarises the key economic development challenges and opportunities within the municipal area as:

s The need to continuously grow the local economy through niche sectors such as services, tourism, agri-
processing and the informal sector;

e New investment opportunities have to be promoted, focusing on foreign, up-country and local potential
investors;

s The need to increase participation, in particular of the poor and other marginalised groups {women, youth,
the disabled and those experiencing geographic exclusion) in mainstream economic activity;
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® The critical need for human resource development, both in term of those with limited skills and education,
as well as ensuring that high-leve! skills are developed, attracted and retained in the area to grow the local
economy;

* Dramatically changing the largely racially-based land-use pattern and encouraging the location of new
economic oppertunities where the poor are located and also locating the poor where current economic
opportunities exist;

*  Mobilising private, public and community resources (institutions, funding and finance) towards growing the
local economy;

¢ Ensuring that the economic benefits from transformation initiatives such as land reform, property
development, etc., accrue to the broadest possible number of beneficiaries, in particular those that are poor.

The following focus areas and strategies for local economic development are proposed:
e Spatial areas where growth can best be achieved in areas of greatest need;
s  Education and skills development in the niche sectors identified;
e Support for small businesses, the informal sector and emerging entreprenérs; arid

¢ Enabling sustainable livelihoods, addressing poverty reduction and soci‘al\yvqlfa_l_'_e_ support.

The Stellenbosch economy has a broad sector base, where tourism, agricilture andxgdu'ea"tion are the three dominant
sectors, but where several other sectors {like manufacturing, construction, financial services and the health sector)
also play significant roles (p. 28). However, to achieve this, the dyn‘_é’mics related to sector development and support;
infrastructure upgrading and gap-filling; small business and the infermal sector; BEE and land reform; and social
development support and initiatives related to job creation, poverty, education and health need attention.

Relevance to Stellenbosch Bridge

The proposed Stellenbosch Bridge development is aligned with several requirements and objectives stated in the LED
strategy with specific reference to sustaining employmegnt durmg the construction phase of the project, feed into the
construction sector and maintain a semblance of siablhty anhd contribute indirectly to enabling sustainable
livelihoods, addressing poverty redgctlon -and ;oma_l welfare support. Small businesses will benefit from the
traditional requirements for products, services, security, general maintenance, etc.

4.3 Conclusions.

The Stellenbosch Spatial Development Framework and IDP are the primary planning tools for the Stellenbosch area
and therefore the proposéd- dévelopment as it incorporates the provisions of all other broader level plans for the
area and therefore forms the initial basis for the economic assessment of the proposed Stellenbosch Bridge
development., StelLenbosch town and Klapmuts were identified as spatial areas for priority development over the
MSDF pjanmng periodare {p. 74).

Our assessmqnt of the spatial planning frameworks of the local, district and provincial authorities suggests that the
proposéd | Stellénbosch Bridge development supports and fits with the spatial planning principles of the Stellenbosch
Municipality as indicated in the IDP and SDF from a socio-economic perspective and specifically with the focus on
Klapmuts. The Stellenbosch Bridge development is in the delineated urban edge of Klapmuts and the part not
included, is earmarked for agriculture.

The proposed project is positioned as a development that is intended to contribute towards business, housing and
infrastructure development in the Klapmuts area, but specifically in a node where the community needs private
investment to uplift their socio-economic well-being and create more sustainable employment.
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5.1 Aligning the study area and available statistics

The approach adopted for the preparation of the sacio-economic and demographic profile of communities within
the Klapmuts area that surround the proposed site entailed the specification of concentric circles representing areas
within 3 km and 6 km from the centre point of the properties proposed for the Stellenbosch Bridge development.
Figure 13 is an accurate indication of the different concentric zones as applied to the municipal area with an exact
indication of the proposed location for the development. This approach was used due to the need to‘ascertain the
relative proximity of communities and settiements to the facility to understand the geograph;_ea’l impact of the
location on residents in the study area. '

The choice of radii for 3 km and 6 km Is based on our observations of population distribution, economic activities and
likely sources of procurement and labour in the areas surrounding the proposed ‘Yocation Yo the proposed
Stellenbosch Bridge development. We believe that this approach will offer a more realistit sgcio-demographic and
economic profile of the population most likely to be affected by the proposed development,

In the 2011 Population Census Survey (Statistics South Africa, 2013}, the statistics for the different zones were based
on a combination of the main places (which comprise various sub-placq§) as deﬂl\‘ed‘fé'p the study area. To include
the larger population of the study area, the assessment covers the comnjunities jwith specific reference to “main
places” {as defined by Statistics South Africa). The sub-places of 166002001 Draken$tein NU, 167001001 Bennetsville,
167001002 Klapmuts SP, 167001003 Weltevrede Park, 167001,0_0_'4 Mandela City'and 167002001 Stellenbosch NU are
located within a radius of 3 km from the site. The following additional sub-places are located within 6 km of the site:
167003001 Elsenburg SP and 199002002 Cape Metro MdS. It shoyild be’noted that the approach adopted for the
assessment offers a relatively accurate indication of tlie sotio-econamiic and demographic profile of the population
residing in the specified zones. The latter statement should also.be considered in the context of the nature and scope
of the data used for the analysls.

Due to the large Drakenstein NU and Stellei’ib\bsgh NU areds; it was necessary to allocate a proportion of those areas
to the 3 km and 6 km radii. The followifig table-indicates the percentage of the non-urban areas included within the
3 km and 6 km zones:

Drakenstein Non-Urban Stellenbosch Non-Urban

3km 6km 3km 6 km
Area (non-urban) (ha) “141 439.00 141 439.00 79 355.30 79 355.30
Area included (ha) 636.22 4085.95 1534.23 5013.14
Area Percentage 0.45 2.89 153 6.32

5.2 Limitation of the demographic analysis

Several limitations were identified during the study:

¢ Changes in methodology complicate comparisons between the 2011 and 2001 census years, with specific
reference to the analysis of employment by economic sector and occupation. No data is available to assess
sector employment and occupation levels for 2011.

*  Acomparison between the population figures for 2001 {Census), 2007 {Community Survey) and the Census
2011 is not possible due to the limitations of selecting a sample that was extrapolated to the population as
was done for the 2007 Community Survey. A significantly larger margin of error would be prevalent when
adopting a sample approach vs. a census (which is intended to cover the entire population and not only a
selected sample). Different categories were considered for various demographic items in the Census 2011
survey, which hampers any form of comparative assessment.
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Figure 13: Different concentric zones as applied in the municipal area relative to the location for the proposed
Steilenbosch Bridge development.
Source: Prepared from GIS data (Statistics South Africa, 2019)
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5.3 Socio-demographic profile of the study area population

The following socio-demographic profile of the studly area is based on data from the 2011 National Population Census
Survey (Statistics South Africa, 2013). A summarised socio-demographic profile is presented in Table 3 for the 2011
census year. Note that the population residing within the 3 km zone is very small, therefore the discussion will focus
on the 6 km zone, with reference to the population within 3 km where applicable.

An analysis based on the specified concentric zones suggests that 43.19% of the population residing in the area (i.e.
within 6 km of the proposed site) live within 3 km the site proposed for development. An assessment based on the
population groups suggests that 64.91% of the population that reside within 3 km of the site are Coloured and 31.28%
are Black African. Within the 6 km zone, 62.74% of the total population are Coloured, 23.29% are Blagk African and
12.49% represent White residents.

Table4: A socio-demographic profile of the study area based on the 2011 Census Survey

Stellenbosch (Klapmuts)

Within 3 km Within 6 km
Population: Black African 2676 31.28% 4536 2329%
Coloured 5563 64.91% 2215 -g2.74%
Asian 25 0.29% 131 0.67%
White 218 2.54% M43 1249%
Other 84 0.98% 156 0.80%
Total 8656 100.00% 18468  100.00%
Gender: Male 4282 50.05% 8834 50.51%
Female 4273 A8.95% 8835  49.49%
Total 8,556 "100.00% 18 469 100.00%
Age 0-18 2450 28.64% 5341 27.43%
classification: 19-30 1712 20.02% 3878 19.92%
31-40. 1543 18.03% 3687  18.94%
41-50 1214 14.18% 2718 13.96%
81-65 202 10.53% 2123 10.90%
‘Qver 65 472 5.51% 1118 5.75%
Total 260 3.04% 602 3.09%

Note: Also refer to.Section 1.5 With specific reference to the concern relsted to data validity
Source: Adapted from Statistieé South Africa {2013)

5.3.1 Analysis of the study area population

The population of the Stellenbosch Municipal area was estimated at 118 709 in 2001 and 155 733 in 2011,
representing an average annual growth of 3.11% (Statistics South Africa, 2003; 2013). Table 4 indicates the
population distribution of residents within 6 km of the site relative to the combined Stelienbosch town and
Drakenstein Municipality population for 2011.

The findings suggest that 4.79% of the Stellenbosch/Drakenstein population live within 6 km of the proposed
Development. An analysis of the breakdown per population group suggests that Coloured and Black African residents
living within 6km of the site comprise 5.12% and 4.50% of the total Stellenbosch/Drakenstein population,
respectively.
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Table5: Breakdown of the population-by-population group for the study area (within 3 km and 6 km) as a
percentage of the Stellenbosch town population in 2011

Black African Coloured Asian White Total
Within 3 fam 2676 5553 25 218 8472
Within 6 km 4535 12 215 131 2431 19312
Stellenbosch/Drakenstein Population 100679 238 390 1621 62 701 403 391
Percentage within 3 km 2.66% 2.33% 1.53% 0.35% 2.10%
Percentage within 6 km 4.50% 5.12% 8.09% 3.88% 4.79%

Source: Statistics South Africa (2013)

A discussion of key soclo-demographic profile characteristics (population, education and age ievels) is provided in
the following sections, based on data from the 2011 South African Census {Statistics South Afru:a -2013).

5.3.2 Analysis of education levels

An analysis of education levels in the study area for 2011 is provided in Table 5. ‘The results indicate that 5.50% of
persons living within 3 km of the site had no schooling (including those under the. -school-age), whereas 5.72% of the
population within 6 km of the site had no schooling in 2011. The assessment further suggests that 86.31% of persons
fiving within 6 km of the site received Grade 1 to Grade 12 schooling, whereas 7.97% obtained Matric with a higher
diploma or degree qualification.

Table6:  An analysis of education levels for the pogulation per s'pgi:ified zone in 2011

Education category Within 3km  Within 6 km
No schooling 419 977
Some primary 2238 5006
Completed primary G664 1447
Some secondary 3043 5822
Grade 12/Std 10 1052 2459
Higher 197 1361
Other 0 0
Total 7612 17 072

Notes: N/A are excludéd to‘g:ether with Unspecified
Source: Statistics South Africa (2013)

5.3.3 Analysis of age levels

An analysis of the age levels among the population within 3 km and 6 km is intended to Indicate the population that
could be considered economically active, i.e. persons between the ages of 19 and 65. The analysis that follows
provides a broad indication of age categories for 2011. The findings are provided In Figure 14 and are based on the
zones specified for the analysis.
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Figure 14: An assessment of percentage contributions to age levels of per identlﬂed zone for 2011
Source: Compiled from dsta provided by Statistics South Africa (2013)

The lllustration provided in Figure 14 indicates that 29% of the population within 3 km of the development site is
below 19 years of age, which represents 45.86% of all pefsons under 19'years of age within 6 km of the site. Our
analysis also suggests that 68.35% of the population wiihmj km from the site are in the working-age category are
between 19 and 65 years of age, while the workmg group wighin 6 km of the site represents 69.49% of the total
population. The assessment indicates that every 2; 16 persons who would normally be considered economically active
(i.e. between 19 and 65 years of age), could suppdlzt another person that is not economically active within 3 km of
the site. The latter is slightly lower than the dependency ratlo of 2.28 for the population residing within 6 km of the
site.

A more detalled assessment of the- popqlatlon preSented In Table 6 suggests that the Coloured and Black African
population groups younger than 153 years "represent 30.02%and 25.53% of the respective population groups living
within 6 km of the site propdsed for'developrment.

An analysis of dependéncy factprs suggests that among the Coloured population residing within 6 km of the site, 2.01
persons that have the\potentaalto bé economically active, could support anather person not considered to be in an
age category that represents ari economically active person, i.e. younger than 15 years and older than 65 years of
age. The dependency figures for the ather population groups are 2.63 for Black African and 3.22 for White residents.

Table7:  Anassessment of age levels among residents in the different zones In 2011 by population group

Age category 0-14 15-24 25-34 35-44 45-54 55-64  65-130 Tota!
Within 3 km

Black African 738 5B8 622 367 210 91 57 2673
Coloured 1655 1056 862 789 653 357 188 5556
Indian or Asian 7 ] 4 5 2 0 0 25
White 43 31 32 35 34 26 16 217
Other 7 33 26 17 3 0 0 86
Total 2449 1714 1546 1213 901 475 259 8556
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Age category 0-14 15-24 25-34 35-44 45-54 55-64  65-120 Total
Within 6 km

Black African 1157 1121 1013 631 363 155 93 4532
Coloured 3667 2293 1949 1697 1430 793 387 12217
Indian or Asian 29 31 43 14 11 1 3 131
White 461 389 637 349 310 168 115 2429
Other 26 43 47 29 10 1 3 159
Total 5340 3878 3690 2720 2124 1118 600 19 469

Note: A category referring to other is excluded
Source: Statistics South Africa (2013)

5.3.4 Analysis of household income tevels

Table 7 provides the income ranges for households as defined by the specified 3 km.and & kmradil from the centre
of the proposed development. Note that not all the respondents disclosed theu"income Of those that did disclose
their income, 19.65% of the households residing within 3 km of the proposed devgiogment had no income, and
85.69% earned less than R76 801 per annum (excluding households wnth o mcome) Within 6 km of the
development, 11.91% of the households did not have an income, 55.75% of the houseliolds had an annual income
of less than R76 801, whereas 3.86% of households declared an income of more than R614 400 per annum.

Table8: Distribution of annual household income for ,eai:h‘sﬁe’élﬁed zone in 2011

income category Within 3 km Within 6 km

No income 423 19:65% 612 11.91%
R1- R4 800 67 3.30% 97 1.89%
R4801-R 9600 99 4.62% 162 3.16%
R9 601 - R 19 200 305  14.17% 548 10.67%
R19 201~ R 38 400 519 28.1(% 1084 21.11%
R38 401 - R 76 800 431 20.02% 971 18.91%
R76 801 — R153 600 190 8.83% 598 11.65%
R153 601 - R307 200 74 3.44% 436 9.46%
R307 201 - R614 400 28 1.30% 379 7.39%
R614 401 - R1 228-800 10 0.46% 141 2.75%
R1228 801 - R2/457 600 4 0.20% 31 0.61%
R2 457 601 and'more 3 0.12% 26 0.50%
GrandTotal 2152 100.00% 5134 100.00%

Sourge: Adapted from Statistics South Africa {2013)

5.3.5 Employment and skills level analysis

A perspective of employment for the different zones in the Municipal area is provided in Table 8 with specific
reference to the number of employed, unemployed and not-economically active persons per population group.

Table 8 indicates that 54.67% of the total population residing within 3 km of the site is employed, while 61.45% within
6 km are employed. The proportion of employed for the Coloured and Black African groups are 60.29% and 54.25%
of the total population group within 6 km, respectively.




378

Table9:  An assessment of employment by population group for 2011 based on specified radii from the site

proposed for development
Category of employment Black Coloured Indian/ White Other Grand
African Asian Total
Klapmuts: Within 3 km
Employed 966 1988 13 106 63 3 137
Unemployed 272 309 1 5 s 593
Not economically active 640 1415 3 46 10 2115
Total 1879 3713 17 158 79 5845
Dependency ratio per population group 1.06 115 3.01 2.06 4,16 1.16
Klapmuts: Within 6 km
Employed 1781 4921 67 1444 101 8313
Unemployed 367 611 8 58 8 1052
Not economically active 1136 2629 24 asi ‘22 4162
Tatal 3283 8162 99 1853 1@1 13527
Dependency ratio per population group 1.19 152 2.07 353 3.42 1.59

Note: Not applhable excluded
Also refer to Section 4.2 with specific reference to the concern related to data valldity
Source: Statistics South Africa (2013)

An assessment of the dependency ratios for the zones is based'on thé premise that for each person who is employed,
a factor of people is unemployed or economically inactive. {I'he fir ndlngs of"Ehe research for each of the zones suggest
a dependency ratio of 1.16 and 1.59 for the total popglatlen withir 3 *kr and 6 km, respectively. This implies that
every employed resident has to support more than éne unerployed or economically inactive person. The ratio for
the Coloured and Black African population groups within 6 km of the site is 1.52 and 1.19, respectively.

5.3.6 Formal and informal sector-eniployment

A further assessment of employment levels is provided by the economic sector and by population group for the
population residing within 3 ke and 6.km fl:gm the designated site. The findings presented in Table 9 indicate the
percentage employed per population group for the specified zones. Indications are that 37.31% of employed people
within 6 km, reside withiri 3 km of the site.

The findings applicable to the zpne within 3 km of the site suggest that the formal sector employs 76.32% of the
economically active population), followed by the informal sector with 12.71%. Our assessment also suggests that
74.58% of the people within'6 km of the site are employed in the formal sector, whereas 15.56% within 6 km of the
site are employe‘d in the ihformal sector.

T'a‘ble\l.o: ‘Classification of employment per economic sector, industry and population group in 2011 for 3 km and
6 kim from the sites proposed for the development

Within 3 km Percentage Within 6 kn Percentage

Sector Within 3 km veithin 6 km
Formal sector employment
Black African 720 23.58% 1312 16.03%
Coloured 1470 48.15% 3504 42.82%
Indian or Asian 12 0.39% 61 0.75%
White 80 2.62% 1151 14.07%
Other 48 1.57% 75 0.92%
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Within3km  Percentage Within 6 km Percentage

Sector Within 3 km within 6 km
Informal sector employment
Black African 117 3.83% 285 3.48%
Coloured 247 8.09% 829 10.13%
Indian or Asian 1 0.03% 1 0.01%
White 15 0.49% 147 1.80%
Other 8 0.26% 1 0.13%
Private households
Biack African 68 2.23% 113 1.38%
Coloured 247 8.09% 531 6.49%
Indian or Asian 0 0.00% 4 ‘0.05%
White 15 0.49% 149 1.82%
Other 5 0.16% 10 0:12%
Total 3053 100.00% 8183 100:00%

Note: Excluded from the figures ahove are categories for Do not know, Unspecified, Not applicable
Source: Adapted from Statistics South Africa (2013}
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6.1 Introduction

The perceptions and concerns of interested and affected parties represent an important contribution to the formal
ElA process. The informal inputs obtained for the socio-economic study are also essential to understand perceptions
and concerns from a more qualitative perspective. Primary interviews with stakeholders or their representatives are
therefore essential to understand the concerns of the interested and affected parties, as well as the perceived
benefits of the proposed project. Stakeholders were identified that could offer perspectives on the potentialimpacts
associated with the proposed Stellenbosch Bridge development. These included adjacent or nearby’faﬁd-users, the
local ward councillor, as well as representatives of community organisations or nearby developments Due to the
21-day lockdown caused by the COVID-19 pandemic (now extended to 35 days), face-to-fage interviews were not
possible and electronic communication had to be used to elicit input from Interested and AﬁeetedfPartles and other
stakeholders.

6.2 Neighbouring landowners and interest groups

We used a list of Interested and Affected Parties provided by the EAP speciﬁcal\y for the proposed Light Industrial
Development component, as they would also be relevant for other coniponents of thé Stellenbosch Bridge project.
Representatives that provided email addresses, were contacted by emad on Morday, 30 March 2020, with the
following request for input to be received by Friday, 17 April 2020

Socio-economic input for proposed Stellenbosch Bridge development

Multi-Purpose Business Solutions are independent consultants appointed to prepare a Socio-economic Impact
Assessment for the proposed Stellenbosch Bridge development on the western side of Klapmuts. As an Interested
.and Affected Party, we invite you to provide written inputs/comments on the proposed development with specific
‘reference to socio-economic matters. These may include positive and negative impacts related to the construction
phase (the introduction of bulk services and subsequent construction of dwellings) and the operational phase (i.e.
once the dwellings are complete and occupied). Examples of socio-economic impacts are job creation, benefits to
the local economy, vehicular traffic, sense of place, visual impacts, nuisance factors (such as dust and noise), crime
and surrounding fand values.

Your inputs are invaluable in our preparation of this assessment and | therefore encourage you to provide any input
of relevance by Friday, 17 April 2020 by return e-mail {marinda@mpbs.co.za}. If you would prefer to discuss this in
person, we can schedule a phone call or Skype discussion during the period of the lockdown (kindly propose a
-convenient date and time).

Please note this is an informal process of obtaining primary inputs from persons, stakeholders and organisations and
does not form part of the EJA process that is statutory in terms of the EIA regulations. Your comments are included
in our report, which will be made available to Interested and Affected Parties registered through the EIA process. We
do not require any registration and the process is not a requirement in terms of regulations, but it is important in the
context of the nature and scope of the study that we prepare and demonstrate the socio-economic impacts to
decisions makers and other stakeholders.
Emails were sent to the following Interested and Affected parties:

e Muldersviel Estates (Pty) Ltd (Farm Re/1460}

e  Delheim Wines (Pty) Ltd (Farm 1/1063)

e Le Bonheur Wine Estate (Pty) Ltd {Farm Re/744)

¢ Stellenbosch Wine and Country Estate (Farm 5/742)

e Babylonstoren (Pty) Ltd (Farm 7/774)
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&  Culture Fresh {Pty) Ltd (Farm 5/737)
e  Stellenbosch Interest Group

e Stellenbosch Ratepayers

¢  Stellenbosch Heritage Foundation

¢  Ward Councillor: Stellenbosch Municipality (Ward 18)

No feedback was received by 9 April 2020. A courtesy email reminder will be sent to non-responders on 14 April
2020. If no response is obtained by 17 April 2020 and where possible, telephonic interviews will be conducted with
representatives that also provided telephone contact details. The inputs obtained through this process and
comments received through the EIA process will be included in an update of the Socio-economic Impact Assessment.

6.3 Other stakeholders

6.3.1 Ward councillor - Ward 18

Stellenbosch Bridge representatives Mr Daniél Kriel and Mr Lorne Dawson held an infofmation session with Mrs Emily
Fredericks, the Ward Councitlor for Klapmuts (Ward 18) on 20 January 2020.. Ebl[owmg a presentation on the
proposed development, Mrs Fredericks provided some background on the Klapmuts community and mentioned the
establishment of the Klapmuts Community Forum among a group of community/| Agaders. The Stellenbosch Bridge
representatives Daniél Kriel and Lorne Dawson hlghhghted the potentlal inipact of the development on the
community in terms of the general upliftment of the area and\PotentlaI job opportunities. The Stellenbosch Bridge
representatives indicated that the proposed development would.increasethe local labour uptake from 2% to 3-4%
and will make funding available to upskill the workers.

The Stellenbosch Bridge representatives indicated that a commiuniity liaison officer {CLO) will be appointed to assist
with these initiatives. Mrs Fredericks stated a noﬁcg"in this.regard should be published and that her office would
provide input in the review of applicants. Afthough there.is a database of job seekers in Klapmuts, Mrs Fredericks
advised that a basic form should be compiled and distributed within the community to gather information for an
updated list. Mr Dawson indicated that the Stellenbosch Bridge developers will employ Ranyaka (currently working
in Klapmuts) to consolidate and help set out a strategy on how to engage and assist the community, One of the
priorities for Stellenbosch Bridge would be to clean up the streets and parks in Klapmuts, and install a security
fence/wall along the boundary\of the property where it meets the existing community. Mrs Fredericks stated that
this would be |mpcrtant but Ifaisonwith the homeowners and the Klapmuts Community Forum would be essential.
She undertook to organise a}neetlng to inform the community about the project.

6.3.2 Klapmuts Community Forum

Stellenbasch Bridg‘e representatives Mr Daniél Kriel and Mr Lorne Dawson met with the Ward Councillor, five
represehtatlves of the Klapmuts Community Forum (KCF} and a Klapmuts community leader, Mr John Baker, on 5
Fébruary 2020. The KCF supported the proposed increase in local labour uptake and upskilling of workers, Mr Daniél
Kriel emphaglsed that Stellenbosch Bridge is a long-term project for the whole community to benefit from and grow
with. Stei!‘e,nbosch Bridge would therefore like to get involved in the community, which require the developers to
identify the major areas of concern for the community and ways in which they could get involved. The KCF noted that
security was a major issue; since it is a small community, everyone knows each other and trusted community
members should therefore be included in the security strategy. A number of local residents have worked in this
construction industry and a list of potential candidates should be compiled.

Initial security risks for the development were highlighted to be along the community boundary with the Stellenbosch
Bridge site. The KCF advised that a solid wall should be build where the houses were located directly against the
boundary, and confirmed that they could act as a liaison with the homeowners in this area. A number of community
initiatives were discussed and it was agreed that any future initiative from Stellenbosch Bridge should be aligned with
a larger strategy to uplift the community effectively.
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Introduction

Various qualitative and quantitative impacts are attributed to a property-related development project; these impacts
can be divided between those applicable to the pre-construction, construction or post-construction {operational)
phases. Indications are that construction {including the intreduction of the requisite infrastructure) for Applications
1 and 2 of the proposed Stellenbosch Bridge development will be phased over 4 years with other phases of the
development to be implemented thereafter,

Potential negative socio-economic impacts during construction and/or operations associated wWith the proposed
development are as follows:-

Impact on vehicular traffic (construction and operations);
Nuisance factors, such as dust and noise (construction);
Influx of job seekers {construction);

Increase in local crime {construction and operations);
Sense of place {operations);

Impact on surrounding land values {operations); and

Infrastructure capacity (operations)

Potential positive socio-economic impacts include the follpwing:-

Addressing a growing demand for housing _(6ﬁeratloh§_);

Creating new employment opportunities-{(construction arid operations);
Creating new business opportunities {(operations);

Local economic income (construction);and

Revenue accruing to Ioca]’au_thQﬁtiés (opetations).

Following NEMA EIA Rggulaﬁbrjg {2014, as amended), the potential impacts of the preferred development plan
(Alternative 1) are asséssed and compared with the No-Go Alternative for each of the Applications:

Applicatighi 1:

*  Alternative 1 - Reailocation of existing rights on Portion 1 (73 ha), 1577 residential + 3 450 m? bulk and
24550 m? bulk (Retail & Commercial)

*  No<Go Alternative, which implies that the status quo is maintained.
Appilication 2:

-+ Alternative 1 - Rezoning & Subdivision of Portion 2 {22 ha), Light Industrial (54 600 m? bulk)

*  No-Go Alternative, which implies that the status quo is maintained.

Application 3:

+  Alternative 1 - Densification on Farm 742/5 (2 500 apartments, 150 000 m? bulk)

«  No-Go Alternative, which implies that the status quo is maintained

Application 4:

*  Alternative 1 - Rezoning & Subdivision for remaining site area inside Urban Edge on Portion 4 (106 ha)

*  No-Go Alternative, which implies that the stotus quo is maintained.
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Cumulative impacts refer to any other additional development(s) as well as existing activities within the immediate
area that could compound any positive or negative impacts associated with the proposed development. This
particularly relates to the ongolng/planned residential developments Just north of Klapmuts and along the R44 south-
east of Klapmuts.

Where applicable, appropriate mitigation measures are proposed to reduce the significance of the specific impacts.
The different impacts are assessed using the impact rating methodology indicated in Annexure B. Annexure C
provides a summary of the different impacts and their significance before and after the implementation of the
proposed mitigation measures and in the context thereof, highlights the residual impact.

The following are included in the Impact Ratings:

- Degree to which impact can be avoided: impacts can either be fully avoided (|m;55ct is ‘completely
avoidable), partly avoided (impact is avoidable with moderate mitigation and/or management} or the
impact is unavoidable {the impact is cannot be avoided even with significant mltugatmn ‘Measures and/or
management).

- Degree to which impact can be managed: Impacts can either be fully/managed (lmpact is completely
manageable), partly managed (lmpact is manageable with moderate mltlgatlon and/or management) orthe

- Degrea to which an impact can be mitigated: The degree of mit]gation tan el'gher be high (the impact can
be fully mitigated), moderate {the Impact can be partly mitigated) or not mitigated at all.

- Residual impacts: Residual impacts are those impagts that rem‘aih “following the implementation of
mitigation measures.

7.2 Construction Phase

The negative qualitative impacts during the constructlon phase mostly relate to large construction vehicles on access
roads, noise and dust, the potential mflux bf job seekers as well as criminal activities linked to the presence of
construction workers and related actuv:ties 14 the development site. Potential positive impacts include temporary
employment opportunities and a ;on‘tn_butlo_n towards local economic development, with specific reference to the
construction, retail and services éectorS‘-qnd Iindustries within the local economy. Note that the duration of the
impacts is based on a medium-term,construction period of 5 years.

7.2.1 Vehicular traffic due to construction activities

Nature of impact

The movement of large construction vehicles will affect traffic flows and residents along the access routes.

Scope and consecuence of impact

The proposed development is relatively large and several large construction vehicles will have to access the site daily
during theé construction phase. This will impact the access routes, in particular the R44 and Old Paarl Road that
already carry a high vehicular load.

Application 1

A Traffic Impact Statement (TIS) was prepared by the project traffic engineer (iCE Group, 2019a), but no reference to
the traffic impact during the construction phase was made. The TIS noted that the conditions of 2011 approval for
the Klapmuts Hills development included several external road upgrades for the different phases (iCE Group, 2011}.
Of these conditions, signalisation of R101/R44 intersection and turning lanes at R44 / Elsenburg Road intersection
have since been implemented. Based on a trip generation calculation, itis expected that the road improvements as
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per the 2011 conditions of approval will remain applicable as the extent of the newly proposed development is less
than previously approved. However, the conditions should be realigned with the revised development roll-out.

Application 2

The Traffic Impact Statement for Application 2 (iCE Group, 2019b) also did not refer to the traffic impact during the
construction phase. The TIS concluded that only minor road improvements are required to accommodate the
background traffic during the operational phase.

FiguredS: Existing and proposed access routes to Stellenbosch Bridge
Source: ICE Gidup, 2019

Applications3 & 4
No Traffic Impact Assessment was done for Applications 3 and 4.

No-Go Alternative

Without the proposed development, there will be no impact on traffic flows related to the site.
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Cumulative Impact

Overlapping or parallel construction projects in the area {e.g. Application 1 and 2} would increase the number of
construction vehicles along the access routes, although the phasing of the development should spread the impact
with less intensity over 5 years. However, other ongoing or proposed developments in the Klapmuts area will also
utilise either the R44 or Old Paart Road for the movement of constructlon vehicles and delivery of building materials.

Mitigation measures

The TISs recommends several road improvements that are reguired to ensure acceptable traffic flows during
operations. These improvements should also ease the traffic flows during the estimated 5-year construction phase.
However, it is not cdlear whether these upgrades will be done prior to or during the construction phase.

Impact Rating

The 2011 TIA and 2019 TiSs neither referred to the construction phase nor provided an impact rating for the proposed
Applications. However, based on our interpretation of these reports, the impact is unawldable,‘but can be partly
managed, i.e. the impact can be partly mitigated through the implementation of the prqposed upgrades Qur
assessment is thus that the residual impact will be medium negative following thie mplementatlon of the proposed
upgrades prior to the construction phase.
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7.2.2 Nuisance factors {dust.and noise)

Nature of impact

Construction activities create dust and noise at the development site that would affect nearby receptors.

Scope and consequence of impact

Durmgthe introduction of bulk services and the construction of top structures, large earth-moving equipment and
concrete @ixers will generate noise and dust. Although this will be limited to the construction site, the prevalling
winds will carry dust and noise towards the surrounding properties and thus affect the residents, their living
conditions and the ecological environment.

Most of the dust will be generated during the earth-moving phase when the site is cleared from vegetation and the
services are introduced. The receptors likely to be affected are mainly the residents of Klapmuts to the east and farm
residents towards the south and west. Given the size of the development and the phased approach, it Is likely that
dust (and noise to a lesser extent} will be a nuisance to surrounding landowners throughout the construction phase.

Application 1
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The footprint for Application 1 is significant in size and located quite close to an existing residential area, with the
north-westerly wind that would carry the dust to nearby residents.

Application 2

The footprint for Application 2 is smaller than for Application 1, but the site is adjacent to an existing residential area
whose residents will be significantly affected by dust and noise.

Application 3
Application 4

No-Go Alternative

Application 1 & 2

There will be no dust and noise related to construction at the development site;,fbut-gther'-géa_nstruction activities in
the area would affect nearby receptors However, if sand or gravel mining activities would resume on the site, it may
also result in noise and dust.

Cumulative Impact

Additional construction activities in the immediate area will compound the nuisance factors if they would coincide
or overlap with the construction phases of Stellenbosch Bridge.

Mitigation measures

Dust and noise emissions during the construction period should bé minimised through a Construction Environmental
Management Plan (CEMP} for the development that would intlude measures and trigger mechanisms to mitigate any
potential impacts to nearby receptors. For.example, site construction roads and excavated materials should be
sprayed with an eco-friendly dust sugpfessiq’n liquid duiring dry periods to mitigate against the formation of dry dust
particles.

Impact Rating

The impact is unavoidabie; but can be partly managed; i.e. the impact can be partly mitigated. The residual impact
will be medium negative for both Applications 1 and 2 following the implementation of mitigation measures,
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7.2.3 Influx of job seekers

Nature of impact

An influx of job seekers will lead to competition with local residents for employment opportunities.

Scope and consequence of impact

Local people skilled in earth-moving and construction activities can be employed during the construction phase, with
additional opportunities associated with security, transport and related services. Given the nature and scope of the
development, contractors with an established workforce will be appointed on the project. Combined with very strict
security rules, this would discourage casual labourers looking for employment.

While the influx of people in search of employment is not in itself a social impact, the consequence of such mgvement
can result in social impacts. These impacts include the disruption of local community networks ahd the cohesive
soclal fabric that exists within communities, an increase in crime levels and disruptions {0 social services.
Construction work on the proposed project is limited to a specified period and non-local gonstruction labourers may
find themselves stranded in the area after the construction phase, resulting in more competition-for employment.
This could also increase the demand for housing and social services over the long term.

An influx of casual workers residing in the Winelands District and Drakenstein Niii'niéipality is most likely, but an influx
from Kraaifontein and Joostenbergvlakte area in the Cape Town Metropolitan ared is also possible. The Winelands
experiences a high level of unemployment, with a low-income commumty within walking distance of the Stellenbosch
Bridge site. Our socio-demographic analysis (refer to Section 5) ] ifdicates that J-78% of the working-age population
residing within 6 km of the site were unemployed in 2011. Heﬁvever/the Stellehbosch IDP (2016/17) estimated the
unemployment rate in Ward 18 {which includes Klapmuts} at*16.9%, which could be ascribed to lower levels of
employment among residents of the low-income and informal settlemeﬁts that developed since 2011.

Application 1

As discussed in Section 7.2.5, the proposed develop'mgn_t wi!'l require between 1 023 and 1 125 temporary workers
per annum with low, medium or highly specialised skiI[fs~during the construction phase related to Application 1. Its
location close to an informal settlemerit may attract job seekers from the immediate area rather than further away.

Application 2

The proposed developrpe_nt w".i\l"l reﬁyire “between 1 352 and 1 487 temporary workers per annum. Similar to
Application 1, its proximity to_:che{nfom\al settlement may attract more local job seekers,

Application 3
Application 4

No-Go Alterhative
Application 18 2

Without the proposed Stellenbosch Bridge development, there will be no influx of job seekers linked to the site.
However, other construction activities in the area (e.g. at the Distell site) may attract job seekers that wil settle in
Klapmuts.

Cumulative Impact

Given the high unemployment levels in the Stellenbosch and Drakenstein areas, construction projects in the area
would continue to attract Job seekers.
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Mitigation measures

Contractors need to show a commitment to employ people from the Stellenbosch and Drakensteln Municipalities
whenever possible. The Developer should consider this as one of the pre-qualification requirements for tendering.

Impact Rating

The impact is unavoidable, but can be fully managed; i.e. the impact can be fully mitigated. The residual impact will
be medium negative for both Applications 1 and 2 following the implementation of mitigation measures.
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7.2.4 Increase in local erime

Nature of impact

The presence of construction activities may contribute to an increase in local crime.

Scope and consequence of impact

There is a general perception: {hat local crime iricreases in areas where construction activities occur. This may include,
but is not limited to on-snte petty theft, theft of building material, on-selling of security information, or burglary and
theft at nearby proper;tles “The, presence of construction workers and vehicles generally increases the risk of criminals
entering the constructlon site uhdetected

According to the SAPS Crifne-Statistics (SAPS, 2019), various types of burglary and theft dominated in the Klapmuts
area (65% of all |m:|dent) followed by contact crimes {murder, sexual offences, attempted murder, common assault,
commen ! robb‘ery and fobbery with aggravated circumstances). There is also a high incidence of drug-related crime,
although there s MLS a significant decline in the number of cases, i.e. 216 cases in 2018/2019 versus 342 for 2017/2018.
However, there has been a relatively high level of malicious damage to property, with 97 incidences reported in
2918/2019.

The Klapmuts Community Forum (refer to Section 6.3.2) indicated that trusted community members should be
included in the security strategy as everyone in Klapmuts know each and a number of local residents have worked in
this construction industry. Furthermore, the Klapmuts Community Forum advised that a solid security wall should
be built where houses were located directly against the Stellenbosch Bridge boundary.

Application1& 2

Both applications entail significant construction activities that could attract criminals in search of easy targets. The
proximity of the informal settlement could represent a particular concern to the developers, but there could also be
an influx of criminals from outside the area.
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Application 3

Application 4~

No-Go Alternative
Application 1 &2

Without the proposed development, there would be no criminal activities linked to the sites;j-lqw.ever, any existing
security problems in the area may continue or may be influenced by activities unrelated to the proposed
development.

Cumulative Impact

Given the high unemployment rate in the Stellenbosch and Drakenstein Munitipalities, it is fikely that a high level of
construction activities will attract criminals from and to the area.

Mitigation measures

Co-operation between the Developer and contractors is £ssential to ensure that the area around the proposed
development remains secured during construction. On-site security measures, such as perimeter fencing, controlied
access and security guards and patrols will minimise the risk.

Impact Rating

The impact is unavoidable, but can be fum'map_a\ged; i.e. the impact can be fully mitigated. The residual impact will
be low negative for both Applications 1 and.2 following the implementation of mitigation measures.
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7.2.5 Temporary employment opportunities

Nature of impact

Temporary employment opportunities for people with different types and levels of skills will be created during the
construction phase.

Scope and consequence of impact

Various employment opportunities would accrue due to the construction of the top structures with some
employment being associated with the introduction of bulk and internal services. Direct employment associated with
the construction will vary depending on the structure. For the construction of a dwelling, typically 8 to 12 workers
per unit are required, but they could work on two units at a given time. The following analysis Hnly-dccounts for
direct employment apportunities, although some indirect and induced opportunities will al,sq’be realised for the
duration of the construction period due to multiplier effects and local businesses will benefit as a cohsequerice.

The assessment of the contribution to employment is at best very risky as the resui't_s" are driven largely by its
assumptions. For an employment analysis for the Stellenbosch Bridge development, the followihg assumptions were
applied:

*  The structure and composition of the Western Cape economy will.remain unchanged. This Is necessary to
enable the use of multiplier analyses.

*  Nosignificant political and other administrative changes will take'place on & natlonal or provincial level.
*  Aperiod of 4 years is assumed for the assessment of eniployment (Souirce: Stellenbosch Bridge).

*  The supply of skilled labour will be a limiting factorin the tonstruction process.

Demand for labour {employment) in economic terms is cbr,jsiderea as a derived demand; a forecast for labour
demand can thus be derived from the planned inc(ré’ase in spen&iqg, The basic assumption focuses on the relationship
between growth in nominal spending and growth in labour d;mahd. If growth in labour demand equals the growth
in nominal spending, labour productivity wijll stay constant.if labour productivity increases, the demand for labour
will grow at a slower rate than nominal spending.

Three scenarios are evaluated:

1. ltisassumed that prqquct'lyi't\(staw_cpnstant and the additional labour demand follows the long-term trend
of employment pér Rand ‘Milli@r_l of Gross Value Added considered from 1995 (Figure 16) for the
Construction Sector of the Western Cape and Stellenbosch Municipal area.

2. Labour productivity increases per annum and labour demand thus increases by 0.90 using an adjusted power
functiontrend,

3. labour demand is forced to increase by 1.1 above the long-term trend, which is caused by external
inflt(enégs. Only.total tabour demand will be considered; no race, gender or skill level is considered. Itis also
assurned. that the majority of new job opportunities are created only for the year in which the capital
-expenditure occurs.

4; Itisagsumed that some job opportunities are more permanent. The ratio of capital expenditure in a specific
year to total capital expenditure over 16 years is used to determine the "carry forward" number of jobs
created in a specific year. In short, it means that if capital expenditure is lower than the previous year, there
will be a reduction in temporary jobs or losses,

The additional employment from Year 1 to Year 2, etc., depends on two factors, namely the capital expenditure of
that year as well as the trend value as derived from Figure 16. It is imperative to understand that the phasing of the
projects results in an incremental increase in the number of jobs created. Some overlap between the phases may
oceur, resulting in less tatal employment than the sum over the construction period.
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Figure 16: R million of GVA at current prices per employee trénd fgr the Construction Sector of the Western Cape
and Stellenbosch Municipal Area with forecasts from 2019 to 2028 estimated by fitting an adjusted

Hinear function trend
Source: Derived from Quantec data (2019), own calcutations ) .
Note: Provice or Stelienbosch Total refers to the GYA per'employee trend for the entire economy.

APPLICATION 1

Figure 17 indicates the number of Jobs thathd be gyst‘a‘ined per annum by the development and aligned with the
estimated capital expenditure withinttie Stellenbosch Municipal economy for Scenario 1: Constant Productivity for
Application 1.
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Figure 17: Nett job opportunities aligned with capital expenditure for the Stellenbosch Municipal area for

Scenario 1: Constant Productivity related to Application 1
Source: Derived from Quantec data {2019}, own calculations

62




392

Employment opportunities for the Stellenbosch Municipal area

Table 11 indicates that in terms of Application 1 of the Stellenbosch Bridge project, 1 384 jobs per annum in the
Stellenbosch Municipal area if constant productivity is assumed. Should external influences drive demand higher, it
is estimated that 1 522 jobs could be sustained per annum over 4 years envisaged for the construction. The additional
employment from Year 1 to Year 2, etc., depends on two factors, namely the capital expenditure of that year as well
a5 the trend value as derived from Figure 16.

Table 11: Employment outcomes for different scenarios based on estimates of capital (construction)
expenditure per year at current prices for the Stellenbosch Municipal area for Application 1

[ Scenario1: | Scenario 2: | Scenario 3: | Scenarlo 1: Scenarlo2:. Scenario 3;
g X
Productivity | Praductivity | nﬂf"‘::::'on Productivity| Productivity| nﬁ?:::::'m
constant Increases constant | increasés &
demand b demand
CAPEX Year 1 125.74 125.74 125.74 Sl ..
Employment in 2018 4036 4036 4036 Employmerit:contribution per year
Year| Trend value Stellenbosch: Construction L i
1 - 0.22116 4605 4548 4661 ' 569 . 512 625
|l CAPEXYear2 37721 | 37721 377.21 g
2 0.22508 6280 6056 6505 1676 1508 1849 |
- CAPEX Year 3 628.68 628.68 62868 o
3 0.22877 9029 8520 9528 12748 2473 3023
CAPEX Year 4 125.74 125.74 12574
4 0.23226 9570 9017 10123 541 487 595
Total K 5534 4981 6087

Source: Quantec data (2019), own calculations

Employment opportunities for the Western Cape Fl_'_d\ilnce

The results summarised in Table 12 indicate total employment for the Western Cape Province given the assumptions
listed above. The realistic outcome is prﬁbaﬁly%ﬁ"e first'Scenario given the assumptions applied in the analysis. Based
on sound business practices, the ,s_e‘to\‘nd scenario, Wwith increased productivity and thus lower labour demand, is
preferable. The findings of the émployment analysis are considered in the context of Application 1 with capital
expenditure phased in over 4 years‘\."A‘piQIicati'\bn 1 of the Stellenbosch Bridge development could sustain on average
1 474 jobs per annum if corisﬁa‘nfxgr‘qduc‘t‘_ivity is assumed. Should external influences drive demand higher, it is
estimated that 1621 jobis-cold be sustained per annum over 4 years of the construction period.

Table 12: Employment outcomes for different scenarios based on estimates of capital (construction)
expenditure per year at current prites: Western Cape Province for Application 1

Scenario 1; | $cenario 2: | Scenarlo 3: | Scenario 1: | Scenario 2: Scenario 3:
Productivity | Praductivity Exerral Productivity| Productivity EEtsrsl
constant increases Influences on constant increases Infiuences on
demnand demand
B CAPEX Year 1 125.74 125.74 125.74
Employment In 2018 159715 159715 159715 Employment contribution per year
Year| Trend value Western Cape; Construction
1 0.20702 160322 160262 160383 607 547. SGS_H
CAPEX Year 2 377.21 377.21 377.21
2 0.21108 162109 161870 162349 1787 1608 1966
CAPEX Year 3 628.68 628.68 628.68
3 0.21492 165035 164503 165567 2925 2633 3218
CAPEX Year 4 125.74 125.74 125.74
4 0.21855 165610 165020 166129 575 518 633
Total 5895 | 5305 6484 |

Source:  Quantec data (2019), own calculations
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APPLICATION 2

Figure 18 indicates the total number of jobs that could be sustained per annum by the development and aligned with

the estimated capital expenditure within the Stellenbosch Municipal economy for Scenario 1; Constant Productivity
for Application 2.
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Figure 18: Nett job opportunities aligned with r.api_ta"l_ expenditure for the Stelienbosch Municipal Area for
Scenario 1: Constant Productivity for Appiication 2
Source: Derived from Quantec data {2019), own calculations

Employment opportunities for the Steljenbasch Municipal Area

Table 13 indicates that Application 2\c9uld susta'in__o’n average 1 186 jobs per annum in the Stellenbosch Municipal
Area if constant productivity is assumed: Should external influences drive demand higher, it is estimated that 1 304
jobs could be sustained per annum'over 4 years.

Table 13: Employment outcomes for different scenarios based on estimates of capital {(construction)
expengiture per year at current prices for the Stellenbosch Municipal Area for Application 2

Scenarlo 1: | Scenarlo2: | Scenario 3: | Scenario 1: Scenarlo 2: | Scenario 3:
Productivity | Productivity lnﬂ?:::::'m Productivity| Productivity hﬂ?“::::'cn
constant increases constant increases
demand demand
CAPEX Year 1 107.73 107.73 107,73
“Employment In 2018 4036 4036 4036 Employment contribution per year
Year| Trend value Stellenbosch: Construction
1 0.22116 4523 4474 4572 487 438 536
CAPEX Year 2 323.20 323.20 $23.20
2 0.22508 5959 5767 6151 1436 1292 1580
CAPEX Year 3 | 53867 538.67 | 538.67
3 0.22877 8314 7886 8742 2355 2119 2500 |
CAPEX Year 4 107.73 107.73 107.73 T
4 0.23226 8778 8303 9252 464 417 510
| Total 4742 4267 5216

Source:  Quantec data (2019), own calculations
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Employment opportunities for the Western Cape Province

The results summarised in Table 14 indicate total employment for the Western Cape Province given the assumptions
listed above. The realistic outcome Is probably the first scenario given the assumptions applied in the analysis. Based
on sound business practices, the second scenario with increased productivity and thus lower labour demand is
preferable. The findings of the employment analysis are considered in the context of the entire development with
capital expenditure phased in over 4 years. For Application 2 of the Stellenbosch Bridge development, an average of
1 263 jobs opportunities per annum could arise if constant productivity is assumed. Should external influences drive
demand higher, it is estimated that 1 389 jobs could be sustained per annum over 4 years of the construction period.

Table 14: Employment outcomes for different scenarios based on estimates of capital (Construction)
expenditure per year at current prices: Western Cape Province for Application 2

Scenario 1: | Scenario 2: | Scemario 3: |Scenarlo 1: | Scemaric,2: | Scengrio 3:
Productivity | Productivity | el Productivity| Productivity| _External
I f—— influences on constant, | . anre&{s Influences on
demand i IR demand
CAPEX Year 1 107.73 107.73 107.73
Employment In 2018 159715 158715 158715 | . Employment contribution per year
Year | Trend value Western Cape: Construction ) (=
1 0.20702 160235 160183 160287 _5Jo. 468 572
CAPEX Year 2 323.20 323.20 323.20 g
2 | 021108 | 161767 161561 161972 i1s31 1378 | 1684
CAPEX Year 3 538.67 538.67 538.67 )
3 0.21492 164273 163817 | -164729 2506 2256 2757
CAPEX Year 4 107.73 107.73 . 102.73
4 0.21855 164766 164261 Y 168271 493 444 542
Total 5051 4546 5556

Source: Quantec data (2019), own calculations

APPLICATION 3

Figure 19 indicates the total numbeft.of jobs associated with Application 3 that could be sustained per annum is

aligned with the estimated capital expenditure within Stellenbosch Municipal economy regarding Scenario 1:
Constant Productivity for Application3,
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Figure 19: Nett job opportunities aligned with capital expenditure for the Stellenbosch Municipal Area for
Scenario 1: Constant Productivity for Application 3
Source: Derived from Quantec data (2019), own calculations
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Employment opportunities for the Stellenbosch Municipal Area

Table 15 Indicates that Application 3 could sustain on average 4 489 jobs per annum In the Stellenbosch Municipal
Area if constant productivity is assumed. Should external influences drive demand higher, it is estimated that 4 938
jobs could be sustained per annum over 4 years.

Table 15: Employment outcomes for different scenarios based on estimates of capital {construction}
expenditure per year at current prices for the Stellenbosch Municipal Area for Application 3
Scenario 1: | Scenario 2: | Scenario 3: | Scenario 1: | Scenarlo 2: | Scenario 3:
Productivity | Productivity | Z**™ | productivity | Productivity|  EXtera
constant increases | THUENCESON | tant incroaias [I uences on
demand i demand
CAPEX Year 1 407.96 407.96 407.96 o
Employment in 2018 4036 4036 4036 Employment contribution per year
Trend value Stellenbosch: Construction ) i
0.22116 5881 5696 6065 1845 . A660 2029
CAPEX Year 2 1223.88 1223.88 1223.88 , :
0.22508 11318 10590 12046 | 5438 .. | 4894 5981
CAPEX Year 3 2038.80 2039.80 2039.80 o
0.22877 20235 18615 2185'5“' i '\891"6\ 8025 9808
CAPEX Year 4 407.965 407.96 407.96
0.23226 21991 201%6 23787 A756 1581 1832
Total 17955 16160 19751

Source: Quantec data (2019),Wn_cal?ulatlons N

Employment opportunities for the Western Capg Province

The results summarised in Table 16 indicate total employment for the Western Cape Province given the assumptions
listed above. The realistic outcome Is probaﬁ\ly‘ the ﬂr§t~§cer{aﬂo given the assumptions applied in the analysis. Based
on sound business practices, the second §cén\arip with increased productivity and thus lower labour demand, is
preferable. The findings of the emplo'\ymeni; analysis are considered in the context of the entire development with
capital expenditure phased in over 4 ye‘ati_s.-'For Application 3 of the Stellenbosch Bridge development, an average of
4 782 jobs opportunities per annury tould arise if constant productivity is assumed. Should external influences drive
demand higher, itis estimatéa that 5 260..j_obs'.‘ could be sustained per annum over 4 years of the construction period.

Table 16:

expéndiiufe per year at current prices: Western Cape Province for Application 3

Employment outcomes for different scenarios based on estimates of capital (construction)

Scenario 1: | Scenario2: | Scenario 3: | Scenario 1: | Scenarlo 2: | Scenario 3:
Productivity | Productivey | _ ﬂE:::::'on Productivity| Productivity| nﬂ'i’l‘:::::'on
constant increases constant Increases
demand demand
CAPEX Year 1 407.96 407.96 407.96
Employment in 2018 159715 158715 159715 Employment contribution per year
Year | Trend value Western Cape: Construction
1 0.20702 161686 161489 161883 1971 1774 2168
| CAPEX Year 2 1223.88 1223.88 1223.88 .
2 0.21108 167484 166707 168261 5798 5218 6378
CAPEX Year 3 2039.80 2039.80 2039.80
3 0.21492 - 176975 175249 178701 9491 8542 10440
CAPEX Year 4 407.96 407.96 407.96
4 0.21855 178841 176929 180754 1867 1680 2053
Total 19126 17214 21039
Source: Quantec data (2019), own calculations
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APPLICATION 4

Figure 20 Indicates the total number of jobs that could be sustained per annum by the development and aligned with
the estimated capital expenditure within the Stellenbosch Municipal economy for Scenario 1: Constant Productivity
for Application 4.
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Figure 20: Nett job opportunities aligned to capital @xpenditure for the Stellenbosch Municipal Area for Scenario
1: Constant Productivity for Application 4
Source: Derived from Quantec data (2013), own c_algglaﬁor_is

Employment opportunities fof the Stellenbosch Municipal Area

If employment is considered-at the Stellenbosch Municipal Area, the situation changes (Table 17). Application 4 of
Stellenbosch Bridge project could sustain on average 5 034 jobs per annum in the Stellenbosch Municipal Area if
constant productivity is assumed. Should external influences drive demand higher, it Is estimated that 5 538 jobs
could be sustalped per arinurm over 7 years.
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Table 17: Employment outcomes for different scenarios based on estimates of capital {construction)
expenditure per year at current prices for the Stellenbosch Municipal Area for Application 4

Scenario 1: | Scenario 2: | Scenarle 3: | Scenario 1: | Scenarlo 2: | Scenario 3:
External External
Productivity | Productivity Productivity| Productivity
constant increases influences on constant Increases Influences on
demand demand
CAPEX Year 1 816.23 £16.23 816.23
Employment in 2018 4036 4036 4036 Employment contribution per year
Year| Trend value Stellenbosch: Construction
1 0.22116 7727 7358 8096 3691 3322 4060
CAPEX Year 2 979.48 979.48 979.48
2 0.22508 12078 11274 12883 4352 3917 4787
CAPEX Year 3 1387.59 1387.59 1387.59 N
3 0.22877 18144 16733 19555 6065 '5459. "6672
CAPEX Year 4 1877.33 1877.33 1877.33 ’
4 0.23226 26227 24008 28446 8083 | 727a 8891
CAPEX Year 5 1632.46 1632.46 1632.46
5 0.23559 33156 30244 36068 6920 6236- 7622
CAPEX Year 6 816.23 816.23 816.23 |
6 0.23875 36575 33321 39829 343 3077 3761
CAPEX Year 7 652.99 652.99 652:99 R
7 0.24178 39276 35752 42800 2701 2431 2971
Total 235240 31716 38764

Source: Quantec data (2019}, own calculations

Employment opportunities for the Western Cape Province

The results summarised in Table 18 indicate total empldyment for the Western Cape Province given the assumptions
listed above. The realistic outcome is probably the f'ii'sg:'scenaﬁo given the assumptions applied in the analysis. Based
on sound business practices, the second scenario wifh“i,'ncreased productivity and thus lower labour demand is
preferable. The findings of the employ’m'ent_‘-,ana.‘lysis‘afe considered in the context of the entire development with
capital expenditure phased in over 7 ‘ye\ars. For Application 4 of the Stellenbosch Bridge development, an average of
5 352 jobs opportunities per annﬁm\could'arise if constant productivity is assumed. Should external influences be
assumed that drives demand higher, itis estimated that 5 887 jobs could be sustained per annum over 7 years of the
construction period.
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Table 18: Employment outcomes for different scenarios based on estimates of capital (construction)
expenditure per year at current prices: Western Cape Province for Application 4

Scenario 1: | Scenario 2;: | Scenario3: | Scenario 1: | Scenario 2: | Scenario 3:
Productivity | Productivity | =™ | productivity| Productivity| =Xt
constant increases nfhuances on constant increases influences on
demand demand
CAPEX Year 1 816.23 816.23 816.23
Employment in 2018 159715 159715 159715 Employment contribution per year
Year| Trend value Western Cape: Construction
1 0.20702 163658 163264 164052 3943 3549 4337
CAPEX Year2 979.48 | 979.48 979.48 —
2 0.21108 168298 167440 169156 4640 4176 5104
CAPEX Year 3 1387.59 1387.59 1387.59
3 0.21492 174754 173250 176258 6456 ‘5811 .- 7102
_ CAPEX Year 4 1877.33 1877.33 1877.33 g
4 0.21855 183344 180981 185707 8590, 7731 9449
| i CAPEX Year 5 1632.46 1632.46 | 1632.46 N
5 0.22201 i 190698 187599 193796 7353 6618 8089
CAPEX Year 6 816.23 816.23 816.23
6 0.22530 194320 190860 197781 3623 3261 3085
CAPEX Year 7 652.99 652.99 652.99. )
7 0.22845 197179 193432 200925 2858 2572 3144
Total 37464 33717 41210

Source:  Quantec data (2019}, own calculations

No-Go Alternative
Applications 1,2,3&4

Without the proposed Stellenbosch Bridge development, the potential contribution to temporary employment
opportunities will remain unrealised.

Cumulative Impact

The construction phases for each of Applications 1, 2 and 3 are anticipated to be completed over 4 years, whilst
Application 4 should be completed W|th|n Zyears. However, these phases will overiap and the total development is
envisaged to take 16 years to, oomplete, after which artisans and labourers could find themselves without work. More
construction work in the local area could provide a more sustainable work environment where construction workers
could ‘move on’ t6 anather project. Several projects in the area could also generate critical mass or economies of
scale for new goods and sérvices companies that could also provide a wider range of employment opportunities for
local residents.

Mitigation medsures
No mitigation applies as it represents a positive impact. However, the Developer should insist that the contractors
demonstrate the use of focal labour as far as possible.

impact Rating

Our assessment suggests that the impact will be .......
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7.2.6 Contribution towards local economic income

Nature of impact

The Stellenbosch Municipal and Western Cape province economies will benefit from the project due to the
procurement of goods and services and the spending on wages and salaries.

Scope and consequence of impact

The construction costs for the proposed Stellenbosch Bridge project are- based onquantity surveyor {QS) estimates
provided in the Rode Report (2019: 4). Bulk services infrastructure for the assessmient equates to the development
contributions that would under normal circumstances be payable to the Ste1lenbosch Municipality. Estimates of
Development Charges for Applications 1 and 2 are used to estlmatgthe Development Charges for Applications 3 and
4. A proportional allocation for internal service costs is used to estlmate the costs for Applications 3 and 4. Estimates
of capital costs in current terms also include an estlmate of prehmlnérles and general and professional fees, but
excludes - VAT, contingencies and escalations. It s assumed that construction would commence once all
environmental and planning processes have been compieted and an Environmental Authorisation is issued by the
relevant authorities and planning Applications 1 throtigh 4 are approved.

As far as the construction phase is concerned, we have assumed that part of the initial investment is partly sub-
contracted to construction enterpris€s operating within the Stellenbosch and Drakenstein municipal areas, These
industries spend part of the initial" mves{ment on imported materials and the rest on paying wages and salaries to
workers and owners in the local construction sector (and related industries). The initial increase in income that sets
in motion a multiplier process.also ‘dccolints for forward and backward linkages between sectors operating in the
Provincial and local ecunemies;xWifRspeciﬁc reference to the Construction Sector.

Theoretically, two approaches can be used:

The first, and mést snmpllﬁed is'to analyse the percentage contribution of each subsector of the regional economy
to Regional Gross Value Added {RGVA) as well as the annual growth rates. The simplest manner of forecasting will
then be to éxtrapglate the growth trend by fitting a mathematical function to the historical data. In the same manner,
employment angd other economic variables can he considered. The most important limitation of this method is that
the- relevantﬂata is only available in an annual format and is preliminary for the latest three years - similar to other
natichal ecanomic data. The reason for this is nestied in the manner that the statistics are generated (i.e. derived
from national-statistics).

A second Way of analysing the performance, is to depict the economy in the circular flow diagram shown in Figure 21,
which captures all transfers and real transactions between sectors and institutions. Productive activities purchase
land, labour and capital inputs from the factor markets, and intermediate inputs from commaodity markets, and use
these to produce goods and services. These are supplemented by imports {M) and then sold through commodity
markets to households (C}, the government (G), investors (1), and foreigners (exports - E). In the flow diagram, each
institution's expenditure becomes another institution's income. For example, purchases of commodities by
households and governments provide the incomes that producers need to continue the production process.
Additional inter-institutional transfers, such as taxes and savings, ensure that the circular flow of incomes is closed.
In other words, all income and expenditure flows are accounted for, and there are no leakages from the system.
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These indicators are based on GDP at factor cost, the fiscal balance, the current account balance, the level of private
savings, and total imports and exports. GDP at factor cost is total capital and labour value-added. GDP at market
prices is the sum of all final demands: GDP = C + | + G  E — M. In summary, this information reveals a great deal about
a country's economic structure.

When we talk of "exogenous demand-side shocks"” to an economy, we are referring to changes in export demand,
government spending or investment demand. The impacts of these shocks have both direct and indirect effects.
Direct effects are those related to the sector that Is directly affected by the shock. For example, an exogenous
increase in demand for Western Cape agricultural exports has a direct impact on the agricuitural sector. However, it
may also have indirect effects stemming from agriculture's linkages to other sectors and parts of the economy. These
indirect linkages can, in tum, be separated into production and consumption linkages. When we add all direct and
indirect linkages, we arrive at a measure of the shock's multiplier effect, or how much a direct effect is amplified or
multiplied by indirect linkage effects.

-

=1 B 25 2

Figure 21: Circular flow of the economy
Source: Breisinger et al., 20,69'

Production “linkages are ‘determined by the sectors' production technologies and they are differentiated into
backward and forward finkages (Figure 22). Backward production linkages are the demand for additional inputs used
by, producers to-supply additional goods or services. For example, when agricultural production expands, it demands
in‘téi-njedia'tq goods like fertilisers, machinery and transport services. This demand then stimulates production in
other sectors to supply these intermediate goods. The more input-intensive a sector's production technology is, the
stronger its backward linkages are. Forward production linkages account for the increased supply of inputs to
upstream industries. For example, when agricultural production expands, It can supply more goods to the food-
processing sector, which stimulates manufacturing production. So the more Important a sector is for upstream
industries, the stronger its forward linkages will be.
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Figure 22: Direct and indirect linkages
Source: Brelsinger et al., 2009

Stronger forward and backward production linkages lead to larger multipliérs. Traditlonal ‘input-output muitipliers
measure only the effects of production linkages. They do not consider 'éonsumptton 1lnkages, which arise when an
expansion of production generates additional incomes for factors and housgholds,'which are then used to purchase
goods and services. For example, when agricultural production expands, it raises/farmers' incomes, which are used
to buy consumer goods. Depending on the share of tradable @nd non-tradablé goods in households' consumption
baskets, domestic producers benefit from a greater demarid Yor théir products. The size of consumption linkages
depends on various factors, including the share of factor iicome distribiited to households, the composition of the
consumption basket and the share of domestically supplled\goods inconsumer demand. Evidence from developing
countries suggests that consumption linkage effects are muth larger than production linkage effects. Social
Accounting Matrix (SAM) multipliers tend to bé Jarger than mput-output muitipliers because they capture both
production and consumption/income linkages.

Economic linkages are fairly static and afe deterrnjned by the structural characteristics of an economy (that is, sectors’
production technologies and the compnsltloh of houiseholds' consumption baskets). Multiplier effects, on the other
hand, capture the combined effects. of ecqnomu: linkages over time. For example, forward production linkages tell
us that increasing fishing productnbn wjll stimulate the production of processed foods by increasing the supply of
inputs to this sector. This is the ﬁ“rst-round Hinkage effect between the fishing industry and food processing. However,
in the second round, the increasg in processed food production will have additional forward production linkage
effects to other sectdrs, such as to-the restaurant sector, which uses processed foods as an intermediate input.
Similarly, in the_third ‘round, the expansion of the restaurant sector will generate even more demand for other
sectors. This process contmues over many rounds as the effects of increasing fishing production ripple throughout
the econory, eventually becoming small enough that they effectively cease.

SAM, multipliers measure the value of all production and consumption linkage effects. They capture direct and
u@irect efjects inthe first and all subsequent rounds of the circular income flow. More specifically, multipliers
translate initial changes in exogenous demand {for example, increased agricultural export demand) into total
productioh and income changes of endogenous accounts. Figure 23 lllustrates this process.

Three types of multipliers can be distinguished from the figure. First, an output multiplier combines all direct and
indirect {consumption and production) effects across multiple rounds and reports the final increase in gross output
of all production activities. In Figure 23, this is the combined increase in agricultural and non-agricultural production
{the two boxes marked "A"). Second, a Gross Domestic Product (GDP) multiplier measures the total change value-
added or factor incomes caused by direct and indirect effects (the box marked "B"). Finally, the income multiplier
measures the total change in household incomes (the box marked "C").

The size of a multiplier depends on the structural characteristics of an economy. For example, a key determinant is
the share of imported goods and services in households' consumption demand. If households consume domestically
produced goods, then incraasing household incomes will benefit domestic producers and the circular flow of income
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will lead to further rounds of indirect linkage effects. However, if households demand imported goods, foreign
producers will benefit and the indirect linkage effects will be smaller. import demand is thus a leakage from the
circular flow of income. Similarly, when government taxes factor incomes, it limits how much of the returns to
production are earned to households, and so reduces consumption linkages. Ultimately, these kinds of leakages cause
the round-by-round effects to slow down more quickly and reduce the total multiplier effect.

-

b

Figure 23: Circular flow of income in the miultiplier process
Source: Breisinger et al., 2009

Social Accounting Mafrix (SKM}-ri"nu]ti_pliers are an extension of the classic Leontief input-output model, While the
Leontief model concentrates on intér-industry production linkages, SAM-based models also include consumption
linkages by making institutions-dike households and the government "endogenous”. The SAM multiplier approach
thus makes use of information on household factor endowments and income distribution.

Unconstrained multiplier models are the simplest kinds of multiplier models, because they make some limiting
assump‘tibnsﬁ'h‘gy assume that prices are fixed and that any changes in demand will lead to changes in physical
ofitput rathér than prices. This, in turn, requires an additional assumption that the economy's factor resources are
unlim?tegl or unconstrained, so that any increase in demand can be matched by an increase in supply. Finally, the
multiplier-model assumes that all structural relationships between sectors and households in the economy are
unaffected by exogenous changes in demand. In other words, the input coefficients of producers and the
consumption patterns of households remain unchanged (that s, linkage effects are linear and there Is no behavioural
change).

Even dropping the assumption that supply in all sectors is unconstrained, the above assumptions remain serious
limitations for SAM multiplier analysis. In some cases, these limitations provide sufficient justification to use more
complex SAM-based methods, such as Computable General Equilibrium (CGE) models that drop the assumption of
fixed prices and unconstrained factor resources. However, SAM muitipliers are an important step toward
understanding these more complicated methods.
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In the unconstrained multiplier model, we made some assumptions. One limitation was the assumption that supply
can respond to changes in demand or that supply capacity s infinite given existing resources. In reality, this Is rarely
the case, especially because some sectors use specialised resources. For example, increasing demand for gold exports
from South Africa may not lead to increased mining production if additional gold deposits do not exist or if the
necessary investments in mining equipment have not been made. Moreover, increasing production in some sectors
may lead to falling production in others if some resources are scarce. For example, increasing production of export
crops, such as sugarcane, may require a reallocation of land away from other food production, which may not be
possible. In these cases, the supply response may not be unconstrained, and the suitability of the simple multiplier
model becomes questionable. By ignoring supply constraints, unconstrained SAM-multiplier models typically
overstate the impacts of linkage effects.

If we drop the assumption that sectors' supply responses are unconstrained by fixing the level of output in certain
sectors, some adjustments to the multiplier formula is required to derive a constrained multlplier' model Although
this class of model is often referred to as a "semi-input-output model", we still derive a SAM-based multipller formula.

Estimated values for the initial capital investments include material costs, contractorg’ fees, wages and salaries,
allowance for an escalation factor and contingencies. Initial import leakages are assunied o equal 20% of total
construction expenditure (including wages and salaries). In this manner, we can, capture‘the |nter—reg|onal effects
caused by the extended outreach for goods and services from other provinces iri South Africa and the rest of the
World. The income multiplier is based partly on estimated consumptlon and rmport Ppropensities and direct and
indirect tax propensities for the region. Our assessment for the constryction phase{s based on the Western Cape
economy and an attributable portion of the GVA is allocated to the K'Iapmuts area based on the contribution of
Stellenbosch to the Western Cape economy.

APPLICATION 1

Table 194 provides an estimate of the economic impact based on the methodological principles discussed as part of
the approach used for determining the impact of the Stellenbosch Bnage project. An assessment of the construction
cost estimates for Application 1 suggests that aninitial est|mated amount of R 1 503 millien would be introduced
with varying expenditure over the period envnsaged for the constructlon period of 4 years. The total capital
expenditure includes an estimate of external bulk services’ ‘and internal services together with a Preliminaries and
General (P&Gs) of 13% and professional feqs of 11% applicable to the construction and infrastructure capital
expenditure. No contingency, escalations ahd VAT have been applied and no other fees are considered. The figures
are stated in current terms (i.e. without \espa_latlon)

Table19: An md:catlon of ﬂwg assumptions and preliminary impact of initial construction costs on the Western
Cape and Stellenbosch . Municipal economy due to the proposed Stellenbosch Bridge Application 1

Construction costs

Construction cost {excl. infrastructure & Fees) (R' million} R1 257
Infrastructure (internal and external) R246
Total construction cost {excluding VAT) {R ‘million) R1503
Initial import leakage (Westermn Cape) 20%
Net total capital expehdiiure {R' mitlion) R 1006

Western Cape Province
Multiplied increase in net capital expenditure (R' million) which assumes an R 4208

open economy with no significant constraints

Stellenbosch Munlcipal contribution to Western Cape GVA 14,98%

Attributable GVA increase for Stellenbosch due to the initial capital R 630
expenditure stated above (R’ million)
Note: The multiplier adopted for the assessment is an Income multlpller
Source: Multi-Purpose Business Solutions
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A combined [nitial investment of R1 503 million (R1 006 million net of the initlal import leakage) will give rise to a
multiplied output increase in GVA of R4 208 million in the Western Cape Province over the four-year construction
period. Approximately R630 million will accrue to the Stellenbosch Municipal area over and above the initial direct
capital expenditure refated to the project. Note the [atter figure represents a snapshot of a completed development,
but does not consider the commencement date for the project.

APPLICATION 2

For Application 2 (Table 20), an Initial amount of R1 288 million will be introduced with varying expenditure over the
4 years envisaged for the construction (the same assumptions apply as for Application 1; no contmgency and no
escalations have been applied). A combined initial investment of R1 288 million {R862 million net of thei nitial import
leakage) will give rise to a multiplied output increase in GVA of R3 605 million in the Western Capeé Province over the
construction period. In addition, approximately R 540 million will accrue to the Stellenbosch quupal area ovérand
above the initial direct capital expenditure related to the project. Note the latter figure-represents a snapshot of a
completed development but does not consider the cammencement date for the project. '

Table 20: An indication of the assumptions and preliminary impact of initial construction'costs on the Western
Cape Province and the Stellenbosch Municipal economy die to-the-proposed Stellenbosch Bridge

Application 2
Construction costs

Construction cost {excl. infrastructure & Fees) (R’ million) R1077
Infrastructure {internal and external} R211
Total construction cost {excluding VAT) (R 'million) R1288
Initial import leakage (Western Cape) 20%
Net total capital expenditure (R’ million} R 862

Western Cape Province

Multiplied increase in net capital expenditure (R’ million) which assumes an R3605 °
open econiomy with no significant constraints

Stellenbosch Municipal contribution to Western Cape Province GVA 14,98%
Attributable GVA increase for Stellenbosch due to the initial capital R 540

expenditure stated above (R’ milion)
Note: The multiplier adoptéd for the asigssment is an iIncome multiplier
Source:  Multi-Purpose Business Solutions

APPLICATION'S

For Application 3 (Table 21), an initial amount of R3 250 million will be introduced with varying expenditure over the
4 years envisaged for the construction (the same assumptions apply as for Application 1 and 2; no contingency and
no escalations have been applied). A combined initial investment of R3 250 million (R2 847 million net of the initial
import leakage) will give rise to a multiplied output increase in GVA of R11 907 million in the Western Cape Province
over the construction period. In addition, approximately R1 784 million will accrue to the Stellenbosch Municipal
area over and above the initial direct capital expenditure related to the project. Note the latter figure represents a
snapshot of a completed development but does not consider the commencement date for the project.
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Table 21: An indication of the assumptions and preliminary impact of initial construction costs on the Western
Cape Province and the Stellenbosch Municipal economy due to the proposed Stellenbosch Bridge

Application 3
Construction costs

Construction cost {excl. infrastructure & Fees) (R’ million} R2 870 .

Infrastructure {internal and external) R380

Total construction cost {excluding VAT) (R 'million) R3 250
Initial import leakage {Western Cape) 20% '

Net total capital expenditure (R’ million) R2 847

Western Cape Province

Multiplied Increase in net capital expenditure (R* million) which assumes an R11907
open economy with no significant constraints :

Stellenbosch Municipal contribution to Western Cape Province GVA 14,98%

Attributable GVA increase for Stellenbosch due to the initial capital R1784

expenditure stated above (R' million)
Note: The multipller adopted for the assessment is an Income multiplier
Source:  Multi-Purpose Business Solutions

APPLICATION 4

For Application 4 (Table 22}, an initial amount of RS 572 million will be introduced with varying expenditure over the
7 years envisaged for the construction (the same assurqpnons apply-ds for previous applications; no contingency and
no escalations have been applied). A combined mltlai mvestment of R5 572 million {R4 457 million net of the initial
import leakage) will give rise to a multiplied output increase in GVA of R39 213 million in the Western Cape Province
over the construction period. in addition, approxithately R5.874 miliion will accrue to the Stellenbesch Municipal
area over and above the initial direct ca\pi{:al exﬁehdi_tufe related to the project. This represents an annual
contribution to economic income of R839 million over7 years. Note the latter figure represents a snapshot of a
completed development, but does not consider'the cdmmencement date for the project.

Table 22: An indication of: thgaswmg'tioﬁs ‘and prefiminary impact of initial construction costs on the Western
Cape Province and’ t]\“e Stelleribosch Municipal economy due to the proposed Stellenbosch Bridge

Application 4
Construction costs

Construction cost (excl. infrastructure & Fees) {R' million) R4 983

Infrastructure {internal and external) R589
Total construction cost (excluding VAT) {R "million) R5572 .

Initial import leakage {(Western Cape) 20%

Net total capital expenditure (R’ million) R4 457

Western Cape Province
Multiplied increase in net capital expenditure (R’ million) which assumes an R39213
open economy with no significant constraints

Stellenbosch Munidpal contribution to Western Cape Province GVA 14,98%

Attributable GVA increase for Stellenbosch due to the initial capital R5874 .

_ expenditure stated above (R' million)
Note: The multiplier adopted for the assessment is an Income muitiplier
Source:  Multi-Purpose Business Solutions
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No-Go Alternative
Applications 1,2,3& 4

Without the proposed Stellenbosch Bridge development, the potential contribution to local economic income will
not be realised.

Cumulative Impact

Other development projects in the Klapmuts area could act synergistically to create more demand for supplies and
services and thus act as a catalyst for creating further economic growth in the area due to the multiplier effect.

Mitigation measures

No mitigation applies as it represents a positive impact.

Impact Rating

Our assessment suggests that the impact will be.....
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BEFORE MITIGATION AFTER MITIGATION |
PROJECT = 0 I | ~
DESCRIPTION »w = & 3
M| D £ | R P | 2 S = M| D | E I | R P | Z| S s
; 5 3 ' 5 G
| | = | | =
1 1 T
Application 1 | | |
| =] L
Application 2 | i l

7.3 Operational Phase

The most significant conceins, for the operational phase relate to the sense of place, traffic, infrastructure capacity
and surrounding land valdes. On the positive side, the proposed development will provide in a growing need for
housing, create new-business opportunities, sustain additional employment opportunities and contribute towards
econotmic income.

7.3.1 Sense of place

Nature of impact

The proposed development will impact the sense of place for surrounding land users.

Scope and consequence of impact

A sense of place generally refers to the way people perceive places, whether they are streets, communities, cities or
regions. This may influence their well-being, how they describe and interact with a place, what value they place on
something, etc. A sustainable community resembles a living system in which human, natural and economic elements
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are interdependent and draw strength from each other (Roseland, 1998). Community members generally recognise
and support people’s sense of well-being, which includes a sense of belonging, a sense of place, a sense of salf-worth,
a sense of safety and a sense of connection with nature.

Application 1

The proposed site is located to the west of the Klapmuts village, which consists primarily of low-income and state-
assisted housing. The surrounding area is predominantly rural, with farms growing mainly grapes.

In the Visual Impact Assessment for the approved Klapmuts Hills residential development, Megan Anderson
Landscape Architects (2008) concluded that the proposed development has the potential to have either a negative
or a positive visual impact on the landscape and scenic resources of the area. The proposed Klapmuts Hills could
provide scenic interest and enhance the development, even though open space is being lost to built sgace. However,
the intent needs to be carried through to the design development stage, the implementation sta’gé as well as the
operation stage to ensure that this is realised. The Preferred Alternative 1, with mitigation rmeasures; was the
Preferred Alternative from a visual impact point of view as residential development in the south isTestricted below
the 200 m contour that is considered less intrusive into the rural area. Additional development is aliéwed in the North
West, which is closer to major roads and railway lines and thus has a more man-made scenario, than in the south.

A Heritage Impact Assessment conducted by Halkett and Finnegan (2008) for ‘the Klapmuts Hills development
concluded that no significant archaeological material was ohserved and no thS(lCal heritage | resources of value were
identified within the proposed development site. The preferred development; proposal fbrKIapmuts Hills included 1
577 residential units, some of which were 3 and 4 storey walk-ups (maximum helghf of 15 m}. While it may be felt
that the overall density, scale and height of development are at odds wijth the prevallmg character of the area,
predictions for future local growth must be taken into consideration. The propesed development falls within the
urban edge and it is envisioned that Klapmuts will eventually bécome a town of approximately 25,000 inhabitants.
This future town will include schools and clinics, commercial and industrial sectors that will inevitably have a
significant impact on the rural character of the village.

The Heritage Impact Assessment (2008) also mentioned that the majority of the site is of a low lying nature and not
visible from the surrounding areas. As one movés up, the hill, the site becomes more visible, specifically from the
existing Klapmuts Village and the R44. However, exnstlng treelines along the N1 largely screen views of the proposed
development. The high-lying areas of the proposed deveLopment could thus be considered to have alimited potential
visual impact and have required mitigating-measures in'the design.

Application 2 )

Megan Anderson Landscape.. Archntects (2020) concluded that the proposed Urban Planning, Architectural and
Landscape Architectural prmmples, guldelmes controls and concepts for the light industrial development generally
comply with the municipalities 'V[sual Scemc Resource and Sense of Place’ requirements.

Application 3

Agiplication 4

No-Go Alternative
Application 1 8.2

Without the proposed development, there will be no change in the sense of place linked to the site. However, the
site is currently vacant and invaded with alien vegetation and there is a risk that the informal settlement may start
spreading eastwards onto the site if it is not developed.
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Cumulative Impact

Given the approved and proposed development in the larger Klapmuts area, the sense of place of the area will
continue to change to a more urban character.

Mitigation measures
Application 1

Megan Anderson Landscape Architects {2008) indicated that any negative visual impact related to the Klapmuts Hills
residential development should be mitigated by following architectural, lighting and landscaping guidelines and
controls. An updated Visual Impact Assessment has not been submitted for Stellenbosch Bridge.

The Heritage impact Assessment (2008) indicated that the design of the Klapmuts Hills develdpment sought to
maintain key view lines and visual links from Klapmuts village by associating green spaces as well as tree Tines with
the key views of the site from Klapmuts. The maximum height of the development Is the 200'm-contour wheére the
crest of the hill is approximately 250 m above mean sea level. The high-lying developfnent areas are of a lower
density, allowing for greater landscaping density and height, acting as screening and theérefore softening the visual
effect of the proposed development. There are also some key visual breaks in the dévelopnient, allowing for
substantial landscape elements to break the extent of the development seen from any, perspective.

Application 2
Mitigation measures proposed by Megan Anderson Landscape Architects (2020) intlude the following:

* Enforcing the proposed Architectural and Landscape Architectural Principles, Codes, Guidelines and
Concepts provided by OL Architects and Square Oné Landscape Architects;

¢  Comprehensive planning regarding lighting to.rhinimise Iig‘ht\péilution on the cultural and rural landscape;
= Construction mitigation measures to be ’I,néluded in tﬁ‘e_EMP; and

¢ Production of an Operational Managemeﬁt.glén to guide and control the Stellenbosch Bridge Light Industrial
Development including buildings, infrastructure anﬁ landscaping in the future.

Impact Rating

Megan Anderson Landscape’Archi'tgét’s’ -(gbd\s) indicated that if the recommendations and mitigation measures are
enforced, the proposed devélQﬁmgrit' willhave a moderate visual impact and, in time, with the maturing of trees that
should be planted, the development will not detract negatively from the highly-rated Cape Winelands scene.

Given the nature and scope of the proposed development, the impact is unavoldable, but can be partially managed;
i.e. the impact cani be partly mitigated. The residual impact for both Applications 1 and 2 will be medium negative
for surrounding land users, especially for residents living on the eastern side of Klapmuts.
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7.3.2 Provision of housing

Nature of impact

The residential component will address a growing demand for housing in the Stellenbosch Municipal area.

Scope and consequence of impact

According to the Stellenbosch SDF (2019), there will be an estimated unfulfilled need of 17 847 indigent houses by
2036, assuming that no houses for the indigent will be built between 2016 and 2036. If the current rate of delivery
persists, only 7 805 units would have been added by 2036, thus resulting in a significant backlog. In'terms of housing
for the non-indigent (<80 m?), the estimated municipality-wide need was 15 042 in 2016 {includles a variey of unit
types aimed at varlous markets, such as GAP housing, flats and townhouses and stand-aloné.gnits). If no supply is
added, the need will be 23 106 by 2036. According to BEAL Africa {2017), there was a waiting list for 2 457 housing
units in Klapmuts in 2016, represented by 2 351 BNG and 106 GAP housing units. There were 2 381 existing residential
units in 2017, with the Growth Mode! forecasting a total of 8 407 residential units by 2027;i.e. 2 need for 6 026 new
units was forecasted. The Stellenbosch IDP indicates that there were 505 servicé sités and 183 housing units under
construction in 2018/2019 as part of the Phase 1 upgrading of Mandela City in Klapmuts. '

Application 1

A total of 1 577 residential units are proposed for Phase 1 of the Stellenbosech Bridge development, which include
200 2-storey townhouses (3-bedrooms) and 1 377 4-storey walk-ups (1, 2 & 3-bédrooms).

Application 2

No residential units are proposed for Phase 2 as it only entails light industrial land-use.

Application 3

‘Application 4

No-Go Alternative
Application. 182

Withqu.t tﬁe\proposed development, there will be no new housing provision linked to the site. However, there will
be Increased pressure to develop the land for residential purposes since it is included in the Klapmuts Urban Edge,
with a high risk of encroaching from the adjacent informal settlement.

Cumulative impact

A total of 1 577 residential units are included in the current Application 1, with another 2 500 apartment units
foreseen in Phase 3 of the Stellenbosch Bridge Development Plan. Given an estimated 2 381 residential units in 2017,
the Stellenbosch Bridge development will add about 68% of the shortfall of the demand foreseen for the Klapmuts
area by 2027.

Mitigation measures
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No mitigation applies as it represents a positive impact.

Impact rating
Our assessment suggests that the residual impact for both Applications 1 and 2 will be medium-high positive.
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7.3.3 Impact on surrounding property values

Nature of impact

A new development may affect the current and futdre perceived value of other properties in the Klapmuts area.

Scope and consequence of impact

The value of property is driven by various factors, .amohg others supply and demand, interest rates, the contraction
or expansion of the local economy, population growth rates and changes in disposable income to debt ratios. In
addition, relative property values are based on the abundance of sites that are either valued or avcided by the
market. As these undeﬂyinéf cha:‘a‘c_:téfi\sti&w-@nd resulting relative advantages change, so do the relative prices as
these advantages are capitalised iritp land values. The future value of land in the area is also dependant on spatial
planning policies and thé Eu]lss;ipply of land within the area permitted for various uses.

Projects such as Stellenbosch Brigige are long-term projects that could take more than 10 years or longer to complete.
From a demand and supply pefspective, the perceived supply in the market may not have a significant impact on
property pricesin the neafterm. However, as a new equilibrium point is achieved through the adjustment of supply
and demand; the market value of surrounding land could start increasing in a few years depending on market forces
exprgfsgd]n\ter@s. of balancing supply and demand. Demand forces will impact property prices of unimproved land
pockets ncludéd in the urban edge as supply becomes more constrained and pressure for future development
increases.

Applicatlé‘h 1

.Any perceived shortage of land for housing in Klapmuts will increase prices in the short-term until new supply will
either ensure price stabilisation or a reduction in prices especially if properties are listed for sale. A large residential
component is envisaged for Application 1 and these units will be either sold or rented out, which will ensure that
properties in the Klapmuts area remaln at more affordable price points. Large tracks of land on the periphery within
the urban edge are unlikely to increase in value In the medium term as the shortage of residential accommodation is
addressed in Application 1. Over time, the scarcity of tand will increase and drive property prices higher for those
land portions within the urban edge.
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Application 2

The factors listed for Application 1 also apply to Application 2. The light industrial precinct proposed in Application
2 is located on a strip of land adjacent to a lower-income residential area (Bennetsville), with the informal settlement
on its south-eastern border. Once completed, the industrial development on this piece of land will create a buffer
zone that could curtail further spreading of the informal settlement — and thus reduce potential impacts for
neighbouring landowners.

Application 3

Application 4

No-Go Alternative
Application 1& 2

Without the proposed Stellenbosch Bridge development, the site could deterlorateﬂue to the overgrowth of invasive
species and/or encroachment of the property by informal settlers. The valug of urideveloped land within the urban
edge will be strongly influenced by demand, which may be temp,eranly addresse»d by other residential developments
in the area. However, continuous population growth wilt add to'the demand for housing in the Stellenbosch
Municipality and there will be future pressure for developrneht ‘of the site. The site related to Application 2 is
particularly sensitive to encroachment from the adjacent\mformzﬂ\sett1ement which could negatively impact the
property prices of adjacent land parcels.

Cumulative Impact

A number of additional residential and/for industrial development in the immediate area (e.g. Groenfontein and
Distell) could compound any negative/impacts on.surfounding land users (e.g. sense of place and traffic flows). It is
unclear at this stage to what extent thi“w_‘pay? impact property values in the area. Growth of development in the area
may have a positive impact and caus pri'i:eg to move higher, however, this is a long-term impact and will be driven
by the dynamism that exists bétweer derhand and supply.

Mitigation measures

implementationof the recommendations made by the various specialists to mitigate potential negative impacts {such
as visual, traffic and nuisarice factors) will be essential to minimise negative impacts for surrounding landowners.

Impaét Rating

Given the hature and scope of the proposed development, the impact is unavoidable, but can be partially managed;
ie. the Impact can be partly mitigated. The residual impact for both Applications 1 and 2 following the
nmplemeqtatlon of mitigation measures is anticipated to be low negative for owners of nearby residential erven and
low positive for owners of unimproved land.
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7.3.4 Increased vehicular traffic

Nature of impact

The large residential and industrial componeénts will ihqreasé vehicular movement along the access routes.

Scope and consequence of impact
Application 1

A Traffic Impact Statement (T~I§) "prepared by iCE Group (2019a) noted that the conditions of approval of the 2011
land-use application fof the Klapmuts Hilis development included a number of external road upgrades for the
different phases (iCE Group, 2011). Of these conditions, Phase A-3 (signalisation of R101/R44 intersection) and Phase
D-6 {turning lanes at R44 / Elseriburg Road intersection) have since been implemented. Based on a trip generation
calculation, it is expectedi!lat-ﬂ\é road Improvements as per the 2011 conditions of approval will remain applicable
as the ne\ml}v proposed development extent is less than previously approved. The conditions should, however, be
realigned with the revised development roll-out.

The TIS copcluded that the approved Klapmuts Hills development had the potential to generate 2 260 AM peak hour
trips'and 2'862 PM peak hour trips. In contrast, Phase 1 of the proposed Stellenbosch Bridge development has the
potential.to.generate 2 214 AM peak hour trips and 1 794 PM peak hour trips, i.e. 46 AM peak hour trips fewer and
1068 PM<peak hour trips fewer than the previously expected peak hour traffic.

it is highly likely that many Stellenbosch Bridge residents will be dependent on public transport, which could also
support improved public transport services to the area.

Application 2

The Traffic Impact Statement for Application 2 (iCE Group, 2019b} concluded that the proposed development has the
potential to generate 461 peak hour trips (369 in, 92 out during the AM peak hour and vice versa during the PM peak
hour). To accommodate the background traffic, the R44 should be dualled north of its intersection with the Klapmuts-
Simondium Road Intersection, and dedicated left-turn lanes are provided along the two R44-approaches to its

83




413

intersection with the Klapmuts-Simondium Road intersection. To accommodate the proposed development traffic, a
dedicated left-tum lane should be provided along the Stellengate Boulevard approach to its intersection with the
R44/Klapmuts-Simondium Road; a roundabout should be provided at the Groenfontein Road/Merchant Street
intersection and a roundabout provided at the access road intersection to Merchant Street.

Applications 3 & 4

No Traffic Impact Assessment was done for Applications 3 and 4.

No-Go Alternative
Application 1 & 2

Without the proposed Stellenbosch Bridge development, there will be no additional traffic at’iginatirig\from the
proposed development site. Nevertheless, there will be an Increase in traffic along the acce$s routés due to other
developments in the Klapmuts area.

Cumulative iImpact

Further development along the R44 and Old Paarl Road are already in progres;‘sén_d will gerierate additional traffic
along these roads. Together with Stellenbosch Bricge, this could have a significant i‘m'gact on éxisting and future road
users. The intention is also to implement Application 1 and 2 in para!fe‘l, which will add a significant number of
vehicles on the road at more or less the same time.

Mitigation measures

To accommodate the expected developments proposed.for the region, ahumber of road network improvements are
proposed in the Traffic Impact Statements.

impact Rating

The 2011 TIA and 2019 TiSs did not provide an impact rating for the scenarios before and after mitigation. However,
based on our interpretation of these réports, tﬁe‘\impafgt' is unavoidable, but can be partly managed, i.e. the impact
can be partly mitigated through the implementation of the proposed upgrades. Our assessment is that, following
the implementation of the proposed upgrades, the residual impact will be medium-high negative and medium
negative for Applications 1 and 2, respectively.
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7.3.5 Increase in local crime

Nature of impact
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Effective security at the proposed development is essential to safeguard against criminal elements.

Scope and consequence of impact

The establishment of new residential neighbourhoods, industrial and business activities will also attract criminal
elements, which could originate from inside and/or outside of the Klapmuts area. As indicated earlier, the SAPS
Crime Statistics (SAPS, 2019) indicate relatively high incidences of theft and robbery in the Klapmuts area, which can
be further aggravated by high unemployment in the immediate area.

The Klapmuts Community Forum (refer to Section 6.3.2) indicated that trusted community members should be
included in the security strategy as everyone in Klapmuts know each and a number of local residents have worked in
this construction industry. Furthermore, the Klapmuts Community Forum advised that a solid security wall should
be built where houses were located directly against the Stellenbosch Bridge boundary.

Application 1 & 2

The two respective applications entail significant residential and commercial activities that could-attract criminals in
search of easy targets. The proximity of the informal settlement could represent a particular concern,but there could
also be an influx of eriminals from outside the area. Given the large scope of the total de‘vélop“mént, it would be
difficult to monitor the movement and activities of people entering the development.

Application 3

Application 4

No-Go Alternative
Application 1& 2

Without the proposed development, no criminal activities would be linked to the site.

Cumulative Impact

Given the high unemployment rate in the Klapmuts area, it is likely that any new residential, commercial and business
activities will attratt criminals inisearch of easy targets.

Mitigation-measures

Local ie_siden_t,s must be employed at the various businesses and industries offered by Stellenbosch Bridge to reduce
thé level of unemployment in the Klapmuts area. On-site security measures, such as perimeter fencing, controlled
access and security guards and patrols could also discourage criminals from the area.

Impact Rating

The impact can be Is unavoidable, but can be fully managed; i.e. the impact can be fully mitigated. The residual
impact for both Applications 1 and 2 will therefore be low negative following the implementation of mitigation
measures.

PROJECT | ENVIRONMENTAL SIGNIFICANCE
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7.3.6 Bulk infrastructure capacity

Nature of impact

Infrastructure requirements relate to the provision of bulk infrastructure for séwgrag‘e,..watér.and electrical supply,
solid waste disposal and stormwater management.

Scope and consequence of impact
Application 1

A preliminary Civil Engineering Services Report prepared by WEC Consult (2019) concluded that - as the amended
development plans retain the approved Basket of Righ_g;‘- sufficient service capacity is avallable to accommodate the
proposed development. The service infrastructure will be upgraded where required.

Water Supply: The site would require two new bulk connector/link pipelines to connect to the bulk reticulation
network. The Municipality has allowed in théir 2019/2020 budget to have these upgrades designed and constructed.
It is expected that these bulk network upgrades will be-completed before the completion of the construction stage
of the proposed development.

Sewerage: Additional bulk connét,foijli\rik;gipelines are required to connect to the bulk reticulation network. No
other upgrades to the bulk(s\év@r ,'clist‘ribugion network is required to accommodate the proposed development.
Sufficient sewer treatment capadity is:available in the Klapmuts WWTW to accommodate the proposed development.

Stormwater: A detfailed stormwater management plan will be compiled and submitted to the local authority, where
more detailed informatign regarding the flood calculations and position and size of detention ponds will be provided.
There will be nb upgrades required for the downstream watercourses and piped stormwater systems. Stormwater
detention pands.will be désigned and constructed to ensure that the post-development stormwater runoff does not
increase from the pré-development scenario. No provision needs to be made for any future connection. The design
of bulk'stormwater infrastructure will make allowance for all future phases of this development that fall within the
sdmé catchment area.

Electricity: Matters related to electrical requirements and/or capacity are in the process of being finalised.

Application 2

Sufficient service capacity is avallable to accommodate the proposed development, which In part is linked to the
installation of bulk service infrastructure undertaken by the developer {Anton Lotz Town Planning & A Roux Town
Planning, 2019b).

Application 3
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Application 4

No-Go Alternative
Application 1& 2

Without the proposed development, there will be no additional demand for infrastructure linked to thé site.

Cumulative Impact

The bulk service requirements for the proposed development will add to the existing demarid for resources and
services in the area, which will be compounded given other ongoing and planned developmeénts forthe area.

Mitigation measures

Recommendations were made In the Civil Engineering Services Report to-ensure the-appropriate infrastructure for
the various bulk services is provided by the Developer.

Impact Rating

The impact Is unavoidable, but can be fully managed; i.e. thie impatct can be fully mitigated. The residual impact for
both Applications 1 and 2 is expected to be low negative fo||owmg~the lmplementatmn of mitigation measures.
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7.3.7 Neﬁfb(mﬁhms opportunities

Nature of impact

A new degeibpment will create opportunities for small businesses in the goods and services sectors.

Scope and consequence of impact
Application 1

A mix of residential and various commercial activities are envisaged as part of Application 1, including offices, a
restaurant, gym, laundromat and spa in Precinct 2, and Business, Institutional, Education, Medical, Residential, Sport &
Recreation, Tourism, Utility Service, Research & Development in Precinct 1. Commercial activities are essential for serving
the needs of a community and create demand for other businesses operating in the immediate and surrounding area.




Application 2
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Application 2 entails light industrial activity and related uses that include a mix of warehousing, light manufacturing
and other related business and service activities. These activities will require a range of goods and services that could

be provided by existing and or new businesses operating in the Stellenbosch and/or Drakenstein Municipalities.

Application 3

Application 4

No-Go Alternative

Application 1 & 2

Without the proposed Stellenbosch Bridge development, the site will not be Ilr_1_l'<e‘d t0 new'business opportunities,
unless other activities are initiated {e.g. the sand mining).

Cumulative Impact

The proposed Stellenbosch Bridge node and proposed Distel[-qévelopment'; {égether with a number of housing
developments proposed for the area, would create multlplg=éppp!fdnltles for business development and/or the

expansion of current businesses to support and establish these dé;vélopme‘nts.

Mitigation measures

No mitigation applies as it represents a positive impa\‘él_:‘.

Impact Rating
Our assessment suggests that the _impagt"for Applications 1 and 2 will be medium and medium-high positive,
respectively.
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7.3.8 New employment opportunities

Nature of impact

The project will create new employment opportunities for people with different types and lavels of skill.

Scope and consequence of impact

A new development will create direct and indirect employment opportunities for people with different types and
levels of skills if commercial components are included in the project. There are high unemployment rates in the
Klapmuts area and job creation and opportunities during operations will have a significant positive impact.
Recruitment is likely to be a sensitive issue and must be considered with caution, as it could lead to-social unrest if
the processes were deemed unfair or exclusive.

Due to the absence of information related to spending during the operational phase of the development once
completed, we have attempted through research and analysis of each Application to estiniate the number of
potential job opportunities that may accrue once the development as envisaged is complete, Business and
commerclal opportunities offer the most potential for direct employment, while other ‘gppérturities from soclal
facilities and amenities would also provide jobs for locals. It also estimated thgt/jobs‘will be created by households
living within the development.

In a meeting with the local Ward Councillor {refer to Section 6.3.1), Stellénposch Bridge representatives highlighted
the potential impact of the development on the community in terms of the general upliftment of the area and
potential job opportunities. In particular, the proposed development would insrease the local labour uptake from 2%
to 3-4% and make funding available to upskill the workers.

Application 1

The total number of direct jobs are estimated using erqp!oyménj: densities for different types of economic activity.
In the absence of South African data, the Homes & Comfunities Agency Employment Density Guide 3" edition (2015)
employment estimates are used as a proxy, As indicated inFigure 22, we estimate that approximately 1 859 direct
jobs opportunities will exist once the planned,construction of components envisaged for Application 1 is complete.
Most opportunities will exist for retail and,cominercial activities with an estimated Gross Lettable Area (GLA) of
23 800m®. However, the housing cormponent with 1577 units will also provide a number of direct employment
opportunities.

Application 2

The same premise adépted for tﬁg calculation of job opportunities linked to Application 1 is applied in Application 2,
which only entajls’indu§trial activity. An estimated 1087 job opportunities could arise from the development of and
the provision for an estimated '76 925 m? of Gross Lettable Area.

Application.3

The ‘same "p[emise'adopted for the calculation of job opportunities linked to Application 1 and 2 is applied in
Application 3, which includes commercial, retail, industrial, institutional and other uses such as a sports stadium and
guest house accommodation. An estimated 10 980 direct job opportunities could arise from the various non-
residential and residential uses. The non-residential components entail an estimated GLA of 214 625m? and the
housing component 1 423 apartments/flats.

Application 4

Using the same premise as abave, an estimated 9 800 direct job opportunities could arise from the development of
commercial, retall, industrial, institutional and other uses such a conference centre and hotel. The GLA associatd
with the said components entails 262 650 m?, with a mix of 3 000 resisential options that include aprtments/flats,
town houses and a retirement village.
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No-Go Alternative
Applications 1,2,3 8 4

Without the proposed Stellenbosch Bride development, there will be no new employment linked to the development
site,

Cumulative Impact

A number of new projects could generate critical mass or economies of scale for new goods and services companies
that could also provide a wider range of employment opportunities for local residents.

Mitigation measures

No mitigation applies as it represents a positive impact. To ensure employment is created for Iocal residents, it will
be essential to implementing a local procurement policy to support local business and service p[owders

Impact Rating
Our assessment suggests that the impact will be medium-high positive for bott Applications\ and 2.
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7.3.9 Revenue accruing to public authorities

Nature of impéct

Monetary benefits accrue to the Stellenbosch Municipality in the form of property rates and other utility charges
such as.water-and-€lectricity.

Scope and-consequence of impact

The Stelletibiosch Municipality will levy property rates once a parcel or erf is sold and subsequently on the improved
value. Forthis assessment, we have therefore assumed that property rates will apply to the completed dwellings and
other commercial and industrial structures.

Rates accruing to the Municipality were assessed based on the development concept associated with each
application. The rates accululate over the envisaged period for completion of the construction and stabilises
thereafter once all the components have been constructed, are occupied or become operational. We applied an
escalation of 5.5% and used the Stellenbosch Municipality Tariff Tables for the 2019/2020 financial year (Appendix
3).
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Rates are based on the value of the property determined by the Stellenbosch Municipality in terms of the Municipal
Rates Act. For this assessment, the construction cost is deemed to be the value of the property at the time when
property rates are levied.

Application 1

The estimated annual rates income accruing to the Municipality associated with Application 1 is illustrated in
Figure 23. The total cumulative rates over the period 2021 to 2036 from the commencement of construction to the
occupation of the different components are estimated at RS8.7 million for the residential component and R78.9
million for the non-resisential components.
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Figure 24: An assessment of the enylsaggd p(opel;tv rates Income accruing the Stellenbosch Municipality from
May 2021 to May 2036 (Agpllcation 1)
Source: Stellenbosch Municipality {Rates tariffs ~ 20:[9—2020) and own caleulation

Application 2

The estimated /arinual rates intome accruing to the Stellenbosch Municipality associated with Application 2 is
illustrated in Flgure 24, It is 8nvisaged that the construction and occupation of the industrial components will be
completed i’ fow years: The total cumulative rates from May 2024 to May 2036 from the commencement of
constryiction ahd occupation of the industrial components is estimated at R151.5 million. No residential component
is erivisaged s part of the second application.
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Figure 25: An assessment of the envisaged property rates income accruing thie Stellenbosch Municipality from

May 2024 to May 2036 (Application 2)
Source: Stellenbosch Municipality (Rates tariffs — 2019-2020) and own caiculations

Application 3

The estimated annual rates income accruing to the Munu:lpallty ssociated with Application 3 is illustrated in
Figure 23. A four-year construction and occupation term is app|(ed The«total cumulative rates from May 2027 to
May 2041 from the commencement of construction to the.pccupation of the different components for residential is
R51.0 million and for non-residential R728.5 million.
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Figure 26: An assessment of the envisaged property rates income accruing the Stellenbosch Municipality from

May 2027 to May 2041 (Application 3}
Source: Stellenbosch Municipality (Rates tariffs -~ 2019-2020) and own calculation

Application 4

The estimated annual rates income accruing to the Municipality associated with Application 4 is illustrated in
Figure 23. A seven-year construction and occupation term is applied. The total cumulative rates from May 2030 to
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May 2041 includes the commencement of construction to the occupation of the different components could resuited
in an estimated R133.9 million of rates associated with resisentlal uses and R961.8 million for non-residential uses.
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Figure 27: An assessment of the envisaged property rates income accruing thé Stellenbgsch Municipality from
May 2030 to May 2041 (Application 4)
Source: Stellenbosch Municipality {Rates tariffs — 2019-2020) and own calculation

No-Go Alternative
Applications 1,2,3 & 4

Without the proposed Stellenbosch Bridge development, the envisaged monetary benefit would not accrue to the
Stellenbosch Municipality.

Cumulative Impact

Other development projects in the area would fditbér enhance the rates base of the Stellenbosch Municipality.

Mitigation measures

No mitigation applies as it represents a positive impact.

Impact Rating"

Our assessment; suggests that the impact will be medium and medium-high positive for Applications 1 and 2,
respectively.
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8.1 Social investment and community engagement

Soclal investment initiatives have become a standard inclusion in the submission of development proposals to
relevant government departments at a local, provincial and national level. Social capital investment may be defined
as an investment into local communities by a developer beyond potential benefits intrinsically linked to the project
itself. Developers are required and expected to indicate to what extent a development project would contribute to
the welfare of surrounding communities through social investment initiatives that promote integratiari, community
support and skills development, something that the developers of Stellenbosch Bridge have comrunicated to local
structures such as the Klapmuts Community Forum.

Social investment may not serve as a determining factor for the approval of a proposed apphcatnon\or an amendment
thereof, However, the development priorities of communities should be aligned with the sgefalinivestment objectives
related to the outcome of the planned development initiatives. In terms of Applications 1 and 2, the approach
adopted is intended to achieve the following:

s Ensure downstream benefits from the project accrue to the local pepulatior;
s Identify community social projects that would benefit from thefu_nds received from sales and operations of
a project;
e Commit to a local procurement initiative that would achieve the followirig outcomes:
- A“lacal first” employment policy;
- Develop a database of skiils among residents in the ared; and

- Promote the involvement of SMMEs with'the required skills and capacity to obtain contracts and
development opportunities.

These and other initiatives could be considered in the context of a framework developed by Multi-Purpose Business
Solutions to provide developers with a sense_ “of directiofi when assessing inltiatives to be considered as part of a
social investment programme. Figure, |llustrates a3 matrix consisting of four quadrants that are based on the nature
of the intended investment and the “capital” mtroduced by the developer as part of the social investment.

Abstract capital Physical capital
- Bursaries - Upgrading of community health facilities (e.g. clinics)
- In-house training - Upgrading and maintenance of sports fields
- Education - Construction of new facllities

- Qe{veigpment of small, medium and micro businesses Low-cost housing
- Youﬁ\h.ji-a‘iiﬂng-iriitiatives Provision of or upgrading of infrastructure
énillrdnﬁle,_ntal initiatives {e.g. nursery and training | - Development or conversion of existing buildings to

Active Investment

‘initiatives) | multi-purpose centres
- SMME development opportunities - Community gardening project and farming projects
- \Béneficlary distributions

- Person financial management assistance [

- Establishment of community trust fund for beneficiarles,

the environment and development - Build facility and transfer ownership to a community
- Transfer land to a community entity for Agriculture or other trust for use by a community
purposes

Passive Investment

Figure 28: An illustrative matrix of social investment options for developers
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Source: Multi-Purpose Business Solutions

Active and passive investment of abstract capital: These investments refer specifically to time and funds invested
in initiatives such as bursaries and in-house training. Passive investment refers specifically to the allocation of funds
to a community trust or some other vehicle that assumes responsibility for the disbursement of the funds to
community third parties and projects.

Active and passive investment in physical capital: Active participation implies direct investment in the needs of
communities by the provision of new or the upgrading of existing community facilities such as healthcare centres,
schools and recreation and sports facilities. Passive investment in this context refers specifically to the establishment
of a facility for the community, which is then transferred to a trust or other type of entity (vehicle] with the sole
purpose of administrating and maintaining the facility on behalf of the community.

8.2 SOCIO-ECONOMIC IMPACT KEY PERFORMANCE INDICATORS

Essential components of a Protocol for Social Management (PSM) for the development KAppchatidns 1 and 2 in this
case) includes monitoring, reviewing and evaluation processes to assess socio-economic ¢ontributions. Continuous
and periodic monitoring and evaluation are required to ensure the achievement pfn’iiltestonés and the overall success
of achieving the sorio-economic objectives envisaged for the Stellenbosch Bridge-project.

The successful implementation and development of the project would ulﬁmately be assessed on the contribution the
development makes during construction and operations to the social development and economic goals of
employment creation, skills development and training, small businéss developrierit and capacity building in the area.
The Key Performance Areas (KPAs) offer strategic directioh as measurabie outputs for the socio-economic
development contributions of contractors, especially for Iarg'é capital-intensive projects.

The following KPAs are outcomes based on the scope-6f social engagement activities:
«  Procurement from, or sub-contracting tolocal enterprises;
« Procurement of local materlals/resources;
»  Employment of local people (persong r_esiding‘iEi the Stellenbosch Municipal area, with specific reference to
the Klapmuts area, for a period excgeding 3 years);
»  Training (onsite/offsite) of eﬁ’nplqy,e’és from tﬁe local area; and
« Procurement from local b‘ta'cig e}ﬁppwerment entities and/or black persons;
s Sub-contracting to Ibgél._l__a!a‘ck ém\ppwerment entities and/or black persons;
»  Procurement from, or sub-contracting to new local black empowerment entities;

A clear distinction’ as h“nghlighte@‘ahove must be made between Local Content and Non-local content. In the context
of the proposed development, Local Content refers to the Cape Winelands District with a specific emphasis on the
Stellenbosch and Drakenstein Municipal areas.
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9.1 Fit with spatial planning

To provide some context, the provindial, regional and metro SDFs (together with related framewaorks, interpretation
reports and discussion documents) and Local Economic Development plans and strategies {together with other
documents that offer guidance) are considered as a premise for this part of the assessment. In addition, other
planning and development guidelines and policies are considered where appropriate.

In keeping with the Guidelines for Economic and Social and Specialist input into EIA Pracessesl,(Csl R, 2005 and
Department of Environmental Affairs and Development Planning, 2007), the project should“fit with planning
frameworks and is desirable from a societal cost-benefit perspective. To provide some cofitext, the provincial,
regional and metro SDFs (together with related frameworks, interpretation reports and discussion’documents) and
Local Economic Development plans and strategies {together with other documents :that offer guidance) were
considered as a premise for this part of the assessment. Other planning and development guidelinés and policies
were also considered where appropriate.

The Stellenbosch Spatial Development Framework and IDP are the pnmary planmng toolsfbr the Stellenbosch area
and therefore the proposed development, as it incorporates the prowsmns of all other broader level plans for the
area and therefore forms the initial basis for the economic assessmqnt of the proposed Stellenbosch Bridge
development. Stellenbosch town and Klapmuts were identified as spatial areas for priority development over the
MSDF planning period are (p. 74).

Our assessment of the spatial planning frameworks of the Tocal, district and provincial authorities suggests that the
proposed Stellenbosch Bridge development supports and fits with the spatial planning principles of the Stellenbosch
Municipality as indicated in the IDP and SDF from a socio-ec¢onomic perspective and specifically with the focus on
Klapmuts. The Stellenbosch Bridge development is in-the delineated urban edge of Klapmuts and the part not
included, is earmarked for agriculture.

The proposed project is positioned as a- deve]opment that is intended to contribute towards business, housing and
infrastructure development in the Klgpmuts aréa; but specifically in a node where the community needs private
investment to uplift their socio-ecghomic well-being and create more sustainable employment.

9.2 Summary of impacts

The question that needato be addressed in the context of perceptions and concerns raised by interested and Affected
Parties is whether the proposed development is desirable from a societal cost-benefit perspective? Several issues of
a social natlre were raised and discussed in this report and the need thus exists to determine whether mitigation
could be applled ‘and t6 what extent the developer would be willing to introduce the recommended mitigation
measurés.

Development Applications

» Application 1 entalls the reallocation of the existing rights approved on Farm 742/5 for the redevelopment of
the site as part of the innovation precinct and in terms of the services capacity already provided for the Klapmuts
Hills development. The application will involve amendment of the approved Development Framework Plan,
Phasing Plan, Subdivision Plan and conditions of approval to accommodate the revised development layout
plan. The revised development plan will tie in with the draft Stellenbosch Bridge Development Framework that
will be submitted as part of Application 3.

o Application 2 refers to the Rezoning and Subdivision of Remainder Farm 744/2, which falls within the Klapmuts
urban edge. The site is the portion of land situated between the western edge of the existing Klapmuts urban
area and the Klapmuts Hills site to the west {Portion 5 of Farm 742, Paarl). Despite its agricultural zoning, the
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site has been included within the Klapmuts urban edge for many years and envisaged to form part of the town’s

expansion westwards

Development Alternatives

The No-Go alternative implies that the status quo is maintained, i.e. the land stays vacant. However, given the size
of the property and its strategic location, there will most likely be future pressure for development if the current

proposal is not approved.

Impact Ratings

To provide a perspective of the net societal benefits and costs associated with the proposed projéct, the following
table summarises the different the socio-economic impacts associated with the propose:}_, A téllenbdsq‘h Bridge
development, and their respective significance before and after implementation of mitigation méasures fi.e. the

residual impact) as proposed by the relevant specialists.

Nature of the Impact Rating before mitigation Ra::;l::dt:: ::::5:;0"
Application | Application | Application Application
SRR —— 1 2 1 2
Construction
Traffic flows along access roads - & &0 60 60
Nuisance factors (dust and noise) 65 65 5% 55
| Infiux of job-seekers 65 65 55 55
Increase in lacal crime 52 52 36 36
New employment opportunities 55 65
| Economic income 3 55 55
[ .Operations
| Sense of place - 76 76 51 51
Provision of housing » e 55 88
Surrounding property values  Existing residential erven 51 51 a9 39
o .,l_‘.l‘ni:mproved land : 36 36
Traffic flows along access roads- ) 95 75 85 65
Increase in local crime, | ) 60 60 33 a3
Bulk infrastructure refﬁ uireme;l'tslcohtrlbutlons 52 52 a3 33
New employmeit opportunities, 60 80
Local business development _s¢ 90 |
| Revenue 'a_cfc_Lu_'ir)igto public authorities 70 80

Significant Ratings:
Positive | 40-74 Medium Negative
<40 Low Negative 75-99 Medium-High Negative

Potential negative impacts

The following concerns {medium or higher impact after mitigation) have been identified:

1. Impact on traffic flows: A significant increase in traffic along the access routes can be expected during
construction and operations, which will negatively impact surrounding land-users in particular




427

Sense of place: The relatively high-density development will be visible to a large number of receptors and
may negatively affect surrounding land users.

Nuisance factors, in particular dust and noise generated during the introduction of services and construction
of top structures;

An influx of job-seekers during the construction phase could result in additional people settling in Kiapmuts
and a subsequent burden on local social services.

Potentinl positive and prescribed impacts

A number of benefits are associated with the proposed Stellenbosch Bridge development:

5.

Job creation: The findings of the employment analysis are considered in the context of Application 1 and
Application 2, both of which are phased over 4 years and envisaged to run in para!lel Appllcatlon lofthe
Stellenbosch Bridge development could sustain on average 1090 to 1 199 jobs per annum over 4 years of
the construction period. If employment is considered at the Stellenbosch Mu@icnpgl Ieuel 1023 t0 1125
jobs will be created in the Stellenbosch Municipal area per annum over 4 years envpsaged for the
construction. For Application 2, an average of 1439 to 1 583 jobs opportunities pei-ahnum could be
sustained per annum over 4 years of the construction period. Alternativgly, Application 2 could sustain 1352
to 1 487 jobs per annum in the Stellenbosch Municipal Area over 4 years:

During operations, an estimated total of 1 090 direct jobs;bpportunmes -will exist once the planned
construction of components envisaged for Application 1 is complete. Most opportunitles will exist for retail,
commercial and 1o an extent the housing component of the project. Appllcauon 2 entails industrial activity.
An estimated 1 900 job opportunities could arise from’ the developmeént of and provision for 90 500 m? of
Gross lettable Area. These figures do not include addltloflal employment {indirect and induced employment)
created by the needs of the operating oomponents and dutsouuﬁng opportunities.

Economic income: A combined initial investriient of R1 204 million (R963 million net of the initial import
leakage) for Application 1 will give rise tc a multiplied output increase in GVA of R4 192 million in the
Western Cape Province over the four-year constructlon period. Approximately million will accrue to
the Stellenbosch Municipal area over and abbye the-initial direct capital expenditure related to the project.
For Application 2, a combined initlal Jnvestment- of R1.486 million (R1 188 million net of the initial import
leakage) will give rise to a mulhplied ou‘tputlﬁcrease in GVA of R4 101 million in the Western Cape Province
over the construction period. In-addition, approximately R 614 miillion will accrue to the Stellenbosch
Municipal area over and above the initial direct capital expenditure related to the project.

Revenue accruing to piiblic authorities: The total cumulative rates over the first 10 years from the
commencement of ton’s(mction and occupation of the different components is estimated at R62.9 million.

The total cumulatlve rates-aver the first 10 years from the commencement of construction of the industrial
components is estimated at R128.9 million.

New business dévelopment: A mix of residential and various commercial activities are envisaged as part of
Apphcation 1, mdudmg offices, a restaurant, gym, laundromat and spa in Precinct 2, and Business,
Institutional, Education, Medical, Residential, Sport & Recreation, Tourism, Utility Service, Research & Development in

Precingt'd, Commercial activities are essential for serving the needs of a community and create demand for

other businesses operating in the immediate and surrounding area. Application 2 entails light industrial
acthlty and related uses that would include a mix of warehousing, light manufacturing and other related

‘business and service activities. These actlvities will require a range of goods and services that could be

provided by existing and or new businesses operating in the Stellenbosch and/or Drakenstein Municipalities.

Cumulative impacts

Cumulative impacts refer to any other developments as well as existing activities within the immediate area that
could compound any positive or negative impacts associated with the proposed development. This particularly
relates to the ongoing/planned residential developments just north and along the R44 further south-east of
Klapmuts.




The potential negative impacts would be compounded if additional developments were introduced in the immediate
and surrounding areas. These impacts would typically relate to sense of place, traffic, infrastructure requirements,
crime and nuisance factors. However, 3 number of developments in the Klapmuts area could also be compound
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employment and economic income benefits.

Mitigation measures

Many of the negative socio-economic impacts that were identified {(summarised below) could be mitigated by
introducing the measures proposed by various specialists that must be considered as requirements for approval of
the development. Monitoring of specifically the social impact and assessing the outcomes over time would further

enhance the social and econemic fabric within the development and the surrounding communities.

Summary of mitigation measures suggested for the different impacts:

Impact

Large construction vehicular traffic

Nuisance factors (dust and noise)

Influx of job-seekers

Increase in local crime

Sense of place - surrounding land-users
Surrounding property values; Existing
residential erven

Increased vehidular traffic

Increase in local crife

Bulk infragtructure capacity

Mitigation measures
Construction phase

The TISs recommends several road impfbv\‘enf,enﬁlﬂié'tare required to
ensure acceptable traffic flows during operations. These improvements
should also ease the traffic flsws during the estimated S-year construction
phase.

Dust and noise emissions during the canstruction period should be
minimised by meafs of a Construction Environmental Management Plan
(CEMP).

Contractors nee‘d!q show’a commitment to employ people from the
Stellenbiosch and ﬁré!:enstein Municipalities whenever possible.

Co-operation between the Developer and contractors and on-site security
measures, such a§ perimeter fencing, controlled access and security guards

-aind patrols will ininimise the risk.

\Qp.ef,aflonal phase

Mitigation measures were proposed in the Visual Impact Assessments and
Heritage Impact Assessment and should be implemented by the Developers

Implementation of the recommendations made by the various specialists to
mitigate potential negative impacts {such as visual, traffic and nuisance
factors) will be essential to minimise negative impacts for surrounding
landowners.

The TISs recommends several road improvements that are required to
ensure acceptable traffic flows during operations.

Local residents must be employed to reduce the level of unemployment in
the Klapmuts area. On-site security measures, such as perimeter fencing,
controlled access and security guards and patrols could also discourage
criminals from the area.

Recommendations were made in the Civil Engineering Services Report to
ensure the appropriate infrastructure for the various bulk services is
provided by the Developer.
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9.3 Recommendations

The following recommendations with specific reference to the socio-economic context are proposed to address
various matters related to Application 1 and 2 of the Stellenbosch Bridge development. The mitigation measures
proposed in the following table should be consolidated into an implementation Plan.

Phase Mitigation measures

Pre-construction Procurement Strategy that includes the following and applies to the Stellenbosch Bridge development:

{f)  Conduct a skills audit among the local Klapmuts residents, especially the unemployed o ascertain
their ability and skills to accept employment during the construction phase ;

{g) Iniiate the activity for both Application 1 and 2;
(h}  Strategy is the responsibility of the contractor(s) collectively under the g’ﬁi@ang:e’ of Stellenbosch
Bridge;

(i}  Focus on opportunities for local labour in the surrounding areas aq&_'bu/sinesshs'as a priority.
Contractors are required to provide an indication of the gqurﬁghical location of sub-contractors
(businesses) and local labour they intend to use or employ,‘dn'the‘pi-ojectbver the duration of the
construction phase; and

(i} Local contractors in the Stellenbosch and Dmken;téin‘ areas be Invited to tender for work in the
context of the terms and conditions included in RFP. documentation:

Pre-construction Communication Protocols that address directly-and Indirectlv‘afféded residents and surrounding land

& Construction owners, with specific reference to activities, timelines and intended impacts related to the construction
phase and all related activities associated with the implementation of the project {i.e. during the
operational phase).

Objectives
« To orientate, generate awareness.and gain positive attitudes among stakeholders as far as
possible; and
¢ To engage and .in‘fe;_m stakehglders of progress regarding all phases of construction.

Target audiengé
L] Rrope'r:_ty"ogmé‘rgand users of the land partions directly surrounding the proposed activity; and -
o QOther stakeliolders and property owners that may be affected.

Major types of messages
@ Inform directly affected residents on the periphery of the site earmarked for the project others
that would frequent the area;
# Commencement date for construction activities related to the project;
e Duration and extent of the construction activities and where applicable, with an emphasis on
individual activities;
s Progress updates, including any delays with a construction-related activity; and

*  Ensure appropriate signage is introduced to warn persons frequenting the area, those residing
adjacent to the development area.

Operations Develop a mechanism for business opportunities within the development that will assist to balance
targer and smaller business Interests In terms of service provision and creating a socially sustainable
community.

Pre-construction The Protocol for Socdial Management (PSM) Is a working framework document that identifies key
and Construction measurement indicators and sets out the procedures for tracking, monitoring, calculating and verifying
the impacts assoclated with the project.

This PSM must be used for the planning and establishment of Applications 1 and 2. Adherence to a PSM
framework is necessary for the successful measurement and tracking of the impacts associated with the
development during the construction phases of Applications 1 and 2.

100




430

Phase Mitigation measures

The PSM framework should be developed into an action plan that will be prepared in terms of the
conventions indicated in Section 8 of the Report.

9.4 Impact statement

The Stellenbosch Bridge Development with specific reference to Applications 1 and 2 in the Klapmuts area of the
Stellenbosch Municipality, is supported on condition that the recommendations/mitigation measures included in this
report, are implemented. In addition, the recommended enhancement and mitigation measures contained in other
specialist reports and those required to support mitigation of several impacts identified and assessed in the Socio-
economic Impact Assessment report, should be implemented.

The Protocol for Sacial Management (PSM) must be used for the planning and establishment of the project before
and during the construction phase. Adherence to a Social Management Protocol framework is necessary to establish
a vibrant and sustainabie Klapmuts community and for the successful implementation and management thereof
during construction.
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A register of stakeholders or rep atives that were contacted for their comments are provided below.

Respondent Affiliation Contact number Emali-address Dste of interaction
Ernily Fredericks Ward Councilior: Steflenbosch Municipality (Ward 18) Emily.Fredericks® stellenboith.govis Emall 30/03/2020
Patricta Botha Stellenbosch Interest Group 021886 4741 |nfo@m||=nh‘a@méx‘usvggéy_umg Emell 30/03/2020
Chalrperson 021 887 6727 bothapatricia@gimiil.com .
Andre Pelser Stellenbosch Retepayers % ’: Pstell \'T & org Emall 30/03/2020
andre_p@mweb.coza -
Hannes van 2yl Stellenbosch Heritage Found: [~ hannesvanayl@miveb.coae Email 30/03/2020
hannesvzee@gail.com
Fare Re/1460 0216844433 info@muldersviel.coza Emafl 30/03/2020
MULDERSVLE ESTATES PTY LTD R . .
Farm 1/1063 021-8884500 ‘accounti@delheim.com Emay] 30/03/2020
DELHEIM WINES PTY LTD .
Farm Re/744 021:8855001 Rebekka.swiegers@lavenir.co.za Emall 20/03/2020
LE BONHEUR WINE ESTATE PTY LYD :
Farm 5/742 021-9134938 kgg@diamant.zn.com Ervall 30/03/2020
STELLENBOSCH WINE AND COUNTRY ESTATE 021-8134521
gs24648760
Farm 7/774 0218085600 Carmen@babylenstoren.com Emall 30/03/2020
BABYLONS TOREN PTY LTD 0767394049
Farm 5/737 0834547256 marianne@cutturafresh.co.za Emall 30/03/2020
CUETURA FRESH PTY LTD
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The significance of each potential impact, with and without the implementation of the proposed mitigation
measures, is assessed based on the following variables {evaluation components):

= Extent (spatial scale);

= Magnitude;

= Duration {time scale);

= Probability of occurrence;

= lrreplaceable loss of resources; and
= Reversibility of the impact.

The evaluation components, ranking scales and descriptions for assessing these impacts are prpvideﬁ below.

Evaluation components, ranking scales and descriptions (criteria}

Evaluvation
Component Ranking Scale and Desu’lption {Criteria)

10 - Very high {negative): Biophysical and/or soclal functlons andjor] procgsses might be severely altered.
MAGNITUDE of 8 - High {negative): Biophysical and/or soclal functions and[or processes might be considerably altered.
NEGATIVE IMPACT (at | 6 - Medium (negative): Biophysical and/or social functions arid/er pracesses might be notably altered.
the indicated spatial | 4 - Low {negative): Biophysical and/or social funetlons andlor procésses might be sfightly altered.

scale} 2 - Very Low (negative): Blophysical and/or sotig funétions and/or processes might be negligibly altered.
0 - Zero: Biophysical and/or soual functwns andlbr proaessa will remain unoitered.

10 - Vew high {positive): Buophysu:al and/at soclal functions and/fer processes might be substantially
enhanced.

8 - High (positive): Biophysical and/or social functibns and/for processes might be considerably enhanced.
6 - Medium {positive): Biophysical anglor social functions and/or processes might be notably enhanced.

4 - Low (positive): Biophysu@l and/or sbcial functions and/or processes might be sfightly enhanced.
2-Very Low (positive}: Biophysical andlor social functions and/or processes might be negligibly enhanced.
0- Zero: Blophyslcé‘l gnd/o; socua‘l functlons andlor processes will remain unaltered.

5 - Permanent -
4 - Long term: “impact ceases after Operational Phase/life of the activity {~ 20 years).
DURATION 3- Medium !qnn Impact might occur during the Operational Phase/life of the activity (0 to 20 years).
2 “Short tergn: 1rqpact might occur during the Construction Phase (~ 1 year).
1-Immediate
5 - Internationial: Beyond National boundaries.
EXTENT 4 - National: Beyond Provincial boundaries and within National boundaries.
{or spatial _3-Regional: Beyond 5 km of the proposed development and within Provinclal boundaries.
scale/influence of 2 - Local: Within 5 km of the proposed development.
impact) 1 - Site-specific: On site or within 100 m of the site boundary.
0- None

5 - Definite loss of irreplaceable resources.

4 - High potential for loss of irreplaceable resources.
IRREPLACEABLE (loss | 3 - Moderate potential for loss of irreplaceable resources.
of resources) 2 - Low potential for loss of irreplaceable resources.

1 - Very low potential for loss of irreplaceable resources.
0 - None

§ - iImpact cannot be reversed.

4 - Low potential that Impact might be reversed.

REVERSIBILITY 3 - Moderate potential that inpact might be reversed.
{of impact) 2 - High potential that impact might be reversed.

1 - Impact will be reversible.

0 - No impact.
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Evaluation
Component Ranking Scale and Description (Criteria)

5 - Definite: >95% chance of the potential impact accurring.

4 - High probabllity: 75% - 95% chance of the potential impact occurring.
sy LY (of 3 - Medium probability: 25% - 75% chance of the potential impact occurring.
occurrence) N :

2 - Low prohability: 5% - 25% chance of the potential impact occurring.

1 - Improbable: <5% chance of the potential impact occurring.

Definition of significance ratings (positive and negative)

smﬁﬁcahee
Points

125-150

Environmental
Significance

Medium-high
{MH)

Description

An impact of very high significance will mean that the project cannqt’, p’foceed, anhai_h;t
impacts are irreversible, regardless of available mitigation options.

An impact of high significance which could influence a decision’ ab\ut whether or not to
proceed with the proposed project, regardless of available mitigation. optiohs

Cumulative Impacts:

The activity is one of several similar past, present or future activities initie same geographical
area, and might contribute to a very signiﬁcaqt,—gbrﬁﬁine@ imgact on the natural, cultural,
and/or socio-economic resources of local, reglional- QI' natiohal concern.

If left unmanaged, an impact of medium-high ﬂgmﬁcance,epuld influence a decision about
whether or not to proceed with a prﬁposed project, ‘Mitigation options should be re-
evaluated at. R

Medium (M)

Once'the_‘eval‘ua\tipn components have been ranked for each impact, the significance of the potential impact should be

If left unmanaged, an impact of mediqm slgmﬁcance could influence a decision about
whether or not to proceed vglth a proposed, pmject

Cumulative Impacts:

The activity is one of a few-similar past, present or future activities in the same geographical
area, and might -have a combined'lmpact of moderate significance on the natural, cultural,
and/or socio-econgmic resourcgs-of local, regional or national concern.

An impact of [6in\|s\ likely.to ¢ontribute to positive decisions about whether or not to proceed
with the pro;ect /it will have little real effect and is unlikely to have an influence on project
desigh, eralternailve motivation.

Gumulaiive Ifmpacts:
The\qctwnty is localised and might have a negligible cumulative impact.

A ppsltive Impact s likely to result in a positive consequence/effect, and is likely to contribute
to positive decisions about whether or not to proceed with the project.

calculated using the following formula:

SP {Significance Points) = (Magnitude + Duration + Extent + Irreplaceable + Reversibility) X Probability

The maximurn value is 150 SP (Significance Points).
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Summary of iImpacts during Construction
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Summary of impacts during Operations
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Summary of impacts during Operations
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Compliance with Appendix 6 of the National Environmental Management Act (NEMA)
Environmental Impact Assessment (EIA) Regulations, 2014

Requirements of Appendix 6 of the 2014 EIA Regulations

Included in the report in:

(1} A specialist report prepared in terms of these Regulations must contain-(a)
details of-

(i} the specialist who prepared the report; and

(ii} the expertise of that specialist to compile a specialist report including a
| curriculum vitae;

Section 1.1, Annexure F

[ {b) 3 declaration that the specialist is independent in a form as may be specified

Annexure E

', by the competent authority;
| {c) an indication of the scope of, and the purpose for which the repart was
[ prepared;

Section 1: Introduction & Terms of
Reference,

| {cA} an indication of the quality and age of base data used for the specialist report; | Section 1. Smmﬁahons A
| {cB) a description of existing impacts on the site, cumulative Impacts of the Sectlon 2: Project descr.lptlon and Section
proposed development and levels of acceptable change; 7rAssessment of Impacts

{d) the duration, date and season of the site investigation and the relevance of
| the season to the outcome of the assessment;

No-site visit has been conducted due to
the lock down

(e) a description of the methodology adopted in preparing the report or carrying |
out the specialised process inclusive of equipment and modelling used;

Section 1.3: Approach & Methodologv

{f) details of an assessment of the specific identified sensitivity of the site related |

to the proposed activity or activities and its associated structures and | Section 2: Project description
infrastructure, inclusive of a site plan identifying site alternatives; B ~
_{g} anidentification of any areas to be avoided, including buffers; N/A

(h) a map superimposing the activity including the associated structures and
infrastructure on the environmental sensitivities of the site including areas to be
avoided, including buffers;

Section 2: Project description

(i} a description of any assumptions made and any uncertainties or gaps in
knowledge;

" Section 1. 4 & 1.5: Assumptions and

| Limitations

(i} a description of the findings and potential implications of such findings on the
impact of the proposed activity or activities;

Section 7: Assessment of Impacts

(k) any mitigation measures for inclusion in the EMPr;

Section 9.3: Recommendations

(1) any conditions for inclusion in the environmental authorisation;

| Section 9.3: Recommendations

(m) any monitoring requirements for inclusion in the EMPr or environmental
authorisation;

Section 8.2

n) a reasoned opinion-
(i) whether the proposed activity or portions thereof should be authorised; and
(iA) regarding the acceptability of the proposed activity or activities; and

(ii) if the opinion is that the proposed activity, activities or portions thereof should
be authorised, any avoidance, management and mitigation measures that should
be included in the EMPr, and where applicable, the closure plan;

Section 9.4: Impact Statement

(o) a description of any consultation process that was undertaken during the
+ course of preparing the specialist report;

{p) a summary and copies of any comments received during any consultation
pracess and where applicable all responses thereto; and

(q_) any other information requested by the competent authority.

Sectlon 1.3 and Annexure A

Section 6: Perceptions and Concems of -

key stakeholder groups.

Reponses to commenits are provided as
part of the EIA process and are included
Ina Comments and Response table
prepared by the EAP.

Not applicable

(2) Where a government notice gazetted by the Minister provides for any
proposal or minimum information requirement to be applied to a specialist

reports, the requirements as indicated in such notice will apply.

Report prepared in accordance with
Economic and Social Specialist input
Guidelines issued by Department of
Environmental Affairs and Development

| Planning.
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environmental affairs

Department:
Environmental Affairs
REPUBLIC OF SOUTH AFRICA

33 Cynaroides Street
Paradyskloof, Stellenbosch
7600 )

DETAILS OF SPECIALIST AND DECLARATION OF INTEREST

(For official use only)

File Reference Number:
NEAS Reference Number: i —
Date Received:

Application for authorisation in terms of the National Environmental Management Act, 1998 {Act No. 107
of 1998), as amended and the Environmental Impact Assessment Regulations, 2014

PROJECT TITLE

Socio-Economic Impact A;s_é‘ssjnent for ;\‘pﬁli'cations 1 and 2 of the proposed Stellenbosch Bridge
development in Klapmuts, Stellenbosch

—

Specialist: - - — .
Contact person: “Multi-Purpose Business Solutions

Postal addfess: Dr. Jonathan Bloom

Postal doife: 33 Cynaroides Street, Paradyskloof, Stellenbosch

Telephone: 7600 | Cell: | 083 299 8523

E-maily 021-880 0774 Fax: | 086 500 2546

Professivpal jzbloom@mweb.co.za

aftiliation(s) {if any) —

Project Consultant:

Contact person: | Aubrey Withers

Postal address: | PO Box 12410, Die Boord

Postal code: (7613 -
Telephone: 021-887 4000 Cell: 083 658 8744

E-mail: i aubrey@legacyemc.co.za Fax: 021-205 1966 T
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The specialist appointed in terms of the Regulations_

I, Jonathan Bloom, declare that —

General declaration:

| act as the independent specialist in this application;

{ will perform the work relating to the application in an objective manner, even if this results in views and
findings that are not favourable to the applicant;

1 declare that there are no circumstances that may compromise my objectivity in performing such work;

I have expertise in conducting the specialist report relevant to this application, including‘ knowledge of
the Act, Regulations and any guidelines that have relevance to the proposed activity;

1 will comply with the Act, Regulations and all other applicable legislation;
I have no, and will not engage in, conflicting interests in the undertaking of the activity;

| undertake to disclose to the applicant and the competent authority .all material informiation in my
possession that reasonably has or may have the potential of influencing- any deusmn to be taken with
respect to the application by the competent authority; and - the objectwity of any report, plan or
document to be prepared by miyself for submission to the competent authority;

All the particulars furnished by me in this form are true and correct; and

I realise that a false declaration is an offense in terms of regulation 48 and is punishable in terms of section
24F of the Act.

Slgnature of the specnallst

Multi-Purpose Business Sotutions cc

April 2020

Name of company (if applicable):

Date:
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DR. JONATHAN BLOOM
NAME: Jonathan Zorah Bloom
1D NUMBER: 670626 5061 081
CURRENT STATUS: Managing Member, Multi-Purpose Business Solutions cc
NATIONALITY: South African Citizen
DATE OF BIRTH: 26 June 1967
HEALTH: Excellent
MARITAL STATUS: Married, with two children

LINGUISTIC ABILITIES: Proficient in English and Afrikaans

ADDRESS {Office): 33 Cynaroides Street, Paradyskloof, Stellenbosch, 7600
P.0. Box 12814, Die Boord, Stellenbosch, 7613
Telephone: +27-21-880 0774
Mobile: +27-83-299 8523

Fax: +27-21-880 1721
E-mail: jbloom@mpbs.co.za
~ EDUCATION AND QUALIFICATIONS

1985:  Matriculation at Paarl Boys’ High-$chool, Paarl
1989: BComm, Stellenbosch Urjversity

1990: HonsBComm (cum Iaa,d'\e], Stellenbosch University
1992: MComm {cum lgude), S.te1l§nbbsgh University
2001:  PhD (Corporate Finarice), Stellenbosch University

- EMPLOYMENT AND ACADEMIC EXPERIENCE

1 Januar'v\zods,go_ 31 _J,u’!v 2013: Part-time Professor of Corporate Finance, specialising in Real Estate Investment
and Fitiancing, Steflenbosch University.

.1 July'2001 to-31 December 2007: Professor of Corporate Financial Management, specialising in Real Estate
investment and Financing, Stellenbosch University, with a special interest in business development.

2003 t‘o__A,prl'l 2019: Director of Blue Cube Systems (Pty) Lid and Blue Cube Intellectual Property Company (Pty)
Ltd, private sector companies in the ICT industry.

1995 to present: Managing Member of Multi-Purpose Business Solutions, a niche business advisory and
economic development consulting firm with a specific focus on the public and government sector.

1 July 2000 to 30 June 2001: Executive Manager of Chartered Alliance {Pty) Ltd, with assigned responsibility for
the Business Services Unit within the Lateral Corporate Finance division of Chartered Alliance.

1 July 1999 to 30 June 2000: Executive Director of Crusader Systems (Pty) Ltd, charged with establishing a
presence for the Business Solutions Group in the financial services industry.

1 January 1951 to 30 June 1999: lecturer in the Department of Business Management, Stellenbosch
University.
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BUSINESS AND ADVISORY EXPERTISE

Public transport {IFTN) business development and implementation
Project Management

Public-Private-Partnership facilitation and procurement
Commercialisation Initiatives

Real Estate Development Services

Financial Appraisals and Feasibility Studies

Social and Economic Impact Assessments

Customer Surveys

Local Economic Development Planning with project development focus

Member of the Technical Assistance Unit {TAU) of the National Treasury as a professional service provider
{Number - 1295 TAU)

Member of the Public Private Partnership (PPP} Unit of the National Treasury as a professional service
provider (Number - 1137 PPP UNIT)

ACHIEVEMENTS

Y-rating from the National Research Foundation {NRF), which recognises the research and development
potential of young researchers (2003).

Member of the National Research Foundation {NRF).dssessment panel for Masters and PhD prestige
scholarships.

Rector’s award for Excellence in Research (2003), Stellenhosch University.

SELECTION OF PROJECT INVOLVEMENTS RELATED TO SOCIO-ECONOMIC IMPACT ANALYSES

Socio-Economic Impact Assessmignt for ‘the Lucullus Gardens mixed-use development, Joostenberg (Northern District of
the CMA) for Joostenberg-Developments (Pty) Ltd.

Socio-Economic Impact Assessmenit for the Darwin Road housing development, Joostenbergvlakte, for Lukhozi Consulting
Engineers.

Socio-Economic. Impact Assessment for the Longlands Manor development in Viottenburg, Stellenbosch for Legacy
Environmefital Consulting.

Socio-Econbric Impact Assessment for the proposed expansion of the Afro Fishing facility in the Port of Mossel Bay for
Afro Fishing (Rty) Ltd:

Eﬁa'(l'omie-impact assessment and financial modelling for the development of Waterfront In the Port of Mossel Bay for
Transnet Natiohal Ports Authority (TNPA)

Socio:Economic Impact Assessment for Substantive Amendment Application for the Levendal Development in Southern
Paarj:for Val de Vie Investments (Pty) Ltd.

Soclo-Economic Impact Assessment for the River Farm development in Paarl for Val de Vie Developments {Pty) Ltd.

Socio-Economic Impact Statement for the proposed Paarl Valleij Estate in Northern Paarl for Paarl Valleij Developments
(Pty) Ltd.

Socio-Economic Impact Assessment for the proposed Gourits Abalone Farm, in association with PHS Consulting,

Socio-economic lmpact Assessment for the proposed Viottenburg Village development on Vredenheim Farm,
Stellenbosch, in association with Withers Environmental Consultants.

Financial Economic analysis and preparation of an Investment Decision-making Platform as an input for the George
Settlement Restructuring Strategy. RoyalHaskoning DHV commissioned the assignment.
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Economic iImpact assessment of the construction phase for the redevelopment of the Somerset Precinct in the Cape Town
area for Department of Public Works, Western Cape in association with Rode and Associates.

Socic-economic impact assessment for the development of two mariculture sites off the coast of the Eastern Cape for
the Department of Enviranmental Affairs and Development Planning in association with Cape Enwvironmental
Practitioners, George,

Economic impact Assessment and Social Impact Assessment for the Parklands development in Saldanha Bay on the West
Coast for Parklands Township Developers (Pty) Ltd.

Socio-Economic Impact Assessment for development on a portion of the farm Constantia Uitsig and expansion of the
tourism and hospitality facilities on the Farm.

Socio-Economic Impact Assessment for the development of a residential estate in Melkbosstrand, Cape Town; for Nuplan
Africa.

Economic Impact Assessment and Social Impact Assessment with a social development focus for the -Qella Riva
development in the Durbanville region of the Cape Town Metropolitan Area of the Western Cape,.

Socio-Economic Impact Assessment for the development of two Wind Energy Facilities (Goereesoe &nd Kluitjieskraal)
near Swellendam for Inca Energy (Pty) Ltd.

Socio-Economic Impact Assessment for the proposed development of the Clover Wind and'Solar Energy facility near
Darling, Swartland Municipal area.

Socio-Economic Impact Assessment for the proposed development of the Storm PhqtoVoltait Plint, Saldanha Bay, for
Midnight Storm Investments 184 (Pty) Ltd.

Socio-Economic Impact Assessment for the proposed development of Organjc Recycling Processing Facility on Portion 2
of the Farm Olyphantsfontein No. 935, Malmesbury, for Soil and More Reliance,

Socio-Economic Impact Assessment for the propased develépment of the Dysselsdorp RE-Power PV Plant, near
Qudtshoorn, Western Cape, for Dysselsdorp RE-Power {Pty)-4td. .

Socio-Economic Baseline Assessment for the propasgd"".ichpap Kraal Philippi Horticultural Area {PHA), Cape Town, for
MSP Developments (Pty) Ltd.

Socio-Economic Impact Assessment for the develppment of the Boy’s High Sports Facility in Paarl for the Paarl Boy’s High
School. '

Social Impact Assessment with a social de\(el_opment ‘ch‘i:s for the Boshokkamp Residential development in Stilbaai,
Western Cape for Asla Devco {Pty) Ltd.

Economic Impact Assessment and Social Imipact Assessment for an upmarket residential estate in Paarl for Rhebokskloof
Properties (Pty) Ltd.

Socio-Economic Assessmént:for the progosed development of a sports facility for the Paarl Boys' High School. The School
commissioned the assignment.

Socio-economic Impact Assessmient for the proposed Hoek van de Berg Marine and Coastal Reserve, Overstrand, for
Saddle Path Properties 79 (Pty) ttd.

Socio-Ecorjomic Impact Asséssment for the establishment of a Regional landfill site in the Worcester area, Western Cape
Province, for Jan Palm Consulting Engineers.

Soclo-Economic. Impact Assessment for a mixed-use development on the Vredenheim Farm in Stellenbosch for Withers
Envnronmgntal Consultants (ongoing).

\Socno -Economic Impact Assessment for the establishment of an Organic Recycling Facility on Farm Corona No. 480, Paarl,
qutem ‘Cape, for Rescurce Management Services (ongoing).

Socié-Economic Impact Assessment for the establishment of the Frakendale Industrial Park north of Cape Tawn for Kohler
Bricks (Pty) Ltd.

Socio-Economic lmpact Assessment for the development of a mixed-use development around the Brandwag Dam in
Worcester, Western Cape for Tresso Trading 915 {Pty} Ltd {ongoing).

Economic impact assessment for the development of a Sun International Resort on Sentosa Island, Singapore. The
assighment was commissioned jointly by International Real Estate Appraisals and Sun International South Africa.

Economic impact assessment for the development of a themed attraction in the Ezulwini Valley, Swaziland, for KPMG
(S.A).

Socio-economic impact analysis of hotel developments on the local and regional communities in the Helderberg Basin,
Western Cape, for Quaypower Properties Plc, United Kingdom.
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Socio-economic impact assessment for the development of an Africa Theme Park and Resort in Gauteng for Stewart Scott
International in association with KPMG (S.A.).

Economic impact assessment for the development of the Salama Waterfront in Dar es Salaam, Tanzania, for Atos-KPMG
and International Real Estate Appraisals.

Econamic Impact Assessment and Social Impact Assessment for the establishment of Waverenskroan Country Estate in
Tulbagh for Leritage Nouveau Development Company (Pty} Ltd.

Economic Impact Assessment and Social Impact Assessment for the establishment of Dalskroon Retirement Village in
Tulbagh for Midnight Masquerade 267 (Pty) Ltd.

Economic Impact Assessment for the establishment of residential development at Doringbaai for Doringbaai Hoogtes
Eiendomsbelegging (Edms) Bpk.

Economic Impact Statement for the establishment of an Apartment Complex at Hawston near Hermanus in the
Overstrand region of the Western Cape for Portland Eiendoms Ontwikkeling (Edms) Bpk.

Economic Impact Assessment and Social impact Assessment for the establishment of the Salmdnsviei-Wes Residential
estate in Paarl for Keynote Trading and Investments 50 (Pty) Ltd.

Economic impact Assessment and Soclal Impact Assessment for the development of the proposed Middelberg Eco- and
Country Estate in Stanford, Overstrand for the Wright Approach Consultancy of Hermanus.

Economic Impact Assessment and Social Impact Assessment for the developmerit of the Compagnes Drift Residential
Estate in Botrivier, Theewatersklioof, for the Wright Approach Consultancy.

Economic Impact Assessment and Social Impact Assessment for the deve!opment of a hbtgl and apartment complex at
Gansbaai (Danger Point} in the Overstrand region of the Western Cape for Great White Limited, a UK-based development
firm.

Economic Impact Assessment and Social Impact Assessment for-the multi-million Rand Destiny Africa development in
George, Southern Cape, for Kuriakos Design & Management Consultancy.

Economic Impact Assessment and Social Impact Assessment for the Groenfontenn mixed-use Development in Klapmuts,
Stellenbasch, for Frantius Property Investments (Pty) Ttd.

An economic impact assessment with a social development focus for a mix of components comprising agriculture estate
units, a lodge with conference facility, a farm stall,” wine cellar and restaurant known as the Stellenbosch Wine and
Country Estate in the Stellenbosch area. Stellenbosch Wlne and Country (Pty) Ltd commissioned the study.

Economic impact assessment for 3 res;dentlaT tdeve lopfitént, boutique lodge and retail village in the Sundays River area
of the Eastern Cape for Premier Resuderntlall Deve1opment {Pty) Ltd.

Economicimpact assessment for the Statue of Freedom multi-purpose development in Nelson Mandela Bay Metropolitan
Municipality for the Nelson Man&ela\Metropolltan Municipality in association with Atos-KPMG.

Socio-Economic Impact Assessment for a'lifestyle resort in the Somerset East area of the Eastern Cape Midlands for the
Blue Crane Development Agenty;

Socio-Economic Impact Assesstent for the development of a golf estate and hotel (primary application) at Stellenbosch
for Paradyskloof Gblf Estates (Pty) Ltd. The assignment entails the evaluation of a primary application and two
alternatlvés one being agriculture (vineyards and olive orchards).

Socno—Economlc Impact Assessment for the development of a golf links and residential estate at L’Aguthas for Prop Access
(Pty) Ltd (a\Gauteng-based empowerment group).

SOCIO-\ECOFIOIT\IC impact Assessment for 2 commercial shopping centre development in Hout Bay, Western Cape, for the
‘AlliancéProperty Group.

ECOI'!OD‘IIC Impact Assessment and Social Impact Assessment with a soclal development focus for a Shopping centre
development in the Gordon’s Bay region of the Cape Town Metropolitan Area of the Western Cape.

Socio-Economic Impact Assessment for the development of a residential development in Vieesbaai, on the Southern Cape
Coast, for Amanzi Moya Developments {Pty) Ltd.
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SECTION 1:

1.1. INTRODUCTION

This design manual manages the
development of the architectural and
environmental identity of the Stellenbosch
Bridge Precinct. It has been prepared by
the developers and their professional
team and aims to establish, maintain
and control the architectural character
and unique architectural identity of
Stellenbosch Bridge, without inhibiting
the individual’s creativity and style.

The elements that form the essence of
the Stellenbosch Bridge architectural
character and the control of these
elements are explained in this document.
These control elements are, amongst
other things:; the cavering, overhangs,

pitch, colour and articulation of the
roofs; all exterior paint colours; the
street and environmental interfaces;

the appearances and propertions of the
window and door openings penetrating
wall surfaces and the relationships
between buildings. Pictures within this
document are suggestive and for clarity,
to avoid misinterpretations and to ensure
consistency of Architectural elements
within the precinct.

By controlling these elements, the full
potential of Stellenbosch Bridge will be
realized, thus growing the investment that
developers will make in their individual
properties.

The continued updating of the
Architectural Design Manual is necessary
to ensure that new properties at
Stellenbosch Bridge are developed to
maintain the overall Stellenbosch Bridge
aesthetic and architectural character.
Any amendments within this document
supersede previous issues.

NOTE: No decision or waiver which
the Developers Assessment Panel or
Controlling Architect may approve shall
be construed as creating a precedent
for future decisions. Strict adherence
to the guidelines will be observed. The
Developer's Assessment Panel! reserves
the right to strictly enforce adherence to
the guidelines.

The Stellenbosch Bridge Developer's
Assessment Panel and the Aesthetic
Committee will ensure that the guidelines
are coamplied with during, both design
and construction phases of each building
project.

Stellenbosch Bridge is aiming for a 5%
Greenstar precinctrating, and all buildings
are to achieve a minimum 4* Greenstar
rating as per the Green Building Council
of South Africa (GBCSA)} requirements.
All buildings in the Stellenbosch Bridge
Development need to conform to the
Green Star Guidelines. Refer to the Green
Building Council of South Africa (GBCSA)
Green Star Guidelines in Annexure H. For
further information refer to the Green
Building Council of South Africa {(GBCSA)
website: www.gbcsa.org.za.

1.2. CONTROL

The control is through the Stellenbesch
Bridge Developer's Assessment Panel and
its appointed consultants. The control
will be effected by: applying the general
restrictions; following a mechanism

for plan approvals; applying a code
of conduct and rules for construction
activities and monitoring construction

work on site.

CONTACT DETAILS

Stellenbosch Bridge:
Lorne Dawson : lorne@stb-bridge.co.za

Controlling Architect:

Osmond Lange Architects

Graham Wilson : grahamw@o-l.co.za
Francois Nortje : francoisn@o-l.co.za
Trisha Naik: trishan@®o-l.co.za

Building Control Officer:
Controlling Landscape Architects:

Square One Landscape Architects
Julia MclLachlan : julia@sql.co.za
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1.3 THE PURPOSE OF THE
DEVELOPMENT MANUAL

OFFER TO PURCHASE

— REFERS TO: - M.I

Stellenbosch Bridge
CONTROLLING PROPERTY OWNERS A5SOCIATION

CONDITIONS OF ESTABLISHMENT

The Offer ta Purchase becomes the Deed of Sale once:
1. CONDITIONS PRECEDENT have been met,
2, The Offerto Purchase has been ACCEPTED

b o

ENVIRONMENTAL CONDITIONS DESIGN GUIDELINES

v

LANDSCAPING GUIDELINES

CONDITIONS OF ESTABUSHMENT
ENVIRONMENTAL CONDITIONS
DESIGN GUIDELINES— LANDSCAPING GUIDELINES

STELLENBOSCH BRIDGE continuaes

-

4* |

wﬂm_._mlvoan_‘m~wamm Stellenbosch Bridge
_v._.r_>mmoa 1I>Mm 02

! @

Stellenbosch Bridge (Phase 02)
CONSTITUTION

i

Stellenbosch Bridge .
CONSTITUTION i

e Bt

CONDITIONS OF  ENVIRONMENTAL BUILDING CONTRACTOR
ESTABUSHMENT CONDITIONS GUIDLEINES
DESIGN mﬂ_Um_._me !
LANDSCAPING GUIDELINES

|

Stellenbosch Bridge
PHASE 03

|

Stellenbosch Bridge (Phase 03)
CONSTITUTION

|

Fre

—» Etc.
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1.4 THE STRUCTURE OF THE
DEVELOPMENT MANUAL

SECTION 2: STATUTORY DEVELOPMENT CONTROLS

Devealapment Rights Surmary
Land Use Distribution

DR N R DR R
L& by —

U

iraments

SECTION 3: LJRBAN DESIGN PRINCIPLES

Built Farm
hip between street at:d

iction Areas; Bulid-ta L
Edge Conditions
Matural Informants

ON 4/ ARCHITECTURAL CODES
#.1 Principles ]
2 Atchitectural Raspanse
3 Materikls and quality of work
Colnursand textures

Figura 2. Diagram showing structure of Design Guidelines Development Manual

To be read in conju
CONDITIONS GF ESTARLISHIVIEINT

Ti biermad)ih mon|unetismwith
SABS 0400 anid/all alher relevant

Bullding regulstions
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INTRODUCTION

1.5 DEVELOPMENT CONTEXT

The new Stellenbosch Bridge
Development is situated within the
Stellenbosch region in the Western
Cape Province of South Africa.

The Western Cape Province is

South Africa’s most popular tourist
destination. The area has been named
by CNN in 2018 as the world’s most
beautiful city and is home to the
world’s longest wine route (Route

62). The region has 13 International
Air Connections and the 2nd largest
economy in South Africa. The region
also has 2 World Heritage sites
including Robhben Island & Cape Floral
Region.

The Stellenbosch Bridge development
is located adjacent to the existing
Klapmuts settlement.

Klapmuts is currently defined as an
important municipal node and is
primed to play a much larger role in the
region. One of the key characteristics
of Klapmuts, is its regional locality and
function.

In the future, Stellenbosch Bridge and
Klapmuts can develop into a vibrant
regional node that forms part of a
regional development zone along the
N1 freeway.

It is therefore important to acknowledge
that Klapmuts cannot be viewed and
assessed as part of the Stellenbosch
region only. Its locaticen and relationship
to two major nodes (Cape Town and
Paarl) requires a much wider view of the
role it can fulfill in Stellenbosch and the
wider region. Klapmuts is also identified
as a future growth point in terms of the
draft Greater Cape Metro Regional
Spatial Implementation Framework
{GCMRSIF).

The possibility to grow inte a vibrant
regional node is premised on the
following:

¢ Stellenbosch Bridge abuts the N1
freeway and has good regional
accessibility to the Cape Town
metropolitan node and two regional
nodes i.e. it is 65 km from the Cape
Town CBD, 8,5km from Paarl and
19 km from Stellenbosch;

e The existence of transport

infrastructure i.e. the N1 freeway,

provincial arterials and rail;

Employment proximity;

Developable land;

An existing community and

Gateway to the Stellenbosch and

Franschhoek Winelands.

Finally, Klapmuts as a regional node,
must be developed and managed

in a manner that spans the existing
municipal boundaries of Stellenbosch
and Drakenstein.

Yo Cpra Tewrns

...» ’ .

Figure 4. Local Context

Te jrmlonbech
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1.6 DEVELOPMENT OBJECTIVES

The Urban Design Concept for the

New Stellenbosch Bridge S5mart City
Development is based on traditional
urban design principles which provides
living, working and recreational spaces
for a diverse community of people in
combination with creating a catalytic
environment that pravides opportunities
for technological and social
enhancements which define a smart city.

The Urban Design Vision is based on the
following urban design principles:

. Daily needs within walking distance
(mixed use)

. Interconnected system of streets

. A central focus: main streets and
square

* Perimeter buildings orientated to
the public realm

. Clear distinction between private

and public space

. Supportive of public transport

. Sharing of infrastructure over a 24
hour period

In addition to the principles listed
above, the Innovation Hub is envisaged
as an integrated mixed use precinct
that is concerned with place making,
urban fit and proper spatial integration.
Whilst it is a private development it
contains the critical elements necessary
to contribute significantly to the
transformation of Klapmuts, to a spatial
continuum designed to be experienced
and enjoyed at pedestrian scale across
boundaries.

INTRODUCTION

This aim becomes possible because
of the critical mass of built form, mix
of uses and the relation of mass to a
designed external and internal open
space system. A place where many
different building types, allowing for
a variety of experiences and functions
such as retail, commerce, education,
residential, entertainment, etc are all
able to exist side by side within an
overall unified whole.

The individual buildings will have strong
features, differ in detail, but will be
part of the “same family”. A North/
South pedestrian street is proposed,
linking two main squares acting as a
spine, around which all the parts of the
development are collected and grouped.
The vision proposed is a primarily safe
pedestrian environment, in which open
walls, streets, squares, plaza's, parks,
and sports fields have been articulated
as positive spaces, accommodating

a wide variety of experiences and
functions.

Parking will be accommodated on
streets and within courtyards, semi-
basements & basements concealed
within the development. The vision
is underpinned by environmental
strategies. From inception the
intention with Stellenbosch Bridge is
to include all of the best materials and
technology required for it to achieve

a2 GBCSA rating. Landscaping and a
green environment are integral to the
architecture

Vertical and horizontal planes will be
planted, and planting will be integral
with the planning and design of the
outdoor spaces and courts, which will
be wind sheltered and contain features
such as arbours, structured planting,
fountains, pergolas, street furniture and
sculptures.

Stellenbosch Bridge is seen as a

“Town within a town”. It is envisaged
as a 'hub’ - a central transport node,
including rail; vehicular and pedestrian
and as such integrates seamlessly with
the surrounding built fabric and its
network of routes and connections.

Stellenbosch Bridge maximizes the
given site conditions. Advantage has
been taken of the magnificent views
from the development, whilst the views
towards the development have been
carefully considered

10
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Figure 7. Masterplan - Design Informants 11
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SECTION 2:
DEVELOPMENT RIGHTS

2.1 DEVELOPMENT RIGHTS
SUMMARY

Planning Rights Existing:

® 204 Ha included in the Urban Edge
(Portions 1-4)

s Approved Planning Rights on 73 Ha
(Portion 1) (1 577 Residential Units &
28 000m2 Bulk Commercial & Other)

Planning Rights Future:

Phase 01 - July 2020

Reallocation of existing rights on
Portion 1 {73ha) - [1577 residential
+ 3 450m2 Bulk and 24 550m2 Bulk
(Commercial, Education & Other)]

Phase 02 - November 2020
Rezoning & Subdivision of Portion 2
(22ha) [Light Industrial - 94 000m2 Bulk]

Phase 03 - May 2021

Densification on Portions 1 & 3 (73ha) —
[2500 residential units & 150 000m?2 bulk
{(Mixed-use)]

Phase 04 - September 2021

Rezoning & Subdivision for remaining
site area inside Urban Edge on Portion
4 (106ha) — [Bulk to be confirmed (Mixed
use)l

AGRICULTURE

I.mEm 10. Town Planning - Portions

PORTION

PORTIONS
(103
hg

T
\ .l.w
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2.2 LAND USE - DISTRIBUTION

The Innovation Precinct is a

mixed use precinct comprising of
office,commercial, residential, retail,
hotels, entertainment, educational and
transport.

There is a low and high density
Residential Precinct to the South and an
industrial precinct to the west and north
of the future Innovation Precinct.

The Education/ School Precinct
is located between the transport
interchange and industrial Precinct.

The future Innovation Precinct is
envisaged as a mixed use precinct.

This proposed land use mix is indicative
and is subject to change based on the
bulk application and basket of rights.

BUSINESS / MIXED USE

=

BN RETAIL / MIXED USE
RESIDENTIAL

E—2

L———]

WORKSHOPS
LIGHT INDUSTRIAL

TRANSPORT / BUSINESS
EDUCATIONAL

Figure 11. Land Use Map 15
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2.3 BUILDING LINES

2.3.1. STREET BOUNDARY BUILDING
LINES (m)

MIXED USE ZONE:

Business Premises Om

Guest House, hostel, tourist
accommodation 4,5m

All other buildings 4,5m

RESIDENTIAL ZONE:

Group housing; Retirement village:

External 3am

internal Om
Flats 4,5m
All other buildings 4,5m

INDUSTRIAL ZONE:

All buildings 3m

B MIXED USE

EER LiGHT INDUSTRIAL
RESIDENTIAL

o mw INNOVATION PRECINCT

Figure 12. Town Planning information
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2.3.2. COMMON BOUNDARY BUILDING S M IXED USE

LINES (m) B LIGHT INDUSTRIAL

RESIDENTIAL -
MIXED USE ZONE: — === INNOVATION PRECINCT
Business Premises Om

Guest House, hostel, tourist
accommodation:

Ground Floor 4,5m

First Floor 4,5m

Second Floor ém
All other buildings 4,5m

RESIDENTIAL ZONE:

Group housing; Retirement village:

External 3m

Internal Om
Flats.

Ground Floor 4,5m

First Floor 4,5m

Second Floor ém

All other buildings:

Ground Floor 4,5m
First Floor 4,5m
Second Floor &m

INDUSTRIAL ZONE:

All buildings Om

If abutting another zone 3m

Refer to the detail guidelines per land // \\

parcel for more detailed information \ | \ - N
regarding the building lines. nﬂn ' @

Figure 13. Town Planning Information 17
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2.4 HEIGHT OF 'BUILDINGS

2.4.1.Heights of buildings are regulated . 5 STOREYS

by the controls assigned to each land
parcel.

2.4.2 The height restrictions may be
relaxed and amended at the discretion
of the Local Authorities.

2.4.3 The height of each storey is
defined as follows:

OFFICE / COMMERCIAL:

- Ground Floor - maximum 6,5m

from floor to ceiling {within which a

mezzanine floor can be situated, and
not count towards a floor).

- Other Floors - maximum 4,5m from

floor to ceiling.

RETAIL:

- Ground Floor - maximum 6,5m

from floor to ceiling {within which a

mezzanine floor can be situated, and
not count towards a floor).

- Other Floors - maximum 4,5m from
floor to ceiling.

INDUSTRIAL:

Office Component:

- Floor - maximum &,5m from floor to
ceiling (can also include a mezzanine,
which does not count as a floor)

- Other Floors - maximum 4,5m from
floor to ceiling

RESIDENTIAL:

- Ground Floor - maximum 3,5m from
floor to ceiling

- Other Floors - maximum 3,5m from
floor to ceiling.

NUMBER OF STOREYS

4 STOREYS
3-4 STOREYS
1-2 STOREYS

/ \ ®

,Tl_m:wm 14. Height Zone Map 18
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2.4 HEIGHT OF BUILDINGS S MIXED USE
(CONTINUED) B LIGHT INDUSTRIAL
RESIDENTIAL
= === INNOVATION PRECINCT

2.3.4. Heights as per Land Use Scheme:

MIXED USE ZONE

Business Premises

Guest House, hostel, tourist

accommodation:

All other buildings

RESIDENTIAL ZONE
{max height)

Group housing;
Retirement village

Flats

All other buildings

INDUSTRIAL ZONE

All buildings

2.5 FLOOR AREA
RESIDENTIAL ZONE

Group housing;
Retirement village

Flats

All other buildings

STOREYS

6

STOREYS

STOREYS

4

n/a
75% _“..__
75%

Figure 15. Town Planning Information
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2.6 COVERAGE

MIXED USE ZONE:

Business Premises

Guest House, hostel, tourist
accommodation:

All other buildings

RESIDENTIAL ZONE:
(max coverage)

Group housing;
Retirement village

Flats

All other buildings

INDUSTRIAL ZONE:

All buildings

85%

50%

85%

50%
50%
50%

75%

B MIXED USE

B LIGHT (NDUSTRIAL
RESIDENTIAL _

~—~~ INNOVATION PRECINCT

i
\q____“__

5

Figure 16. Town Planning Information
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2.7 PARKING

. TABLE A: OFF-STREET PARKING REQUIREMENTS ; .
Yand Use Category Normal parking Additiong! parking ¢ Business pramises: including liguor sture, futeral 4 bay<f 100 giass Teasdle sea

a F,. bco:_» maa _mwu....___m area

Rasidemial

_Bedeand breakfast {additional _aas_m___:wv Abay/puestbedroom L E bt S S a_v.-u.m\;u‘\mng S - PN -
Teommuna ____ _ ___fibayfoedrogm _ N S T A
€ ity identln) bullding: orphanage and 0,3 bay/bedioom : A o, AU S — e

- hame " Mator showrooms: Mediem and Heavy Vehicles 1 bay/1 ross leasable arex with a fn of 6 bays pius 1ty /500N gross

i S T S Sy — e - - . teasable area far heavy vohicles (min 1 bay]
‘Dwalling house i1 afl zones eaovu LFR; J—

. Mator vahicie =~=San hn:«_.-. -nv-__. centre .“nh ‘bays et service hay phus h._.wmﬁ... J00m* waaa._ :.uaucw. sz.u §_= 15 b ?.in .
1 bodroom 1 hay/dwetling halise " Offices T T 4 pays/100mé gross teasable area ) L
e dOTmoreedrooms  Zbaysfdwellinghowse J— - “‘Place of entertalnment | -gemsral | ABays/100m? grass leasable carea T T
iDwafinghoussintfRzone 1 bayfbwielling house Cinamas and thestras An _..@v_:n sentre | 0,1 bayfseat
Fiats In 2 z0nes extapt LFR: -stand-alone | 0,25 bay/seat e e
1- & 2-hedroam units 1 bay/dwelling unit 0.5 bay/dwelling unit Pamngrary T 7 T “y ‘hay/ 00 gross feasable arca (tntal indoar and autdoor sales areal
Lhedroom units 1,25 bays/dwetling unit 0,5 bayfwelling urit Amrnmmmmmrsﬁf ' mw-mﬁheo.su ‘gross leasable arca
4 0f maore-bedroom unily L5 _uv..\m\nh&m._m_ npunit . 05 bayfduelling unit u-:;n- station SRR 4 _ww.mr\mm..ﬂ..mn bay u.:m ~ cuﬁ\umulawum_‘nﬂm mbrr area T
Flats in LR Zone: . R o shops ﬂ—iﬁ_imﬂcﬂ:.r%urﬂm.mﬂh&
_Grouphouse: "~ e _3bay/govphouse T = e e up to A including 1000m? a0 gt heasalibe aa
Guast house . Tbayfvedroomorsuite >1000m? Rrots leasable area
:o.sn _onn_.i _nm@.E_ 3 nt..___:w .5_: _ _.._ 3bay/hoarderhedroom P i
Hostel "1 bay/hedroom for private hostels; 0,6 bay per betrmom for tertiary _:u:__:—_a:. il Industry u 5 boys/ 100m? Ecw« _muxﬂ_u_a?au
: - . forshools e Wareh attolr, brickworks, builders’ yard __:_1bay/100m? gross leasable area T
Hotel 0,7 bay/bedroom or suite | izrehouse, aation, DIICKWOIRS, Dioers ¥t i o oo A il & s R P
plus, additional parking for additional facifities accessed by non-guests at the Scrapyard p— 1 hay/100m7 1055 lessaiie ared -
e __.. toniesponding 1atéo for the particulys land use as setoul inthistable. . e
Backpackars Yo he deterrined by Countll based on atcupancy and facation Land Use Categary wormal parking Additional parking
 Second dwelling house: oil rones except LFR___ _ Lhoybeconddwellog _ —— " reseryed for visitors
Second dwalling house in LFX zone ) nil Tertiary educational Instiwtion
"Yourlst accommadation establishmant To _SS_.,._E__Q.M satisfaction - between 0,7 bays per bedroom and 1 bay per self- colfeges 1 bay/lacture room 0,25 bay/student
catering unit _oaiversity 1 hayflecture room 0.4 bay fstudent
" Placa of worship
Church 0,4 hay/seal o1 40 bays/100m? of senting and aiske a1ea
Madleal gonsuiting rooms i —— Evﬁ\ucaa. gross feasabie area _ i Mostiue 25 bays/100m2 of net prayer area
, Clintcs and Hospitals ___ o ____ L boy/bedplus Ibaysfconsaltingroom Place of assambiy; indoar sport 0,25 hay/sext or 70 hays/100m gross
. Day care centre e e L. leasobleawen .
mmn.mm_..::l_ﬁnm.muln_ﬁﬂ T 1 vayga students - T T lbamn.mmﬁ spont 0,25 bay/seat, player or accupant
Place of Educstion 1 gﬁn_n&qg‘-«. : _Public _3.=em_yula nn ') fib Y, 5:«!.5— el e
i..?ao institution, ___ui_._-u snd mussums
Table 1

21
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SECTION 3: URBAN
DESIGN

3.1 BUILT FORM

BN MIXED USE PRECINCT
W LIGHT INDUSTRIAL PRECINGT:
W MEDIUM DENSITY RESIDENTIAL
HIGH DENSITY RESIDENTIAL,
BN EDUCATIONAL PRECINCT
W FUTURE MIXED USE PRECINCT
3.1.7. Stellenbosch Bridge (SB) is wmwm INNOVATION PRECINCT  °
currently made up of six distinct
precincts:

* Mixed Use Precinct: (business
/ residential / educational /
medical / institutional / research
& development / data / sport &
recreation / tourism / utility service
/ parking / transport facilities
/ warehousing & distribution /
manufacturing)

* Light Industrial: data centers/
commercial/ manufacturing/
warehousing & distribution/ utility
service / parking.

* High Density Residential (residential
/institutional/business/sport &
recreation/tourism)

¢ Medium Density Residential
(residential /institutional/business/
sport & recreation/tourism)

¢ Educational / School Precinct

¢ Future Mixed Precinct Extension
{business / residential / educational
/ medical / institutional / research
& development / data / sport &
recreation / tourism / utility service
/ parking / transport facilities
/ warehousing & distribution /
manufacturing)

3.1.2. The aim is to achieve a built
environment and architecture that has

commercial value and is adaptable to /
accommodate tenants’ requirements and \M
associated technological changes. %
4
i

This Section deals with the Mixed Use

Precinct. Figure 17. Stellenbosch Bridge Precincts
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Figure 18. Fublic Space Hierarchy
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Figure 19. Axes and Legibility




STELLENBOSCH BRIDGE | VEHICULAR MOVEMENT ROUTES
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Figure 20. Links and Connectivity

et



472

STELLENBOSCH BRIDGE | PEDESTRIAN MOVEMENT ROUTES

URBAN SQUARES
PEDESTRIAN LANES

PUBLIC PARKS _—

&

Figure 21. Pedestrian Movement Map
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3.2 RELATIONSHIP BETWEEN
STREET AND BUILDINGS

3.2.1 ACTIVE FACADES/ANIMATED
STREETSCAPES

3.2.1.1 The primary developer will
establish the Street network, public
environment and access roads and
be responsible for the installation of
infrastructure.

3.2.1.2 Buildings are to be designed
to facilitate surveillance of the streets
as well as take maximum advantage of
exposure to them. The ground floor of
the buildings in particular are to have
an active interface with the street.
This may be achieved by the careful
consideration of position of windows,
entrances and/or common areas facing
the street, promoting the required
surveillance of the public realm.

3.2.1.3 Blank or largely inactive facades
are expressly discouraged in the mixed-
use zone. Generally an active building
frontage must contain:

* Frequent doors and windows, with
virtually no blank fagades.

* Narrow frontages giving vertical
rhythm to the street scene.

e Articulation of facades, with
projections such as bays, canopies
and balconies.

3.2.1.4 Service functions (e.g. air con
units) must be suitably screened, and
preferably positioned on the roof; in the
basement; or to the back of the site.

Figure 26. Buildings designed ta facilitate surveillance of the
streets and have an active interface with the street

e n e
Figure 27, Active B
row frontages and articulation of facades with bays,
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balconies and canopies.
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3.2.2 ACCESS

3.2.2.1 Clear distinctions must be
made between building entrances
for vehicles and service access; and
entrances for pedestrians tc improve
space definition and the articulation
of the built form

3.2.2.3 Clarity of pedestrian entry:
All buildings should be fully
accessible to the disabled. Ramped
access to buildings should both
comply with regulations and be an
integral part of the entrance fagade
design. Where the slope of the
land does not allow for multiple
entry points at different levels, lifts
should be incorporated to ensure
accessibility to all floors.

e vt et et

——

Figure 29, Clarity of entrancé way for vehicular and pedestrian entry for's typical site

pat

e ps - -th i .
Frgure 30. Clarity of entrance way for vehicular entry Figure 31. Clarity of entrance way for vehicular entry 29
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3.3 PARKING

3.3.1 All the developments will be
expected to include sufficient on-
site parking to support the use of the
building and the minimum as required
by the town planning controls,
summarised in Table 2

3.3.2 The parking for each site shall be
provided on site, either as surface
or underground parking. Aside from
the parking provided on-street, the
majority of surface parking is to be
provided in the courtyards inside the
city blocks.

3.3.3 Limited visitors parking is allowed
in the on-street frontage of the
property.

3.3.4 Parking basements: Where a |
basement parking structure projects
above ground level at any point on a
public fagade, it should be limited to
2,5m, as illustrated in Figure 30.

N
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%
"
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Figure 34, Plans showing basement and parking on the street
front for a typical site

|
_ J LAND USE

Office/ Commercial

== Retail

Residential

Industrial

GUIDELINES SUGGESTED PRCVISION

4 BAYS / 100M? LETTABLE

6 BAYS / 100M? LETTABLE

BAY / STUDIO + 1 BEDROOM UNITS
,5 BAYS / 2 BEDROOM UNITS
BAYS / 3 BEDROOM UNITS

1
1
2
0 25 BAYS / UNIT FOR VISITORS

2 BAYS / 100M? LETTABLE

Table 2: Suggested Parking Provisions

TASEMENT

" . - worr

m..mcauw.U_.mmiiuroi..amwmuoim:ntmntau‘o» l_dmh.%
frontage) from the natural ground level, to create a rais

[V T

aged (max 1,5 m on street
ground floor of the building.

30
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3.4 BUILD-TO LINES AND
BUILDING ZONES

3.4.1 The intent is to achieve visual ] .
continuity of the street fagades \
through building placement.

A minimum of 70% of a building's
street facade must adhere to the
build-to line.

3.4.2 Setbacks and projections should
form an integral part of the fagade
design and should not detract from
the overall expression. Setbacks
and projections are limited as per
the building lines, building zones
and height stipulations, as shown in
below.

BUILD-TO-LINE

-

Figure 36.5etbacks and projections shouid torm an mtegral part of the fagade design Figure 37. Perspective showing the visual continuity of the street facades.
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3.5 EDGE CONDITIONS

3.7.1 A series of distinct edge
conditions have been established to
define the public-private interface in
specific areas. The physical design of
the edges and the activities that can be
accommodated along them support both
the legibility and place making for the
entire development.

These edges are:

® Edge 1: Interface of Industrial
buildings across the Stellenbosch
Bridge Boulevard.

e Edge 2: Interface of Offices/
Commercial/Residential with
Stellenbosch Bridge Boulevard.

» Edge 3: Interface of Offices/
Commercial with Innovation Boulevard.
s» Edge 4: Interface of Offices/
Commercial Buildings.

e Edge 5: Interface of Residential
Buildings.

¢ Edge 6: Interface of Retail/
Commercial/Offices/Hotel/Residential
with Pedestrian Retail Street

* Edge 7: Interface of Offices/
Commercial/ Residential with Green
Street.

* Edge 8: Interface of Retail/
Commercial/Offices/Hotel/Residential
with Innovation Square and Station
Square

e Edge 9: Interface of Typical Streets.

EDGE 1_P01 | 2A
_POZ | 2A & 1B
EDGE 2_P03 | 2B
_P04 | 28
EDGE 3_P05 | 1C
EDGE 4_P06 | 1D
EDGE §_PO7 | 1E
EDGE 6_P0B | 3A
EDGE 7_P09 | 4A
EDGE 8_P10 | SQUARES
EDGE 7_P11 | TYPICAL STREET

Figure 38. Edge Conditions Map

32
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EDGE 1: PO1 | 2A & P02 [ 2A & 1B

= _ = ”h : .ﬂmﬁ._lt!n - |H«HH.IM£ S A
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Figure 39.
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EDGE 3: P05 | 1C SECTION B

s

BASEMENT

BASEMENT T =

B r.C Y 3400, 3000 1800 , 4 500 — 3400 3400 1900 3400 . 3400 4 50 +1800, . 3000 ... 74 =

STOEP
PLANTING &
ACCESS
PLANTING &
ACCESS

WALKWAY
CYCLE LANE
PLANTING
MOTOR LANE
MOTOR LANE
MEDIAN
MOTOR LANE
MOTOR LANE
PLANTING
CYCLE LANE
WALKWAY

Figure 46.
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EDGE 3: PO5 | 1C
MAIN BOULEVARD

Figure 48,
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EDGE 4: P06 | 1D SECTION A
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EDGE 4: P06 | 1D
(INDICATIVE IMAGES)

Figure 53,
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EDGE 6: P08 | 3A

Figure 57.

43
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EDGE 7: P09 | 4A

-

%

RN AN NN s i

| .
£y e n
. L
N [ O
b ..
|/ o0
A

\, Lh\q.:.\ .
rl_ N\ _ * - Anw
. _. £ N
_ b, M% 7 .,
40,000 ’
1,150
000 3 0 3 S00, 1800, 5650
(L) > o w w w © © w > C]
:§ § ¥ 3 ¢ P E 3B f
d H S £ S § £
= s B . = 5 T
Figure 63 ﬁ m M = B -
. 5 2

4



493

STELLENBOSCH

BRIDGE | URBAN DESIGN

EDGE 7: P09 | 4A:
GREEN STREET

Figure é6.
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EDGE 8: P10 | SQUARES
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EDGE 8: P10 | SQUARE
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EDGE 7: P11 | TYPICAL STREET

BASEMENT

BASEMENT
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Figure 74.
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EDGE 7: P11 | TYPICAL STREET
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Figure /8.
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3.5 EDGE CONDITIONS r Gt D,

: EXISTING LANDSCAPE INFORMANTS i N
3.7.1 A series of distinct edge . EXISTING WETLANDS = ./.V
conditions have been established teo /./f
define the public-private interface in WIS BLUE GREEN LATTICE .
specific areas. The physical design of HII PROPOSED FIREBREAK i

the edges and the activities that can be = B S
accommodated along them support both ;
the legibility and place making for the = ] )
entire development. R (. G - B T o =

These edges are:
¢ Edge 1: Interface of Offices/ e
Commercial with Innovation Boulevard

e Edge 2: Interface of Offices/
Cormmercial/Residential with

Stellenbosch Bridge Boulevard

e Edge 3: Interface of Industrial
buildings across the Stellenbosch
Bridge Boulevard

* Edge 4: Interface of Offices/
Commercial/Residential with Connecting
Streets

s Edge 5: Interface of Retail/
Commercial/Offices/Hotel/Residential
with Innovation Square and Station
Square

*» Edge 6: Interface of Retail/
Commercial/Offices/Hotel/Residential

with Pedestrian Retail Street
e Edge 7: Interface of Residential

e Edge 8: Interface of Offices/
Commercial with Main Spine.

» Edge 9: Interface of Offices/
Commercial/ Residential with Green
Street.

buildings : A : <3 ) .. S i

Figure 79. Critical Biodiversity Areas and landscape informaris
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Figure 80. Existing Natural Features
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Figure 83 Exisnng Natural Feanures
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3.7 INTERNAL STREETS

3.7.1 Landscaping on the internal
roads will be provided by the Primary
Developer, and will be maintained and
managed by the Property Owners
Association.

3.7.2 Landscaping in internal courtyards
will be the responsibility of the
particular secandary developer to
maintain and manage.

3.7.3 The interface between the
buildings and the public street must
comply with the relevant landscaping
guidelines.

L]

- |

C1l i ind nr._ u.... uup .En.m““m.

PR

Figure 87. ..m:&mnmE:m on n_..m internal roads will &m n_d_\iml 3\ the m:SmQ Dm...m_ebmw
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SECTION 4:
ARCHITECTURAL CODES
AND GUIDELINES

4.1 PRINCIPLES

THE ARCHITECTURE SHOULD

GROW FROM LOCAL CLIMATE,
TOPOGRAPHY, HISTORY, AND
BUILDING PRACTICE.

The architectural codes are intended
to guide development over time and
achieve the following:

® Encourage an architecture
that is innovative in design,
while recognizing its locality;
environmentally sustainable and
uncompromising in establishing a
town of excellence and distinction.

e Provide a range of typologies to
allow a diversity and flexibility of
applications.

s Create a unique corporate address
by ensuring that the new buildings
and the open space are seamlessly
interlaced, integrating the site’s
natural features.

e Provide clarity of pedestrian and
vehicular access.

e Orientate buildings towards
the public realm to animate the
streetscape.

* Encourage passive climate control
elements, which may be accentuated
as building design elements.

e Adhere to design directives dealing
with mass, materials, footprint, form
and heights of buildings.

e Adhere to design directives of
building envelopes and external
elements, including signage.

¢ Accommodate the required parking
bays above and/or below ground.

Continuity of materials of high
quality and enduring appearance,
appropriate to the specific use and
position.

Consistency of colours and textures.
Promote the use of local materials
which are robust, low maintenance
and provide suitable technological
solutions.

. ks,
ould grow from local climate, topwaraphy, history, and building practico
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ARCHITECTURAL CODES AND GUIDELINES

4.2. MATERIALS AND QUALITY
OF WORK

4.2.1 Building materials of a high
quality are to be used in order to
ensure the structural integrity of the
buildings over time, and to maintain
their appearance.

4.2.2 Within the constraints of the
colour code a wide range of materials is
possible. (Figures 63-66)

4.2.3 In general, materials which are
high quality and low maintenance and
which assist in the expression of the
architecture should be used.

4.2.4 All materials and their application
are to be to the satisfaction of the
Developer’'s Assessment Panel whose
judgement will be directed

by, but not limited to, the extent

to which any material is integral to
achieving a high quality, architectural
design.

4.2.5 All materials should have an
adequate record of application in the
local climatic conditions.

4.2.6 High quality materials such as
suitably treated glass, anodised or
coated aluminium, stainless steel,
and natural stone are acceptable
and encouraged. Other high quality
products will be considered but only
at the discretion of the Developer’s
Assessment Panel.

4.2.7 All surface coatings are to be
long lasting, enduring in quality and
appearance with low to moderate
maintenance needs.

4.2.8 Wall materials may vary from
high quality masonry block to sealed
or painted textured plaster surface,
suitable stone and offshutter concrete.

4.2.9 The choice of materials
should reflect energy conservation
consciousness, appropriate to the
building’s use.

4.2.10 All buildings should have
articulated fagades with the use
of shading devices, and generous
overhangs strongly encouraged.

4.2.11 The latest issues of
specifications, regulations and codes of
practice (e.g. SABS/SANS specifications)
shall be applicable. Wherever the SABS/
SANS has prepared specifications for
materials or products, such materials or
products, are to be made and supplied
to the Bureau's specification, and
further, where materials and products
are manufactured by Permit Holders of
the SABS, such materials and products
must be supplied with the SABS/SANS
Codes of Practice.

Figure 100. Image showing appropriate mix of hghtweight and solid construction
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4.3 COLOURS AND TEXTURES

4.3.1 A range of white; dark greys,
natural stone; and timber should

be used as a unifying theme of all
architecture throughout the town.

4.3.2 LIST OF SUGGESTED / PREFERRED
COLOURS & TEXTURES:

¢ General - white to grey, sand to
taupe, monochromatic as shown in
Figure 48.

PRt —

F T 2 i s AT e
Figure 102 -105. Images showing the preferred palette of colours and textures to be usad throu

Figure 101. Images showing the muted colour palette and
range of textures for SBP
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4.4 ARCHITECTURAL CODES:
ELEMENTS OF THE BUILDING

4.4.1 FACADE TREATMENT:
HORIZONTAL TREATMENT & VERTICAL
MODULATION

4.4.1.1 The design of the fagade must
add to the continuity of the street edge
and the cohesiveness of the entire
precinct.

4.4.1.2 The manner in which the
building meets the ground must be
addressed positively: a plinth or base

is suggested. Underground parking lots
may be treated in such a way as to serve
as a plinth

4.4.1.3 To create 2 well-defined street
front architecture the following should
be incorporated: (Figures 70 & 71),

e Canopies and awnings

* Balconies and tarraces to animate the
street fagade

4.4.1.4 As with other elements of

the composition, the onus is on

the architect to demonstrate to the
Developer how any of the above
elements are to relate to adjacent
buildings, existing or not, and promote
continuity of streetscape.

4.4.1.5 The scale and placement of the
buildings is important in providing a
unity of structure. Extensive, unrelieved
fagades are discouraged, as are isolated
and standalone ones.

The proportioning system and fagade
composition used is a vital element

in the overall design of the building
and the mannar in which it is to be
used. The architect will be expected to
demonstrate to the Developer how the
module relates to the overall design of

the building.

4.4.1.6 All apertures and fenestration
should be carefully considered in a
proportional system that brings all
windows, doors, balconies and recesses
into a relationship with the fagade’s
specific modulation.

4.4.1.7 FACADE MATERIALS AND
COLOURS

The facade treatment should follow the
general guidelines for materials and
colours, as specified for Stellenbosch
bridge.

Figures 106-107: :dnwnom showing articuiated facades, with balconies m._.i sunshades.

61
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FACADE TREATMENT
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4.4.2 SHADING DEVICES

4.4.2.1 Buildings are required to be
energy efficient and must include
passive solutions to climate control to
reduce reliance on mechanical solutions.
Such approaches include facade
layering, shading of glass, suitable
shading of north, east and west facades.

4.4.2.2 Most sun-screening devices such
as balconies, colonnades, canopies,
awnings, eaves, overhangs and multi-
planar fagades are encouraged.

4.4.2.3 Where heat-retardant glass is to
be used, and subject to the materials
specification in Annexure E, reflective
mirror-faced glazing is not permitted.

L
1}

|
|

+ control

_ iy
Figures 112- 718: Image showing facade shading ihiough planring and louveas,

> v

deep recesses, tolonnades, balcories, eaves and o<m:3u:mm
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4.4.3 CORNER TREATMENT “ - m

4.4.3.1 There are a number of corner
buildings in the town. Some of these are
shown to require ‘icanic status’. n
4.4.3.2 The architectural treatment of [
corner buildings is to be accentuated
through height, stature, elaboration and
detailing.

Special consideration is to be given to
signage on buildings that are iconic or
form focal points.

Rl

i~
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4.4.4 ROOFING

4.4.4.1 A varying roofscape made up of
pitched and ‘flat’ roofs is envisaged.
Permitted materials include: {figure 55).
J High quality seamless fix, factory
colour coated roof sheeting

. Concrete trafficable roof with
appropriate finish, drainage, insulation
and waterproofing

. 'Green Roof' - consisting of
appropriate planting on fill on a
Concrete roof with appropriate
drainage, insulation and waterproofing

4.4.4.2 The roof should be considered
as an integral aesthetic component

of the building. The architecture

must consider the relationship of the
building to the skyline and to adjacent
developments when viewed from various
perspectives.

>

. oL do.
mmcam 124-129. :smmmm mzo.s:m umuNanm fow E.Q._ 3& forms :..w» create a complex,use-appropriate Bow.uvm
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4.4.5 SIGNAGE: EXTENT, TYPE AND
POSITION

4.4.5.1 In general, only the name of
the company having naming rights to
the building shall be displayed on the
building’s fagade.

4.4.5.2 The architect must demonstrate
to the Developer how any signage
placed on a building’'s fagade will

form an integral part of the building's
architecture. In addition, the building
owner and architect will be expected to
provide the Developer with a ‘signage
code’ relevant to the building which
designates a zone, or zones where
signage is allowed and the restrictions
placed on tenants with regards to such
signage. This code is to form part of
any standard tenant lease agreement
and is to be the sole basis of any
signage on the building's exterior.

Signage Zones:

A - Entrance Portal Zone

B - Alongside Entrance

C - Horizontal Corner Signage

D - Pedestrian Entry / Doorway signage
E - Vertical Corner Signage.

4.4.5.3 Each building is to have its
street address displayed prominently
at the main street entrance of the
building. Such signage is to be in
keeping with the character of the
building and should be consistent with
a signage “language” developed for
the building as a whole in terms of
typography, scale, material, fixing and
lighting.

4.4.5.4 No sign shall be displayed

on any exterior fagade of a building
without prior approval of the Developer.
Similarly, the naming of buildings will
be at the discretion of the Developer.
Not more than one sign may be
displayed on any one fagade of a
building provided that the Developer
may waive this restriction where the
length, proportions and form of the
fagade merit such waiver, or subject to
the provisions of 4.5.6.5 below.

4.4.5.5 Where a development has been
designed as a series of discrete units
of a building, more than one company
name may be displayed provided that
only one name appears on each unit
and that the sign is suitably reduced in
scale to relate to the unit to which it
applies. This multiple signage may be
displayed on the fagade of the building
within a zone not exceeding ém from the
sidewalk to which the building relates.
Products may not be advertised on the
fagade in this zone.

4.4.5.6 No product may be displayed

or advertised except in the case

of buildings designed with a retail
component where product names and
goods may be displayed and the name
of the enterprise authorized to-trade in
and display particular products, may be
displayed once per street frontage of
the site. These signs must not exceed
an overall area of Sm?2

4.4.5.7 Signs relating to security
services contracted on a particular site
are to be limited in their numbers and
displayed discreetly.
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Figure 129. The architect must demonstrate to the Developer how any signage placed on a building’s fagade wilkg,

form an integral part of the building's architacture,
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4.4.6 SIGNAGE: AESTHETICS
(Type, Lighting, Materials)

4.4.6.1 Neither characters nor items of
a sign shall exceed 1200mm in height
and the sign as a whole shall not
exceed 10m in length. Should the sign
envisaged not suit these proportions,
the guide will be followed that

the overall area of the entire sign

shall not exceed 12m2 provided that
the Developer may, in the individual
circumstances of a development, decide
that such size may be inappropriate and
reduce or increase it.

4.4.6.2 All elements of such a sign are
to be affixed by means of concealed
fixings and disengaged from the plane
of the fagade itself. The favoured fixing
method encourages each character of

a sign to be pin mounted individually
at least 20mm from the surface of the
fagade.

4.4.6.3 Pylon signage, teardrop
freestanding banners, free standing
temporary signboards, banners, rotating
(whirligig) signs, sandwich boards,
bunting, sails, posters, balloons, blimps
or other inflatable devices are all
prohibited, unless temporary permission
has been given by the Developer for
promotions or exhibitions. The erection
of flags is prohibited unless specifically
approved by the Developer.

4.4.6.4 Signs are to be manufactured
of high quality, durable and colourfast
materials, preferably of natural or
coated aluminium, brass,copper or
stainiess steel, and preferably with a
matt finish. As far as possible the
signage on buildings will be confined
to monochromatic colours in the range
from silver to white to grey to black.
Only in instances of corporate livery
or branding will accent colours be
permitted in a sign.

4.4.6.5 Plastic or perspex signs and
signs painted directly onto the fagade
will not be allowed.

4.4.6.6 Lighting of signage is to be
predominantly in the form of concealed
lighting. Signs should be backlit or lit
from a remote, hidden source unless
such lighting is designed as an integral
part of the sign and, hence, of the
building's facade.

o L
_"___r. CLETT

4.4.6.7 Use of nean lighting is strongly
discouraged, except for lighting iconic
elements, for which use of neon lighting
is encouraged. Moving, flickering or
flashing signage is expressly prohibited

= Rt
mmzam qu ‘wm m_mammm Aesthetics
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SECTION 5: SECURITY
AND FENCING

5.1 With the emphasis on street-related
architecture, the building itself must
form the secure edge of the site.

5.2 The security of the building and lot
must be designed as an integral part
of the building's architecture and
public fagade.

This can be achieved in the following
ways:

¢ Where applicable, mixed use
activities such as retail and
restaurants at ground floor level
should be open to the street to W o e R S
enhance passive surveillance Figure 138, mmncéemSmu.E-.q..:mmaq._QS:ﬂvmumm_.mamm

« Basement ventilation grilles are to as an integral part of the building’s architecture
form an integral part of the building's
architecture

* Any roller shutter grilles or gates
securing access to driveways and
parking areas should be visually
permeable and aesthetically pleasing.

¢ Additional means of security such
as CCTV and electronic beams are
to be integrated into the overall
architectural design.

¢ Lower level windows to public streets
may be designed as non-opening
elements. Toughened glass may
also be a means of securing these
apertures. Burglar bars are allowed,
at the discretion of the Developer.

* Fencing may be required to
strengthen perimeter security where
a city block remains incomplete.
Only visually permeable, high quality
fencing will be allowed, and is to
be applied at the discretion of the
Developer. (Figure 91)

5.3 Additional security measures
proposed by secondary developers
will be assessed by the Developer
and the POA in terms of the overall
security strategy established for
Stellenbosch Bridge

ix . ' : - - . h ;\\. /
Figure 137 Only visually pormeable. high quality fencing will Figure 139. The building itself must form the secure edge of the sita, 68

e allowad
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SECTION 6: BUILDING
INNOVATION AND

TECHNOLOGY

6.1. OVERVIEW

SUSTAINABILITY & ENERGY EFFICIENT
DESIGN

The design of buildings in an innovation
district has to create communities,
facilitate collaboration and create
serendipitous encounters in addition to
housing innovation orientated activities.

The architecture has to facilitate and
promote sustainability and innovation
through design, planning processes, use
of materials, construction processes and
facility management.

The focus of the building has to be on
the people occupying it for comfort,
ease of use and diversity of options
to perform functions in the provided
spaces. At the same time speaking to
human senses. Promotion of face to
face communication and continuous
visibility of occupants by each other is
paramount.

The Stellenbosch Bridge Development
encourages developers and architects to
take reduced energy consumption and
sustainability into consideration in their
designs and to exceed the mandatory
South African National Standard

{SANS) 10400-XA Regulations. For more
detailed information about the key
directives of building innovation and
technology processes refer to Annexure
F.

All buildings in the Stellenbosch Bridge
Development need to conform to the
Green Star Guidelines. Refer to the
Green Building Council of South Africa
(GBCSA) Green Star Guidelines in
Annexure H.

B

Figure 142.

L

Figure 143,

69
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Figure 144,
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ANNEXURES

ANNEXURE A:
STELLENBOSCH BRIDGE -
DESIGN REVIEW PROCESS

Design Review Procedures

Step 1: Pre- Design Briefing

}

Step 2: Statement of Intent (submitted by Secondary develaper)

|

Step 3: Acceptance of Statement of Intent by Primary Developer

.

Step 4: Submission of Site Development Plan Documentation.

e Detail Plan at scale of 1:200 {including elevations, sections; services; parking; site development

controls etc.
s Consideration of context: adjacent buildings, activities, the street, neighbours, public & semi-

public space, indication of treatment & materials.
* Comprehensive list & contact details of the professional team.

}

Step 5: Consideration & recommendation for approval of the Site Development Plan by Primary Developer

Step A: Submissian of the Site Development Plan

1
v
Step &: Submission of Building Plan Documentation
¢ Detail Plan at scale of 1:100 {for more detail sections at scale of 1:20).
= Refinement of all details of the stte development plan, plus dimensioned plans, sections,
elevation, earthworks and retaining structures, and storm water management.
* Detailed Landscaping plan and land forming, including plant types.

* Signaga policy.
» Schedule of materials, colours & other finishes.

!

Step 7: Consideration & Approval of the Building Plan by Primary Developer
I

1o Local Council for Consideration & Approval.

Step B: Submission of the Building Plans

¥

Step &: Construction Review and Review of Detziled ttems

:

Step 9: Assessment of As Built Drawings and issuing of Compliance Csrtificate by Primary Developer

" to Local Council for Consideration & Approval.

74
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External /
Vertical Surface
Treatment/
walls

Windows /
Fenestration

Building base /
Plinth

Canopies / Sun
shades

Collonades

Landscaping

Entrance Portal
Colours
Textures

Signage

TYRICAL OFFICE / COMMERCIAL

A: Flat concrete raof or flat concrete roof
with landscaping (green roof);

B: Visible pitched roof- metal profiled
sheeting, colour treated (dark grey);

C: Low pitched metal roof to be concealed
behind parapet;

No concrete/ clay tiles. Flat roofs to
have trafficable surface. Sculptural roof
elements parmitted to enhance entrances
or at landmark situations (as identified on
land parcel sheets), subject to assessment
panel approval.

Majority of facade to be white rendering/
plaster.
Natural stone; facebrick; off shutter
concrete; timber and metal sheeting
accents.

Vertical proportioned aluminum or timber
(painted or natural) frames/ mullions. ;
openable; curtain wall type/ glazing as
accent; deep recesses are encouraged; no
mirror gless. No continuous stiip windows -
at lower and intermediate levels, individuatly
identifiable elements required.

Curtain walling permitted only at entrances or
for spedific effect, and subject to assessment

panel appraval.

Natural stone/ Facebrick/ White plaster/
concrete ar timber accents on plinths,
lintels, plinths, feature walls.

Metal flreme with grating, etc; timber/ steel,
colour to suite SB pallette. As appropriate to
location and facade design. Retractable canopy
system permitted. Encouraged for ground flocr
retail frontages. Max canopy projection to full
width of pavement.

Canopies may be cantilevered or supparted by
a lightweight structure - subject to it

TYPICAL INDUSTRIAL

A: Flat concrete roof or flat concrete roof
with iandscaping (green roof);

B: Visible pitched roof- metal profiled
sheeting, colour treatad (dark gray);

C: Low pitched metal roaf to be concealed
behind parapet;

No concrete/ clay tiles. Flat roofs to
have trafficable surface. Sculptural roof
elements permitted to enhance entrances
or at landmark situations (as identified on
land parcel sheets), subject to assessment
panel approval.

External White Plaster.
Metal sheeting accents.

Vertical proportioned aluminum or timber
(painted or natural) frames/ mullions. ;
openable; curtain wall type/ glazing as
accent; deep recesses are encouraged; no
miror glass. No continuous strip windows -
at lower and intermediate levels, individually
identifiable elements required.

Curtain walling permitted only at entrances or
for specific effect, and subject to assessment

panel approval.

Natural stone/ Facebrick/ White plaster/
concrete or timber accents on plinths,
lintels, plinths, feature walls.

Metal frame with grating, etc; timber/ steel,
colour o suite SB pallette. As appropriate o
location and facada design. Retractable canopy
systam permithed. Encouraged for ground floor
retail frontages. Max canopy projection to full
wicith of pavernent.

Canopies may be cantilevered cor supported by
a lightweight structure - subject 1o assessment

pane! approval.

Collonades must wrap around building
where applicable. Encouraged for ground
floor retail frontages. Max canopy projection to
full widith of pavement.

As per Section 5.

Double Valume, shaded from sun.

As per SB pallette.

As per SB pallette.

As per Section 6.

panel approval,

As per Section 5.

Dauble Volume, shaded from sun.
As per SB pallette.

As per SB pallette.

As per Section 6.

RESIDENTIAL

A: Flat concrate roof or flat concrete roof
with landscaping (green roof);

B: Visible pitched roof- metal profiled
sheeting, colourtreated {dark grey);

C: Low pitched metal roof to be concealad
behind parapet;

No concrete/ clay ftiles. Flat roofs to
have trafficable surface. Sculptural roof
elaments permitted to enhance entrances
or at landmark situations (as identifiad on
land parcel sheets), subject to assessment
panel approval.

Majority of facade to be white rendering/
plaster.

Natural stone; facebrick; off shutter
concrete; timber and metal sheeting
accents.

Vertical proportioned aluminum or timber
(painted or natural) frames/ mullions. ;
openable; curtan wall type/ glazing as
accent; deep recesses are encouraged; no
mirror glass. No continuaus strip windows -
at lower and intermediate levels, individually
identifiable elements required.

Curtain walling permitted only at entrances or
for specific effect, and subject to assessment
panel approval.

Natural stone/ Facebrick/ White plaster/
concrete or timber accents on plinths,
lintels, plinths, feature walls.

Metal frame with grating, ets; timber/ steel,
colour to suite SB pallette. As appropriate 1
location and facade design. Retractable canopy
system permitted. Encouraged for ground flocr
retail frontages. Max canopy projection to full
width of pavement.

Canopies may be cantilevered orsupportad by

a lightwelght structure - subject to assessment
panel approval.

As per Sectlon 5.

Doubls Volume, shaded from sun.
As per SB pallette.

As per SB pallette.

As per Section 6.

RETAIL
A Flat concrete roof or flat concrete roof
with [andscaping (green roof);

B: Visible pitched roof- metal profiled
sheeting, colour treated (dark grey);

C: Low pitched metal roof to be concealed
behind parapet;

No concrete/ clay tiles. Flat roofs to
have trafficable surface. Sculptural roof
elements permitted to enhance entrances
or at landmark situations {as identified on
land parcel sheets), subject to assessment
panel approval.

Majority of facade to be white rendering/
plaster.

Natural stone; facebrick; off shutter
concrate; timber and metal sheeting
accents.

Vertical proportioned aluminum or timber
(panted or natural) frames/ eullions. ;
openable; curtain wall type/ glazing as
accent; deep recesses are encouraged; no
mirror glass. No continuous strip windows -
at lower and intermediate levels, individually
identifiable elements required.

Curtain walling permitted only at entrances or
for specific effect, and subject to assessment
panel approval,

Natural stone/ Facebrick/ White plaster/
concrete or timber accents on plinths,
lintels, plinths, feature walls.

Metal frame with grating, etc; timber/ steel,
colour 10 suite SB pallstte. As appropriate o
focation and facade design. Retractable canopy
system permitted. Encouraged for ground floor
ratail frontages. Max canopy projection to full
width of pavement.

Canopies may ke cantilevered or supported by
a lightweight structure - subject 1o assessment
panel approval.

Collonades must wrap around buiiding
where applicable. Encouraged for ground
floor retal frontages. Max canopy projection to
full width of pavement.

As per Section 5.

Double Volume, shaded from sun.

As per SB pallette.

As per 5B pallette.

As per Section é.

Green Roofs Encouraged.

Heat-retardant glass: no ‘mirror’ / highly
reflective glazing.
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ANNEXURE F: BUILDING
INNOVATION AND
TECHNOLOGY

1. OVERVIEW

The design of buildings in an innovation
district has to create communities,
facilitate collaboration and create
serendipitous encounters in addition to
housing innovation orientated activities.

The focus of the building has to be

on the people occcupying it from a
comfort, ease of use and diversity of
options to perform functions in the
provided spaces. At the same time
speaking to human senses. Face to face
communication and continuous visibility
is paramount.

Work space typically involves co-
working spaces, meeting spaces

and individual “start-up” and scale-

up offices / tenant units also known

as incubators and accelerators.
Sometimes innovation spaces can also
be makerspaces where the making does
not invelve noisy or noxious processes.
These types of processes will require
space in the light industrial component
of the development.

The spaces to be versatile and
adaptable so that it does not dictate
or restrict process and creativity and
promote new ways of communicating
and sharing that leads to new and
exciting ideas. Purpose and function
outweigh aesthetics, however aesthetics
is as important in creating a suitable
mood / ambiance for the work and
communication to proceed. Warm and
natural environments are favored with
little regimentation — a place or space
” in the making” atmosphere, open and
inviting.

Figures 1-3
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2. DESIGN INTERVENTIONS

2. Design interventions to promote
interaction and for people from
different floors / zones in the building
to meet includes inter alia.

2.1. ATRIUM:

Wide enough to see and recognize
people on other levels. Daylight
contributor. View down to floor eg.
collaboration / co-working desks

2.2. INTERNAL STAIRCASE:
Wide open and inviting to use. Centrally
located. Lifts positioned out of sight.

2.3. CORRIDORS:

Designed to move people through each
other’s zones with glass walls to look
in, promote meet-ups by arranging
corridors to lead to a central hub
before radiating in a different direction.
Corridors as controller of noise ie.
quiet vs more noisy areas arranged

via corridors leading foot traffic to or
away from certain areas. Corridors as
unstructured meeting spaces. Corridors
to lead to informal break away spaces
where people are to be seen working /
meeting in circumstances that invites
others to join eg: indoor or outdoor
amphitheatre seating area. Easy link to
refreshments and ablutions via these
spaces.

These spaces start to blur the
traditional divide between “home” and
“work” and “public” places.

This is achieved by “domestic style”
kitchens and living rooms in these zones
with the next step up being coffes bars
and café’s that includes work / spaces.
To add to the blur of specific ways to
act in specific spaces "play” spaces

are to be added to allow the mind to
temporarily focus / concentrate on 2
totally different activity eg. table tennis
etc.

Buildings to be demystified by being
open and transparent from the ocutside
in and inside. People who do not
necessarily “belong” in the building to
be invited to enter and experience and
ultimately meet persons and join the
community. Anybody to feel they can
"own” the space especially on ground
floor. Security arrangements to not be
visible nor a deterrent. Inside activities
to be placed so as to be easily seen and
experienced from outside the building.

Spaces to be provided to host the
prograrmme of events envisaged in the
building including visitors from outside
eg. foyers, tiered seating, presentation
screens, exhibition space, co-working
space etc. All aspects of technology to
be seamlessly incorperated.

INNOVATION AND TECHNOLOGY

Figures 4-5
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3. INNOVATION DISTRICT OVERLAY
TO DESIGN GUIDELINES:

The constitution of the village to be co
- ordinated with the design guidelines
to collectively achieve the goal of

an innovation district. Landlords to
commit to the following tenanting and
general contribution to innovation
village goals.

3.1.Innovation sectors shall be
clustered and represented by business
and research institutions. Bespoke
tenanting shall apply. The tenanting

/ user profiles shall be submitted to
the Stellenbosch Bridge management
committee to evaluate / comment

/ approve to fit the bigger picture

of concentrating regional economic
strengths. Building's design shall
allow for multiple tenanting of diverse
industries and be easily convertible.

3.2.Buiiding developers shall
acknowledge a convergence of
different sectors in their building

and the precinct. Dissimilar industries
to be housed to promote collaborative
research / conversation / cross cutting
technologies to evolve. Tenants shall
subscribe to participation in some
collective research and development
activities in open forums / presentations
/ events etc. in their spaces and /

or communal spaces provided in the
building.

Space planning shall therefore include
visitors areas, presentation areas, co-
working and display areas. Residential
opportunities shall be promoted on or
next to work spaces.

3.3.Tenanting shall have a diversity
of sizes in the addition to diversity
of industry / research sectors.

Collaboration between larger corporate .
tenants / research institutions and )

smaller start-up firms. private / 4

academic and civic institutions shall .
be welcomed and promoted in the

canfiguration.

3.4. Landlords shall acknewledge the

need to locate diverse industry sectors

in close proximity and to be easily
accessible and visible in the building.
Visual permeability into work zones /
reception zones etc. from the street

/ foyer areas will apply to ensure ®
awareness and promote connection.

Each building shall house some open é
public amenities at street level

such as restaurants, shops, service
providers / agents. Where the fagade is
not taken up by these functions, work
spaces tenants shall have visibly active
activities inside in addition to

displays of research / products.

3.5. Landlords and tenants shall partake
in the village community life initiatives
and design their buildings to offer
itself to initiatives such as festivals,
decorations, banners, lighting, hook
points, extended public realm and other
physical infrastructure possibilities.
Landlords and tenants shall partake

in initiatives to create innovation
momentum and awareness and offer
their buildings / spaces to contribute
in this way indoors and outdoors.

The innovation district management
committee will run programming
initiatives with input /collaboration

of all inhabitants to make use of these
offerings.

3.6. Each building shall offer an
"exceptional” space that is identifiably
contrasting with the general aesthetic
so as to be a visible landmark, pod or
place with a name and identity as a
meeting spot / work area.

7 M)
Figure 6
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3.7. Public area displays of innovations
and innovation progress:

The innovation district will feature
public outdoor and indoor display areas
/ pavilions / display boxes on sidewalks
and the public square. Landlords /
tenants shall display and explain their
inventions in these areas including
audio or text explanations. Tenants

will occasionally host their design
discussion sessions in such public
space and invite participation by other
industries in the village or outside.
These events will be hosted in suitably
designed foyer / common spaces in the
buildings until the communal facilities
are complete and on ongoing basis.

The public square will feature spaces
/ places where experimental structures
can / will be erected and at times run as
a visitor / information centre. eg: Green
Building interventions.

3. 8. Each Landlord / Building owner shall
offera section/ portion of the building for
localized handeraft and manufacturing
industry with the aim of uplifting tocal
Klapmuts communities. These spaces
would be offered t discounted rates until
these industries start to thrive.

Examples include jewelry making, leather
goods, specialized foods manufacture
eg, spices, printing shop, school level
assistance such as homework studio /
extra classes etc.

3.9.Due to success of the village, rental
values will exceed expectation and make
spacesunaffordable tostart-up companies.
Landlords shall offer a suitabie % of their
space at discounted rates to start-
ups and a different but also discounted
rate for scale ups. Landlords shall assist
tenants with avenues to finance.

3.10. Landlords shall acknowledge that
for an innovation district to function
properly a horizontal bottom up
governance model will apply. Governance
will include business, academic and
civic institutions, workers, researchers
and residents. All parties to partake
and contribute time and effort to
the collective success. An open source
approach and part contribution is
expected. Thiswill apply mutatis mutandis
to their buildings and spaces and the
management thereof.

3.11.Landlords shall design their
buildings in accordance with the
guidelines provided and overlay design
principles that contribute to a mindset
and promotes a subconscious state of
mind that works for innovation.
These include the following on interior
and exterior:

3.11.1. Application of the principles
of Biophilia. These include plant and
animal forms, water, fractal patterns,
coherence andlegibility and mathematical
complexity.

The health of individuals in the
environment are to be acknowledged as
a result of the complex interaction of
the viewer and the environment and has
significant impacts on the occupant’s
health and well-being physically and
mentally. These aspects in design to
be placed above artistic or "modernist”
architectural expressions. The Biophilic
concepts are not to be “applied” as a
pastiche list of tricks. The principles

of Biophilic design to inform a unique
sense of place over and above the

form giving architectural guidelines
and focus on the tactile experience of
the building user, this to be achieved.
Along the path of progression up to and
into the building with a view to calming

o
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and visually stimulating the occupant to
the level of sparked curosity. This mood
changing avent contributes to the spirit
of uninhibited thought required for
innovation.

3.11.2 DIRECT EXPERIENCE OF
NATURE IN BUILDINGS

LIGHT: Allowing natural light into
spaces from sides and from above.
Interplay of lightand shadows and
colour of light. Daylight changes
experienced inside the building.

AIR: Buildings to have openable
sections to allow fresh air and night
time flushing.Air humidity, flow,
temperature to vary in different areas.

Options include:

U Water bodies

° Minor ponds, fountains, aquaria,
wetlands. Clean water faintly heard

in motion is most satisfying inside or
outside the building. A reference to
historic Stellenbosch ” teivore” is also
to be considered.

WATER: Design to incorporate water,
images of water, sound and smell of
water.

PLANTS: Vertical green walls, plants at
seating areas at eye level within reach,
outside plant beds, mini forest for
relaxation/path through. Planting to be
abundantly applied not as single items
except as focal points eg: large tree in
a quad.

ANIMALS: Promotion of animal life
through provision of trees, bird feeders,
insect habitats, aquaria and displays of
animals on large indoor video screens
eg: at lift entrances.

WEATHER: Allowing inhabitants space

and opportunity to experience the
weather e.g. sun on skin, rain in a
courtyard and mimicking weather

conditions inside.

Views to outside, porches, decks,
balconies, colonnades, pavilions,
gardens etc.

NATURAL LANDSCAPES AND
ECOSYSTEMS: Recreation of some
indigenous plant life on the site or
on accessible roofs. A Savannah like
environment, moist and fragrant.

FIRE: For winter time - fireplaces

or flame boxes for heating. Fire pit
gathering spaces. Indoors and outdoors
at seating areas, in gardens etc.

“

3.11.3 Indirect / “manufactured”

experience of nature

* Images of mature: murals/art works

» Natural materials: using wood in
structures and finishes, stone etc.

* Natural colours: Colour paletie from
the local plant life, soils and rocks on
the site in addition to the culturally
appropriate colour of Stellenbosch
white. Stemming from burnt lime wash
used as finish for historic dwellings.

e Simulating natural light and air:
Where natural light and air cannot
penetrate the building, these conditions
to be simulated by technology.

® Naturalistic shapes and forms:
Inspired by shapes and forms in nature
and applied in decorations , double
volumes, columns, fenestration and
other elements where possible.

® Evoking nature: Acknowiedgement
of human observation of nature

and evolution to want to recognize
animalistic forms and faces in surrounds
and facades.

sinformation richness: level of
detailing, order vs. disorder, allowing
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and purposefully planning surprising
breaks in order and utilizing it as
incidental gathering spot or view point
into the building.

s Age and change: visible in the
building, patina change over time to
become richer experience.

* Natural geometries: e.g. floor
patterning/motifs.

3.11.4 SPACE AND PLACE

PROSPECT AND REFUGE:

Creating spaces that visibly offer the
occupant a place linger and experience
and take refuge:

®* a corner

seating spot

view line from there

back against a wall

double volume space to experience
Sufficient detail to make it worthwhile
o look at and admire

O o oo

.
.
.
.
.
t

ORGANISED COMPLEXITY:

s A grid pattern

¢ Orchestrated breaks in the pattern
on plan, fagade and volume providing
reason and place to stop and stare/
experience/linger/gather/ create a
landmrk.

PARTS LEADS TO WHOLES:

* Pattern of elements contributing
to larger collective systems e.g. leaf
to tree trunk. Principles applied to
facades and progression/assembly of
spaces.

MOBILITY:
* Not only in regimented straight lines

— visual clues to subconsciously lead the
occupant. Landmarks/systems to find the
way back/recognize the neighbourhcod
provided in the facades of buildings

or free standing elements eg: walking
through mini forest on approach etc.

CULTURAL AND ECOLOGICAL
ATTACHMENT TO PLACE:

» Recognizable unique character
elements consistent to all built elements
in the neighbourhood with reference

to History, Biophilic aspects and Green
Building Design.

Figures 11-12
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P O Box 51799 Waterfront 8002
Cellphone + 27 (0)83 487 7869
Email: alotz@iafrica.com

14 May 2021
Our Ref: 2015 908

PORTION 2 of FARM 744, PAARL: STELLENBOSCH BRIDGE, KLAPMUTS — INDUSTRIAL-
RESIDENTIAL INTERFACE & INTEGRATION

In response to the decision of the MPT dated 19 March 2021, please find attached a revised Zoning and
Subdivision Plan no 18096-002 Rev F together with a motivation for proposed amendments to address the
concerns raised. We have also included a land use and movement network plan, an indicative development
plan for the industrial precinct as well as cross-sections to address the matters of integration and the
industrial-residential interface.

1. Amended Plan of Subdivision

The revised proposal is for subdivision into 8 portions to accommodate a portion of land adjacent to existing
Merchant Street for which application will be made for a future residential development in order to improve
the interface between the development and the existing residential areas. As per Zoning and Subdivision
Plan no 18096-002 Rev F dated 2021-05-13:
e Subdivision into 8 portions to accommodate:

o 3 xerven zoned Industrial Zone

o 2 xerven zoned Public Roads & Parking Zone

o 1 x erf zoned Transport Facilities Zone

o 1 x erf zoned Private Open Space Zone

o 1 x erf zoned Utility Service Zone

Foliowing approval of this application a future application will be launched to rezone the Transport Facilities
Zone to an appropriate zone to accommodate a social or affordable housing project as part of the
Stellenbosch Bridge development which will be in line with the Municipality’s housing policy currently being
drafted.

In considering the input of MPT and finalising a revised development concept for this application the
following arguments were taken into consideration.

2. Location of Space-extensive Land Uses

The design of the Stellenbosch Bridge project as a mixed-use precinct has focussed on the integration of a
variety of land uses both vertically and horizontally to ensure a dynamic and sustainable precinct. Important
to the functioning of the Innovation Precinct is the incorporation of clusters of industry that serve the
innovation.role-players and contribute to a balanced urban eco-system.

As illustrated by the perspective below, in considering the topography of the site, the urban design team
identified the more level areas adjacent to the existing town (Farm 744/2) and the railway line to the north
to be the best locations for the more space extensive uses of the development including the data centres
and larger-scale manufacturing. They considered that by means of design management and landscaping
they could manage the interface between the uses.
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In addition, it was considered beneficial to locate the manufacturing uses near the labour force already
present in Klapmuts, thereby enhancing ease of access and convenience. A technical college site was
initially also considered for part of this site, but at the time of conception another site had been identified in
Klapmuts for a secondary school, so it was decided to offer more light industrial sites to increase the job
opportunities for the community. 1t was never the intent to use the industrial precinct as a buffer between
the existing town and the Stellenbosch Bridge development.

3. Local Land Use and Movement Network

The Klapmuts Land Use and Movement Network Plan illustrates the movement and land use integration
envisaged between the Stellenbosch Bridge development and the existing town and in our opinion how the
municipal-owned Erf 342 can be used to create a civic node serving the surrounding neighbourhoods. Given
the location of the clinic, primary school and taxi rank there is an opportunity to add additional civic functions
as well as creating the thresholds for commercial facilities such as shops, serving the surrounding areas
and passing trade. Of longer-term benefit will be the east-west link created between the Stellenbosch Bridge
station/retail area and allowing convenient pedestrian and NMT movement between the areas.

We have taken into consideration the MPT comments about the limitation of physical linkages between the
town and the new development area and have redesigned the industrial precinct to allow a third road link
(numbered No 2 in drawing below).

The proposed east/west road is bound by a cycle lane, and a pedestrian sidewalk on both sides. As
requested by the Municipality, this link is to be designed to prevent heavy vehicles (above 3.5 tons) from
accessing the existing residential streets. This road will be a private road which by means of which the
management of heavier vehicles can be controlled. The road will be subdivided when the industrial zoned
Portion 2 is subdivided for implementation — the Industrial Zone allows for private road.

The site shown as ‘local business’ is intended to consist of a small spaza shop or trading stalls serving
pedestrians and cyclists employed in the the light industrial estate, as well as circulating between the existing
residential neighbourhood and Stellenbosch Bridge.

in total three movement linkages, indicated in the drawing below are provided for, each designed with
sufficient space to accommodate pedestrian/NMT usage and ensuring that commercial, employment and
social facilities are generally within walking distance (800m) of the surrounding communities.
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4. Integration of Residential and Local Business

Following the input of the members of the MPT further consideration was given to the interface between the
existing residential areas and the industrial precinct. Along the southern section of Merchant Street the
opportunity was identified to incorporate a residential strip of walk-up apartments enjoying direct access
from Merchant Street and providing a two-storey residential option which can address the raised concern of
the missed opportunity of providing a site for affordable or social housing provision as part of the
development. As residential rights do not currently form part of the application for this Precinct a separate
application will be launched immediately on approval to rezone this site from the proposed Transport
Facilites Zone (thereby ensuring that the site cannot be used for industrial as an avoidance of the
commitment in future) to Multi-unit Residential and allocate residential rights to this site as part of the
development’s basket of rights.

The site was also considered for business use, but we are of the opinion that such as extensive area of
business will not be sustainable within this location as the catchment area will be limited to a relatively small
area of residents. Even with NMT/pedestrian movement to and from the industrial area it is likely that only
limited commercial opportunity will exist, hence the only amenity proposed in the immediate vicinity is the
site shown as local business which would probably consist of a spaza shop and/or trading stalls serving
pedestrians and the industrial complex workers heading in an east/west direction between the existing
residential neighbourhood and Stellenbosch Bridge. Larger retail will require a more central position, hence
the proposal of shops adjacent to the Taxi Rank where the local community can access the facility more
conveniently and it can benefit from a larger transient market.
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The roads in this area will also be better suited to handie the additional traffic. Below is a proposed land-
use plan that could unlock the potential of this community node.

L -
e

PROPOSED LAND USE
KEW SPONTS FIELDS

WEW APARTMENTR

WEW BECONDARY SCHODL
HEW COMMERCIAL CENTRE
NEW BUS BANK

EXESTING LAND USE
A EXISTING TAXI RANX

B. COUMUMITY CENTRE

€. cLmic

D. PRIRARY BCHODL

E aPORTS COMPLEX

F. FIRE STATION

5. Design of Industrial Interface

As per the Draft Site Development Plan, setback lines are proposed to be more restrictive than the 3m
permitted by this zone. The design guidelines propose a minimum of 20m which facilitates a larger
separation between the residential and industrial buildings. The draft SDP proposes the incorporation of
parking/loading areas east of the buildings to create a further setback from the residential units. The design
allows for loading to be either from the currently shown back area, or a side area. The specific intent of this
design is that the office components of the light industrial businesses face on to the new Klapmuts Hills
Road (this will be the tenants main entrance road). The boundary wall of the back area will be bordered by
trees to soften the impact to the back of the existing residential units, or the adjacent residential duplexes
proposed are show in the section drawing below.

‘!1

300

2qn i LA EL
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This will ensure that the loading areas are concealed from view of all surrounding public streets. Access
to the loading bays / areas of the industrial component should be such that it ensures that the heavy vehicles
have easy access to the high order roads only. The intention is to create a pleasant ‘face’ to the public
edges of the small industrial estate, with a transparent boundary fence, complimented by well-maintained
lanscaping. From a commercial point of view the (restrained) advertising opportunity of facing onto Klapmuts
Hills Road (as indicated in the section drawing below) will enhance the value of the development for potential
light industrial tenants/owners.

Aancw
e - T T
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H : i

We trust that the additional detail provided gives assurance that the interface between the industrial and
residential uses will be appropriately managed through landscaping and design control and that the
additional road link together with the pedestrian and NMT facilities allowed for along all three roads between
the development and the existing town will allow sufficient connection for easy access. The incorporation
of an affordable/social housing provision and local business opportunities responds to the inputs provided
by the MPT and is considered an improvement to the original proposal.

Yours sincerely

Anton Loz
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NMT NETWORK PLANS (ADDITION INFORMATION)
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INDUSTRIAL BUILDING
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