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JOHANNESDAL, PAARL DIVISION

PLANNING REPORT: LAND USE AND LAND DEVELOPMENT APPLICATION:

APPLICATION FOR REZONING TO SUBDIVISIONAL AREA & SUBDIVISION OF FARM NO. 1202/54,

Physical address

Extent {m? /ha)

| Existing
Development and
| Cumrent land use

|
Application File Ref: LU/12632 Applicatlon Date ——
| Reference : Last day tor comments or 2021/09/01
[ | [ o o= additional information T I
PART A: APPLICANT DETAILS
First name(s) & Piere-Jean Le Roux o .
Surname o N
Company name P JLe Roux Town Flanners PTY LTD
SACPLAN regishration Pr. Pln. A/803/1995
number | .
Is the applicant properly
Registered owner{s) | Mark George Barmron avthorised to submit the Yes
! application -
| -~ BN 1
| PART B: PROPERTY DETAILS !
Properly description | Farm No, 1202/54 ;ic:tnr';:;ishaﬂve Paar Division

Lumley Avenue, Johannesdal (see ANNEXURE A for tocality plan)

| 20331 ha

Existing dwelling houe

Any unavthorised
land use/bullding
work

Nearest Town

Kylemore
—

N/A

Title Deed Nr.

Current zoning and
approved land use
rights as per Zoning
$cheme Bylaw 201%

T3951/1998 (see ANNEUXRE B)

Agriculture and Rural Zone




PART C: APPLICATION DETAILS

Applications(s)

Purpose of
Application

Application is made in terms of the Stellenbosch Municipal Land Use
Planning By-Law, promulgated by nofice number 354/2015, doted 20
QOctober 2015, for the following on Farm N¢.1202/54, Johannesdal, Paar
Division:

1. Rezoning (Section 15(2]{a)) of the subject property from Agriculture and
Rural Zone to Sukdivisional Area to allow for the following wses and in
accordance with the land use framework plan os depicted in plan with
reference “H 10-150 SUB1 REV 05", dated May 2021, and drawn by PJ
Le Roux Town & Regional Planner;

0} 30 x Conventional Residential Zone erven and oapproximately
1,4370ha in extent, for single dweling houses.
b} 3 xPublic Open Space Zone erven and approximately 0,0957hain
extent, for open space purposes and detention pond.
c) 2xPublic Road & Parking Zone erven and approximately 0,5004ha
in extent for purposes of public roads.

d} The phasing of the development into two {2) phases.

2. Subdivision in terms ot Section 15(2) {d) of the said Bylaw of said property
in accerdance with Subdivision Plan Nr “H 10-150 SUB1 REV 05", dated
May 2021, and drawn by PJ le Roux Town & regional plonner; 1o alow
for the residential development in accordance with the sub-divisional

zone above.

See ANNEXURE € for Subdivisional Plan.

To establish a residentiol development consisting of thirty (30} conventional
residential erven; three (3) public open spaces and two (2] public roads.
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A pre-scrutiny application was submitted on 22 January 2021 (see

Pre-consullation ANNEXURE D for feedback of pre-scrutiny application.

PART D: APPLICATION BACKGROUND

1.

Location of the property

SIMONSBLRG
NATURERESERVE

LOCALITY
The subject property is an existing agricultural land unit locoted inside Johannesddl urban areq,
approximately 10km from Stellenbosch. The property is located west of Helshoogte Road
(MR172/R310). Access fo the subject property has previcusly been taken via an existing
servitude from Lumley Avenue which has since been cancelled. The new access to the site is
ateng the southerm boundary from Protea Road which also give access to the existing abutting
residential development, See picture above and ANNEXURE A for locality plan.

Development context of surrounding area
The subject property is located within an area which has recently experienced some new
primarily residential developments in the area (south of the subject property). Although this

area has originally been developed as agriculiural small heldings, the inclusion of these
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3.

properties into the urban edge of Johannesdal has seen a transition of this area inte a more
urban setting. Some of the properties to the south have already been transformed into
residential even while the area to the north has been included inte the spatial planning
policies for future development.

The proposed development which comprises individual residential erven sirmilar to what is
already present in the areaq, fits in with what is intended for this area. The ongina rural
character hos therefore changed info a more residential character which will be
strengthening with the proposed development. The subject property is surounded by an
agricultural property to the north, and existing new residential development to the south
{Mentoor Mountain Estate). Simonsberg Mountain {nature reserve) to the west and a

residential dwelling {which bounds unto Lumley Avenue) to the eaqst.

Historic use and development of subject property

The property consists mosily of alien vegetation (shrubs/bushes) with an existing building
thereon located almost in the centre of the subject property close to the southermn erf
boundary. Although the property is zoned for agricultural purposes, the subject property has
never been used for any extensive agricultural activities,

PART E: APPLICATION OVERVIEW AND MOTIVATION {see ANNEXURE E)

)

b)

c)

d)

The proposed development will optimise the existing vacant property and at the sarme time
provide new residential opportunities within an established urban area.

New employment opportunities will be created which will add to the local economy of the

area and increase the wellbeing of the residents.
The proposed development inits curent scale and farm will be financially viable,

The development will have a positive social impact since it will provide in the demand for
residential properties within easy access from all directions.

The layout and design of the residential development will reduce the carbon footprint and

traffic congestion and encourage movement within the development.
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f)

g)

h}

il

k)

mj

n)

The proposed density is in line with the spatial recommendations for arecas inside existing urban
areqs in order to optimise the services and infrastructure.

The proposal is in line with the existing land uses in the immediate surounds.

The new proposed development will, in scale, fit in with what is already in the area with
potenticl erven and buildings similar in size.

From a civil engineering services point of view there is sufficient capacity available in the
existing network 1o accommodate the proposed development subject to the completion of
the Dwars River WWTW which is under construction.

Although there are no heritage resources on the subject propery. a formal heritage process
will follow,

Access to the subject property and proposed development will be taken from the existing
Protea Road at a designated peoint in the eastern end of the subject property.

The intemnal road network will comprise a 13m wide entrance road and 10m wide internal

roads.

Sufficient onsite parking for the individual residential erven will be provided s required by the

Zoning Scheme Bylaw.

The Transportation Site Assessment confirms that the traffic impact from a capacity point of
view wil be insignificant and no road vpgrades are required.

The proposed development will not have any adverse impact on the surrounding area and

no mitigation factors are required.
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Lmnr f: PUBLIC PARTICIPATION, COMMENTS AND RESPONSE (see ANNEXURE F for portfollo of

evidence)

1. Process followed

The applicant has notified the relevant extemal and internal deparnments; advertised the
proposal in the local newspaper; and nofified (serving of notices) all interested and affected
parties, as well as community organisations. Notices were also place on the subject property. The
advertising period was from 08 July 2021 o 10 September 2021.

Closing date for
Methods of advertising Date published Objections/commens
Press {Paarl Post
Y | N N/A 08 July 2021 10 August 2021

News)
Notices Y N/A 08 July 2021 10 August 2021
ward councillor N/A 08 July 2021 10 August 2021
On-site display N N/A 08 July 2021 10 August 2021
Community

Lo Y| N N/A 08 July 2021 10 August 2021
organisation(s)
State departments Y| N N/A 08 July 2021 10 September 2021

2. Public & stakehclder inpuls

One objection has been recelved from the Stellenbosch Inierest Group (SIG). The objection
can be summarized as follows: See ANNEXURE G.

Q) Paragraphs 5.7.2 on page 84 of the MSDF states that “Pniel, Lanquedoc, Johannesdal
and Kylemore remain relatively distinct, with small scale farms within the urban edge
of each. Agricultural trade and labour continue to feature strongly in these
settlements, both in land use, and the wellbeing of people.

b) The property is, in its entirety, desighated as an open green area including agriculture.

c) Neo land for indigent housing is required in Johannesdal.
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d)

e)

)

gl

Notwithstanding the fact that the propery has been defined as a future development
area in the previous MSDF, current policy indicates that the Municipality needs to

exercise its discretion when considesing purely market driven applications.

The proposal is not consistent with applicable policy as future residents of the proposed
development will be entirely dependent on private transpert and are exiremely
unlikely to find employment in the Dwars River Valley. Commuting by these residents
will add considerably to the carbon footprint and cannot be supported,

The proposed development will change the character of an area larger than 5000m?2
and the application cannot be considered until Heritage Western Cape haos
caommented thereon,

The subdivision of the property into two or three units could be considerad as such
development would have a far lower visual impact and give rise a greatly reduced
carbon foctprint.

3. Government related Inputs received

a)

b)

c)

dj

e}

The Department of Environmental Affairs and Development Planning supporfed the
proposal as the properly is located within the urban edge of Johannesdal and the
development will be compatible with the surrounding approved residential
developments (see Annexure H for letter dated 04 August 2021).

Hertage Western Cape supported the proposal (see ANNEXURE | for leter dated 04
May 2021).

The Department of Environmental Affairs and Development Planning supported the
applicafion as the proposal does not constitute a listed activity (see ANNEXURE J for
letter dated 04 May 2021).

The Western Cape Depariment of Agriculture: Land Use Management has no objection
to the proposal (see ANNEXURE K for letter dated 05 May 2021},

The Department of Transport and Public Works supported the proposal (see ANNEXURE
L for letter 24 August 2021).
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4. Comments from internal service depariments

f)

b}

<)

The Director: Engineering Services supported the proposal subject to conditions (see

Annexure M for memo dated 19 July 2021).

The Manager: Electrical Services supportied the proposal subject to conditions (see

Annexure N for memo dated 13 August 2021}.

The Manager: Spatial Planning supported the proposal as the proposed development

is within the urban edge and compliant with the provisions of the approved MSDF (see

Annexure O for memoe dated 17 August 2021}

5. Response by Applicant to comments received {see ANNEXURE P)

a}

Despite the references made to individual extracts of the approved MSDF document

for Stellenbosch Municipality, the Manager: Spatial Planning Depcariment has

confirmed that the subject property is located inside the urban edge of the Dwars River

Valley node with the following guidelines:

Coniain the footprint of the settlement within the existing urban edges

The subject property is located inside the approved urban edge and is also exempt
from the provisions of Act 70 of 197C.

Ensure that g range of housing types and income grovps are catered for.

The proposed development fits in with the new developments in the immediate
surrounds and makes provision for more affordable residential opportunities without
compromising the existing urban character.

Ensure future development is woven into the urban fabric and existing settlements
The proposed development is abutted o the south by a new development and the

proposed access will be taken from a new proposed public road network which
extends beyond the subject property as depicted on the Road Master Plan for the
ared. The proposed development will also be linked with the abutting development
via intemal road link through the existing municipal street.
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b)

d)

&)

f)

The statement made by the objector that the proposed development will be entirely
dependent on private transport and are extremely unlikely t¢ find employment in the
areq, is subjective and net accompanied by any supporting decumentation.

The proposed development will be served by a municipal street which is planned to
extend beyond the subject property to serve other properties in the area and which
will function as public transport route for those without their own transport.

The concern about not enough employment opportunities is unfounded and has no
relevance on urban development inside an approved urban edge.

The proposed development will not only optimize the subject property but will optimise
the municipal services and infrastructure in the area and make provision for future
extension thereof throughout the neighbourhood to improve access to services and
infrastructure for all residents.

The Engineering Department of Stellenbosch Municipality also granted their consent
to this development and confirmed that the development fits in with their Master

Plan for engineering services for the areaq.

| PART G: ASSESSMENT OF LAND USE AND LAND DEVELOPMENT APPLICATION

1.

1.1
1.2
1.3
1.4
1.5

Legislative and Policy Context of land use and land development application

Stellenbosch Municipality Land Use Planning Bylaw, 2015
Stellenbosch Municipality Zoning Scheme Bylaw, 2019
Stellenbosch Municipality Spatial Development Framework , 2019
Section 38{1) of the National Heritage Act [Act 25 of 1999)
National Environmental Act 1998 [Act 107 of 1988)
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2. Assessment of grounds of the land use and land development application

2.1 Land use principles

The application under consideration has insignificant bearing on development principles of

spatial justice, sustainability, efficiency, and good administration as specified in Section 2 of

SPLUMA. See table belaw:

DEVELOPMENT PRINCIPLES

KEY CONSIDERATIONS

Spatial Justice

The proposed development provides an oppoertunity
to expand the much-needed residential opportunities
within  Johannesdal by optimizing vacant and
unutilized land bordered by a residential development
for o new residential development,

Spatial Sustainability

The proposal promotfes land development in a

locaticn that is sustdinable in respect of an
environmental and socio-economic point of view and
fimits urban sprawl,

The proposed development can be regarded as infill
development with the existing Mentoor Mountain
Estate develepment already constructed orin process
of construction abulting the subject property to the

south.

Efficiency

Urban sprawl is prevented by the proposal since it
abuts and is surrcunded by existing and fulure
developments,

Good Administration

The pre-consultation and variety of specialist studies
conducted in support of the proposed development
ensure the efficient assessment of the application by
the relevant authorities.

Spdfial Resilience

This principle will have no direct bearing on the

application.
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2.2 Applicable spatial developmeni frameworks, guidelines, policies

In terms of the approved MSDF for Stellenbosch Municipality, the subject property is located
inside the approved urban edge of the Dwars River Valley node and in terms of the approved
MSDF the following guidelines are applicable to this specific application:

* As g general principie, contain the foolprint of the settlements of the Dwars River Valiey
within the existing urban edges.

+ Ensure that residential development provides for o range of housing fypes and income
Qgroups.

* Ensure that future development is woven info the urban fabric of existing settlements.

2.3 Ice infrastructur ity an inability (see ANNEXURE Q)

Messrs Bart Senekal Inc. has been appointed as Civil Engineering Consultants to compile a
report on the provision of civil engineering services for the proposed development. This report
and findings are in accordance with the requirements and standards of all the engineering
design guidelines for all aspects of engineering used and recommended by all spheres of

government in order to provide engineering services at the lowers long term costs.

According to the findings it is confirmed that potable water, sewerdge and solid waste removal
tor the proposed development can be accommodated by the Stellenbosch Municipality in
their existing infrastructure subject to the upgrade of the Dwars River WWTW that is currently

under construction

Messrs De Vilfiers & Moore Consulting Engineers has been appointed as Electrical Engineering
Cansultants to compile a report on the internal electrical reficulation for the proposed

development,

It is confirmed that the supply to the subject property will be from one of three new minisubs
that will be installed as part of their upgrade of infrastructure in the area. The municipdlity also
indicated and support the installation of street lights.

Page 11 of 25



2.4 Any investi

12

} in ferm: ther laws levant (e.g. EIA, TIA, HIA etc.

[see ANNEXURE R)

Messrs TS Engineers has been appointed as Traffic Engineering Consultants to compile a report
for the proposed development which investigates the expected fransport related impact on
the proposed development and also the compliance with the Road Access Plan for the areq.

According to the report the troffic impact from a capacity point of view will be insignificant

and no road upgrades are required.

2.5 Applicable pravisions of the zoning scheme

The proposal makes provision for thirty (30} new conventional residential pertions varying in size
from £402m? o £210m? in extent ot a density of £14 units/ha. Provision is akko made within the
development for three (3) public open spaces.

The largest of the three open spaces is positioned in the centre of the development and the
two smaller open spaces are positioned clong the new extension of Protea Road oh the
eastern end of the development and will facilitote the stormwater detention facility, normal
stermwater run-off and landscaping.

The development will be developed into two phases and will fit in with what is aready
approved in the immediote surounds with various approved residential developments. The
infernal street links with the extension of Protea Road af the eastern end of the subject property
and provides access to each of the newly proposed erven. Provision is also made for g 3m
wide services servitude, over portion 3 to facilitate stormwater run-ofi.

The development consists of the following portions:

PHASE 1

Portion Extent Zoning '
12 +442m? Conventional Residential
13 +438m? Conventional Residential
14 +438m? Conventional Residential
15 +438m? Conventional Residential
16 +436m?> Conventional Resideniial
17 +556mm? Conventional Residential
18 +470m? Conventional Residential
19 496m? Conventional Residential
20 1499 m? Conventional Residential
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21 +490m? Convenlional Residential
22 +492m? Conventional Residential
23 +494m* Conventional Residential
31 £595m* Public Open Space
32 +72m? Public Open Space
33 252m? Public Cpen Space
34 Pubic Road

1 +635m? Conventional Residential |
2 +210m? Conventional Residential
3 +518m? Conventional Residential
4 $452m? Conventional Residential
5 +450m? Conventional Residential
6 +447m? Conventional Residential
7 +445m?* Conventional Residential
8 1442m? Conventional Residential
g 1440m? Conventional Residential
10 +433m? Conventional Residential
11 +517m? Conventional Residential
24 +459m? Conventiongl Residential
25 +404rm? Conventional Residential
26 +403m?2 Conventional Residenfial
27 $402m?2 Conventional Residential
28 +402m?2 Conventional Residential
29 +421m? Conventicnal Residential
30 +495m? Conventional Residential
35 Public road

The following building lines, coverage and height shall apply to cll building in this zone.

Area of land Street boundary Common Coverage Height.
building lines boundary
building lines
251m? to 500m? 30m 1,0m The greater of 2 storeys
175mPor 60%
501m? - 1000m? 4,0m 2.5m The greater of 2 storeys
300m? or 50%
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2.6 General desirability
+ Cornpatibility with surounding properties:

The proposed development will not detract from the character of the area and should blend
in with the surrounding existing land uses in the area as it is located adjacent to o similar type
of residential development [Farm No. 1202/23 - Mentoor Moutain Estate and Erf 74 — Oakview
Estate) and with more or less the same property sizes. Although the property is zoned for
agricultural purposes it has never been used for any extensive agricultural aclivities, The
location of the subject property lends itself towards development of a higher density
component, The proposed development is regarded as the most suitable and appropriate
laind use of the property.

* Impact on existing rights:

The proposal will not have a detiimental impact on the existing rights of the neighboring
properties as the character of the areq, privacy, amenity, views, etc will not be compromised.
The zoning of the residential properties are Conventional Residential Zone and the proposed
dwellings/structures will be constructed in accordance with the parameters of the zoning
scheme bylaw. Should a fulure owner decide to deviate from the parameters of the zoning
scheme, a public participation process will follow, ot that stage.

» Impact on safety. health and wellbeing of the surrounding community;
There is no reason to beleve that the proposed development will result in any changes to the
safety and security in the area since it is in the applicant’s own interest to ensure strict security

in the area. In fact, the proposed development will increase the security in the area and
gspecially along the common boundary with Mentoor Mountain Esiate.

Page 14 of 25



15

« Densification:

The densification of urban areas is promoted from a planning policy side, as it wil lead to the
optimal use of a town's existing bulk infrastructure, contain urban sprawl and protect the

agricultural hinterland around Stellenbosch.

The proposal will allow for the better and more effective utilising of the available developable
land. The Stellenbosch Toning Scheme bylaw refer to densities of 25 dwelling units per heciare
for a group housing development [note that no densities are prescribed for single dwelling
developments). Although the proposed density Is much lower than the 25 dwelling units per
hectare, this development ensures that larger erven can be established that will fit in with the
surrounding developments. The proposed residentiol development can therefore be deemed
desirable.

= Posifive impact on economy

The proposed development will make a significant contribution to the local ecenomy during
the construction and operational phases. The construction phase will lead to the expansion
of business sales for existing businesses located with the area. Censtructing the development
will also result in direct jobs being created on site.

e Traffic:

Any type of development wil lead to an increase in traffic. Based on the TIA it is evident that
the road network in the siie vicinity has sufficient spare capacity to accommodate the trips
associated with the residential development on Farm No, 1202/54, Johannesdal. The transport
impact, from a capacity point of view, will be insignificant. No road uvpgrades are required
(see ANNEXURE R for Traffic Impact Assessment).

Access is proposed off the new public road at the eastem boundary of the property. Access
is also possible along the southern boundary of the site via the public read nefwork to the south
of the development. The access is qligned with the future link road <long the northemn
boundary of Erf 74, between Simonsberg Street and Lumley Street,
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While it is accepted that the traffic impact of this development will in and of itself be relatively
low, Tt is noted that there are several other developments currently under way, especially north
of Sonstraal Road between Lumiley Road and MR172, each of which will ke generate similar
additional volumes of fraffic. It is likely that there wil be pressure for further developments to
the north and south of Farm No. 1202/54, Paarl Division and west of Lumley Road. The
combined impact of these developments may well be significant, even if each by itself is not.

* Infegration:

Access o the proposed development will be from the proposed extended Protea Road of
which is & municipal road, allowing for integration with the existing area.

*  Public Transport ond Non-motorised transport:
There are public transport services available along the Helshoogie Road (MR172). Bus

embayments were cbserved along Helshooglte Road, within walking distance from the
proposed development site.
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2.7 Assessment of comments on application

aj

b)

d)

Not compliant with principles of the MSDF

The proposal was supportad by the Manager: Spatial Planning as it is located within the
urban edge and in fact compliant with the provisions of the approved MSDF. The
development is not a private devetopment and consists of public roads and public

open spaces,

The proposed development will be entirely dependent on private transport

The TIA has concluded that sufficient public transport and NMT facilities exists in the
area and that no additional facilities are recommended for the proposed
development.

It is extremely unlikely to find employment in the Dwars River Valley,

Employment opportunities can be created during the construction phase of this
development.

Proposed development will change the character of an area larger than 5000m? and

the application cannot be considered until Heritage Western Cape has commented

thereon.
The proposal was supported by Heritage Western Cape.

Subdivision of the property inio two or three unils could be considered as such

development would have da far lower visual impact and give rise a areatly reduced

carbon footprind.

The proposed development is in line with the development on the adjacent property.
Since the erven are quite large, it will not have such a huge visual impact on the
environment. Larger erven mean that the dwelling houses will be place turther apart

from each other, minimizing the visual impact.

All objections and comments from the relevant departments were adequaiely addressed in the

assessment of the report.
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3 Additional planning evaluation for removal of restrictions

Not applicable,

| PART H: SUMMARY OF KEY FINDINGS OF ASSESSMENT

After having independently considered all the relevant informertion, the evaluation of the
subject land use and land development application, the department concludes that:

1. In terms of the approved MSDF for Stellenbosch Municipality, the subject property is
located within the approved urban edge of Johannesdal and infil development and
densification are encouraged in ferms of the MSDF.

2, The basic civil engineering services [potable waler, sewerage and solid waste removal}
can be delivered by the Stellenbosch Municipality in their existing infrastructure, subject
to the upgrading of the Pniel WWTW by Stellenbosch Municipality that is already
underway.

3. The proposed residential develapment will therefore not be foreign to the area and is
consequently compatible with the surrounding and current land uses.

4. The proposed development is regarded as the most suitable and appropriate land use
of the property.

5. The proposed density will not be out of character and will also be in line with future
developments.

6. The proposed development will have a positive impact on the town's local economy
as it will create many new employment opportunities during the construction phase.
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PART I: RECOMMENDATION

1. That the following applications in terms of the Stellenbosch Municipal Land Use Planning By-
Law, promulgated by notice number 354/2015, dated 20 October 2015, on Farm No. 1202/54,
Johannesdal, Pacrl Division namely:

1.1 The rezening of the subject property from Agricultural and Rural Zone to Subdivisional
Areq in terms of Section 15{2) {a) of the said Bylaw to allow for the following uses:

a) Thirty (30) x Conventional Residential Ione erven ferven 1 - 30) and
approximately 1,4370ha in extent, for dwelling houses;

b) Three (3} x Public Open Space Zone erven [31-33) and approximately 0,091%ha
in extent, for open space purposes and detention pond; and

c) Two (2) x Public Roads & Parking Zone erven (34-35) and approximately 0,5042ha
for public road purpose.

d) The phasing of the development into iwo [2) phases.

1.2 The subdivision in ferms of Section 15(2){d) of the said Bylaw of said property in
accordance with Subdivision Plan H 10-150 5UB1 REY 6, dated July 2021, and drawn by
FJ Le Roux Town and Regional Planner; to allow for a residential development in
accordance with the sub-divisional zone above; and the registration of o 3m wide
services servitude on portion 3 to fadilitate stormwater run-off,

BE APPROVED in terms of Section 40 of the said Bylaw and subject to conditions of approval.

2. The approval is subject to the following conditions Imposed in terms of Section 64 of the said

Bylaw:

2.1 The approval only applies to the proposed rezoning and subdivision under
consideration, as indicated on the referenced, H 10-150 SUB1 REY 4, dated July 2021
Subdivision and Phasing plan, attached as ANNEXURE C and shall not be construed as
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2.3

24

2.5

2.6

2.7

2.8

20

authority fo depart from any other legal prescriptions or requirements from Council or
other legislation or Bylaws or Regulations that may be applicable,

The development must be undertaken in accordance with the subdlivision and phasing
plan as referenced H 10-150 SUBT REV &, dated July 2021 aind attached as ANNEXURE
C.

New erf diagrams or general plans for the newly created land unifs be submitted to this
municipality for clearance and record purposes.

The applicant submits an elecironic copy {shp.dwg.dxf) of the General Plan which was
preliminary approved by the $G. The foliowing intormation must be indicated:

a) Newily allocated Erf Numbers

b} Co-ordinates

¢) Survey Dimensions

d) Street names (if approved by Council)

The servitude rights for a water pipeline be registered in the title deeds of the applicable
property on registration.

The common property be tormally fransferred to the Municipality upon transfer of the
first erf in the subdivision. of which the cost for the surveying and transfer of such public
land will be for the account of the applicant/developer.

Development contibutions are payable in accordance with the prevailing and
applicable Council tariffs at the time of payment prior to the transier of the first property
or submission of any building plans, whichever occurs first, or as may be agreed on in
writing with the Directorate Infrastruciure Services.

A service agreement regarding the responsibilities for the provision of engineering
services be entered into with 1he Municipality prior to the construction of any
engineering services or infrastructure in terms of Section 66(3) and Section 82(4) of the
said Bylaw, which service agreement must include and comply with the conditions as
imposed by the Directorate Infrastructure Services in their memo dated 19 July 2021,
and attached as ANNEXURE L.
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2.% The conditions imposed by the Manager: Electrical Services as contained in their memo
dated 13 August 2021, attached as ANNEXURE M, be complied with,

The reasons for the above decision are as tollows:

3.1 The proposed development aims to densify the area in accordance with municipal
peolicy and guidelines.

3.2 The proposed residential development constitutes infill development and is therefore in
line with the principles of the SDF.

3.3 The subject property is located within the urban edge and will strengthen the nodal
character of Johannesdal, once developed.

3.4 There will be no negdative impact on existing infrastructure and additional traffic can be
accommodated on the local road network,

3.5 The scdle and nature of the proposed development will not compromise the existing
character of the surrounding landscape.

3.6 The proposal will result in more efficient utilization of the subject property which cannot
be viably utilized In terms of its current zoning.

M 1s o be noted

4.1 The approval shall not exempt the applicant from complying with any cther legal
prescriptions or requirements that might have a bearing on the proposed use.

4.2 The subdivision only comes into effect once all suspensive conditions or relevant
legislative provisions have been complied with {per phase).

4.3 The rates clearances will only be granted once the conditions of approval {per phase)
have been complied with;

Page 21 of 25
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4.4 All engineering services and infrastructure as required in terms of the conditions and

services agreement must be complied with to the satisfaction of the municipality ond/or

relevant authority prior 1o the issuing of a Section 28 Cerfification.

4.5 Building plans must be submitted and approved by the Municipality prior to the

commencing of any building works, including the preparafion of land, which will only be

approved when all relevant {or qualified) conditions of approval have been complied

with.

4.6 That the opproval for the naming and numbering of streets as per the proposed
subdivision plan, BE OBTAINED,

PART J: ANNEXURES

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 F:
ANNEXURE Q:
ANNEXURE R:
ANNEXURE S:

LOCALTY PLAN
TITLE DEED
SUBDIVISIONAL AND PHASING PLAN

FEEDBACK ON PRE-SCRUTINY APPLICATION

APPLICANT'S MOTIVATION

PORTFOLIO OF EVIDENCE (P.0.E)

OBJECTION FROM SIG

COMMENT FROM THE DEPARTMENT OF ENVIRONMENTAL AFFAIRS AND
DEVELOPMENT PLANNING

COMMENT FROM HERITAGE WESTERN CAPE

COMMENT FROM THE DEPARTMENT OF ENVIRONMENTAL AFFAIRS AND
DEVELOPMENT PLANNING

COMMENT FROM WESTERN CAPE DEPARTMENT OF AGRICULTURE: LAND
USE MANAGEMENT

COMMENT FROM THE DEPARTMENT OF TRANSPORT AND PUBLIC WORKS
COMMENT FROM THE DIRECTOR: ENGINEERING SERVICES

COMMENT FROM THE MANAGER: ELECTRICAL SERVICES

COMMENT FROM THE MANAGER: SPATIAL PLANNING

COMMENT ON THE QBJECTION

CIVIL ENGINEERING SERVICES REPORT

TRAFFIC IMPACT ASSESSMENT

SITE PHOTOS
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PART K: COMPILATION OF PLANNING APPLICATION ASSESSMENT REPORT

| APPLICATION FOR REZONING TO SUBDIVISIONAL AREA & SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

Avthor of Planning Assessment Report:

Recommended Categorisation of the Application for Authorised Decision Maker:

Name: LQUJ&L

Capacity: SYMXD( T()Mn P ‘U’m'ﬁ/

Signature: M

" Date: 2,’{/{02 [’LDEL

PART L: REVIEW OF PLANNING APPLICATION ASSESSMENT REPORT

APPLICATION FOR REZONING TO SUBDIVISIONAL AREA & SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

Review of Planning Assessment Report;

Name: O\rzaMa \Li‘“ik\

Capacity: T oo\

| SACPLAN Registration: g"ZW—\ ©
|

Signature: AM

Date: Z’S"lo‘z,\ 22
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PART M: SUEi\MSSION OF PLANNING APPLICATION ASSESSMENT REPORT

~ APPLICATION FOR REZONING TO SUBDIVISIONAL AREA & SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

Authorised Emplo to assess and make a recommenddlion on _a land use and land

development applicafion for consideration by the autherised 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
auvthorised 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 62(1) of the said Bylaw
vide ltem 7.7.1 and dated 8 April 2020, the subject application is categorised as follows:

Category: 2A(d) & 2D(b)

Decision Making Authority: SMPT
Rational: The proposal is consistent with the approved MSDF but objections were received

(consistent and contested).

SACPLAN Registration: M {S—S-? /’/ oo

signature: % /9072

Date:

Page 24 of 25
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| PART N: ADMINISTRATION OF PLANNING APPLICATION ASSESSMENT REPORT

APPLICATION FOR REZONING TO SUBDIVISIONAL AREA & SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

Administrator to Stellenbosch Municipal Planning Tribunal:

Itis hereby confirmed that proper notice was served of the Municipal Planning Tribunal mesting
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: i

Name:

Capacity:

Signature:

Date:

Page 25 of 25
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ANNEXURE A

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

LOCALITY PLAN
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ANNEXURE B

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

COPY OF TITLE DEED
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HIERMEE WORD BEKEND GEMAAK :

DAT  ANDREW DAVIE URQUHARY. BRECHIN
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op die dag van 1997 deur
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EN die Komparant het verklaar dat gemelde Prinsipaal op 17 Dasember 1993 waarlik
‘'en welttig verkoop het en dat hy, die Komparant in sy voormelde hoedanigheid,
hiermee in volle en viye eiendom sedeer en transparieer aan en 1én gunsie van :

MARK GEORGE BARRON
Identiteitsnommer 670424 5131 08 2
ongetroud
sy erflgename, eksekuteurs, administrateurs of regsverkrygendes

GEDEELTE 54,"n gedeelic van Gedeelte 14 van die Plaas Nr 1202, in die
Stélenbosch Plaasiike Oorgangsraad, Aldeling Paarl, Wes-Kaap
Provinsie;

GROOT : 20331 (TWEE KOMMA NUL DRIE DRIE EEN) hektaar;
S00S AANGEDU] op die aangehegie kaarl nr BS45/1989 en gehou
kragtens Transportakie nr T2836/1967.

A. ONDERHEWIG aan die voorwaardes waarma verwys word in Transportakie nr
T3950/1906.

B. GEREGTIG op die voordele van die voorwaardes soos uiteengesit in Aanhangsei
A tot Transportakte nr T3850/1906, wat betrekking het op sekere water- en weiregte,
tol paaie en ornheinings, en onderhewig aan en gereglig op die voordele tot dia
voorwaardes 5005 viteengesil in Transportakte nr T11230/1924 met betrekking tot
water regte, die reg om n waterleiding aan te 18 en in stand te hou en die reg tot
pazie. e
C. GEREGTIG op 'n serwituutpad , § {vyf) meler wyd oor die restant, gehou deur
die transportigewer kragtens Transporiaktie nr T2836/1967, die noordelike grens van
welke serwHuutpad aangedui word deur die tyn b e vanaf grens b ¢ fot by die grens
met Plaas 1213 (PAD)

Swemmer & Levin
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WESHALWE die Komparant afstand doen van al die reg en iilel wat die genoemde
TRANSPORTGERFSTER

voorheen in die genoemde eiendom gehad het en gevolglik ook erken dat die

genvemde

TRANSPORTGEEFSTER

geheel en al uit die besit daarven onthef is en nie meer daartoe gereglig is nie en
dal kragtens hierdie akte, die genoemde

TRANSPORTNEMER,
sy erfgename, eksekutewrs, administrateurs of regsverkrygendes, tans daarop
geregtig is ooreenkomstig plaaslike gebruik, behoudens die regte van die Staat, en
verklaar dat die volie koopprys van RS0 000.00 (NEGENTIGDUISEND RAND)

behoorlik betaal of verseker is.

TEN BEWYSE waarvan ek die genoemde Registrateur, saam met die Komparant,
hierdie Akte onderteken en met die Ampses! bekraglig het.

ALDUS GEDOEN en geteken in die kantoor van die Registrateur van Aktes te
KAAPSTAD op o2 © SrPe/ec X € 1998,

1
%Cﬂ)
q.q. -

in my teenwopordigheid

?

REGISTRATEUR VAN AKTES

Swemmer & Levin
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ANNEXURE C

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

SUBDIVISIONAL AND
PHASING PLAN
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ANNEXURE D

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

FEEDBACK ON PRE-
SCRUTINY APPLCATION
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—t— STELLENBOSCH « PNIEL « FRANSCHHOEK
e 6o
DS .
Y ) MUNISIPALITELIT » UMASIPALA » MUNICIPALITY
@

PJ Le Roux Town and Regional Planner
262 Main Road
Paarl

Email: pi@pileroux.co.za
02 February 2021

PRE-APPLICATION SCRUTINY FEEDBACK

APPLICATION FOR REIONING AND SUBDIVISION — FARM NO. 1202/54, PAARL DIVISION

Your pre-application scrutiny submission on the above property dated 22 January 2021,
refers,

Your submission has been duly scrutinized for your infended land use and f or land
development application.

Your intended land use and/ or land development application needs to address the
following requirements io safisfy the prevailing provisions in the $tellenbosch Land Use
Planning Bylaw (2015} [SLUFPE] and Stellenbosch Zoning Scheme Bylaw (2019) [SZSE]:

3.1 The applicant must ensure theat the road layout of the proposed development is in
fine with the Roads Master Plan;

3.2 The applicant must also ensure that the proposed eif sizes are in line with the erf
sizes of the exisfing surrounding developments.

3.3 The legend on the subdivision plan refers fo the Drakensiein Zoning Scheme By-law
instead of the Stellenbosch Municipality Zoning Scheme By-law.,

The intended land use and/ or lkand develepment applicafion alsoe needs to fulfil the
requirements as stipulated in Section 38 of the SLUPB. The required application documents
and related information on any applicable Bylaws, Policies and Spatial Plans are available
on the Planning Forial of the Municipal Website,
{https:/www.stellenbosch.gov.za/documents/planning-and-building-plans/planning-
portal)

Please note that the sole purpose of this pre-application scrutiny feedbock is 1o facilitate
an accurate approach for the intended land use and/ or land development application,
The feedback should consequently not be interpreted o represent any position on the
rmerit nor desirability of such intended lond use and/ or land development application,
which can only be determined once o complete application has been received and duly
processed and decided on by the authorised decision maker.

Page 1 of 2

T:+27 21 808 8111 » F: +27 21 886 63959
Plein Street, Stellenbosch, 7600 » PO Box 17, Stellenbosch, 7599
www. stellenbosch.gov.za
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é, It should alse be noted that the complete application shoukd first be submitted without the
payment of any applicable application fees. Only when safisfied that a complete and
accurate application has been submitted, will o proforma invoice be submitted to the
applicant with payment instructions. Once proof of payment is received, the application
will be regarded as duly submitted in accordance with a notice as contemplated in terms
of Section 41{1}{c)(i) of the SLUPB.

7. For any enquiries on this comespondence please respond by e-mail to the writer hereof,

Kind regards

Louisa Guntz
Senior Town Planner
Lovisa.Ollyn@stellenbosch.aov.za

Page 2 of 2

T: 427 21 808 8111 & F: +27 21 886 6899
Plein Street, Stellenbosch, 7600 ® PO Box 17, Stellenbosch, 7599
www . stellenbosch . gov.za
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ANNEXURE E

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

APPLICANT’S MOTIVATION
REPORT
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elrest

i

Application for Rezoning and
Subdivision:
Portion 54 of Farm No. 1202

May 2021
H 10-150

AP Le Roux
Hoolstraat 262 Maln Road, Pesri
(1) D21-872249G () 026 BOS 8431
{emed) F@pjloroux.coza
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2.  Property Information
3. Locality
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4.1.Existing zoning
4,2.Existing land uses
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fﬂ" '

Portion 54 of farm 1202 Paarl April 2021
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1. Regional Plan

2. Locality Plan

3. Aerial Photo

4. SG Diagram

5. Subdivision Plan; Plan H 10-150 SUB1 REV0S dated May 2021

1. Property Information

2. Extract from Stellenbosch Municipality Zoning Scheme By-Law,
2019

3. Proposed subdivision with zonings and land uses

4. Extract from Stellenbosch Zoning Scheme By-Law: Conventional
Residential Zone

§. Chapter 5: Development Parameters (May 2019)

6. Extract from Stellenbosch Zoning Scheme By-Law: Public Open

Space Zone

Extract from Stellenbosch Zoning Scheme By-Law: Public Road &

Parking Zone

~

Figures

1. Extract from the Stellenbosch Municipality Spatial Development
Framework, 2019

Annexure

Power of Attorney
Title Deed
‘Bondholder Consent

N =

Pre-Consultation

Leiter to DEA&DP

Report on Provision of Civil Engineering Services
Design Report for Electrical Services

Traffic Site Assessment Report

© %NS, ;R

Application form
& "..rrl
' ; ®-7 le Roux

@ortion 54 of farm 1202 Paarl Apnil 2021
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(1. INTRODUCTION

1.1. Application

With this document, formal application is made for the following:

(@ In terms of Section 18(2}a) of the Steillenbosch Municipality:
Municipal Land Use Planning By-Law, 2015 for the REZONING of
Portion 54 of Farm 1202 Paarl from “"Agriculture & Rural Zone™ to
"Subdivisional Area Overlay Zone”; and

{b) In terms of Section 15(2)(d) of the Stellenbosch Municipality Land
Use Planning By-Law, 2015 for the SUBDIVISION of Portion 54 of
Farm 1202 Paarl into 35 Portions as clearly depicted on the attached
Subdivision Plan: Plan H 10-150 SUBT REV0S dated May 2021 :

» Portions 1= 30 (Dwelling house)
» Portion 31-33 (Open Space and Detenfion pond)
> Portions 34 -35 (Pubile Road)

Detail with regard to the development concept, rezoning and subdivision will
be discussed in Sections 5 and 8 of this report.

1.2. Applicant

MARK GEORGE BARRON as registered owner of Portion 54 of Farm
1202 Paarl, appointed this firm P-J fe Roux Town Planners (Ply) Lid, to
submit an application for Rezoning and Subdivision of the subject property
in order to establish individual residential erven thereon, and to submit it to
the relevant authorities for approval (Power of Attorney attached).

& f{! ¥
.r‘; )J" P-9le quzpc

Portion 54 of farm 1202 Paarl April 2021




PROPERTY INFORMATION

Description Portion 54 (a Portion of Portion 14) of Farm 1202 Paarl
(Johannesdal}

Location Lumiey Avenue, Johannesdal

Extent 2,0331ha

Registered

MARK GEORGE BARRON
owner

T 3951/98

Title Deed (Copy of Title Deed attached)

Existing

zoning Agriculture & Rural Zone

Restrictive
Conditions

Planning Stellenbosch Municipality Zoning Scheme By-Law, 2019
Legislation | Stellenbosch Municipality Land Use Planning By-Law, 2015

Table 1: Property Information

The subject property is an existing small agricultural erf located inside the
urban area of Johannesdal and falls in the area of jurisdiction of the
Stellenbosch Municipality, Western Cape Province.,

o ff! )
r; }r P-7 le Roux.

Portion 54 of farm 1202 Paarl




47

3.  LOCALITY

The subject property is an existing agricultural land unit located inside
Johannesdal urban area approximately 10km from Stellenbosch via R310
(Helshoogte Road),

— ;"_:'H-..._
SIMONSBERG
NATURE RESERVE

The subjet property is bounded to the north by an agrlcuitural propertywnh
dwelling houses thereon, Mentoor Mountain Estate (residential
development) to the south, Simonsberg Mountain {nature reserve) to the
west and a residential property to the east.

’f .H 'S
L P-7 le Roux
A STADS- EN STREEKBEPLANNERS TOWN AMD REGIONAL PLANNERS

Portion 54 of farm 1202 Paarl April 2021
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LEGAL LAND USE RIGHTS

4.1 Existing zoning

In terms of the newly promulgated Stellenbosch Municipality Zoning

Scheme By-Law (2019}, the subject property is zoned as Agriculture and

Rural Zone. The following land use right are permitted in Agriculture and

Rural Zone:
Additional Uses (not
Primary Uses exceading the thrashotd in Consent Usef {Application
this chapter and subject to required)
technical approval)
« Agricuftural = Agricultural building (>2000m% « Abattoir
building + Agricultural industry (<2000m?) + Additional dwalling units {max 4)
(<2000} = Bed and Breakfas! estabBshment « Alfieki
o Agricutture + Employee housing (exceedingane | « Airstrip
» Dwelling House unit) « Agricultural industry =2000m?
» Forestry « Guest House « Camping site
« Natural + Homs day care cenire = Day care centre
environment » Home occupation practice * Freestanding base
« Oocasional use « Polylunnel >2001m2-<5000m? felzcommunicatlon station
{one everi/yaar) » Roofiop base telecommunication » Helicopter landing pad
= Private road station = Intensive feed farming
« Polytunnel ¢ Tourist dwelling units « Kennel
(<2000m?) = Tourist facilities (existing buldings) | « Market
» Second dwelling + Ogcasional use >one event/year)
* Employes = Plant nursery
hotrsing {one: + Pohytunnel >5000m?2
unif) » Renswable encrgy structure
« Service trade
« Tourlst accommodation
establishment
= Tourist facility {new buiklings or
exceeding threshold)
« Any additional use exceeding the
threshokd set out in this chapter

Table 2: Extract from Stellenbosch Municipality Zoning Scheme By-Law (2019)

It is evident that the land uses proposed by this application cannot be

permitted with the Agriculture and Rural Zoning and that a rezoning of the

subject property is therefore required.

.z"fd;rrl
.r’;; P-J le Roux

®Portion 54 of farm 1202 Paar(

Aprif 2021
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4.2 Existing Jand uses

The subject property measures 2,0331ha in extent consisting of mosty
alien vegetation (shrubs/bushes) with one existing building thereon located
almost in the centre of the subject property close to the southern erf
boundary. Although the subject property is zoned for agricultural purposes,
the subject property has never been used for any extensive agricultural
activities.

JOHANNESDAL

SIMONSBERQ
NATURE RESERVE

Subject Property 2

O Protea Rd [jassl
— G

Image: Mentoor Mountain Estate Website 2020

The intention of this application is to redevelop the subject property which is
located within the approved urban edge, into individual regidential erven.
The extent of the subject property (2,0331ha) is much too small to function
as a viable agricultural land unit and can therefore not be economically

y
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farmed. Access to the subject property has praviously been taken via an
existing servitude from Lumley Avenue which has since then been
cancelled as stated in the attached Tile Deed. The new access to the
subject property is along the southern boundary from Protea Road which
also gives access to the abutting residential development (Mentoor
Mountain Estate).

=i LT O HE AT AR
Existing access road to be extanded I+mternal road on Mentoor Estate to connect
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5. DEVELOPMENT CONCEPT

The primary purpose of this application is to utilize the existing infrastructure
and natural environment to optimise the potential of the subject property in
order to create a sustainable and financial viable residential development
thereon. This proposed development which will be developed in two
phases, will fit in with what is already happening in the immediate
surrounds with various approved residential developments.

The objective of this application is to transform and redevelop the subject
property within an area earmarked for urban infill purposes into a well
balanced and financially viable development which will be beneficial to the
applicant as well as the residents of Johannesdal. The need for affordable
residential opportunities within Johannesdal is well known and the proposed
development intends to provide in that need. The fact that the abutting
property, south of the subject property is currently being developed,
supports the development on the subject property. The proposed
development will provide a new opportunity to create an integrated
develapment initiated and promoted by all spheres of the government made
available to all members of the surrounding community.

The subject property is small, isolated and bounded by a residential
development (Mentoor Mountain Estate) to the south and east. The subject
property is bounded by high density vegetation, small scale
farming/gardening and housing (dwelling houses) towards the north and
high density vegetation / Simonsberg Mountain / Nature Reserve
approximately 500m to the west. The subject property abuts the recently
constructed Protea Road which provides access to the abutting Mentoor
Mountain Estate development. This Protea Road forms part of the road
master plan for the area providing access to the subject property as well as
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other properties to the immediate north thereof. The intention is to extend
Protea Road over the eastern portion of the subject property and to gain
access to the new development from that portion of road. This new access
will be designed in accordance with the requirements and will provide
access to the entire development. Access will be gained at the eastern
portion of the subject property with a connection to the municipal street in
the abutting Mentoor Mountain Estate almost in the centre of the subject
properly as depicted on the attached Subdivision Plan. The development
concept comprises the optimizing of the subject property within the existing
area by redeveloping it into a functional and viable residential
development (35 portions) comprising of 30 individual residential erven,
3 open space portions and 2 public road portions as depicted on the
attached Subdivision Plan: Plan H 10-150 SUBT REV0S dated May 2021 .

The development proposal makes provision for 30 new Conventional

Residential portions varying in size from 402m* to 910m?® in extent at a
density of £14 units/ha. Due to the rectangular configuration of the subject
property, the internal design has been placed along a central public street
which links with the extension of Protea Road at the eastemn end of the
subject property and provides access to each of the newly proposed erven.
The contour lines and topography of the subject property has been taken
into account with the design and layout of the individual erven with the
length of the erven following the contour lines. The total area proposed for
the conventional residential erven is 1,4370ha representing 71% of the total
development area.

Provision is also made within the development for 3 Public Open Spaces.
These spaces have been positioned strategically to function both as active
open spaces as well as for a detention facility as required by the
engineering department to accommodate stormwater run-off from the
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development. The largest of the three open spaces is positioned in the
centre of the development opposite the new link with the municipal street in
Mentoor Mountain Estate. The two smaller open spaces are positioned
along the new extension of Protea Road on the eastern end of the
development and will facilitate the stormwater detention facility, normal
stormwater rup-off and landscaping. The proposed open spaces will
measure collectively 957m® in extent and represents 4% of the total
development area.

Provision is also made within the development for a public road network

comprising two portions (one in each phase of the development). Due to
the rectangular configuration of the subject property the internal access
road represents a cenirally located street which ends in a tuming circle.

The entrance to the residential component will be from the east of the
subject property via a 13m wide internal road from Protea Road also
giving access to the abutting residential development (Mentoor Mountain
Estate) and which will link with a 10m wide internal road network (phase 2).
This internal road nefwork provides access to each of the individual erven
within the development and will end in a turning circle with a width of
20m. This internal road network will make provision for pedestrian
movement as well as landscaping to soften the development. All
proposed residential and open space portions will gain direct access from
thege internal roads, which measures collectively 5004m? in extent and
represents 25% of the total development area.

Provision is also made for services servitude 3m wide over Portion 3 to
facilitate stormwater run-off as depicted on the Subdivision Plan.
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6. APPLICATIONS

The intention of this application is to optimize the existing property to its full
potential by establishing a financially viable and socially acceptable
residential development thereon. The proposed development witl supply to
the ever increasing demand for residential opportunities in the
Johannesdal and surrounding community. The proposed development will
also create new employment opportunities, which will have a cumulative
impact on the local economy through direct and indirect effects. The direct
effects starts with the money spent or generated by the new proposed
residential market through building plan fees, salaries, construction and
materials etc., while municipal services and property taxes are the indirect
effect to the local economy.

in order to achieve this goal as illustrated on the attached Subdivision Plan
the existing land use rights of the subject property will need to be amended
in accordance with the recently adopted Stellenbosch Municipality Land
Use Planning By-Law and the Stellenbosch Municipality Zoning Scheme
By-Law respectively. The following applications are required.

6.1 Rezoning

In order to allow the proposed deveiopment on the subject property, it is
necessary that the existing agriculture and rural zoning be changed to allow
for the new land uses with the REZONING of Portion 54 of Farm 1202 Paarl
from Agriculture and Rural Zone to Subdivisional Area Ovetlay Zone.

In terms of Chapter 24 of the Stellenbosch Municipality Zoning Scheme By-
Law, 2019, the purpose of Subdivisional Area Overlay Zone is the following:

A
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o "This overlay zone designates land for future subdivision where a
change of zoning from the pre-existing base zone will be required
once the subdivision is approved and where the principle of future
subdivision has been approved through a rezoning process, but the
subdivision plan itself has not yet been approved.”

The rezoning of the property to subdivisional area overlay zone will allow for
more than one zoning to be awarded onto the property. It is however
important to note than an application for rezoning to subdivisional area
averlay zone must be followed by an application for subdivision in order to
create the individual etven within the development.

6.2 Subdivision

In order to create the individual portions as depicted on the attached
Subdivision Plan: Plan H 10-150 SUB1 REV(0S dated May 20271 on the
subject property, it is necessary that formal application is made in terms of
Section 15(2)(d} of the Stellenbosch Municipality Land Use Planning
By-Law, 2015 for the SUBDIVISION of the rezoned land unit into the
following 35 Portions as tabulated below:

Portions uﬁ?t.s Exmt:)nt % Zoning Land Uses
1-30 | 30 | 14370ha | 71 | Sonventional Dwelling House
wor o |oeme| + | DI | gt
34.35 2 | 0,5004ha | 25 Pg:ggn';"ggﬁe& Public Road

TOTAL | 35 | 2,0331ha | 100

Table 3: Proposed subdivision with zonings and land uses (Subdlvision Plan}
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Conventional Residential Zoning

Permitted Technical Approval Consent
s Dwelling house » Bed and breakfast s Commune

establishment » Exiramural facility

« Home day care canfre | « Group housing

+ Home occupation + Guest house
practice » House shop

« Home lodging = Oceagional uge (>one avent/year)

= Sacond dwelling » Tourist dwelling unit

+ Occasional use (one = Additional uses exceeding
eventfyaar) pararmeters in this chapter

» Privale road

Table 4:; Extract from Stellenbosch Zoning Scheme By-Law: Conventional
Residential Zoning

According to the Zoning scheme By-Law the building lines applicable to
the conventional housing zone are tabulated as follows:

“65. Building deveiopment parameters in this zone

(1) The following building lines, coverage and height shalf apply to all
buildings within this zone:

Arsa of land | Street boundary Common
" building jines bounlary Coverage Heilght
= (m) building lines (m)
im
Up te 250m* 2m 0% 2 storeys
{sea 2(e) bejow)
The
reater of
251m? to 500m* 3m im %75,“!0, 2 storeys
60%
The
m storeys
1500m° (see 2(e) below) 300m? y
or 50%
The
Greater than 2,5m greater of
4m 2 sto
1500m* (see 2(e) below) 750m? reys
or 40%

Table 5;: Chapter 5: Building development parameters In this zone
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‘dwelling house (woonhuis) means a building containing only one
dwelling unit, together with the customary outbuildings usually associafed
with such a unit, for example, garage, storeroom, laundry, garden shed,
no more than one domestic accommodalion unit and/or a hothouse; "

Public Open Space Zone
Permitted Technical Approval Consent
« Opan space * Reoftop base » Camping site
. telecormmunication » Cemetery
» Natural environment station + Employee housing
: + Freestanding base
* Private road telecommunication station
+ Occasional use » Indoor sport
« Market
{1 eventfyear) » Oceasional use (>event/year)
» Quidoor sport
+ Tourist accommaoadation
establishment
» Tourigt facility
Table & Extract from Stellenbosch Zoning Scheme By-Law: Public Open Spacs
Zoning

“open space (oopruimte) means land which may be public or privately
owned and which is set aside for open space, such as a park, garden,
vegefable garden, square, landscaped areas, natural areas, river or
stream.”

Public Road & Parking Zone

Permitted Technical Approval Consent

+ Public parking area
= Public read

= Utility service

» Occasional use

{1 eventiyear)

+ Rooftop base
telecommunication
station

» Markei

» Freestanding base
telecommunication station

» Occasional use (»eventfyear)

» Parking garage

» Trangport purposes (Passengers)

Table 7 Extract from Stellenbosch Zoning Scheme By-Law: Public Road & Parking

Zoning
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“public road (openbare pad) means the same as public street and is
any land which is used for public road, indicated on an approved pilan,
diagram or map as having been sel aside as a public street/road in the
Deeds Office, the ownership of which vests in the Municipality in terms of
Pianning Law, or in terms of any other law, and with the further
permission of the Municipality in terms of the Scheme, the following
additional buildings and uses are permitfed. road based public transpont
infrastructure such as enclosed bus stops and bus stations;”
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(7. SPATIAL PLANNING PRINCIPLES |

In terms of Naticnal, Provincial and Local spatial planning legislation certain
development principles were adopted to apply to spatial planning, land
development and land use management. The development principles on
National level is in terms of Section 7 of the Spatial Planning and Land
Use Management Act, 2013 (Act 16 of 2013) {SPLUMA), while the land
use planning principles on Provincial level is in terms of Section 59 of the
Western Cape Land Use Planning Act, 2014 (Act 3 of 2014) (LUPA).
These development principles were aill adopted and included into the
subsequent Land Use Planning By-Laws promulgated for each Local -
Municipality. The proposed development and land use will be evaluated as
follows against the five development principles:

{a) Principle of spatial justice -

» The proposed development provides an opportunity to expand the
much needed residential opportunities within Johannesdal by
optimizing vacant and unutilized land bordered by a residential
development for a new residential development.

> Since the subject property is included into the approved spatial
planning policies for urban infill opportunities and the development
proposal complies with it, this principle is not applicable fo this
application.

(b) Principle of spatial sustainability
> The proposal promotes land development that is spatially compact
and resource-frugal as the development is within the urban edge
and the surrounding environment being developed.

.r".f{""
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> The proposed new land use is suitably located with similar
developments already present or recently approved within the
immediate surrounds.

» The proposal promotes land development in a Jocation that is
sustainable in respect of an envircnmental and socio-economic point
of view and limits urban sprawl.

> The proposed development can be regarded as in-fill development
with the existing Mentoor Mountain Estate development already
constructed or in process of construction abutting the subject property
to the south.

> Since the subject property abuts a new development, the utilization of
the subject property for urban purposes is logical and in line with
spatial planning policies, since it forms part of the future development
of the area.

> The economic potential of the subject property will be optimized by the
proposed development with new employment opportunities.

> No safety hazards are anticipated through this development.

> The proposed residential land uses can easily be accommodated on
the subject property and has easy access from all directions. The site
is already bounded by existing municipal infrastructure (Protea
Road as access road depicted on the access master plan for the
area).

(c) Principle of efficiency

> The proposed development will optimize the use of existing resources,
infrastructure, and in-fill land within the established urban

footprint.

2
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» Urban sprawl is prevented by the proposal since [t abuts and is
surrcunded by existing and future developments.

» The functionality of the public spatial environment is promoted with the
development linking with another existing development in the
immediate surrounds and share services and infrastructure.

» By utilizing the subject property for the intended purposes is in line
with the recommendations in the spatial planning documentation
and will ultimately benefit the entire community and add to the local
economy of the area.

> The subject property is located near important arterial routes and
connecting roads, which makes it highly accessible and ideally
located for the intended purposes.

(d} Principle of spatial resilience
» This principle is not applicable since the subject property forms part
of an existing urban seitlement and is included into the approved
spatial planning documentation and designated as “urban infilf
opportunities”.

{e) Principle of good administration
» The pre-consultation and variety of specialist studies conducted in
support of the proposed development ensure the efficient assessment
of the application by the relevant authorities.

» The formal application will be submitted to the local authority and
relevant statutory authorities for approval and will be administered in
accordance with the procedures contemplated in the relevant
Municipality’s Land Use Planning By-Law.
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8. LEGAL REQUIREMENTS AND SPECIALIZED REPORTS

8.1 Stellenbosch Municipality Land Use Planning By Law, 2015

In order to create and permit the proposed activities on the subject property,
the following formal applications are submitted:

» In terms of Section 15(2}a) of the Stellenbosch Municipality:
Municipal Land Use Planning By-Law, 2015 for the REZONING of
Portion 54 of Farm 1202 Paarl from "Agriculture & Rural Zone” to
"Subdivisional Area Overlay Zone™, and

» In terms of Section 15(2){d) of the Stellenbosch Municipality Land
Use Planning By-Law, 2015 for the SUBDIVISION of Portion 54 of
Farm 1202 Paarl into 35 Portions as clearly depicted on the attached
Subdivision Pian: Plan H 10-150 SUB1 REV0S dated May 2021 :

» Portions 1 - 30 (Dweilling house)
» Portion 31-33 (Open Space and Detention pond)
> Portions 34 -35 (Public Road)

8.2 National Environmental Management Act, 1998 {(Act 107 of 1998)

In order to comply with the National Environmental Management Act, a
formal checklist for confirmation on the applicability of an envirocnmental
process was submitted by Messrs Cornerstone Environmental
Consultants as independent Environmental Practitioner to the relevant
authorities (proof of submission attached). The following is a summary of
the Terrestrial Blodiversity Assessment report compiled by Johiene
Krige dated 25 February 20217 as part of the specialised studies:
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» The site is small, isolated and bounded by residential deveiopment
fowards the south and east and high density alien infestation, smalf
scale farming/gardening and housing towards the north. The eastern
portion of the site is more open and consists of weeds and grass with
a high density of alien vegetation. The western portion of the site
comprises of impenetrable stands of alien vegetation.

» The site is in poor condition with very low plant diversity and there is
no representation of the original ecosystem on the property.

» There are no Critical Biodiversity Areas (CBAs) or Ecological Support
Areas {ESAs) on the site and does not fall part of the Protected Area.

» There are no mapped watercourses, wetlands or aquatic features
directly within the site.

» The site however falls within a Strategic Water Source Area (SWA)
although; it is highly unlikely that the proposed development will
impact on this SWA.

» The development will not impact on any watercourses or welland
areas and it will not result in the transformalion of any significant

- natural vegetation (Section 5.3} within this SWA.

> The site does nof form part of a comidor and the development will not
impact on connactivity.

> Low sensitivity for Species of Conservational Concermn (SCC) and no
Red Data List species were recorded on the site.

8.3 Report on Provision of Civil Engineering Services

Messrs Bart Senekal Inc, has been appointed as Civil Engineering
Consultants to compile a report on the provision of civil engineering
services for the proposed development.
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The Report on Provision of Civil Enginsering Services dated 27 March
2021 is attached to this application and is the result of in depth discussions
with the relevant officials at the Stellenbosch Municipality.

Design Report for Electrical Services

Messrs De Villiers & Moore Consuiting Engineers has been appointed
as Electrical Engineering Consultants to compile a report on the internal
electrical reticulation for the proposed development.

The Design Report for Electrical Services dated March 2021 is aitached
to this application and is the result of in depth discussions with the relevant
authorities and statutory bodies.

Traffic Site Assessment Report

Messrs ITS Engineers has been appointed as Traffic Engineering
Consultants to compile a Report for the proposed deveiopment which
investigates the expected transport related impact of the proposed
development and also how it fits in with the Road Access Plan for the area.

The aftached Traffic Site Assessment Report dated 26 March 2021 also
describes and evaluate the new access to the proposed development in
relation to the Road Master Plan for the area.
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(8. DESIRABILITY

In terms of Section 65(1)c} of the Stellenbosch Municipality Land Use
Planning By-Law, 2015, the proposed utilization of the land must be
desirable. The concept of “desirability” in a land use planning context and
as contemplated in Section 65(1)(c) of the Stellenbosch Municipality Land
Use Planning By-Laws can be described as the:

‘degree of acceptability” of the specific land use(s) on a said property
within an exisfing natural or manmade environment and the guideline
proposals included in the relevant spatial development framework
plans and policies, and municipal enginesering services in so far as it
refates to desirabilily, or on the basis of its effect on existing rights and
the biophysical environment concerned,

The desirability of this application for Rezoning and Subdivision of Portion
54 of Farm 1202 Paarl will be discussed with regard to the following
aspects:

Physical characteristics
Character of the area
Accessibility

Spatial Planning

. Provision of services

9.1 Physical Characteristics

9.1.1 Topography
The subject property is located along Lumley Avenue, north of Helshoogte
Road and at the southern foothills of Simonsberg Mountain {nature
reserve), The subject property has a rectangle shape and has a gentle

slope that runs from west to east (Simonsberg Mountain to Lumley
-f"fr '
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Avenue). This slope however is more than acceptable to facilitate the
proposed development. Apart from the existing dwelling on the subject
property which will be accommodated on one of the new portions, there are
no physical features present on the subject property that needs to be taken
into account or which will prevent the proposed development. Although the
subject property is zoned for Agriculture and Rural zone, there are no
agricultural activities present or have been for years. According to the
findings of the Terrestrial Biodiversity Assessment no conservation worthy
vegetation which will prevent the subject property to be developed has been
observed.

9.1.2 Climate
The subject property is located inside the urban area of Johannesdal and

forms part of the Mediterranean climate system of the Westem Cape. The
area is known for its cold and wet winters and dry warm summers. The wind
is predominantly north westerly during the winter months and strong south
easterly in the summer time. February is the warmest month of the year,
while July is the coldest month.

We are of the opinion that the proposed deveiopment and the future new
buildings will not influence the existing microclimate of the area and that the
designs and layout of the development were sensitively done to facilitate
current climatic conditions.

9.2 Character of the area
The subject property is located within an area which has recently

experienced some new primarily residential developments in the area
(south of the subject property). Although this area originally developed as
agricultural small holdings, the inclusion of these properties into the urban
edge of Johannesdal has seen a transition of this area into a more urban
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setting. Some of the properties to the south have already been transformed
into residential erven, while the area to the north has been included into the
spatial planning policies for future development purposes. The proposed
development which comprises individual residential erven similar to what is
already present in the area fits in with what is intended for this area. A
variety of erf sizes provides a unigue opportunity to fulfil in the needs of all
within the community. The original rural character has therefore changed
into a more residential character which will be strengthening with the
proposed development. The subject property is sumounded by an
agricultural property to the north, an existing new residential development to
the south (Mentoor Mountain Estate), Simonsberg Mountain (nature
reserve) to the west and a residential dwelling (which bounds onto Lumley

Avenue to the east).

We are confident that the proposed development will have no negative
impact on the existing character of the area; in fact we strongly believe that

o
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the proposed development will strengthen the existing character of the area
and is therefore desirable.

9.3 Accessibility
The subject property is located west of Lumley Avenue which is a municipal

street that provides access toc many other residential properiies in the
immediate surrounds as well as to Protea Road which leads to the abutting
development Mentoor Mountain Estate. The access to the subject property
via the existing 5 meter servitude has been cancelled as stated in the Title
Deed. The intention is to extend Protea Road over the subject property to
provide direct access to the proposed development and beyond. This is
directly in line with the Road Access Plan for the area. The new proposed
internal road providing access to the individual residential erven will link with
the municipal street inside the abutting Mentoor Mountain Estate.

New access road to be extendesd 'ﬁ'o-iu’;i:cs_?;ad over subject property

A detailed Transport Site Assessment Report was compiled by ITS
addressing the relevant concerns and opportunities that the proposed
development will have on the existing road network in the area. A copy of
the Transport Site Assessment Report dated 26 March 2021 is
attached with this report.

e
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8.4 Spatial Planning

Although the subject property is located in an originally agricultural area it
has been transformed over time into a predominant residential area. The
existing spatial planning policy which is applicable to this area, the
Stellenbosch Municipal Spatial Development Framework (SMSDF), was
adopted by GCouncil in 2019 and provides guidelines for spatial
developments within the municipal area.

Portion 54 of Farm 1202 Paarl
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The subject property is located within the approved urban edge for
Johannesdal and Pnief. According o the Stellenbosch Municipal Spatial
Development Framework the spatial planning documentations and
guidelines indicate the provision of residential opportunities within the urban
area of Johannesdal that result in urban integration. The increase in
density inside the existing urban area has long been identified as an urgent
need and with this application it can be realised. The fact that the subiject
property is focated within an area already used and earmarked for such
purposes, confirms the ideal location of the proposed land use. Spatially the
utilization of the subject property for individual residential erven purposes is
not in conflict with any of the surreunding land uses.

It suffices to say that since this development will create new residential
opportunifies, it is not in conflict with the spatial planning policies of the
Stellenbosch Municipality and can therefore be regarded as desirable. The
subject property is subject to the provisions of the Stellenbosch Zoning
Scheme By-Law which was adopted in 2019. The purpose of this By-Law is
to manage the land use rights on land units within the Stellenbosch
Municipality as well as stipulating the land use parameters pertaining to
each of the specific zonings and land uses.

According to the zoning scheme by-law, the subject property is zoned
Agriculture and Rural Zone despite the fact that it is located within the
approved urban edge and earmarked as infill opportunities in the recently
approved SDF document. Since the proposed individual residential
dwellings will not be permifted under the existing Agriculture and Rural
Zoning, it is necessary that the zoning of the subject property be changed to
accommodate the proposed land uses. This change will be in accordance
with the provisions of the Zoning Scheme By-Law and will comprise
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conventional residential zone, public open space zone and public roads &
parking zone.

9.5 Provision of services

9.5.1 Report on Provision of Civil Engineering Services

Messrs Bart Senekal Inc. has been appointed as Civil Engineering
Consultants to compile a report on the provision of civil engineering
services for the proposed development. This report and findings are in
accordance with the requirements and standards of all the engineering
design guidelines for all aspects of engineering used and recommended by
all spheres of government in order to provide engineering services at the
lowest long term costs.

The discussions and recommendations with regard to the engineering
services required for the proposed development are included into the
attached Report on Provision of Civii Engineering Services dated 27 March
2021 and speak both to the external infrastructure and services as well as
internal distribution within the proposed development. The outcome and
findings of this report is the result of in depth discussions with the relevant
officials at the Stellenbosch Municipality.

According to the finding it is confirmed that potabie water, sewerage and
sclid waste removal for the proposed development can be accommodated
by the Stellenbosch Municipality in their existing infrastructure subject to the
upgrading of the Dwars River WWTW that is currently under construction.
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9.5.2 Services Report on Electrical Reticulation
Messrs De Villlers & Moore Consulting Engineers has been appointed

as Electrical Engineering Consultants to compile a report on the internal
electrical reticulation for the proposed development.

The findings of the investigation regarding the electrical supply is contained
in the attached Design Report for Electrical Services dated March 2021
confirm that the supply to the subject property will be from one of three new
minisubs that will be installed as part of their upgrade of infrastructure in the
area. The municipality also indicated and support the installation of street
lights.

9.5.3 Transportation Impact Assessment Report
Messrs ITS Engineers has been appointed as Traffic Engineering
Consultants to compile a Report for the proposed development which
investigates the expected transport related impact of the proposed
development and also the compliance with the Road Access Pian for the
area.

This investigation was done in context of the previously approved
developments that share the road networks in the area. The attached
Transport Site Assessment Report dated 26 March 2021 also describes
and evaluate the new access to the proposed development from a future
road network point of view. According to this report the traffic impact from a
capacity point of view will be insignificant and no road upgrades are
required,
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| 10. SUMMARY AND CONCLUSION

From the aforementioned it is clear that the proposed rezoning and
subdivision on Portion 54 of Farm 1202 Paarl in order to facilitate a new
residential development thereon, is in line with Section 65 of the
Stellenbosch Municipality Land Use Planning By-Law and in particular
Section 685(1)(c) thereof. The motivation for the proposed land uses can ke
summarized as follows:

Economic impact

» From a business point of view the application will optimise the existing
vacant property and at the same time provide new residential
opportunities within an established urban area.

> New employment opportunities will be created which will add to the
local economy of the area and increase the wellbeing of the residents.

» The new development will contribute to the local economy of
Johannesdal and surrounding areas.

» Direct (employment, labour force eic) and indirect (municipal taxes,
building plan fees etc.) economic benefits will arise from this new
development.

> The proposed development in its current scale and form will be
financially viable.

Social impact

> The proposed development will have a positive social impact since it
will provide in the demand for residential properties within easy access
from all directions.

» New employment opportunities will be created, not only during the
construction phase, but on a permanent basis.

r% ;'- ®-7 le Roux.
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» The layout and design of the residential development will reduce carbon
footprint and traffic congestion and encourage pedestrian movement
within the development.

» The proposed density of £14 unite/ha is in line with the spatial
recommendations for areas inside existing urban areas in order to
optimise the services and infrastructure.

Scale of the capital investment

» *In order to facilitate the proposed development the proposed new

buildings with infrastructure will be well in access of R25m (please
take note that these figures are only preliminary and final development costs

could even be much more).*

Compatibility with surrounding land uses

» The subject property is abuited by existing residentiai development
{(Mentoor Mountain Estate) and is in line with the existing land uses in
the immediate surrounds.

> The new proposed development will in scale fit in with what is already in
the area with potential erven and buildings similar in size.

» The proposed urban land uses is in line with the spatial planning visions
and policies of the Stellenbosch Municipality for the area,

» The residential options provided in the development proposal are it line
with what is already present in the area.

Impact on external engineering services

» From a civil engineering services point of view there is sufficient
capacity available in the existing network to accommodate the proposed
development subject to the completion of the Dwars River WIWWTW
which is under construction.
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» From an electrical point of view provision will be made for the proposed
development in the current upgrades that is being implemented.

Impact on safety, health and wellbeing of the surrounding community

» There is no reason to believe that the proposed development will result
in any changes to the safety and security in the area sincs it is in the
applicant's own interest to ensure strict security in the area. In fact the
proposed development will increase the security in the area and
especially along the common boundary with Mentoor Mountain Estate.

impact on heritage

> Although there are no heritage resources on the subject property, a
formal heritage process will follow.

> The proposed development will have no direct impact on any existing
heritage resources in the immediate surrounds.

Impact on the biophysical environment

> It has been confirmed by the spegcialist investigation conducted that no
impact is expected on the biophysical environment since the subject
property is already disturbed and no conservation worthy vegetation or
any ecological habitats are present thereon.

Traffic _impacts, parking, access and other transport related
consgiderations

> Access to the subject property and proposed development will be taken
from the existing Protea Road at a designated point in the eastern end
of the subject property.

> The internal road network will comprise a 13m wide entrance road and
10m wide intermal roads providing direct access to each of the individual
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residential erven within the development. These internal roads will link
with the municipal streef on mentor Mountain Estate.

» Sufficient onsite parking for the individual residential erven will be
provided as required by the Zoning Scheme By-Law.

» The Transportation Site Assessment confirms that the traffic impact
from a capacity point of view will be insignificant and no road upgrades
are required.

Whether the imposition of conditions can mitigate and adverse impact
of the proposed Jand use

» We are of the opinion that the proposed development will not have any
adverse impact on the surrounding area and no mitigating factors are
required,

> In order to ensure that the development is done in accordance with the
necessary standards and guidelines, conditions of approval are a

common phenomenon.

itis our view that the proposed development will have an enhancing impact
on the surrounding area and no mitigation is foreseen for the

development project.

| trust therefore that the application for Rezoning and Subdivision of
Portion 54 of Farm 1202 Paarl in order to facilitate a new residential
development thereon as depicted on the attached Subdivision Plan: Plan
H10-150 SUB1 REV04 dated March 2021 will be approved.

PIERRE-JEAN LE ROUX
Pr. PIn. A./803/1995
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ANNEXURE F

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

PORTFOLIO OF EVIDENCE
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Sechions. 45, 46 and 5

5 of 1he Sfeliénbosch Mumcnpal Tond Use Plunmng By-Low (2015)

Proof of notices published

7. If applicable, photo evidence to confirm site nofice {one close
up and one from across the street)

8. Wording of the cdvertisement accurate and copy attached

%. Proof of notices published [publication date visibie)

Proof of nolices served

10. Wording of nofice accurate and example atiached

11.Proof of all nofices served to neighbouring properties
atiached

12. Proof of all notices served to interest and community gfoups
attached

13. Proof of alt notlices served o municipal departments ond
organs of state (government dept’s and entilies) attached

Commenis recelved

14. All objections and comments received attached, including
amended commenis if relevant

15. All comments from municipal departments and organs of staie
received (must alse be attached to POE)

16. Consent from abuifing propety owners obfained and

atached Dib NoT opmMENT

Bf /Famno | 1202 Portion(s) | o4 Allotment | o, ARt
if farm Area
Owner/
Applicant P-J LE ROUX TOWN PLANNERS Lu/# 12632
Notice Period From: 8 JULY 2021 To: 10 AUGUST 2021
OWNER/APPLICANT
CONFIRMATION OR DOCUMENTATION SUSMITTED / ADMIN VERIFY
YES NO | N/A
1. The declaration is duly signed e
2. Applicont confirms that the public padicipation process was -
duly undertaken as instructed and attached
3. Municipality informed of the start date and closure date D R PR i
4. The advertisement periocd complies with the required 30 days
(60 days for municipal departments and organs of state)
5. H applicable, confirms that the sile nofice was placed and
kept. on site for the full duration of the public participation
process
4. Al communications (other than notices} in respect of the
public participation process attached
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July 2021v2

17. Applicant’s written reply / responding comments on all the
objections attached

KINDLY NOTE:

1. The POE may only be submilted once all relevant municipal deparimenis and organs of stale have
submilied their comment, inclusive of the applicant’s wrilten reply therefo.

2, When any commenls have been discussed or amended terms negoliated with the relevant cormmmenting
enfity. the amended comments and the applicant's wriften reply thereto must be attached fo the POE.

3. The decision-making period will only commence alfer receipt and confirmailion of a complete POE in
accordance with section 57 of the Bylaw.

COMPLETE AND SIGN THE FOLLOWING DECLARATION

DECLARATION
I, {full nomes & sumame) PIERRE-JEAN LE ROUX
and ID No: 631214 5054 089, as the Applicant for the above application, hereby confirms:

1) 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 Bylow;

2) the information coniained in the above checklisi and the accompanied information and
documeniation in the Porfolic of Evidence for the concluded public participation process,
are accurate and complete; and

3) the personal information {e.g. name, address, contact details) of interested and affected
parties as supplied by the Municipality was only used for official municipal communication

matters with reference 1o the Protection of Persondi Information Act 4 of 2013 (POPY).

Duly signed.on ™ a AUGUST 2021 at PAARL
/ Date Place

Signature i ’ !E

For office use only

CHECKED BY ADMINISTRATIVE OFFICER AQA Conl 10 92021,
CHECKED BY TOWN PLANNER

DATE VERIFIED
NOTES TO BE RECORDED:
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1

APPLICATION FOR REZONING, SUBDIVISION AND PHASING OF THE
DEVELOPMENT:

FARM 1202/54, JOHANNESDAL
H 10-150
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P/A ARCHIE WILLIAMS
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oo D PARGEL s
PNIEL PA 478 307 545 ZA
7681 CUSTOMER COPY 3112
Paarl ¥e36 mé( ]
Post Gifice 5
o l
08 JuL 407 |
E

Foho No i
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Mnr/Me J SEPTEMBER
POSBUS 94 ORDINARY PARCEL
| ShereCall DBAR 111 502 it Sipes ozl
PNIEL ' pE 830 228 948 za
CUSTOMER COPY e
7681
Mnr/Me RE SEPTEMBER
PROTEASTRAAT 12
JOHANNESDAL ‘ ONDINARY PARGEL
PE 330 225 785 zp
PNIEL CUSTOMER COPY 301014
7681
KL+ML LACKAY
PROTEASTRAAT 8
JOHANNESDAL ’mﬁmm
PE $30 228 750 ga
PNIEL CUSTOMERCOPY 301018
7681
LS LACKAY
POSBUS 74 0 DRDINARY PARCEL
PE 930 229 B34 Zh
P N l E L CUSTOMER COPY 301016
7681
LD DE WET
PO BOX 85 oy .
PNIEL FE 930 220 87% 2A
{CUSTOMERCOPY  3ims
7681
AJB STUBBS
12 LUMLEY STREET
POSBUS 111
JOHANNESDAL oI DANARY PARCEL
PE 930 229 825 za
7681 CUSTOMER GOPY 30118

Paarl 7620

post Gitice |
08 Jut 204

Folio No: &
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Mnr/Me S CLARKE
POSB
QSBUS 353 M%mm
PNIEL FE 930 229 817 za
CUSTOMER COPY  3#104s
7681
Mnr CD NOVEMBER
POSBUS 340 ORDINARY PARCEL
PNIEL PE 030 229 794 ZA
CUSTOMER COPY  M11E
7681

Mnr/Me | & KS ISAACS
POSBUS 88

oot L PARCEL

PE 930 229 803 zn

PNIEL CUSTOMER GOPY  3s1Ms
7681
Mnr IP ADAMS
POSBUS 93 ORDINANY PARCEL

DE 330 229 717 EA
PNIEL CUSTOMER COPY 301018
7681
AS+HG FORTUIN
PO BOX 256 ‘ ORDINARY PARCEL

FE 930 229 763 ZA
PNIEL CUSTOMER COPY 31016
7681
NAM ONTWIKKELAARS CC
POSBUS 104 . CEDINARY

EE 30 229 651 za

PNIEL CUSTOMER GOPY 30101
7681

Paarl 7620 s
Post {10 ¥
08 JUt cuc

Folio No: 1
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DEVELOPMENT:
FARM 1202/54, JOHANNESDAL
H 10-150

1

APPLICATION FOR REZONING, SUBDIVISION AND PHASING OF THE

DETAILS OF INDIVIDUALS

REGISTERED MAIL TRACKING NUMBER

DEPARTMENT OF AGRICULTURE
DIRECTORATE: LAND USE MANAGEMENT
PRIVATE BAG X120

PRETORIA

0001

Ih&mm“
PA 478 307 510 ZA

CUSTOMER CDPY 301012

DEPARTMENT OF TRANSPORT AND PUBLIC ROADS
DEPUTY DIRECTOR-GENERAL: ROADS INFRASTRUCTURE

m%m PARCEL

P O BOX 2603 , PAAIE 30T SR
CAPE TOWN CUSTOMERGOPY  30ms2
8000
THE DISTRICT ROADS ENGINEER (PAARL)
PRIVATE BAG X 6003
PAARL oS AR PARCEL

PE 330 229 8922 za
7646 CUSTOMEA GOPY 301016

ATTENTION: MR G VAN SCHALKWYK

DEPT. OF ENVIRONMENTAL AFFAIRS & DEVELOPMENT
PLANNING

PRIVATE BAG X 9086

CAPE TOWN

8000

DIRECTOR: DEVELOPMENT MANAGEMENT REGION 2:
ATTENTION: KOBUS MUNRC

ORDINARY
CE¢ 111 507 www.iapo. coze

PE 930 22¢ 905 za
CUSTCMER COPY  3ti018

Oidios

P*adarﬁ\'#?%20 ﬁ?\
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!
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PJ le Roux Kantoor

From: PJ le Roux Kantoor [info@pjleroux.co.za)

Sent: Thursday, 08 July 2021 08:08

To: 'bartjacobs23@ziggo.n!’

Subject: Notice: Portion 54 of Farm 1202, Johannesdal

Attachments: Notice - Ptn 54 of Farm 1202, Johannesdal .pdf; Locality.pdf; Subdivision Plan Barron_H

10-150 SUB1 REVS_MAY 2021.pdf

Importance: High

Dear: Bart Jacobs

APPLICATION IN TERMS OF THE STELLENBOSCH MUNICIPAL LAND USE PLANNING BY-
LAW, 2015:

APPLICATION FOR REZONING, SUBDIVISION AND PHASING OF THE DEVELOPMENT:
PORTION 54 OF FARM 1202, JOHANNESDAL

Being the owner of Erven 220, 221 and 218, Johannesdal in the vicinity of the abovementioned
land unit, in the vicinity of Portion 54 of Farm 1202 Johannesdal, you are hereby informed that a
land use planning application was recently submitted to the Stellenbosch Municipality for
Rezoning, Subdivision and phasing of the development.

As instructed in terms of the Stellenbosch Land Use Planning, 2015, please find the necessary
notice for your attention.

You are provided the opportunity to comment on the contents of the notice and should be
submitted within 30 days from the date of receipt of this email viz by 9 August 2021 and which
must be emailed to the applicant by electronic mail as follows: P-J le Roux Town Planners Pty Lid

{ pi@pijleroux.co.za.

If you have any questions pleass feel free fo contact this office.

Please acknowledge reciept of this email.

Kind regards

Graqory de Vries

Cra178r2020

ND {TRF)

/ﬁff; P-) Le Roux
Slgde-nn Maekippiannead
Yown and Kiglonal Planirs

Pty Reg. No.: 2015 /058583 /07

262 Main Road ! P.0.Box 3457
Paarl Paart

7648 7620

Tel: 021-8372249%

Faks: 086 605 5431
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PJ le Roux Kantoor

From: PJ le Roux Kantoor [info@gpijleroux.co. za]

Sent: Thursday, 08 July 2021 08:06

To: 'infostlandba@mweb.co.za'

Subject: Notice: Portion 54 of Farm 1202, Johannesdal

Attachments: Notice - Ptn 54 of Farm 1202, Johannesdal .pdf, Locality.pdf; Subdivision Plan Barron_H

10-150 SUB1 REVS_MAY 2021.pdf

Importanca: High

Dear: Stellenbosch Agricultural Society

APPLICATION IN TERMS OF THE STELLENBOSCH MUNICIPAL LAND USE PLANNING BY-
LAW, 2015:

APPLICATION FOR REZONING, SUBDIVISION AND PHASING OF THE DEVELOPMENT:
PORTION 54 OF FARM 1202, JOHANNESDAL

As interested and affected parties, in the vicinity of Portion 54 of Farm 1202 Johannesdal, you are
hereby informed that a land use planning application was recently submitted to the Stellenbosch
Municipality for Rezoning, Subdivision and phasing of the development.

As instructed in terms of the Stellenbosch Land Use Planning, 2015, please find the necessary
notice for your attention.

You are provided the opportunity to comment on the contents of the notice and should be
submitted within 30 days from the date of receipt of this email viz by 9 August 2021 and which
must be emailed to the applicant by electronic mail as follows: P-J le Roux Town Planners Pty Ltd
/ pi@pijleroux.co.za.

If you have any questions please feel free to contact this office.
Please acknowledge reciept of this email.

Kind regards

Greqgory de Vries
C19178/2020
ND {TRP)

APP-) Le Roux

J;{J Btiidann Etraakbepinnnen!
] Terwt ared Ruglons! Plitmwes

Pty Reg. No.: 20157058583 ! 07

262 Main Road ! P.O.Box 3457

Paari Paarl

7646 7620

Tel: 021-8722499

Faks: 086 605 8431

Sel: 0760317607 i
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PJ le Roux Kantoor

From: PJ le Roux Kantoor [info@pjleroux.co.2a)

Sent: Thursday, 08 July 2021 08:06

To: ‘info@stellenboschinterestgroup.org’

Subject: Notice: Portion 54 of Farm 1202, Johannesdal

Attachments: Notice - Ptn 54 of Farm 1202, Johannesdal .pdf, Locality. pdf;, Subdivision Plan Barron_H

10-150 SUB1 REVS_MAY 2021. pdf

Importance: High

Dear: Stelienbosch Interest Group

APPLICATION IN TERMS OF THE STELLENBOSCH MUNICIPAL LAND USE PLANNING BY-
LAW, 2015:

APPLICATION FOR REZONING, SUBDIVISION AND PRASING OF THE DEVELOPMENT:
PORTION 54 OF FARM 1202, JOHANNESDAL

As interested and affected parties, in the vicinity of Portion 54 of Farm 1202 Johannesdal, you are
hereby informed that a land use planning application was recently submitted to the Stellenbosch
Municipality for Rezening, Subdivision and phasing of the development.

As instructed in terms of the Stellenbosch Land Use Planning, 2015, please find the necessary
notice for your attention.

You are provided the opportunity to comment on the contents of the notice and should be
submitted within 30 days from the date of receipt of this email viz by 9 August 2021 and which
must be emailed to the applicant by electronic mait as follows: P-J le Roux Town Planners Pty Lid

! pi@pijleroux.co.za.

If you have any questions please feel free to contact this offica.
Plaase acknowledge reciept of this email.

Kind regards

Gregory de Vries
CIo1TBI2020
ND (TRP)

/‘f?'v P-) Le Roux

J Tm-fn and R-gimnﬂ l’hnm,l.‘a

Pty Reg. No.: 2015 | 058583 / ¢7

262 Main Road /! P.O.Box 3457

Paar{ Paarl

7646 7620

Tel: 021-8722499

Faks: 086 605 8431

Sel; 0760317607 1
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ANNEXURE G

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

OBJECTION FROM SIG
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Belangegroep Stellenbosch Interest Group
9 August 2021

Mr P J Le Roux pi@pijleroux.co.za

Town and Regional Pianner
262 Main Road
PAARL

Dear Mr Le Roux

OBJECTION TO THE PROPOSED REZONING (FROM “AGRICULTURAL & RURAL
ZONE” TO “SUBDIVISIONAL AREA OVERLAY ZONE”) IN TERMS OF SECTION
15(2)(a) AND TO SUBDIVISION IN TERMS OF SECTION 15(2)d) OF THE
STELLENBOSCH MUNICIPALITY LAND USE PLANNING BY-LAW 2015: PORTION 54
OF FARM 1202 JOHANNESDAL: TO PERMIT THE ESTABLISHMENT OF 30
CONVENTIONAL RESIDENTIAL ERVEN, 3 PUBLIC OPEN SPACES AND
ASSOCIATED PUBLIC ROADS

1. | refer to a notice in the media conceming the abovementioned application calfing for
comment before the closing date of 10 August 2021. The copy of the application on
the Municipal website with reference LU/12632, downloaded by the Stellenbosch
Interest Group (SIG), however, states that the commenting period extends from 8 July
2021 1o 9 August 2021.

2. For your information, paragraph 5.7.2 on page 84 of the Stellenbosch Municipality
Spatial Development Framework (MSDF), approved by the Council on 11 November
2019, the following is stated: “Pniel, Lanquedoc, Johannesdal and Kylemore remain
relatively distinct, with small scale farms within the urban edge of each. Agricultural
trade and labour continue to feature strongly in these settlements, both in land use,
and the wellbeing of people. Settiements contain numerous places of historic
significance, and the density of development is refatively fow. Undeveloped iand within
the urban edge occurs south of Pniet and in a comidor between Lanquedoc and
Kylemore. (These areas were defined as future development areas in the previous
MSDF)". On page 85 of the same document thig property is, in its entirety, designated
as an open green area including agriculiure (see Figure 38, Dwars River Valley
Concept). In relation to this scenario, the following is also indicated in Figure 39,
being the Dwars River Valley Plan, on page 87 of the MSDF, namely that the bulk of
abovementioned property is designated as a Green Area Retained. A small portion of
the property is also designated as a Graded Landscape to be Protected.

3. In addition to the restrictions referred to in paragraph 2 above, Table 16 on page 49 of
the MSDF it is indicated that no tand for indigent housing is required in
Johannesdal.

G 2217, Dennesig 7601 Q21 886 4741 info@stellenboschinge EStOrouR.org
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Notwithstanding the fact that this property had been defined as a future development
area in the previous MSDF, current policy indicates that the Municipality needs to
exercise its discretion when considering purely market driven applications such as
this. In doing so it needs to carefully consider the following principles and policies
contained in the MSDF. For ease of reference the seven key principles contained in
the MSDF can be summarised as follows:

maintain and grow our natural assets;
respect and grow our culiural heritage;
direct growth to areas of less natural and cultural significance as well as
movement opportunity;

* clarify and respect the difierent roles and functions of setiements:

» clarify and respect the roles and functions of different elements of the
movement structure;

* ensure balanced, sustainable communities; and

* focus collective energy on critical catalytic projects.

In summary this proposal is not consistent with applicable policy as future residents
of the proposed development will be entirely dependent on private transport and are
extremely uniikely to find employment in the Dwars River Valley. Commuting by.
these residents will add considerably to the carbon foolprint and cannot be
supported. Based on the seven principles above and five other very well-defined
policy statements in the MSDF (quoted below), development proposals that do not
conform to these principles and policy statements should not be approved.

“Even it difficult, it is a matter of now or never. We cannot behave and live like
before. We cannot afford to lose moare nature and agricuitural land, develop at low
densities, and priaritise building roads for private cars more than public transport. if
we do that, the system will fail. Material wealth will not assist.”

“Containing settlement footprints by curtailing the further development of peripheral
dormitory housing projects.”

“Containment of settlements to protect naiure / agricultural areas and enable public
and non-motorized transport and movement.”

“A focus on public and non-motorized transport and movement.”
“Allow future opportunily to build on existing infrastructure investment”

The “Change Actions” referred to in Table 24 on page 86 of the MSDF requires that
more detailed planning should be undertaken and that various alternatives should be
considered to determine how best this property can be developed, having regard 1o
the afore-mentioned principles, policies, and guidelines. Please note that as the
proposed development will change the character of an area larger than 5000 m?, the
application cannot be considered until Heritage Westem Cape (HWC) has
commented thereon. This is especially important because of the visually sensitive
location of the property.
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In the light of the above-mentioned comments and reasoning it is recommended that
alternative uses and a variety of proposed densities of development on the land unit
should be considered. In this respect subdivision of the property into to two or even
three units could be considered as such development would have a far lower visual
impact and give rise a greatly reduced carbon footprint. it is accordingly trusted that
the development as currently proposed on Portion 54 of the Farm 1202, will not be
approved.

Yours faithfully

PE Betosa,
Patricia Botha
(Chairperson)

Cc

esther.groenewald@siellenbosch.gov.za; Portfolio Councilior, Ptanning and
Economic Development

Anthony.barnes@stellenbosch.gov.za; Director: Planning and Economic
Development
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ANNEXURE H

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

COMMENT FROM THE
DEPARTMENT OF
ENVIRONMENTAL AFFAIRS
AND DEVELOPMENT
PLANNING
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DIRECTORATE: DEVELOPMENT MANAGEMENT (REGION 2)

Western Cape
Government

Angetina. Moble @westemcape.gov.za
Tel: #27 21 483 8354 Fax: +27 21 483 3433
Environmental Affairs ana 1 Domp Sireet. Cape Town, B00D
Cevelopment Planning www.weslerncape.gov.za/eadp

REFERENCE: 15/3/2/12/BS2

P-J Le Roux Town Planners {PTY) LTD

242 Main Road
Paarl
7646

pi@pileroux.co.za

FOR ATTENTION: P-JLE ROUX

REQUEST FOR PLANNING COMMENT: REZONING AND SUBDIVISION: PORTION 54 OF FARM 1202,
JOHANNESDAL

1. Your request for comment, dated 8 July 2021, has reference.

2. The application under considerafion is the rezoning of Portion 54 of Farm 1202,
Johannesdal from Agriculture & Rural Zone to Subdivisional Area Overlay Zone and the
subdivision thereof into 35 portions (30 Conventional Residential Zone erven, 3 Public
Open Spaces and 2 Public Road & Parking Zoned erven}.

3. The site is located within the urban edge of Jehannesdal in terms of the Stellenbosch
Development Framework, 2012 and the proposed developrment will be compatible with
the surrounding approved residential developments, such as the Mentoor Mountain
Estate to the immediate south of the subject property.

5. This Directorate has no objection io the proposed development from o provincial

planning perspective, and reserves the right to omend its comment should any
additional or new information be obtained.

Kobus MuUNro o sisebykobus e
DIRECTOR: DEVELOPMENT MANAGEMENT REGION 2

Page 1 of 1
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ANNEXURE |

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

COMMENT FROM HERITAGE
WESTERN CAPE
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Ovr Ref; HM/ CAPE WINELANDS / STELLEMBOSCH / PORTION 54 OF FARM 1202

Case No: 21032408580408E ;r_ o

Enquiries: Stephanie-Anne Bamordt ILifR teMwell Inkiahion

E-mall: stephanie .bamardt@westemcape.gov.za Erfends Yoo

Tel: 021 483 5259 Heritage | .} = U'
o T e e

Jenna Lavin

Jenna.lavin@ctsheritoge.com

RESPONSE TC NOTIFICATION OF INTENT TO DEVELOP: FINAL
In terms of Seclion 38{1) of the Nafional Herlage Resources Act {Act 25 of 1799) and the Western Cape
Provincial Gazefte 4041, Nofice 298 of 2003

NOTIFICATION OF INTENT 1O DEVELOP: PROPOSED RESIDENTIAL DEVELOPMENT ON PTN 54 OF FARM 1202,
BARRON HEIGHT PROTEA ROAD, PNIEL SUBMITTED IN TERMS OF SECTION 38(8) OF THE NATIONAL HERTAGE
RESOURCES ACT (ACT 25 OF 1999)

CASE NUMBER: 21032408580408E
The matter above has reference.

Heritage Western Cope B n receipt of odditional information for the above matter received. This
matter was discussed at the Heritage Officers meeting held on 19 April 2021,

You are hereby nofified that, since there is no reason o believe that the proposed residentiol
developrment on Pin 54 of Farm 1202, Bearron Height Protea Rood, Priel will impact on hertage
resources, no futher acticn under Section 38 of the Nationol Heritage Resources Act [Act 25 of 1999) i
required.

However, should any heritage resources, including evidence of graves ond hurman  burials,
archaeological material and paleontologicol material be discovered during the execution of the

activities above, all works must be stopped immediaiety, and Heritage Westem Cape must be notified
without delay.

This letier does not exonerate the applicant from obtaining any necessary approval from any other
applicable statutory authority,

HWC reserves the right to request additional information as reguired.

Should you have any further queries, please contact the official above and guote the case number.

‘ Heritage Western Cape

¢ ‘i{éf"__ ‘ v l’ Erfenis Wes-Kaap
I:é‘ "_ ‘ (Lifa leMveli ieNtshera Koloni

AR ISR EE R IEETIRE

Colette Scheermeyer 04 May 2021
Acling Chief Execulive Ofiicer T
W Lo

wwivL.westarncape.gev.re/ses
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ANNEXURE J

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

COMMENT FROM THE
DEPARTMENT OF
ENVIRONMENTAL AFFAIRS
AND DEVELOPMENT
PLANNING
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Department of Environmental Aftairs and Development Planning
Western Cape D'miri Matthews

Government Development Management

D'mitri.Matthews@westemcape.gov.za | Tel: 021 483 8350

REFERENCE:  146/3/3/6/1/B3/28/1104/21
DATE: 4512021

The Boord of Directors

Barron Property Development
& Vygie Street

Lanquedoc

GROOT DRAKENSTEIN

7680

Altention: Mr. M. Bamon
Cell: 076 779 6242
Email: markbarron2404@gmail.com

Dear Sir

RE: APPLICABILITY OF THE NATIONAL ENVIRONMENTAL MANAGEMENT ACT, 1998 (ACT NO. 107 OF
1998) ("NEMA") ENVIRONMENTAL IMPACT ASSESSMENT (“EIA") REGULATIONS, 2014 (AS
AMENDED), WITH RESPECT TO THE PROPOSED BARRON HE{GHTS RESIDENTIAL DEVELOPMENT ON PTN
54 OF THE FARM 1202, JOHANNESDAL, PAARL

1. The electronic comespondence dated 30 March 2021, as received by this Department on 8 April
2021 and the electronic comespandence dated 22 April 2021, refer.

2. Folowing the review of the new information contained in the electionic correspondence, this
Department notes the following:

21 The proposed development entails the redevelopment of the site that will comprise:
2.1.1 30 individudl residential erven;
2.1.2 Three open space portions;

2.1.3 Two public road porlions (6m wide road. in a 13m wide road reserve, from Protea Road
which also gives access to the abutting residential development and which will link
with a 5m wide internal road network (phase 2) within a 10m wide road reserve);

2.1.4 Water and sewage infrastructure; and
2.1.5 Stormwater infrastructure.
22 The property is approximately 2,03ha in extent.
23 The are no watercourses oh the property.

2.4 The site i located within an urban area.

3. Your attention is therefore drawn to the listed activilies in ferms of the NEMA ElA Regulations 2014 (as
amended) as defined in Listing Nofices {“LN”) 1, 2 and 3 of 7 April 2017. Be advised that, based on
the information provided, the proposed residential development on the abovementioned property,

www westerncabe. aov.za
Deportment of Environmental Affairs and Development Planning
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does not constitute any fisted activities as defined in terms of the NEMA EIA Regulations 2014 jas
amended]. Environmental Authorisation is therefore not required prior to the proposed development.

The above-mentioned is based on the following:
4,1 The site Is located within the urban crea,

4.2 Less than Tha of vulnerable indigenous vegetation will be cleared.

However, should any future development of the consolidated portions trigger any listed activity in
terms of the ElIA Regulations, 2014 {os omended), an application fom for Environmeniai
Authorisation must be submitted to the Competent Authority and the Environmental Authorisation
obtained prior fo the development proposal being commenced with on the proposed site. The
relevant apphcafion  forms  are  available  on  this Depariment's  website;
www.westerncape.gov.zo/eadp.

You are further reminded of your general duty of care towards the environment in terms of section
28(1) of NEMA which states:

"Every person who causes, has caused or may cause significant pollufion or degradation of ihe
enviranment must iake reasonable measures to prevent such pollution or degradation from
occurring, continuing or recuning, or, in so far as such harm to the environment is authorised by law
or cannot reasonably be avoided or stopped, o minimise and rectify such pollution or degradation
of the envirorument.”

Please note that the applicant must comply with any other statutory requirements that may be
applicable to the undertaking of the activity.

Kindly quote the abovementioned reference number in any future comespondence concerning the
proposed development,

This Department reserves the right to revise or withdraw its comments and request further information
based on any information received.

Yours faithfully

Marbe Dok
m Coetzee
HEAD OF COMPONENT
ENVIRONMENTAL IMPACT MANAGEMENT SERVICES: REGION 1

DEPARTMENT OF ENVIRONMENTAL AFFAIRS AND DEVELOPMENT PLANNING
Cctor (1} Mr. 8. van der Merwe (Stellenbosch Municipality) Email: schck.vondermeme@sfeIlenbosch.govza

www westerncape . Qov.zag
Dapartment of Environmental Affairs and Development Planning w
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ANNEXURE K

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

COMMENT FROM WESTERN
CAPE DEPARTMENT OF
AGRICULTURE: LAND USE
MANAGEMENT
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Western Cape Cor Van Der Walt
Government LandUse Management
: Emal: LandUse.Elsenburg@elsenburg.com
e tel: +27 21 808 5099 fax: +27 21 808 5092

OUR REFERENCE : 20/9/2/5/4/1192
YOUR REFERENCE : H10-150
ENGQUIRIES : Cor van der Walt

PJ Le Roux Town & Reglona Planners
PO Box 3457

PAARL

7620

Att: PJ Le Roux

APPLICATION FOR REZONING AND SUBDIVISION: DIVISION PAARL
PORTION 54 OF THE FARM NO 1202

Your application of 28 April 2021 has referencs.

The Westem Cope Depariment of Agriculture: Lond Use Monagement has no oblection to the
proposed application.

Please note:
s That this i only asecommendation 1o the elevant deciding Authorties in terms of the
Subdivision of Agricultural Lond Act 70 of 1970,

» {indly qucte the above-rmentioned reference number In any fulure comespondence in
respect of the application.

www.shenburg com WWw . wWasieIncope govao
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» The Depariment reserves the right 1o revise inifial comments and request further information
bassd on the infarmadion recetved.

Stellenbosch Municipality
PO Box 17

STELLENBOSCH

7599

Directorate Land Use and Sustainable Resource Management
National Depariment of Agriculhwe

Private Bag X 120

PRETORIA

0001

i’age 20f2
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ANNEXURE L

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

COMMENT FROM THE
DEPARTMENT OF
TRANSPORT AND PUBLIC
WORKS




W] vestern Cape TRANSPORT & PUBLIC WORKS: ROADS
. ® %) Gavernment Chief Directorate: Road Planning
Email: grace.swanepoel@westerncape.gov.za
Tel: +27 21 483 4469

Room 335, 9 Dorp Street, Cape Town, 8001
P.Q, Box 2403, Cape Town, 8000

REFERENCE: TPW (Job 28798)
ENQUIRIES: Ms G Swanepoel
DATE: 24 Avugust 2021

Director: Planning & Economic Developmem

Stellenbosch MUhIdlpGlIT%JE-LL.’\W X *‘“ FUBACIPALTY
PO Box 17 PLANKING 3 F]E’,;“';_P“ 1ENT SERVICES

, STELLENBOSCH
509 03 SEP 202

E‘h rv:;;“*_.’“ ; i‘_ '.:._“:: .k“
Attention: Mr Ulrich ivo ‘ﬁ}ﬁ%ﬁd&ﬁm Y Ho

e Tt s VU SO —

Dear Sir : e et o R S

s st R

PORTION 54 OF FARM 1202 JOHANNESDAL, STEI.I.ENBOSCI:LMAM RQAB*‘I'?Z‘”“RPFI]C'FTION FOR

REZONING AND SUBDIVISION Ak oz am e 7
F oz sy éiz_J

1. The following refer: 2 BT ig;__,j._'_j_‘ N

L)

[

1.1 Land use application ref, LU/12632 in respee?-of -Porlion 54 oF Farm- “1202 Jbﬁonnesdal
Stellenbosch, sent to this Branch on 8 July 2021 by P-J Le Roux Town Planners and

1.2 Transport Site Assessment ref. 4336 by TS dated 26 March 2021.

2, The subject property is located on the west side {upslope) of Main Road 172 (the R310
Helshoogte Road) and takes access from MR172 via Sonstracl Road and Lumiey Avenue,

3. The land use application is for the following:

3.1 Rezoning of Farm 1202/54 Paal (Johcannesdal) from Agricultural and Rural Zone to
Subdivisional Area Overlay Zone and

3.2  Subdivision of the subject property inte 35 portions, comprising 30 Conventional Residential
Zone erven, 3 Public Open Space Zone erven and 2 Public Road and Parking erven.

4. while it is accepted that the traffic impact of this development will in and of itself be
relatively low {30 additional viph passing through the MR172 / Sonstraal Road intersection),
it is noted that there are several other developments currently under way, esp. north of
Sonstraal Road between Lumley Road and MR172, each of which will likely generate similar
additionai volumes of traffic. it is likely that there will be pressure for further developments
to the north and south of Farm 1202/54 Paarl, and west of Lumiey Road. The combined

www.weslermncape.aov.za
Transport & Public Works | Roads
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TPW (Job 28798)

impact of these developments may well be significant, even if each by itself is not. It is
therefore strongly recommended that a land use and roads master plan be developed (if
such a plan is not yet in place), in which the combined impact of future developments on
key intersections is assessed. This Branch may object to further development applications
in this area in the absence of such plans.

5. The MR172 / Sonstracl Road intersection is a raised, brick paved intersection, so speeds are
relatively low and the additional traffic is not considered to be a concern in terms of
congestion or road safety,

é. This Branch offers no objection to the land use application for Farm 1202/54 Paarl
(Johannesdal} as outlined in the documents listed in paragraph 1 above.

7. In terms of Act 21 of 1940, this Branch approves the subdivision of Farm 1202/54 Paail.

Yours Sincerely

}
SW CARSTENS
For DEPUTY DIRECTOR-GENERAL: ROADS

Transport & Public Works | Roads
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ANNEXURE M

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

COMMENT FROM THE
DIRECTOR: ENGINEERING
SERVICES
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MEMO

=) DIRECTORATE: INFRASTRUCTURE SERVICES
DIREKTORAAT: INFRASTRUKTUURDIENSTE

TO : The Director: Planning and Development

FORATTENTION : Salome Newman
FROM : Manager: Development (Infrastructure
Services)
AUTHOR : Tyrone King
DATE : 19 July 2021 _
RE. : Farm 1202/64, Johannesdal: Subdivision for 30 residential erven

{public roads and services)

YOUR REF : LUH2632
OUR REF : 2182 CIVIL LU

Details, specifications and information reflected in the following documents refer:

¢ Proposad Subdivision Plan No H 10-150 SUB1 REV 06 dated July 2021, by PJ Le Roux;

*  Transport impact Assessment by ITS dated 26 March 2021;

»  Engineering Services Report dated 27 March 2021 by Bart Senekal Inc;

« Concept Civil Engineering Services Layout Drawing No 1441/1A by Bart Senekal Inc
(Annexure: Services)

These comments and conditions are based on the following proposed developmeant parameters:

e Total Units > 260m% 25 No
¢ Total Units > 500m* 5No

Any development beyond these parameters would require a further approval and/or a recalculation
of the Davelopment Charges from this Directorate.

This document consists of the following sections:

Engineering Condtions (major devok rovd
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PROPOSED REZONING AND SUBDIVISION OF FARM 1202-54, JOHANNESDAL {30 RESIDENTIAL

ERVEN)

A, Definitions

B. Recommendation fo decision making authority

C. Specific conditions of approval: These conditions must be complied with before clearance
certificate, building plan or ocoupation certificate approval; whichever is applicable to the
development in question.

D. General conditions of approval: These conditions must be adhered to during implemeniation 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 refamrad to in the development conditions, shall have
the meanings hereby assigned to except where the context otherwise requires:

(a)

(b)

(c}

‘Municipaifty” means the STELLENBOSCH MUNICIPALITY, a Local Authority, duly
established in terms of section 9 of the Local Govemment Municipal Structures act, Act
117 of 1988 and Provincial Notice (489/200), establishment of the Stellenbosch
Municipality (WC024) promulgated in Provincial Gazette no. 5590 of 22 Seplamber
2000, as amended by Provinciat Notice 675/2000 promulgated in Provincial Gazette;

“Developer” means the developer and or applicant who applies for certain development
rights by means of the above-mentioned land-use application and or his successor-in-
title whe wish to abtain development rights at any stage of the proposed development:

"Engineer’ means an enginesr emploved by the “Municipalify” or any person appointed
by the “Municipali from time fo time, representing the Direclorate: 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 raplaced or remaved by the “Engineer™

B. Recommendation:

3.  The development is recommended for approval, subject to the conditions as stated
below
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PROPOSED REZONING AND SUBDIVISION OF FARM 1202-54, JOHANNESDAL (30 RESIDENTIAL
ERVEN)

C. Specific conditions of approval

4.  that the following upgrades are required to accommodate the development. No taking
up of proposed rights Including Section 28 Certification in terms of the Stellenbosch
Municipal Land Use Planning By-law / building plan approval / occupation certificates
{whichever comes first) will be allowed until the following upgrades have been
completed andfor conditions have been complied with:

a. Pnlel WWTW (Waste Water Treatment Works): The proposed development falls
within the catchment area of the existing Pniel WWTW {(Waste Water Treatment
Works). There is currently insufficient capacity at the WWTW for the proposed
development. However, the Municipality is currently busy with the upgrading of the
WWTW 1o create spare capacity. Subdivision clearance will only be given when the
required spare capacity is available at the WWTW, as confimed by our Water

Services department.

b. Water Network: There is sufficient capacity in the bulk water reticulation network to
accommodate the proposed development. However, additional network upgrades
may be identified when detail engineering drawings are scrutinized,

i. The development may connect to either the 160mm diameter municipal
water network on the Fanm 1202/23 development (Mentoor development)
and/or the water line along the eastem boundary of the development as
conceplually indicated on Annexure: Services. Defails of these
connections and the number of connections allowed will be decided at detail
design stage.

¢. Sewer Network: There is sufficient capacity in the bulk sewer raticulation network to
accommodate the proposed development. However, additional network upgrades
may be identified when detail engineering drawings are scrutinized.

i. The Development may connect to the 150 mm dia municipal sewer pipaline
along the eastem boundary of the development, as conceptually indicated on
Arinexure: Services.
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PROPOSED REZONING AND SUBDIVISION OF FARM 120254, JOHANNESDAL (30 RESIDENTIAL
ERVEN)

-

i. The Developer will be responsible for any link sewer pipelines between the
development and the municipal network.

d. Roads Network: There is sufficient capacity in the external road network to
accommodate the proposed development. However, additional road/NMT upgrades
may be identified when datail engineering drawings are scrnutinized,

i. The road and sidewalk layout must be generally in accordance with the
conceptual engineering drawing {Annexure: Services)

e. Stormwater Network:

i. that the consuling engineer, appointed by the “Developer’, analyses the
existing stormwaler systems and detenmine 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 abke to
accommeodate the expected stormwater run-off, the difference between the
pre- and post-development stormwater run-off 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
Direclorate: Infrastructure Services. The aforementioned stormwater analysis
is to be submitted concurrent with the detail services plans for approval;

f.  Solid Waste:
i. The Municipality will provide a solid waste removal service, unless agreed
otherwisa in writing the Solid Waste Department,

i. 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;
clavton hendricks@stellanbosch.gov.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.
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Development Charges

10,

1.

that the “Developer” hereby acknowledges that Development Charges are payable towards
the following bulk civil services; water, sewerage, roads, stormwater, solid waste and
community facilities as per Council's Policy;

that the “Developar” hereby acknowledges that the development charges lavy as detemined
by the “Municipality" and or the applicable scheme tarifls will be paid by the “Developer
towards the provision of bulk municipal civil services 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
Cevelopment Charges payable in respect of bulk civil engineering senvices;

that the Development Charges levy to the amount of R 1980 792. 71 (Excluding VAT) as
reflected on the DC cakulation sheet, and attached herewith as Annexure DC, be paid by the
“Developer’ towards the provision of bulk municipal eivil sernices in accordance with the
relevant kegislation and as determined by Council's Policy.

that the Development Charges levy be paid by the “Developer” per phase —
- priar to the approval of Section 28 Certification in terms of the Stellenbesch Municipal Land
Use Planning By-law in all cases and or;

that the development shall be substantially in conformance with the Site Development Plan
submitted in terms of this application. Any amendments and/or additions to the Site
Development Plan, once approved, which might lead to an increass in the number of units i.e.
more than 30 units, or which might lead o an increase in the Gross Leasable Area i.e. a GLA
of mere than Q0m?, will result in the recalcutation of the Development Charges;
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12. Buk 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 1291 (Act 89 of
1991} as amended;

13. The Municipality may approach the Dewveloper at any stage, before completion of the
Development, to implement any infrastructure / community facifities, in liew of DCs payable,
should the need for such infrastructure / facilities be identified;

14, that the “Devefoper” will enter into an Engineering Services Agreement with the "Municipality”
in respect of the implementation of any infrastructure or community feciliies to be
implemented in lieu of DCs if the need for such infrastructure is identified at any stage by the
Municipality;

Ownership and Responsibility of services
15. that it be noted that as per Subdivisional Plan, the roads are reflected as public roads.

Therefor all internal services on the said erf will be regarded as public services and will be
maintained by the Municipality;

Internal- and Link Services

18.  that the “Developer”, at his/her cost, construct the internal {on-site) municipal civil services for
the development, as well as any link (service between intemal and available bulk municipal
service} municipal services that need to be provided;

17.  Any alterations to existing services necessitated by the new development will be for the
Developer's cost,

Servitudes

18.  The water line servitude on erf 3 (Annexure: Services) must be indicated on all eng drawings
and building plans. The servitude must be registered prior to subdivision clearance.

Electricity
12.  Please refer to the conditions attached as Annexure: Elecirical Engineering;

e to municipal infra ture a
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20.

that the “Developar” will be held liable for any damage to municipal infrastructure, caused as a
direct result of the development of the subject property. The “Daveloper” will therefore be
required to camy out the necessary rehabilitation work, at hisher cost, to the standards of the
Directorate: Infrastructure Services, prior to any clearance (or occupation certificate where
clearance is not applicable) being given;

D. General conditions of approval: The following general development conditions are
applicable. i there Is a contradiction batween the specific and general development
conditions, the specific conditions will prevail:

21.

22,

23,

24,

that should the "Deoveloper™ not fake 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 period, must be submitted to the
Directorate: Infrastructure Services by the “Developer” for further comment and conditions.
Should this revised Engineering report confirm that available services capacities is not
sufficiant to accommodate this devalopment, then the implementation of the development
must be re-planned around the availability of bulk services as any clearances for the
developmnent will not be supported by the Directorate; Infrastructure Services for this
development if buk services are not available upon occupation or taking up of proposed rights;

that the “Developer” indemnifies and keep the “Municipality” indemnified against all actions,
proceedings, costs, damages, expenses, claims and demands (including claims pertaining to
consequential damages by third parties and whether as a result of the damage fo or
inferruption of or interference with the municipakties’ services or apparatus or otherwise)
arising out of the establishment of the development, the provision of services to the
development or the use of senitude areas or municipal property, for a period that shall
comimence on the date that the installation 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 liabiiity insurance
policy in place;

that, if applicable, the “Deveioper” 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 Section 28 Certification in terms of the
Stellenbosch Municipal Land Use Planning By-taw will be issued;
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25.

28,

27.

28.

that the "Develaper” informs the project team for the proposed development (i.e. engineers,
architects, etc.) 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 te this development, will be the SAICE 3™
Edition (2015);

Should the *Developer’ wish to discuss the possibility of proceeding with construction work
parallef with the provision of the bulk services listed above, he must present a motivation and
an implementation plan fo 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 indicates that occupation
is planned after completion of the bulk services, will approval be considered. If such proposal
is approved, it must still be noted that no occupation cedificate will be issued prior 1o 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” fo 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 buyers of the properties;

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 internal — and external civil engineering services drawings will be
given before land-use and or SDP approval is obtained;

¢} that no approval of intemal — and external civil engineering services drawings will be
given before the “Developer” obtaing 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 abtained;
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8) that no buiding plans wil be recommended for approval by the Directorate:
infrastruciure Services before the approval of internal — and extenal civil engineering
services drawings;

f) that no building plans wil be recommended for approval by the Direclorate:
Infrastructure Services before a Section 28 Certification in terms of the Stellenbosch
Municipal Land Use Planning By-law is issued unless the “Developer” obtaing the
approval of the “Engineer” for construction work of his development parallel with the
provision of the bulk services.

Site Development Plan

29,

3.

32.

that i is recognized that the normal Site Development Plan, submitted as part of the land-use
application, is compiled during a very early stage of the development 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 “Daveloper”:

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- andfor services plans to allow for the sefting 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 include a layout plan showing the position of all roads, road reserve
widths, sidewaks, parking areas with dimensions, loading areas, access points, stacking
distances at gates, refuse removal amangaments, allocation of uses, position and orientation
of all buildings, the allocation of public and private open spaces, building development
parameters, the required number of parking bays, stormwater detention facilities, 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 responsble for the amendment
thereof and any costs associated therewith;

that an amended Site Development Plan be submitted for approval prior to the approval of
buitding plans for new buildings not indicated on the Site Development Plan applicable to this
application and or changes to existing buildings or re-development therscf;
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Intemnal- and Link Services

33.

35,

37.

38.

34.

41.

that the “Devaloper”, at hisfher cost, construct the intemal (on-site) municipal civil services for
the development, as well as any link (service between internal and available bulk municipal
servica) municipal services that need to be provided,

that the Direclorate: Infrastructure Services may require the "Developer” to construct internal
municipal services and/or link services to a higher capacity than warranted by the project, for
purposes of allowing other existing or fufure 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 enginsering services if approved by the Directorate:
Infrastructure Services,

that the detailled design and location of access points, circulation, parking, loading - and
pedestnian facilities, etc., shall be generally in accordance with the approved Site Development
Plan znd / ar Subdivision Plan applicable to this application;

that plans of all the internal 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
engincering sernvices construction company approved by the "Engineer”;

that the “Developer’ ensures that his/her design engineer is aware of the Stellenbosch
Municipality Design Guidelines & Minimum Standards for Civil Engineering Services (as
amended) and thai the design and construction/siteration of all civit engineering infrastructure
shall be generally in accordance with this document, unless otherwise agreed with the
Engineer. The sald document Is available in electranic format on request;

that a suitably qualified professional resident engineer be appointed to supervise the
consiruction of all intemal — and external servicas;

that al the intemal civit services (water, sewer and stormwater), be indicated on the necessary
building plans for approval by the Directorate: Infrastructure Services;




138

PROPOSED REZONING AND SUBDIVISION OF FARM 1202-54, JOHANNESDAL (30 RESIDENTIAL |
ERVEN)

42,

43.

45,

48,

47,

419,

50.

that prior to the issuing of the Certificate of Practical Completion, in terms of GCC 2015 Glause
5.14.1, all intemmal - 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 GCC 2015 Clause 5.14.1 be issued
before Section 28 Certification in terms of the Stellenbosch Municipal Land Use Planning By-
law will be igsued (prior to transfar of individual units or utilization of buildings);

that Section 28 Certification in terms of the Stellenbosch Municipal-Land Use Planning By-law
will only be issued if the bullk watermeter is installed, a municipal account for the said meter is
activated and the consumer deposit has been paid;

that a complete 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
asphaft), approved and verified by a professional registerad engineer be submitted to the
"Engineer” on request;

that the “Developer” shall adhere to the specifications of Telkom (SA) and or any other
telscommunications senvice pravider,

that the “Developer” shall be responsible for the cost for any surveying and registration of
servitudes regarding services on the property;

that the “Developer” be Eable for ail damages caused to existing civil and electrical senvices of

the "Municipaiity” relevant to this development. It is the responsbility of the contractor and/or
sub-contractor of the “Developer” to determine the location of existing civil and electrical

services,

that all connections to the existing services be made by the “Developer” under direct
supervision of the "Engineer” 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;
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51.

that the “Developer”, at hissher cost, will be responsible for the maintenance of all the intemnal
(on-site) municipal ~ and private civil engineering services constructed for this development
until at least 80% of the development units (i.e. houses, flats or GLA) is constructed and
aoccupied whereafter the services will be formally handed over to the Owner's Association, in
respact of private services, and to the Municipality in respect of public services:

ervitudes

52,

53.

that the “Developsr” ensures that all main services including roads to be taken over by the
Directorate: Infrastructure Services, all exdsting municipal — and or private senvices 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 28
Certification in terms of the Stellenbosch Municipal Land Use Planning By-law wil be given;

The width of the registered servitude must be a2 minimum of 3 m or twice the depth of the pipe
(measured to invert of pipe), whichever is the highest value. The “Developer” will be
respansible for the registrafion of the required senvitude(s), as well as the cost thereof:

that the ‘Developer” obtains the written approval of all affected owners where the route of a
proposed service crosses the property of a third party before final approval of engineering
drawings be obtained, '

Stormwater Management

58.

Taking into account the recent waler crisis, and associated increase in borshole usage, it is
important that the groundwater be recharged as much as possible. One way of achieving the
above is to consider using Sustiainable Drainage Systems (SuDS) approach wrt SW
management. From Red Book: "SuDS constitute an spproach towards managing stommwater
runoff that aims {o reduce downstream flooding, allow infitration into the ground, minimise
poliution, improve the quality of stommwater, reduce poliution in water bodies, and enhance
biodiversity. Rather than merely collecting and discarding stormwater through a system of
pipas and culverts, this approach recognises that stormwater could be a resource.” The
Developer is encouraged to implement SuDS principles that are practical and easily
implementable. Details of such systems can be discussed and agreed with the Municipality
and must be indicated on the engineering drawings,
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57.

58.

&1.

62.

63.

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 systern;

that overland stormwater ascape 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 adjusted in arder for the
roads to function as overland stormwater escape routes. If this necessitates an amendment of
the cadastral kayout, & must be done by the “Developer”, at histher cost, fo the standards of the
Directorate: Infrastructure Services;

that the design engineer needs to apply hisher mind to ensure a design that will promote a
sustainable urban drainage system which wil 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 the consulting engineer, appointed by the “Developeyr”, analyses the existing stormwater
systems and detemmine the expected stormwater run-off for the proposed development, for
both the miner and the major storm event. Should the existing municipal stormwater system
not be able to accommodate the expected stormmwater run-off, the differance between the pre-
and post-development stormwater run-off 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: Infrastructure Services. The aforementioned
stormwater analysis is to be submitted concurrent with the detail senvices plans;

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 hisfher cost, to the
standards of the Directorate: Infrastructure Services. The management plan, which is to
include an attenuation facility, is to be submitted concurrent with the detail services plans;

that in the case of a sectional title development, the intemal stormwater layout be indicated on
the necessary building plans to be submitted for approval,
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that no averland discharge of stormwater will be allowed into a public road for erven 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.

Roads

65.

67.

68.

69,

70.

7.

72.

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 controt will be allowed in public roads;

that the layout must make provision for all deliveries to take place on-site. Movement of
delivery vehicles may not have a negative impact on vehicular — and pedesfrian movement on
public roads and or public sidewabks;

The design and lay-out of the development must be such that emergency vehicles ¢an easily
drive through and tum around where necessary;

that, prior to commencament of any demolition / construction work, a traffic accommaodation
plan for the surrounding roads must be submitted to the Directorate; Infrastructure Services for
approval, and that the approved plan be implemented by the “Developer’, at hisfher cost, to
the standards of the Directorate; Infrastnicture Services;

that visibility splays shall be provided and maintained on each side of the new access in
accordance with the standard specifications as specified in the Red Book with regard to sight
{riangles at intersections;

that each erf has its own access (drive-way), (fhe new access{es) (dropped kerb(s)) to the
proposed parking bays be) constructed to standards as set out 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 acceptabla condition, i.e. maintained
to a standard which will result in a comfortable ride for a standard passenger vehicle and fo a
standard which will not endanger the lives or property of road users;
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73.

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 tha construction of the parking area be to the standards of the Directorate:
Infrastructure Services;

74, that no parking be allowed in the road reserve;

Wayleaves

75, 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 privale property;

76.  that wayleaves will only be issued after approval of relevant engineering design drawings;

77. thatitis the Developer's responsibility to obtain wayleaves from any other authorities/senvice
provider's who's services may be affected.

Solid Waste

78. that the "Developer’ must apply and get approval from the Municipality's Solid Waste
Department for a waste remaval service prior to clearance cerificate or occupation certificate
{where clearance not applicable). Contact person; Senior Manager: Solid Waste (021 808
8241, clayton.hendricks@stellenbasch.gov.za)

79, 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;

80. Access shall be provided with a minimum fravelable surface of 5 meters width and a minimum
corner radi of 5 meters;

81. Madmum 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 construct a tumning circle with a2 minimurn
tuming circle radius of 11m or, alternatively — a turning shunt as per the Direclorate:
Infrastructure Services' specifications. With respect ta the latter, on sireet parking are to be
prohibited by way of “red lines” painted on the road surface as well as “no parking” signboands
as a single parked vehicle can render these latter circles and shunts useless;
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82. Minimum tuming circle radius shalk be 11 meters to the center line of the vehicle;

83. Road foundation shall be designed te cary a single axle load of 8.2 tons;

ASBUILTs

B4. The "Developer” shall provide the *Municipality” with:

85.

a.

a complete set of as-built paper plans, signed by a professional registered engineer;

a CD/OVD containing the signed as-built plans in an electronic DXF-file format,
reflecting compatible layers and formats as will be requested by the “Engineer” and is
reflacted herawith as Annexure X;

a completed Asset Varification Sheet in Excell format, reflecting the componitization
of municipal services installed as part of the development. The Asséat Veirification Sheet
will have to be according to the IMQS format, as to be supplied by the “Engineer”, and is
to be verified as comect by a professional registered engineer;

a complete set of test resuits of all intermal — and extemnal 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 engineer;

Wiritten 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-built detsil, as reflected in the item abowve, of civil enginsering services
constructed for the development, must be submitted to the "Engineer” and approved by the
“Engineer” beforé any application for Certificate of Clearance will be supported by the
“Engineer”,

The Consulting Civil Engineer of the "Developer” shall certify that the location and position of
the installed services are in accordance with the plans submitted for each of the services
detailed below;
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87.

88.

All As-buitt 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 Caertification 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 “Enginesr”,

Section 28 Certification in ferms of the Stellenbosch Municipal Land Use Planning By -law

29,

20,

o,

92

93.

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 “Municipality” 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 he/she is in
default, Any failure fo pay monies payable in terrns 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 clearance certificate untll such time as the
amount owing has baen paid;

that clearance will only be given per phase and the onus is on the “Devefoper” to phase his
davelopment 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 spplication 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”.

Avoldan nuisance and risk
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Where in the opinion of the “Municipality” a nuisance, health or other risk to the public is
caused due to construction aclivities andior a lack of maintenance of any service, the
“Municipality” may give the "Developer” and or OWNER'S ASSOCIATION written notice fo
remedy the defect failing which the “Municipality” may carry out the work itself or have it
carried out, at the cost of the "Devefoper” and or OWNER'S ASSOCIATION.

Stroetlighting
85. The "Developer’ will be responsible for the design and construction at his own expense of all

a7,

98

98

intenal strest lighting services and street lighting on link roads leading to his development
{excluding Class 1, 2 and 3 Roads) according fo specifications determined 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 "Developer” must acquaint himself with, and clarify with the
municipality's Manager: Electrical Engineering, the standards of materials and design
requirements to be complied with and possible cost of connections to existing services:

The final design of the complete intermal street lighting network of the development must be
submitted by the consulting electrical engineer, as appointed by the ‘Developer”, to the
municipality's Manager. Electrical Engineering for approval before any construction work
commences;

Any defect with the street lighting services constructed by the “Developer” which may occur
during the defects liability period of 12 (TWELVE) months and which ocours as a result of
defective workmanship and/or materials must be rectified immediately / on the same day the
defect was brought to the aftention of the consulting electrical engineer, appointed by the
“Developer”.  Should the necessary repair work not be done within the said time the
“Municipality” reserves the right to carmy out the repair work at the cost of the “Daveloper”:

The maintenance and servicing of all private intemmal street lighting shall be the responsibility
and to the cost of the “Developer” and or Home Owner's Assaciation.

TYRONE KING Pr Tech Eng
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MANAGER: DEVELOPMENT (INFRASTRUCTURE SERVICES)
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ATTACHMENT X

Geographic Information System {GIS) data capturing standards

In drawing up the As-build Plans relating to this development, the ¢consuitant
must create the following separate layers in ESRI .shp, electronic file format in order for the
data to reflect spatially cormrect.

Layer name ontent
TITLE Title information, including any endorsements and references
NOTES Al noted information, both from the owner / surveyor and SG
PARENT_PROPLINES Parent propetty lines
PARENT_PROPMNUM Parant erf number (or portion number)
PROPFLINES New portion boundaries
PROPANND New erf numbers
SERVLINES Servitude polygons
SERVANNO Servitude type
STREET_NAMES Road centre lines with streef names
STREET_NUMBERS Points with street numbers
COMPLEX Whare applicable, polygon with complex name (mention
OUNDARIES whether gated or not and if so, where gates are)
UBURB Polygon with suburb name, where new suburb / township
extension created
ESTATE Where applicable, polygon with estate name (mention whether
gated 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.
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PROPOSED REZONING AND SUBDIVISION OF FARM 1202-54, JOHANNESDAL (30 RESIDENTIAL
ERVEN)

It is important that different geographical elements for the GIS capture process remains
separate. That means that political boundaries like wards or suburbs be kapt separate
from something like rivers. The same applies for engineering data types like water lines,
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
SG numbers must be provided in an electronic format like .txt, .xls or .esv format.

For road layer shapefiles; the road name, the from_street and to_street where appticable
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 Stellenbosch
Municipality standard as follows:

. Datum : Hartebeeshoek WGS 84
) Projection : Transverse Mercator
. Central Longitude/Meridian 19

) False easting : 0.00000000

» False nerthing : 0.00000000

. Central meridian : 19.00000000
» Scale factor : 1.00000000

* Origin iatitude : 0.00000000

. Linear unit ; Meter
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Stellenbosch Municipality - Development Charge Calculation

- fueen

APPLICATION RFORMATION
| Appilcaion Hubet iz (T¥) Faem 100854 Johaamesds) L1263
[Owte _ [Tedey, offtutfrons
Financial Year 20,

Propuviad Sabafiwizlon Plan Mo lﬂnlﬁlmﬂmﬂmmlﬁmhﬂhm

FUMMARY OF DC CALCULATION 1
Wiabet Swwar Storm-rratsr Sohd-Wasts Roads |_Commupity Facifities | Todals|
|Unit|s] Klfday| Widay ha'c Buaneak tripsiday| peraen
Totd Increasad Sarvcen Uaags 21703 1,250 0,715 1200 130,00 1204
Total Development Chargen. bators Daduclicns R 457 438.38 R 553 504,83 R GH 400 R 56 13537 A2 434,47 R a0z $a4.89 R1 83076271
Tetal Deduttions
Tostal Payalile [puchuding VAT) FLABT 438,38 R 551 505.8) R & THLB0 R 5 12537 R 4437 43447 R &l 544,85 R 1 830 TR2.74
VAT - RGBGI5TS R 43 0258 R 14 #6019 R 270,31 P68 36517 R B0 301,73 B 287 11,81
Tetal Payable (including VAT) R 525038412 R &34 63147 R B 104,10 R 63 405,88 R 508 70664 RAEZ 926,82 mﬂq
APPLEANT INFORMATION
Applicstion Processed by Tyrome King
|Signature
Dale A wbow:
Amount Pald:
Date Payment Received
Receipt Number
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ANNEXURE N

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

COMMENT FROM THE
MANAGER: ELECTRICAL
SERVICES
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ELETRICITY SERVICES: CONDITIONS OF APPROVAL
Farm 1202-54

GENERAL COMMENT:

1. Development Bulk Levy Contributions are payable.
2. FPlease note that the Stellenbosch Municipality Electrical Department is the supply
authority for the new developmenit.

CONDITIONS

1. The eleetrical consulting engineer responsible for the development shall schedule
an appointment with Manager Electricity Services {Infrastructure Services) before
commencing with the construction of the development. As well as to discuses new
power requirements if required.

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

a) The design of the elsctrical distribution system

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

3. A separate distribution board/s shall be provided for municipal switchgear and metering.
{Shall be accessible & lockable). Pre-paid metering systems shall be installed in domaestic
dwellings.

4. 24-hour access to the location of the substation, metering panel and main distribution
board is required by Electricall Services. (On street boundary)

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

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

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

8. All new developments and upgrades of supplies to existing projects are subject to
SANS 10400-XA energy savings and efficiency implementations such as:
- Solar water Heating or Heat Pumps in Dwellings
- Energy efficient lighting systems
- Roof insulation with right R-value calcuiations.
- In large building developments;
-Control Air condition equipment tied to alternative
efficiency systems
-Preheat at least 50% of hot water with altemative anergy saving
sources (Solar, Heath pump ore Gas) .
-All hot water pipes to be clad with insulation with R-value of 1
-Provide a professional engineer's certificate to proof that energy
saving measures is not feasible.

9. All electrical wiring should be accordance with SANS 10142 and Municipal by-laws.

Bradley Williams

021 808 8336
13/08/2021

Date
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ANNEXURE O

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

COMMENT FROM THE
MANAGER: SPATIAL
PLANNING




154

STELLENBOSCH

STELLENEOSCH » PNIEL » FRANSCHHOEEK

MUNICIPALITY » UMASIPALA « MUNISIPALITEIT

. . . T 0 A Taemk e e e bt ¥ N ’ i
o Spatial Planning
To : Manager: Land Use Managemesnt

From :  Manager: Spatial Planning
Reference : Farm 1202/54 Johannesdal

LU No : /12632

Date : 17 August 2021

Re : Application for rezoning and subdivision of Farm 1202/54,
Johannesdal

I refer to your request for comment on the above application.

Application Is made for the following:

1) Rezoning from Agriculture and Rural Zone to Subdivisional Area to allow for
the following uses and in accordance with the land use framework pian as
depicted in plan with reference “H 10-150 SUBL REV 05*, dated May 2021,
and drawn by PJ Le Roux Town & Regional Planner:

¢ 30 x Conventional Residential Zone erven and approximately
1,4370ha in extent, for dwelling houses.

¢ 3 x Public Open Space Zone erven and approximately 0,0957ha in
extent, for open space purposes and detention pond

e 2 x Public Road & Parking Zone erven and approximately 0,5004ha in
extent for purposes of public roads.

o The phasing of the development into two (2) phases.

2} Subdivision said property in accordance with Subdivision Pian Nr “H 10-150 SUB1
REV 05", dated May 2021, and drawn by PJ Le Roux Town & Regional Planner; to
atlow for the residential development in accordance with the sub-divisional zone
above.

1) Oginion/reasoning:

The new approved Municipal Spatial Development Framework for the WC024 area
was approved by Council in November 2019 and recognises that the spatial decisions
and actions of many make what settlements are.

In terms of this approved document, seven principles need to be considared:

1 Maintain and grow the assets of Stellenbosch Municipality’s natural
environment and farming areas;

2. Respect and grow cultural heritage;

3. Direct growth to areas of lesser natural and cultural significance as well as
movement opportunity;
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4, Clarify and respect the different roles and potentials of existing settlements;

t. Clarify and respect the roles and functions of different elements of
movement structure;

E. Ensure balanced, sustainable communities;

7. Focus coliective energy on a few catalytic lead projects.

With the enactment of the Spatial Planning and Lland Use Management Act 16 of
2013 (SPLUMA), a new planning regime was introduced In South Africa. It replaced
disparate apartheid era laws with a coherent legisiative system as the foundation for
all spatial planning and land use management activities in South Africa. It seeks to
promote consistency and uniformity in procedures and decision-making. Other
objectives include addressing historical spatial imbalances and the integration of the
principles of sustainable development into land use and planning regulatory tools
and legislative instruments.

Chapter 2 of SPLUMA sets out the development principles that must guide the
preparation, adoption and implementation of any SDF, policy or by-taw concerning
spatial planning and the development or use of land. These principles are the
following:

+ Spatial Justice
Spatial Efficlency
Spatial Sustainability
Spatlal Resilience
Good Administration

> » & @

In terms of the approved MSDF for Stellenbosch Munidipality, the subject property is
located inside the approved urban edge of the Dwars River Valley node and in terms of
the approved MSDF the following guidelines are applicable to this specific
application:
- As a general principle, contain the footprint of the settlements of the Dwars
River Valley within the existing urban edges.
- Ensure that residential development provides for a range of housing types
and income groups.
- Ensure that future development is woven into the urban fabric of existing
settlements.

2} Supported /[ not supported:

This department supports the proposed development as it is within the urban edge and
compliant with the provisions of the approved MSDF. Please note that the public roads
should be Integrated with the surrounding developments, therefore a private estate with

a secuntv boom and private roads will not be supported.

’Oﬂ_,(,(u/iv@‘

BJG de la Bat
MANAGER: SPATIAL PLANNING
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ANNEXURE P

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

RESPONSE ON OBJECTION




157

P-T le Roux

STADS- EN STREEKBEPLANNERS /TOWN AND REGIONAL PLANNERS

The Municipal Manager 30 August 2021
Stellenbosch Municipality H 10-150

P O Box 17

STELLENBOSCH

7599

Attention: Mr. P April
Dear Pedro

APPLICATION IN TERMS OF STELLENBOSCH MUNICIPALITY LAND USE
PLANNING BY-LAW, 2015 45
APPLICATION FOR REZONING AND SUBDIVISION: PORTION 54 OF FARM
NO. 1202 (JOHANNESDAL) PAARL

Further to the formal application recently submitted for the Rezoning and
Subdivision of Portion 54 of Farm No. 1202 Paarl and the subsequent objection
received from the Stellenbosch Interest Group dated 9 August 2021, please allow
this office on behalf of the applicant to respond thereto as follows.

Despite the references made to individual extracts of the approved MSDF document
for Stellenbosch Municipality, the Manager: Spatial Planning Department at the
Stellenbosch Municipality has confirmed that the subject property is located inside
the approved urban edge of the Dwars River Valley node with the following
guidelines:

P-J le Roux Stadsbeplanners Edms, Bpk. (Reg nr: 2015/058583/07)
BYW No. 4860288747
Hoofstraat 262 Main Road, Paarl, 7646 Posbus / P O Box 3457, Paarl, 7620
Mobile: 0760317607 Tel: + 27 21 8722499 Faks: + 27 86 605 8431  Epos: pi@pjleroux.co.za
Direkteur P.J le Roux Pr. Pln A/803/1995 Ba Hons M(S&S) MSAPI
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¢ Contain the footprint of the settlement within the existing urban edges
Response:
The subject property is located inside the approved urban edge and is also
exempt from the provisions of Act 70 of 1970

e Ensure that a range of housing types and income groups are catered for
Response:
The proposed development fits in with the new developments in the
immediate surrounds and makes provision for more affordable residential
opportunities without compromising the existing urban character

¢ Ensure future development is woven into the urban fabric and existing

settlements

Response:
The proposed development is abutted to the south by a new development

and the proposed access will be taken from a new proposed public road
network which extends beyond the subject property as depicted on the Road
Master Plan for the area. The proposed development will also be linked with
the abutting development via internal road link through the existing municipal
street.

The statement made by the objector that the proposed development will be entirely
dependent on private transport and are extremely unlikely to find employment in the
area, is subjective and not accompanied by any supporting documentation. The
proposed development will be served by a municipal street which is planned to
extend beyond the subject property to serve other properties in the area and which
will function as public transport route for those without their own transport. The
concem about not enough empioyment opportunities is unfounded and has no
relevance on urban development inside an approved urban edge. It is our opinion
that the proposed development will not only optimize the subject property but will
also optimize the municipal services and infrastructure in the area and make
provision for future extension thereof throughout the neighbourhood to improve
access to services and infrastructure for all residents. It is noteworthy that the
Engineering Department of Stellenbosch Municipality also granted their consent to

P-J le Roux Stadsbeplanners Edms, Bpk. {Reg nr: 2015/058583/07)
BTW No. 4860288747
Hoofstraat 262 Main Reoad, Paarl, 7646 Posbhus / P O Box 3457, Paarl, 7620
Mobite; 0760317607 Tel. + 27 218722499 Faks: + 27 86 605 8431  Epos: pj@pjlercux.co.za
Direkteur P.J le Roux Pr. Pin A/803/1995 Ba Hons M{S&S) MSAP
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this development and confirmed that the development fits in with their Master Plan

for engineering services for the area.

It is important to note that with the enactment of the SPLUMA regulations a new
approach to development has been adopted. This approach is based on the five
development principles as described in Chapter 2 of SPLUMA. Each of these
development principles has been dealt with successfully in the motivation report.

With reference to the statement that the subject property forms part of the
“protected area” and that the development will change the character of the area, it is
worth noting that both sections of the Department of Environmental Affairs and
Development Planning have supported the proposed development. Furthermore
Heritage Western Cape also issued a record of decision in which they consent to
the proposed development.

In light of the aforementioned it is our considered opinion that the objection raised is
a subjective view and without any merits and should therefore be dismissed.

il ™

Kind regarts

PIERRE-JEAN LE ROUX
Pr. Pin. A./803/1995

P-J le Roux Stadsbeplanners Edms. Bpk. {Reg nr: 2015/058583/07)
BTW No. 4860288747
Hoofstraat 262 Main Road, Paarl, 7646 Posbus / P O Box 3457, Paanl, 7620
Mobile: 0760317607 Tel: + 27 218722499 Faks: + 27 86 605 8431  Epos: pi@pjleroux.co.za
Direkteur P.J Je Roux Pr. Pin A/803/1995 BaHons.M{S&S) MSARI
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ANNEXURE Q

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

CIVIL ENGINEERING
SERVICES REPORT
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i2 alexanders Sirect. $tellenbosch 7600
- BART SENEKAL INC. egg.e;x I?;Sr. ;ii:éﬁbﬁiin 7592

H HTH Telephane (021) B83-67 10

= Congultmg Civil & Structural il St o i

- Engmeer S E-mail info@be-ing.co.z6
DATE: 27 March 2021 YOUR REF: CUR REF: 1441A2

PROPOSED RESIDENTIAL DEVELOPMENT ON FARM 1202/54, JOHANNESDAL

REPORT ON PROVISION OF CIVIL ENGINEERING SERVICES

1 INTRODUCTION

The proposed residential development on Farm 1202/84. Johannesdal comprises 30 single
residential units. This report summarises the current situation with regard 1o the provision of the
basic civil engineering services, i.e. water supply, sewerage, slormwater drainage and solid waste
removal 1o the proposed development.

The development proposal is indicated on the Subdivision Plan ol P-J le Roux Towrt Planners in

Annexure B. The concept of the civil engineering services is as indicated on Drawing ng. 1441/01 in
Annexure C.

2. SITE LOCATION AND DESCRIPTION

The sile of 2.03 ha is localed in Johannesdal, approximately 10 km outside Stellenbosch,

To the south the sile is bordered by the Logie residential developmenl, to the north by vacant land,
o the easl by a properly currenify in the pracess of development and lo the west by mountainous

terrain. The site has a steep gradient of approximately 1 in 8 in an easterly / south easterly
direction.

3. WATER SUPPLY

3.1 Demand :
The demand lor potable water for the proposed development is calculated as follows:
Single residential > 250 m* 25 erven @ 0.70 kliunit/day = 17,5 kifday
Single residential > 500 m? 5 erven @ 0,B0 kliunitday = __4.0ki/day
Total = 21,5 kl/day

The development is classified as a “low-risk” fire proteclion area, with a required fire flow of 15 U/s at
7m minimum residugl head.

TAIT SEMNERAL & FARTNERS INCCHITRATED IReg QTOF9TR 2N
Directors LJ Louw frEng. BEng BW Senehal PrEng B Eng WDI
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3.2 Supply:

The subject property has been taken into account in the Municipality's Water Master Plan for the
Dwars River Area and is located in luture development area D6, Refer to Annexure D for an extract
from the Water Master Plan.

The Municipalily's water reliculation network is lound in the Logie development on Famm 1202/23 as
well as along Simonsberg Sireet extension. These connection points are both of sutficient size
(160mm @) 1o accommodate the proposed development, although they are in different pressure
zones. Connecting the development to both these pipes will take care of the substaniial levet
differgnce across the development site.  Allematively, a single water conneglion for the
development onto the high pressure network in the Logie development can be considered, and a
prassure reducing valve (PRV} in this developrnent to accommodale the low-lying erven,

The two highest erven in the proposed development may experince low waler pressure from ihe
existing municipal reserveir, and it is advised thal they be connected to the municipal pressure
baoster system in the Logie developmenl, consequently the proposal for a serviiule across Ed 3

3.3 Storage:

The Municipalily's water storage capacity lor PnielAJohannesdal has recently been augmented
through the construclion of a new 6 Ml reservoir in Kylemore. Sufficient spare capacily is avaitabte
o accommodaite this developmant.

q. SEWERAGE

4.1 Run-off :

Sewage run-off from the proposed development is calculated as follows:
Single residential > 260 m? 25 erven @ 0,60 kb/unit/day = 15,0 ki‘day

Single residential > 500 m# § erven @ 0,65 kiunit/day = 3.3 kiday
Total = 18,3 kliday

4.2  Drainage :

As for water supply, 1he subject property is laken irdo consideration ({uture developmen! area D6)
in the Sewer Master Plan of Stellenbosch Municipality. The Municipality's sewerage nelwork is
found in Simonsberg Streat extension in the form of 150mm & gravity pipe lines. Sewerage of the
development wilt be achieved by connecling to this pipelines as indicaled on the Concept
Engineering Services plan in Annexure C.

4.3 Treatment :

Sewage from lhe development needs 10 be treated at the municipality’s Dwars River Waste Water
Treatment Works. The trealment capacity of the WWTW is currently under pressura to lreat the
effluent from new developments, but upgrading of the WWTW is currently underway, and it is
expected that sufficienl spare capacity wili exist by December 2021 to accept sewage run-off from
this development.
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5. STORMWATER DRAINAGE

51  Run-off

The §0-year slarmwater run-gH from lhe undeveloped sile is eslimated at 182 Us. The 50-year
stormwater run-off Irom the fully developed site is calculaled at 412 Us, thus an increase of 230 ¥s
irarn the pre-developrnent run-off.

5.2 Drainage

The Dwars River, io he easi of Johannesdal. is the natural drainage course of the valley.
Stormwaler form the village and the mountains to the wesl, is conveyed to the river via natural
streams. manmade open channels and pipes.

The general stormwaler drainage direction wilhin the proposed development is in an easterly
direclion as indicated on the Concept Engineering Services plan.

53 Peak Stormwater Attenuation

Qur caleulations indicate thal a storage volume of 170 m?® will be required to attenuate the post-
development 50-year run-off from the sitg to be in line with the pre-development run-ofi.

Stormwaler atlenuation wilt be achieved hrough two sels of altenuation and infiltration ponds as
indicated on the Concept Engineering Services plan.

54  Stormwater Quallty Management
The mitigation of the negative elfects of stormwater run-off pollution is increasingly receiving
attention form water cantrolling authorities and Sustainable Urban Drainage Systems (SUDS) are

promoted across the world.  Similarly, this development embraces the ideoclogy and will incorporate
the principles in the detail ptanning.
The best management practices (BMP's) that can be considered lor this development to improve
the guality of the stormwaier run-off are:

* Traps for sii and ltter,

¢ Ponds with infiltration trenghes.

The combinations of BMP's to be implemenled will be provided al the detail SDP stage.

6. SOLID WASTE REMOVAL
Solid waste generated by the developmen! is caiculated as follows:
Single residential: 30 erven @ 0,04 Vunitweek = 1,20 tweek

The Slellenbosch Municipality indicaled that they can provide a2 waste removal service to lhe
development.
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7. CONCLUSION

From the above il is concluded that:

{a) The required basic civil engineering services for the proposed development, i.e. potable
water, sewerage and solid waste removal can be accommodated by the Stellenbosch
Municipality in thelr existing infrastructure, subject to upgrading of the Dwars River
WWTW by Stellenbosch Municipality that is currently under construction.

(b} Altenualion of peak stormwater run-off from lhe developed site will be implemanted through
two sels of atlenuation and infiliration facitities.

On behall of: BART SENEKAL & PARTNERS

£ s

LJLlouw Pr.Eng.
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JOHANNESDAL, FARM 54/1202 :
REPORT FOR THE BULK ELECTRICITY
NETWORK

R

DESIGN REPORT FOR
ELECTRICAL SERVICES

MARCH 2021
REwWsION O

Submitted By: Peder Christensen
De Villiers & Moore Consulting Enginears {Pty) Lid
(021) 876 3087
Projeci No: R5081
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JOHANNESDAL, FARM 54/1202 : REPORT FOR THE BULK ELECTRICITY NETWORK

1. INTRODUCTION

1.1 This report covers the bufk electricity for erf 54/1202. The erf is a portion of farm 1202 that is
undeveloped and has no existing services to it.

1.2 An ADMD of 4kVA (Empirical} was used for each of the proposed 30 single residential erven,
requiring a lotal of 128kVA for the development,

2. SITE LOCATION AND AMENDED SUBDIVISION

2.1 The site is situated in Johannesdal. Access to the site is off Protea Road from Mentoor Mountain
Estate. The road through Mentoor Mountain Estate is a pubiic road, which will be extended into the

development.
3. EXISTING INFRASTRUCTURE

3.1 There is no existing infrastructure in the development.
4. PROPOSED BULK ELECTRICITY

4.1 The Siellenbosch municipality has indicated that they are currently upgrading the electrical
infrastructure, due to the increased amount of development taking place. The municipality
indicaled that supply to the erf will be from one of three new minisubs that will be instatled as part
of the upgrade of the area infrastructure.

4.2 The municipality confirmed verbally to point 4.1, for this reason no allowance is required for a
minisub site in the development now. Once we have officially applied for a connection from the
municipality, we will receive written confirmation from the municipality that a new minisub is not
required. In the evenl that the municipality do require a minisub for the site, a position will be
required at the POS at the entrance of the development. The minisub site dimensions will be 6m x
4m and agsainst the road reserve.

4.3 Based on point 4.1 and 4.2 above, a LV-cable is lo be installed from the nearest minisub to suppty
three municipal distribution kiosks, which will supply the 30 single residential erven.

4.4 The network-design will be approved and the instaliation taken over by the Stellenbosch
municipality, with all infrastructure installed to their standards.
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5. STREET LIGHTING

5.1 Stelienbosch municipality-approved street lights are to be installed. The street light design will be
submitied to the Steflenbosch municipality for approval.

€. CABLE DUCTS

6.1 Stellenbosch municipality specified sleeves will be used for cable crossing roads and will be
installed to municipal standards.

6.2 The Civil Contraclor under supervision of the Consulting Civil Engineers will install all ducts in
road-crossings.

Peder Christensen

De Vittiers & Moore Consulting Engieets
Cell : D82 530 31333

00000
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ANNEXURE R

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

TRAFFIC IMPACT
ASSESSMENT
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INNOVATIVE b ) et Wt
, t s TRANSPORT | "
SOLUTIONS ‘

P4 Le Roux
Per Email

Email: pi@pjleroux.co.za

26 March 2021
Our Reference: 4336
Attention: P} Le Roux
BARRON HEIGHTS RESIDENTIAL DEVELOPMENT . PORTION 54 OF FRAM 1202, JOHANNESDAL,

STELLENBOCH; TRANSPORT SITE ASSESSMENT

We refer to our appointment to evaluate the expected transport related impacts associated with the
proposed residential development on Portion 54 of Farm 1202 in lohannesdal,

The property is iocated west of Helshoogte Road (MR172/R310] in Johannesdal. Refer to Figure 1 in
Annexure A for a Locality Plan

Proposed Development

it is proposed to develop Portion 54 of Farm 1202 with 30 single residential dwelling units. Refer to
Figure Z in Annexure A for the proposed site development plan.

Existing Traffic Conditions
Enisting Roadways in Site Vicinity

Heishoogte Road (MR 172/R319): Provincial Main Road: One lane per direction, 60 km/h posted
speed limit with paved shoulders and paved sidewalks.

Sonnestraal Street: Class 5 Street: One fane per direction, with no shoulders or sidewalks
Lumley Street: Class 5 Street. One lane per direction with no shoulders and sidewalks.
Photo 1 to Photo 4 in Annexure B shows the typical cross sections of the roads in the site vicinity.

Traffic Volumes

The current traffic volume aleng Sonnestraal Road during the typical weekday peak hours is less than
50 vehicular trips in the peak hour, which is low. Based on the Provincial Read Network tnfarmation
System the two-way traffic volume along Helshoogte Road is approximately 1 230 vehicles during the
a.m. peak hour and approximately 1 170 vehicles during the p.m, peak hour. The traffic volumes
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along the road network in the site vicinity is within the capacity of these roads and no sign#icant
traffic conflicts was observed along the road network during site visits.

Transport Impact Analysis

Trip Generation

Based on the Committee of Transport Official's South African Trip Data Manual (TMH17} single
dwelling units generate trips at a rate of 1 trip per dwelling unit {COTO210) with 25/75 peak
directional split during the a.m. peak hour and a 70/30 directional split during the typical weekday
p.m, peak hour,

Based on the COTO trip generation rate it is expected that the proposed development will genarate
approximately 30 peak hour trips with 8 trips inbound and 22 outbound during the a.m. peak hour
and approximately 30 peak hour trips with 21 trips inhound with 9 outbound during the p.m. peak
hour.

Traffic impoct

Based on the discussions abowve it is evident that the road network in the site vicinity has sufficiant
spare capacity 1o accommodate the trips associated with residentiat development on Portion 54 of
Farm 1202 in Johannesdal. The transpert impact of the proposed development from a capacity point
of view wiil be insignificant. No road upgrades are required.

Accesses

Access is proposed off the new public road at the eastern boundary of the property as ilustrated on
the SOP. The development also has an access opportunity along the southern boundary of the
property via the neighbouring developraent as shown on the S0P, No access spacing or shoulder sight
distance issues are expected.

The proposed access is aligned with the future link road zlong the northern boundary of Erf 72,
between Simonsberg Street and Lumley Street.

Parking

Based on the 2016 Stellenbosch roning scheme requirements parking should be provided at a rate of
2 bays per dwelling unit.

Public Transport and Non-Motoerised Transport

There are public transport services avaifable along the Helshoogte Road (MR172). Bus embayments
were observed along Helshoogte Road, within walking distance from the proposed development site.
Refer to Photo 5 and Photo & in Annexure B. No dedicated public transport Facilities are
recommended as part of this development.
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There are existing sidewalks along Helshoogte Road and ne additional NMT facilities are required for
the proposed development,

Conclusions and Recommendations

Based on the evaluation in this report, the conclusions and recommendations are as follows:

The existing traffic volumes along the road network in the site vicinity is low.

Approximately 30 new peak hour trips in the A.M peak hour and approximately 30 new peak
hour trips in the P.M peak hour can be generated by the proposed, which is low,

The expected future traffic volumes which include the site traffic will be within the capacity
of the surrounding road network.

Access is proposed off the new public road at the eastern boundary of the property. Access is
also possible along the southern boundary of the site via the public road network to the south
of the development. The access is aligned with the future link road along the nerthern
boundary of Erf 74, between Simonsberg Street and Lurmiey Street.

Two parking bays should be provided per erf.

There are sufficient public transport and NMT facilities in the area and no additional facilities
are recommended for the proposed development.

The proposed residential development will have a low negative significance in terms of the

expected transport impact.

it is recommended that the development be approved from a transport impact perspective.

We hope this adequately addresses the expected transport impact associated with the proposad
development. Please do not hesitate to contact us should you required any further information.

Yours sincerely,

Christoff Krogscheepers
Far innp

4335 Barron Hejghts Portion 54 Farm 1202 Johannesdat _ . . -—56 M_arch vl




172

ANNEXURE S

APPLICATION FOR REZONING TO
SUBDIVISIONAL AREA &
SUBDIVISION OF FARM NO. 1202/54,
JOHANNESDAL, PAARL DIVISION

SITE PHOTOS




173

towards mountain
y Al

F L




174

s Ji

w access road to be extended




175

. . .

55| 202 W

EYXSTING  {TuCTyLe

o\ P ozlsa, €D



176

%

_THE STELLENBOSCH MUNICIPALITY

PLANNING REPORT: APPLICATION FOR THE SUBDIVISION OF PORTION 33 OF
FARM 81, STELLENBOSCH

Application Reference | . o ¢\ /10917 Application Date | 2019/12/13
: ninber l L

| PART A: APPLICANT DETAILS
Clifford Heys_ -

First name({s} & Surname

Company name TV3 Projects {Pty) Lid
SACPLAN registration Pr. Planner (SA): A/1138/2000
number R
Is the applicant properly

Registered owner(s) Closisscal avthorised to submit the Yes

Developments (Pty} Ltd I

) B | application

PART B: PROPERTY DETAILS
Property description Farm 81/33 | Town/ City Hellenbosch
Physical address R304 / Klipheuwel Road

48.9564ha Current zoning | Agriculture and Rural Zone

Extent (m? /hay)

Existing Development Agrculiore
and Current land use 9

Any unauthorised lond No
use/building work ‘

Title Deed Nr, T1451/2021




| PART C: APPLICATION DETAILS

Application(s)

{a)

{b)

[d)

e}

(f

2.

Matters to be noted by the MPT,

3

4,
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Application is made in terms of the Stelienbosch Municipal Land use
Flanning Bylaw, promulgoted by notice number 354/2015, dated 20
October 2015, on Farm 81/33, Cloetesdal, Stellentosch Division for the
following:

The subdivision in terms of Sectfion 15(2)[d} of the said Bylaw in
accordance with the attached Subdivision Plan and Phasing
Master Plan to aliow for the development of the property in
accordance with the Subdivisional plan for the following:

559 x MultirUnit Residential Zone erven measuring +20,1ha in
extent to accommodate the residential component which will
consist of dwelling houses, group houses (cluster and row houses) |
and flats/aparfments; '

Two (2) x Local Business Zone erven measuring +1,33ha in extent
for retail purposes;

One (1) x Education Zone erf measuring +5,26ha in extent for
purposes of a school;

|
Two (2] x Community Zone erven measuring £1,97ha in extent for |
purposes of a church and £2,81ha for purposes of a clubhouse,
hall, créche, day-care, restaurant, amphi-theatre, pool, sport ang |
recreation facilities and ancillary uses;

Eight (8) x Uility Services Zone erven measuring +4,29ha in extent
for purposes of a public read and authority use:;

Foriy-Cne (41) x Private Open Space Iohe erven meagsuring
#12,81ha in extent for purposes of private open spaces and a

private road.

Approval of the Detail Master Plan and Landscape Master Plan.

Approval of the development's name: Newinkosch Estate.

Approval for the noming and numbering of streets as per the
Street Naming and Numbering Plan,

Written approval of the proposed urban development of Farm
81/33, Stellenbosch by the governing authority in terms of the
Advertising on Roads and Ribbon Development Act, 21 of 1940 to |
pemit the property to be subdivided, developed with more than
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1 dwelling unit, a Business Premises to be developed and 1o Place
Buildings within 94.46m of the cenfre line of Main Road R304 in
terrns of Paragraph D {1-4}), Page 5 of the Title Deed No
124040/2020.

To facilitate the development of the subject property for a mixed-use
developmeni which consists of the following:
Group housing units and flats;
- Commercial opportunities ‘
- Creche, primary school and secondary school;
- Church with associated facilities such as a community hall,
aftercare, employee accommaodation. |
A Land Use Planning Application for Portion 33 of Farm 81, Stellenbosch
was submitted for the rezoning and subdivision of the subject property.
|
On 21 January 2022 the rezoning and subdivision application served |
before the Municipal Planning Tribunal (MPT) for a decision and the MPT
approved only the rezoning component of the application for Farm 81 Pin
33 for urban development on condition thal a revised Subdivision Plan be |
submifted for approval. |

In their decision the MPT requested that the revised Subdivision Plan
address the following matters, namely:

* Increase the density of the development in accordance with the
provisions and proposed thresholds of the draff Adam Tas Corridor
Local Spatial Development Framework and draft Adam Tas Corridor |
Development Guidelines (2021} for Precinct 10.

* The revised subdivision addresses the integration of the proposed
development with the sumrounding area and proposed development
on the adjoining properties. ‘

* The revised subdivision addresses the provision of "inclusionary
housing".

+ The revised subdivision must address the provision of appropriate ‘
infegrated  public fransport and NMT infrastructure faking info
considerafion the surrounding areas and proposed new development
in the precinct,

The applicant has now submitted ¢ Revised proposal and motivation

after consutation with the relevant internal departments that: ‘

* Facilitates a higher residential density that is consistent with the draft
Adam Tas Conidor Development Guidelines:

* Nustrates the provision of inclusionary housing; and ‘

* Mustrates the provision of appropriate integrated public fransport and
NMT infrastructure. B

Page 3 of 22



179

Yes. A meeting was held on 8 February 2022 with Stican Carstens,

Pre-consuitation Chiizelle Kriel and Bernabé de la Bat to discuss the final Subdivision Plan,

PART D: APPLICATION BACKGROUND

As noted above on 21 January 2022 the rezoning and subdivision application served before the
Municipai Pianning Tribunal {MPT) for a decision and the Tribunal only approved the rezoning
component of the application for Farm 81/33 for irban development on condifion that ¢ revised
Subdivision Plan be submitted for approval. The application under consideration is only to obtain
approval for the subdivision of the properly with a higher density than what was initiafly submitted
for approvall.

Farm 81/33, Stellenbosch is zoned Agriculture and Rural Zone and is uvlilised accordingly. The
subject property is located on the R304, approximately 3km north of Stellenbosch central and is
surrounded by agricultural land to the north and south, with a number of high density residential
developmenis (Mt. Simon, Tweespruil. Nuuigevonden |, Nuutgevonden |, etc.) to the east -
including the recenlly approved Steyn's Nursery residential development on Farm 81729,
Stellenbosch.

The land located between Kayamandi fownship and Farm 81/33, Stellenbosch, belongs to Council
and is in the process of being developed for low-cost housing. These properties with the subject
property aso form part of the Northern extension of the Municipality and the Northern section of
the Adam Tas Corridor (Precinct 10). The intension of the Adam Tas Corridor is 1o facilitafe higher
density developments and promote affordable housing within Stellenbosch.

¢ (Precinct 10).
‘1.
i
N Piwcinct #10 N
\ Location of Subject
Property
,r\j( s
Kﬂyﬂmmﬁ ‘:;! E %}
tocdlity of Subiect property in terms of the Adam Tas Corridor.
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The revised application stilft makes provision for a wide range of housing typologies referred to as
the GAP, upper GAP. FSC (Financial Sector Charter] and Affardable Housing brackef, or in its
simplest definition, homes which households can aofford that earn @ combined income of around
R26.800pm (2021), or below.

| PART E: APPLICATION OVERVIEW AND MOTIVATION

The land use application submitted and considered on 21 January 2022 by the Tribunal was made
in terms of Sections 15(2){a) and 15{2){b} of the Stellenbosch Municipality's Planning By-law {2015}
for the rezoning and subdivision of Farm 81/33, Stellenbosch 1o permit the Newinbosch mixed-use
development which will consist of residential units, commercial facilities, educational facilities,
community facilities and a church (with associated facilities).

©On 21 January 2022 the MPT approved only the rezoning component of the application for the
subject property from Agriculfure and Rural Zone to Subdivisional Area in terms of Section 15(2)(q)
of the said Bylaw for the following land uses:

(a) Multi-Unit Residential Zone 1o accommodate the residential component which will cansist of
group houses {cluster and row houses} and flats/apartments;

(b) Local Business Zone erven for refail purposes:

(c] Education Zone erven for purposes of a schodl;

(d) Community Zone erven for purposes of a church and clubhouse, hall, creche, day-care,
restaurant, amphi-theatre, pool, sport and recreation focilities and ancillary uses;

(e] Ulility Services Zone erven for purposes of a public road and authority use;

(f) Private Open Space Zone for purposes of private open spaces and a private road.

In order fo comply with the Tribunals condition of approval a Subdivision Plan and Phasing Master
Plan to cllow for the development of the property In accordance with the MPT conditions has been
submitted:

[ca] 559 x Mulli-Unit Residenficl Zone erven medasuring *20,Tha in extent to accommodate the
residentiaol component which will consist of dwelling houses, group houses (cluster and row
houses) and figtsjapartments;

{b) Two (2) x local Business Zone erven measvring £1,33ha in extent for retail purposes;

{¢) One (1] x Education Zone erf measuring +5,26ha in extent for purposes of a school;

(d] Two {2) x Community Zone erven measuring t1,97ha in extent for purposes of a church and
2.81ha for purposes of a clubhouse, hall, créche, day-care, restaurant, amphi-theaire, pool,

sport and recreation facllities and ancillary uses;

fe) Eight {8) x Utility Services Zone erven measuring +4.29ha in extent for purposes of a public road
and authority use;

(f) Forty-One [41) x Privafe Open Space Zone erven measuring *12,81ha in extent for purposes of
private open spaces and a private road.
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In their decision the MPT requested that the Subdivision Plan address the following matters, namely:

+ Density of the development in accordance with the provisions and proposed thresholds of
the draft Adam Tas Conidor Local Spatial Development Framework and draft Adam Tas
Corridor Development Guidelines (2021} for Precinct 10,

- The extent of the approved land uses as proposed in the application be amended to mest
the density requirements of the draft Adam Tas Corridor Development Guidelines.

+ Integrafion of the proposed development with the sumounding areas and new
developments.

+  The provision of “inclusionary housing”.

+  The provision of appropriate integrated public fransport and NMT infrastructure taking into
consideration the surrounding areas and proposed new development in the precinct,

The Subdivision Plan for approval addresses the matters raised by the Tribunal

1. The applicant has agreed to increase the development's residential density by increasing the
nurnber of residential units in the following way which does not have an impact on the original
Subdivision Plan by:

- ncreasing the density on portion 558 & 559 / Phase I & L of the project, idenfified for flats by
including an addition floor [ storey to the proposed building, for which a detail design is to
be submitfed as a condifion of approval for the 3 and 4 storey buildings creating +65
additional residential units on these two portions, {1200 + 65 = ¥12465 residential unifs)

- The additional of £50 FLISF / social housing units, 10 the south of the proposed school site, on
porfion 553 of the subdivision plan / Phase U of the project, on where current there are
worker homes located. (1265 + (£55) = 1320 residential units)

Toking the above inte account and a review of the areq of "Precinet 10" covered by the
subject property when excluding the areas of all none residential components such as
commercial, community and educationat land, the number of residential units to be
developed on the remainder of the subject property will be in cccordance with the provisions
and proposed thresholds of the draft Adam Tas Corridor Local Spatial Development Framework
and draft Adam Tas Corridor Development Guidelines (2021) for Precinet 10, as only 55% of the
property is located within Precinct 10. This results in only 21250 Residential Units (55% X 2272 =
1250 Residential units) needed to be provided on the subject property in terms of the ATC
guidelines. The revised proposal will make provision for 1320 Residential Units which is higher
than what is required in terms of Precinct 10 of the ATC.

2. The revised proposal still supports the integration of the proposed development with the
surrounding areas and new developments. As illustrated on the Newinbosch Detail Master Plan
/ Subdivisions and Zoning Plan attached as Annexure B of this report. The proposal makes
provision for a number of vehicular, NMT and pedestian links to the north, south and east of
the subject property. The development’s non-residential faciities / component (shops,
restaurants, schools, church, clubhouse, eic.) wil be accessible to the general public as they
are located on the major collector road. These aspects will ensure the sensible integration of
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the proposed development with the surrounding areas and new developments, without
compromising the integrity of the development under consideration.

3. The revised proposal also still supports the provision of inclusionary housing, as more than 10%
of the residential units will be sold through the govermment's FLISP program for first fime home
buyers with prices starting ot Ré80,000 per home. These homes will be cross subsidized by the
more expensive units proposed, ds no govemment subsidy exist. Furthermore, a substantial
number of homes below the R1 milion mark will be provided, which in terms of the Stellenbosch
context, are seen as affordable homes.

4. The revised proposal also supporis the provision of appropriate integrated public transport and
NMT infrastructure where possible and to this end, the proposed development will have a
comprehensive NMT design that runs throughout the entire development. Within the proposed
developmeni a variety of routes will be provided. Major vehicular routes will be provided with
cycle lanes with edge protection from vehicle lanes. Routes dedicated o NMT are also
provided with numerous pedestrians and cycling routes intersecting the site and running along
the perimeter. Cubside the development — on public lond - the development's NMT
infrastructure will link to ond comply with the infrastructure planned by the municipal
engineering department {as per their Master Plan).

From the above it is clear that the increase in residential units proposed for the Newinbosch
development's addresses the issues raised by the MPT. The final {and detail) design of the
development will be done during the SDP approval phase.

PART F: PUBLIC PARTICIPATION, COMMENTS AND RESPONSE

The inifial application far the rezoning and subdivision of the subject property was advertised for
public comment on 1 Qclober 2020 (for 30 days) in the Eikestadnuus, interested and affected
parfies were informed via e-mail, an on-site notice was displayed during the 30-day advertising
period and the application was displayed on the municipal website, The Stellenbosch Interest
Group provided comment and also made an oral preseniation fo the Tribunal, in which they
highlighted their concerns, which was taken inte consideration at the previous Tribundl meeting
when approval was granted for the rezoning of the subject property with a condition that the
applicant provide the Tribunal with a revised subdivision application that would result in higher
densifies.

The application under consideration is to obtain approval of the Subdivision Flan with a higher
residential density which would comply with the proposed densities attributed to “Precinet 10" of
the Adam Tas Conidors. The revised subdivision application was not advertised to the public as the
proposal is only to comply with the MPT’s approval conditions as imposed on the approval of the
rezoning. thus no further comment has been received on the application from the intemal
departments and interested and affected parties.

The original rezoning and subdivision application were circulated to the internal departments of
the Municipality for comment, but the revised proposal was not recirculated internally for
comment, as the proposed amendments were in line with the parameters set out in the ATC and
did not resultin the amendment of the initial subdivision plan.
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The inifial land use application was supported by the following infernal departments & section:

- Manager: Spatial Planning. Heritage and Environment; Supported, (Refer to Annexure J of this
repori)

- Director: Infrasiructure Services: Supported. (Refer o Annexure K of this report)

- Director: Traffic Engineering Services: Supported. (Refer to Annexure L of this reporf)

As noted above the revised appiicafion has not resulted in the amendment of the initial subdivision
plan, but only a slight increase in the total number of residentiol units that are to be construclted
on the various porlions of the subject property and for this reason the revised proposal has not
been circulated. To ensure that the relevant number of residential unifs are constructed, a
condition of approval is to be imposed which requires the applicant to submit a site development
plan for each phase prior to any land unit within a phase being fransfered,

| PART G: ASSESSMENT OF LAIID USE_AND LAND DEVELOPMENT APPLICATION

1. Llegislalive and Policy Confext of land use and land development applicalion

The application was submitted and processed in accordance with and in complicnce with the
prescripts of the said Bylaw.

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

The application under consideration was submitted in 2019 prior to the initiation of the Adam Tas
Coridor project and therefore the motivation for the proposed mixed-use development on the
subject property is based on the following:

- Compliance with the $tellenbosch Municipdlity’s urban edge
- The vision of the Northern Extension as initially endorsed by Council in 2014,

The subject property was included in the Stellenbosch Municipality's urban edge in 2006 and the
Stellenbosch Municipality has recently confirmed this position when they [again) approved the
town's urban edge in November 2019, which once again included the subject property.

The MSDF states that Kayamandi is under pressure to develop in a northerdy direction and that
development should not be extended bheyond the narthern reach of the Farm Cloetesdal {with
Welgevonden Boulevard forming the northem edge). The subject property is located within this
area which has been identified by the MSDF for future urban development.

The MSDF also notes that the average residential density for Stellenbosch is very low, as it is only
8.17du/ha and that residential density for Stellenbosch should be a minimum of 25du/ha dlong
major fransport rouvtes. The MSDF therefore promotes higher density residential developments
along major routes such as the R304.

As a resulf, the R304 has been identified by the MSDF as a “primary development axis / fransport

corridor” and that development proposals along this axis should comprise “higher density mixed
use infill developments” as is proposed by the agpplication under consideration, to meet the
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demand for affordable housing for the lowsr-and-middle income groups working in Stellenbosch
and surrounds.

As land costs within Stellenbosch are high, lower-and-middle income workers are locked out from
the Stellenbosch property market, which the proposal under consideration aims to fry and address,
as its target market is the GAP, upper GAP, FSC (Financial Sector Charfer) or Affordable Housing
bracket, or in its simplest definifion, homes which households con offord that earn a combined
income of around R26,800pm (2021), ot below.

Compliance with the $iellenbosch Municipality’s Northern Extension Project

In 2014 the Stellenbosch Municipality appointed Jubilee Projects to investigate the northern
expansion of Stellenbosch. The study area covered an area of approximately 86ha. The aim of the
Northern Extension is to accommodate the northwards expansion of Stellenbosch and create an
integrated urban development consisting of various housing typologies to cater for variousincome
groups. As noted cbove the proposal under consideration is to create affordable housing
opportunities, which isin line with the vision of the Northem Extension as initially endorsed by Council
in 2016.

Support of the Stellenbosch Municipality’s Adam Tas Conddor Project

The Adam Tas Coridor Project was initiated by the Stellenbosch Municipality in 2012 to absorb
development pressure / housing shorffall within Stellenbosch Town and siretches from the Cape
Sawmills site to the Kayamandi / Cloetesville area along the western side of the R304 of which the
subject property forms part of.

The aim of the Adam Tas Corridor is to promote higher density developments in order 1o promote
public transport and non-motorised transport inifiatives and will provide 13 000 accommodation
opportunities for £50 000 people over a period of 30 years. As noted above, the subject propery
is located within the Urban Edge and forms part of Precinct 10 of the Adam Tas Corridor (ATC).

The proposal under consideration supports the principles of the ATC Project as it consists of a mixed-
use development that aims to accommodate affordable and middle-income homeowner which
fallin the GAP, upper GAP, FSC ({Financial Sector Charter) which is in line with the ATC inrespect of
Precinct 10,

Public Transport

The subject property is located on a primary development axis / transport corridor {i.e. the R304)
that will enables access to convenient public fransport as faclities are proposed to accommeodate
these services along the R304, The proposed higher density residential development will also aid in
supporting the public transport initiative on this transport comdor (R304) and as the proposed
higher density development should contribute to the system’s sustainability and viability as o result
of the higher residential density that is proposed.
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Addressing the town’s housing needs and backlog

According to the MSDF the inadequate supply of affordable housing in Stellenbosch is a main
concem and the greater municipal arec has a housing backlog in terms of the availability of
affordable housing cpportunities which is growing.

The proposal under consideration will create *1320 more affordable housing units for [primarily)
essenfial workers, consisting primarily of flats and group housing units, which will gid in contributing
towards addressing the housing need and backleg within this income group.

Provision of Communily Facilities

The application also makes provision for community facilities within the development which wil
service the surrounding area and the development under consideration.

Provision of Commercial Facilities

The application also makes provision for & commercial site which is to service the properties within
the surrounding arec and the development under consideration.

Posilive economic impact

The estimated value of this development project according 1o the applicant will amount to £R1.1
billion that is to be invested into the local economy. As the construction sector is one of the largest
single contributor to employment, the proposal will create many new employment opporunifies
{ranging from skilled to unskilled labour as well as a number of short and long terms work
opportunities).

The proposed development will also contribute R0 million in development contibution fees to the
Stellenbasch Municipality. The development contibution fees will be used to upgrade the
municipal bulk infrastructure, and when the development is completed it will generate tRé million
per annum of praperty taxes for the Municipdlity. The proposed development will therefore have
o significant positive impact on the local econemy and infrastructure of Stellenbosch.

Compatibility with the surrounding environment

A number of the surrounding properfies in the area have deen developed with high density
developments, such as Nuutgevonden |, Nuutgevonden I, Tweespiuit and Mt Simon and the
proposal under consideration will be similar to these developments and therefore is not seen to be

out of character with its surrcundings.

Support from the Department of Agriculture

The Provincial Departiment of Agriculture supporis the development. (Refer to Annexure G of this
report)

Support from the Environmental and Heritage Deparments
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Applications have been submitted to and approved by the Department of Environmental Affaqirs
and Development Planning and to Heritage Western Cape. (Refer lo Annexure F of this repori.)

Cantextual Location of the property and its topography

The subject property lies at the interface befween the urban and the rural along the R304, with
most of the property falling within the urban edge. The urban development pattem of the
surrounding areo, reflects that areas of land which are more genfly sioped, at lower elevations
tend fo become urbanized before the mid and vpper sioped areas, due fo higher civil engineering
cost. Farmiand has become urbanized and, in many insfances, agricultural paftems have given
way o urban paffems.

As the sife fies within fhe transition zone between ftwo landscape character domains (that of the
rural and that of the urboan): the site acts as mediator, with some portions reflecting more urban
qualities, {especially those immedialtely adjacent areas which clready form part of the urban
realmy}. Whereas other portions may belong more properly fo the rural landscape (notably those
more continvous with the adjacent farmland).

One of the strong motivations for the development of the site is that it should stem encroachment
onfo productive agricuitural land and the cultural landscape from the south. This would mean
ensuring that poor communifies are not located on the urban edge,. which places an undue
burden on such communities to access socio-economic opportunities, and af the same time and
more importantly creating housing opportunifies for a range of income groups particularly at the
lower end of the income specitrum that would in the long term address the problem of informail
settlement.

The development of the site forms part of @ larger plan - the so-called norihem extension of the
town as well as the Adam Tas Corridor. The layout of the development also fake note of the
topography of the sife as the erven have been amanged fo ensure an opfimal densify. The
interface with the rural{agric ultural iand on the northern boundary of the site is critical from a visuol
impact perspective and therefore landscaping of this boundary line is crifical in reducing the visual
impact as viewed from the R304.

The rain access to the site is from the R304 af a point roughly in the middle of the eastern boundary
and take the form of reed boulevard that wili create a distinct sense of place upon entering the
neighbourhood. The boulevard affords access fo the commercial and community uses on the site.
The remainder of the site is accessed via a hierarchy of streets that provide vehicular access and
NMT access to dweliing units, mostly oriented fo following the contours of the site.

The proposal under consideration has made provision for ¢ softer edge fhat seeks fo cregte amere
gradual transifion between urban and rural through the builf form, the infroduction of green spaces
and the inclusion of extensive landscaping. Due 1o the sites location and topography any
development proposed could never by hidden from users of the R304 and thus to fry and reduce
or soften it's impact a hybrid of a hard soft edge areas are proposed by infroducing appropriate
clustered landscaping clong this edge. (Refer fo the Visual Impact Assesment affached as
Annexure M of this report.)
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Although the slope of the properly is faifly consistant when viewed from the R304, it i also
suggested that landscaping will play a mgjor role in reducing the impact of the development on
the surrounding areq. The design of the residential units must take the slope and orientation of the
site info considleration to ensure minimalimpact on the surrounding area and to minimize the scale
and height of the residential unit, The building materiais used and paint colours proposed must also
help mitigate the visual impact of the proposed development on its suroundings. (Refer fo the
Visual impact Assesment aftached as Annexure M of this report.)

7
]

sl

ad L gy
AT EE =y e

Extract from VIA which visually illusirates the pofential visual impact of the proposed
development as viewed from the R304,
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SECTION AA

Tvpical Sechion through a portion of the subject jion C-C
(Refer to Detailed Plans aached as Annexure N & O of this report.)
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The development accommodates various fypolagies of built form at a relatively high average
density as a min of 25dufha is the minimum requirement fo support services such as public
transport. The proposal under consideration is proposing ¢ density of 38du/ha and the mulfi-sforey
component of the development have been kept 1o the lower sfopes on the eastern portion of the
site along the R304 to ensure that they have less of a visual impact on thek surmoundings.

As only 55% of the subject property is located within “Precinct 10" of the Draft Adam Tas Corridlor
Local Spatial Development Framework (ATC) which requires a minimum of 2273 residential units 1o
developed within this “Precinct” only £1250 residential opportunifies need to be accommeodated
on the subject praperty. The amended proposal under consideration has made provision for £1320
residential opportunities with a density of 38du/ha being proposed, which is in line with the Draft
ATC.,

It is evident that although the proposed development will change the experience of arriving af
Stellenbosch along the R304, the proposed mitigation wilf soften the visual impact fo an
acceptable degree. The proposed mitigations, particularly through landscape trectment of the
northem boundary of the proposed development will specifically need affention to mitigte fo
some exfent the visually impact as seen from the R304.

[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 development of the site should did in stemming the encroachment of informal setlements
onto produciive agricultural land and the cultural landscape from the south.

2. The development of the site forms part of alarger plan as it forms part of the northern extension
of the town as well as the Adam Tas Conidor {"Precinct 10").

3. The layout of the development also taken note of the topegraphy of the site as the erven have
been arranged to ensure an optimal density.

4. The proposed development ensures high-density infill development on existing vacant land
within the urban edge of Stellenbosch,

5. The locdlity of the property on the periphery of Stellenbosch Town is considered suitable for the
proposed Mixed-Use development, as it forms the northern exfension of the fown as weil as the

Adam Tas Corridor,

6. The proposed development will contribute significantly to local economic growth and job
creation as employment opportunities will be created by the approval of the proposal.

7. As confirmed by all specialist studies undertaken during the environmental impact assessment
process, the property does not contain any sensitive environmenfial or heritage elements,
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Sufficient service capacity is available to accommodate the proposed development, whichin
part is linked to the installation of bulk service infrastructure which are to be facilitated by the
developer as part of the conditions of approval.

The relevant authorities support the proposed development from a iraffic perspective, with the
required rcad infrastructure improvements.

. The proposal will be consistent with the provisions and proposals of the MSDF as the property is
situated within the urban edge and delineated by the SDF for urthan development.

The mixed-use development complies with the requirements of “Precinct 10" of the Adam Tas
Corridor as a density of 38du/ha is proposed.

The visual impact of the proposed development can be mitigated to a large extent with the
infroduction of appropriate Landscaping as proposed.

PART I: RECOMMENDATION

That the following application in terms of the Stellenbosch Municipal Land Use Planning By-Law,
promulgated by notice number 354/2015, dated 20 October 2015, for the proposed
development on Porfion 33 of Farm 81, Stellenbosch:

1.1 Subdivision in terms of Section 15(2) (d) of the soid Bylaw in accordance with the atiached
Subdivision Plan and Phasing Master Plan to allow for the development of the property for
the following:

1.1.1 559 x Multi-Unit Residential Zone erven measuring £20.1ha in extent to accommodaie
the residential component which will consist of dwelling houses, group houses (cluster
and row houses) and flats/apartments;

1.1.2  Two {2) x Local Business Zone erven measuring +£1,33ha in extent for retail purposes;

1.1.3 One {1} x Educdation Zone erf medasuring £5,26ha in extent for purposes of & school;

1.1.4  Two [2) x Community Zone erven measuring +1,97ha in extent for purposes of a church
and £2,8Yha for purposes of o clubhouse, hall, créche, day-care, restaurant, amphi-

theatre, pool, sport and recreation facilities and ancillary uses;

1.1.5 Eight {8} x UHility Services Zone erven measuring £4,2%ha in extent for purposes of ¢
public road and authority use:

1.1.6 Forty-One (41} x Private Open Space Ione erven measwring £12,81ha in extent for
purposes of private open spaces and a private road.

BE AFPROVED in ferms of Section 40 of the said Bylaw, SUBJECT TO conditions in terms of Section
&6 of the said Bylaw.
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2. That such apgroval be subject to the following CONDITIONS in terms of Section éé of the said
Bylcaw:

2.1  The development be undertaken in accordance with the Subdivision Plan and Phasing
Plan dated 02/03/2022, drawn by TV3 Town Planners, attached as Annexure B,

2.2  Anelectronic copy (shp,dwg.dxf) of the approved General Plan be submitted fo the
Directorate Planning and Economic Development for record purposes, which plan
must indicate the following information:

Newly allccated erf numbers
Co-ordinates

Survey dimensions

Street names and numbering

23 The landscaping within each phase of the development shall be implemented
substantially in accordance with the Detcil Master Plan and Landscape Master Plan
Reference Cloetesdal ERF RE/33/81 attached as Annexure B.

2.4 Each individual phase may be developed on an ad hoc basis and not in  specific
order as nofed on the Phasing Plan.

2.5  Anowner's association for the subject development be established in terms of section
29{1} of the subject Bylaw,

2.6 Al common property, inclusive of private rcad/s ond open space/s and land required
for services by the owners' association, be fransferred at the cost of the applicant to
the owners® association, prior 1o or simultaneously with the transfer or registration of the
first Jand unit or prior to the first building plan approval, whichever occurs first,

2.7 Al public places and public streets on the subdivision plon be fransferred to the
Municipality upon transfer of the first unit/erf in the subdivision, of which the cost for the
surveying and transfer of such public land be for the account of the
applicant/developer.

28 A detdiled Site Development Plan be submitted to the Municipality for approval as
contemplated in terms of Section 16 of the Zoning Scheme Bylaw, 2019, for each phase
of the development as well as for the “Access Control Gates with Associaled
infrastructure and petimeter boundary wall / fencing for the development, which forms
part of Phase F of the development”, prior to the submission of any building plans being
submitted, which must satisfactorily address, but are not necessarily limited to, ll the
conditions of this approval, compliance with relevant development parameters of the
said Bylaw, and any relevant matters relating to Section 14{4) of the said Bylaw,

2.9 Each site development plan for the phases must include an updated traffic impact
statement and a civil engineering services report [to assist the municipal engineers in
calculating the development charges), with a detfailed landscaping plan.,
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2.14

2.15
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Architectural / Aesthetic Guidslines be submitted for the group housing component
and approved by the Municipality prior 1o the registration of the first property or the
submission of any building plan for dwelling units forming part of this component of the
development. These guidelines must take the recommendations listed in the Visual
impact Assessment into consideration. (Copy of Visual Impact Assessment attached as
Annexure M of this report.)

Landscaping plan be submitted with the site development plan for each phase and
approval by the Municipality prior to the registration of the first property or the
submission of any bwilding plans for each phase, whichever occurs first.

The approved landscoping plan be implemented at the cost of the developer and to
the satistaction ot the municipality prior fo the first erf within a phase being transferred
or 50% of building plans being approved for that phase, whichever occurs first. Such
landscaping plan be submitted with the site development plan for each phase and
must take the recommendations listed in the Visual Impoct Assessment into
consideration. {Copy of Visual Impact Assessment attached as Annexure M of this
report}.

The density on portion 558 & 559 of the proposed development / Phase 1 & L of the
project, identified for flats be increased by including an addition floor / storey o the
proposed building to create 265 additional residential units on these two portions, for
which a detail design is to be submitted as part of the site development plan for the
phase of which they form part {1200 {initially proposed by applicant) + +65 = £1265
resiclential units}.

The additional of 250 FLISP / social housing units, on portion 553 of the proposed
subdivision plan / Phase U of the development be provided {1265 + +£55 = #1320
residential units).

The developer be responsible for providing alternative accommedation for persons
currently residing on the property prior to a site development plan being submitted for
the phase on which these people are located f housed.

Development confkributions are poyable in accordance with the prevailing and
applicable Council Tariffs at the fime of payment prior to the transfer of the first
property or submission of any building plans. whichever occurs first, or as may be
agreed on in wrifing with the Director Infrastructure Services.

A service agreement regarding the responsibilities for the provision of engineering
services be entered into with the Municipality prior 1o the consfruction of any
engineering services or infrastructure in ferms of Section 66(3} and Section 82(4) of the
said Bylow, which service agreement must include and comply with the conditions as
imposed by the Directorate Infrasfructure Services in their letter dated 8 September
2020 simultaneous to a site development plan being submitted for any of the phases.
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The conditions of approval as imposed by the Road Network Management Directorate
of the Department of Transport and Public Works must be complied with o the satisfaction
of said department, as altached as Annexure L

3. The reasons for the above decisions are as follows:

3.1

3.2

3.3

The applicont has adjusted the densities of the residential component of the proposed
development to meet the densities prescribed by the ATC.

The MPT has already approved the rezoning of the subject property for urban development
purposes and the proposed subdivision plan is in line with the approval granted for the
rezoning of the subject property.

The revised subdivision proposal complies with the requirements of “Precinct 10" of the
Adam Tas Comridor in terms of the density that is proposed by the revised subdivsion
application.

4, Matters to be noted:

4.1.

42,

4.3.

4.4,

4.5,

4.6.

4.7.

4.8.

49.

Permission required in terms of title deed condition D (1-4], Page 5 of the Title Deed No
T24040/2020, be obtained from the delegated authority in terms of the Stellenbosch
Municipality System of Delegations as amended by Council ltem 7.3.3 on 25-01-2017 to
develop the subject property as proposed.

Approval of the development’s name: Newinbosch Estate and the naming and numbering
ol streets as per the Street Naming and Numbering Plan, be obtained from the delegated
authority in terms of the Stellenbbosch Municipality System of Delegations.

The approval granted shall not exempt the applicant from complying with any other legal
prescriptions or requirements that might have a bearing on the proposed use.

The subdivision only comes into effect once dll suspensive conditions or relevant legislative
provisions have been complied with.

A constitufion for the owner's association be submitted and approved by the municipality
in terms of Section 29({3) of the subject Bylaw prior 10 the fransfer of the first land unit, which
constitution must make provision for the relevant matters in Section 29 of the subject Bylaw.
Altengineering services andinfrastructure as required in terms of the conditions and services
agreement must be complied with to the satisfaction of the municipality and/ or the
relevant authority prior to the issuing of a Section 28 Certification.

Building plans must be submitted and approved by the Municipality prior to the
commencing of any building works, including the preparation of land, which will only be
approved when all relevant {or qualified) conditions of approval have been complied with.
The development must comply with the condifions of approval as imposed by the
Department of Environmenial Affairs and Development Planning as set out in their
environmental authorisation of 14 December 2020, as attached as Annexure F of this report.
The development must comply with the conditions of approval as imposed by Heritage
Westermn Cape as set cut in their approval letter of 5 November 2020, as afttached as
Annexure H of this report.
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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:

LOCALITY PLAN

ZONING, SUBDIVISION PLAN AND PHASING PLAN

APPLICANT'S MOTIVATION

COPY OF TITLE DEED

PUBLIC PARTICIPATION PORTFOLIO

APPLICATION  SUBMITTED TO THE DEPARTMENT  OF
ENVIRONMENTAL AFFAIRS AND DEVELOPMENT PLANNING
COMMENT

COMMENT FROM THE DEPARTMENT OF AGRICULTURE (ESLENBURG
& NATIONAL)

COMMENT FROM HERITAGE WESTERN CAPE

COMMENT FROM THE DEPARTMENT OF TRANSPORT AND PUBLIC
WORKS [PRE)

COMMENT FROM MANAGER: SPATIAL PLANNING

COMMENT FROM MANAGER: DEVELOPMENT {INFRASTRUCTURE
SERVICES)

TRAFFIC IMPACT STUDY

VISUAL IMPACT ASSESSMENT

DETAILED SECTIONS THROUGH DEVELOPMENT

TYPICAL UNITS PROPOSED
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PART K: COMPILATION OF PLANNING APPLICATION ASSESSMENT REPORT

PLANNING REPORT: APPLICATION FOR THE SUBDIVISION OF PORTION 33 OF
FARM 81, STELLENBOSCH

Author of Planning Assessment Report:
Name: R P FOOY
Capacity: SENFOR TOWN PLANNER

SACPLAN Registration:
Signature: :%g:v;:
‘ Date: GS) og {ZO zz

PART L: REVIEW OF PI.ANNING APPLICATION ASSESSMENT REPORT

" PLANNING REPORT: APPLICATION FOR THE SUBDIVISION OF PORTION 33 OF
FARM 81, STELLENBOSCH

Review of Planning Assessment Repork:
Name: C\\n
Capacity: MU

Azxz\ Y

SACPLAN Registration:
Slgna'rure/%\ﬂ

Date: 03}z \zzz
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'PART N: SUBMISSION OF PLANNING APPLICATION ASSESSMENT REPORT
PLANNING REPORT: APPLICATION FOR THE SUBDIVISION OF PORTION 33 OF

196

FARM 81, STELLENBOSCH

Authorised Employee to assess and make a recommendation on a land use and land
development application for consideration by the autherised decision maker:

As the duly authorised official in terms of Section 54 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
avuthorised decision maker in accordance with the Categorisation Modet for Land Use and
Land Development Applications as approved by the Stellenbosch Municipalify 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 applicafion is categorised as follows:

Calegory: C(c)

Decision Making Avthority; SMPT

kRatlonal: The Municipal categoerization medel for decision on Land Use and Land Development
Applications requires that an application for the Subdivision of land larger than 10 000m? and
more than two resulting erven to be decided by the Stellenbosch Municipal Planning Tribunal

Name: %ﬂﬁ-"

::g;ﬁi\z:kegistmﬂﬁq o f | ‘ST\
: Z
Date: 4 /3 / Wl

Signature:
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' PART O: ADMINISTRATION OF PLANNING APPLICATION ASSESSMENT REPORT

PLANNING REPORT: APPLICATION FOR THE SUBDIVISION OF PORTION 33 OF
~ FARM 81, STELLENBOSCH

Admini r to Stellenbosch Municipal Planning Tri :
It is hereby confirmed that proper notice was served of the Municipal Planning Tribunal meeting
ot which this land use and land development application will serve for consideration,

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

[0 ) (= TR
|

| Name:

| Capaclty:

' Signature:

| Date:
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Qur Reference: 3629-P

12 December 2019

Director: Planning and Economic Development” o = i~ @_i;ipallt-eitﬁ
Stellenbosch Municipality Stellenbosch
Town House
7600 STELLENBOSCH 13 DEC 2019
Attention: Ms. Hedré Dednam Office of Land Use Management
Kantoor van Grondgebruiksbestuur
Madam
BE: NEWINBOSCH: APPLICATION FOR THE REZONING AND SUBDIVISION

OF THE FARM CLOETESDAL NO. 81/33, STELLENBOSCH

. We refer to our pre-submission consultation on 9 October 2019 with M.

Robert Fooy (Directorate: Planning and Economic Development) ragarding the
proposed Newinbosch mixed-use development on the abowementioned
property.

. Find attached hereto our land use planning application repont (with four

additional copies) in order to oblain the required planning approvals for the
proposed urban development.

. Please feel free to contact the undersigned at 021861 3800 or

clifford@iv3.co.za if you have any queries of require any additicnal information
in order o process the application.

Yours faithfully

CLIFFORD HEYS
TV3 PROJECTS (PTY) LTD
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NEWINBOSCH
FARM 81/33, STELLENBOSCH

APPLICATION L.T.O. THE PLANNING BY-LAW
FOR SUBDIVISION, REZONING, ETC.

REFERENCE NO. 3628-P 11 DEC 2019
TV3 PROJECTS (PTV) LTD 97 DORP STREET
LA GRATITUDE OFFICES (1" FLOOR) 7600 STELLENBOSCH
97 DORP STREET SOUTH AFRICA
7600 STELLENBOSCH TEL: +27 21 851 3800
SOUTH AFRICA FAX: +27 21 882 8025

e-mall: clitford@tvd.co.zp

v

ARCHITECTS AND TOWN PLANNERS
ARGITEKTE EN STADSBEPLANNERS
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LAND USE PLANNING APPLICATIONS




212

T3 PROJECTS (PTY) LTD - ARCHITECTS & TOWN PLANNERS

LAND USE PLANNING APPLICATIONS

Pertaining to Portion 33 of the Farm Cloetesdal No. 81, Division of Stellenbosch.

The following land use planning applications are hereby made in order to obtain
pianning approval for the proposed Newinbosch urban development:

1. Applicationi.t.o. Section 15.2{a) of the of the Stellenbosch Municipality Land Use
Planning By-Law, 2015 for the rezoning of Farm 81/33, Stellenbosch from
Agriculture and Rural zone to Subdivisional Area.

2. Application i.t.o. Section 15.2(d) of the of the Stellenbosch Municipality Land Use
Planning By-Law, 2015 for the subdivision of Farm 81/33, Stellenbosch into
Conventional Residential zone erven, Multi-unit Residential zone enven, Local
Business zone erven, Education zone erven, Community zone erven, Utility
Services zone erven and Private Open Space zone erven.

3. Application for the Department of Transport and Public Roads’ written approval
of the proposed urban development of Farm 81/33, Stellenbosch (as the
governing authority i.t.0. the Advertising on Roads and Ribbon Development Act,
21 of 1940).
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1.1

1.2

1.3

1.4

BACKGROUND INFORMATION

Brief

This firm received a brief from the developer to prepare the necessary
documentation for the land use planning application as set out in Section A of
this report, in arder to obtain planning approval lor the proposed Newinbosch
mixed use development on Portion 33 of the Farm Cloetesdal No. 81,
Stellenbosch [hereafter referred to as the subject propenty].

Property description
The subject properly is described in the Deed of Transfer No. T24040/2002 as

Portion 33 of the Farm Cioetesdal No. 81, in the Municipality and Division of
Stellenbosch Western Cape. A copy of the Deed of Transfer is attached hereto

(see Section D).

Ownership
The Alberto Costa Trust is the regisiered owner of the subject property. Our
client — Cloetesdal Development (Pty) Ltd - is in the process of pur¢hasing the

subject property from the Alberto Costa Trust.

Find attached hereto a company resoiution and a power of attorney (including a
copy of the sales agreement) instructing this firm to submit the necessary land
use planning applications (see Section C).

Size

The subject property is 41.4020ha in extent.

1 | Page
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1.5

2.1

Title deed search

A title deed search was undertaken by attorneys and they have confirmed that
there are no title conditions that wilt restrict the proposed urban development on
the subject property. A copy of the Conveyancer Certificate is attached hereto

(see Section D).

However, according to title conditions 111.D.(1) — (4) the goveming authority i.t.o.
Act 21 of 1940, must give their written approval for the proposed developrment.
For this reason, the land use planning application must also be submitied to the

Department of Transport and Public Roads (as the governing authority i.t.0. Act
21 of 1940) for their written approval.

LOCAL PLANNING CONTEXT
Locality

The subject property is located on the R304 in Stellenbosch, approximately
3km norlh of Stellenbosch central — see Figure 1 below:

2 | Page
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Figure 1. Locality of Farm 81/33

2.2

2.3

The locality of the subject property is also indicated on the attached locality
maps (see Section E).

Surrounding land uses
The subject property is surrounded by agricultural land to the north &nd south,
and high density residential developments (M. Simon, Tweespruit,

Nuutgevonden [, Nuutgevonden I, etc.) to the east.

Present zoning and land use

The subject property is zoned Agriculture and Rural Zone. 1t is utiliséd

accordingly.

3] Page
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3.1

3.2

NEWINBOSCH MIXED USE DEVELOPMENT PROPOSAL
Application for rezoning and subdivision

Application is made for the rezoning of the subject property from Agricuiture
and Rural Zone 10 Subdivisional Area, and for the subdivision of the subject
property into residential, commercial, educational, community, open space and
private / public roads erven. A copy of the conceptual Newinbosch
Development Framework Plan — to illustrate the Newinbosch mixed use
development’s spatial vision — is attached hereto (see Section E).

With receipt of the Stellenbosch Municipality’'s (in principle) rezoning and
subdivision approval, a final Subdivision Plan, Phasing Plan, Site Development
Plan, (per phase), Landscaping Plan {per phase), Home Owners’ Association
Constitution and Architectural Guidelines (per phase), traffic impact statement
{per phase) and civil engineering services report (per phase) will be submitied
to the Director: Planning and Economic Development for approval.

Proposed land uses

The Newinbosch mixed use development will consist of the following different
land uses to create a whole new integrated neighbourhood, namely:

+  #12 000 residential opportunities (consisting of single residential erven,
group housing units and flats);

+  Commercial (x5 000m2 GLA);

* Church {40 seals); and

* School (creche, primary and secondary school for 2 0600 pupils).

The details of these land uses will be finalised during the Subdivision Plan,
Phasing Plan, Site Development Plan, etc. process, and will be submitted to the

4 | Page
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3.3

Director: Planning and Economic Development for approval.

The purpase of the mixed land uses is to create an integrated and safe
neighbourhood with all the associated amenities (schools, church, shops,
parks, etc.). The residential component will consist of a range of affordable
housing opportunities aimed at households with an income of between
R18 000 — R50 000 per month {average R25 000 per month) and:residential
unit prices will vary from R700 000 — R3 million (average R1.4 million). It will
support and contribute towards Council’s non-motorised transport initiatives by
providing pedestrian walkways and bicycle lanes.

Landscaping

The proposed Newinbosch mixed use development will be extiensively
landscaped to limit the buildings’ visual impact; especially along the R304. New
trees and shrubs will be planted to screen the buildings, and existing mature
trees will be retained (as far as possible).

CNdV Landscape Architects have prepared a conceptual Master Landscape
Plan for the Newinbosch mixed use development to illustrate the
development's landscaping vision. A copy of their conceptual Master
Landscape Plan is attached herelo (see Section E). Detailed Landscaping
Plans will be submitted {per phase) to the Director: Planning and Economic

Development for approvat.

PLANNING MOTIVATION FOR THE PROPOSED NEWINBOSCH MIXED
USE DEVELOPMENT

Our moiivation for the proposed urban development of the subject property (to
illustrate need and desirability} is based on the following reasons:

5 | Page
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4.1 Compliance with the Stellenbosch Municipality’s urban edge

The subject property was included in the Stellenbosch Municipality’s urban
edge hack in 2006 and the Stellenbosch Municipality has recently confirmed
this position when they {again) approved the town's urban edge (on 28 May
2018) that included the subject property — see Figure 2 below:

Figure 2: Stellenbosch Municipality’s approved urban edge (28 May 2018)

4.2 Compliance with the Stellenbosch Municipality’s Spatial Development
Framework

The development proposal supporis the principles {and is compliant with) the
Stellenbosch Municipality’s Spatial Development Framework (MSDF), as
motivated in the section below.

6 | Page
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4.21 Land use designation

The MSDF states that Kayamandi is under pressure to develop in & northern
direction, but that development should not be extended beyond the northern
reach of the Farm Cloetesdal (with the Welgevonden Boulevard as the northern
edge); in other words, “a band of development along the R304 should be
promoled’ {refer to MSDF page 67). The subject propesty is locatecfI within this
area identilied by the MSDF for future urban development - see Figure 3

below:

FARMS1R3|  \\ \ RE

Figure 3: Extract of the MSDF (Nov 2019)

4.2.2 Targeted residential density

According to the MSDF the average residential density for Stellenbosch is very

low; it is only 8.17duha. The MSDF's targeted residential density for
7| Page
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4.2.3

424

425

Stellenbosch is 25du/ha (refer to MSDF page 38). The proposed higher density
residential component of the Newinbosch development will therefore contribute
to achieving this goa! of an average residential density 25du/ha for

Stellenbosch.
Development along major transport routes

The MSDF states that higher density residential developments along major
routes (e.g. the R304) should be supported. The R304 is identified by the
MSDF as a “prirnary development axis / transport corridor”. The proposed
development of the subject property can therefore be deemed desirable as it is
located on the R304 (a primary development axis / transport corridor) in an area
that {(according to the MSDF) “should be explored for new high density mixed
use infill development’ (refer to MSDF pages 55 and 58).

Demand for affordabie housing

The MSDF states there is a significant demand for affordable housing for the
employed lower-and-middle income groups. Land in Stellenbosch is expensive,
locking out lower-and-middle income workers from the property market (refer to
MSDF page 49). The proposed development — 1o create 240 affordable
housing opportunities — will contribute towards addressing this need.

Tenets for spatial development

The MSDF further states that there are seven key tenets for the spatial
development and management of Stellenbosch (refer to MSDF page 52),

namely:

8 | 'age
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Tenet 1: Maintain and grow our natural assets.

The proposed development supports this tenet as the subject property is not
valuable agriculiural land or a critical biodiversity area.

Tenet 2: Respect and grow our culfural heritage.

The proposed development supporis this tenet as it will not adversely affect
the town's cultural heritage.

Tenet 3: Direct growth to areas of lesser natural and cultural significance as

well as movement ocpportunity.

The proposed development supports this tenet as it will support the
Municipality’s non-motorised transport initiative and provide the opportunity
for pedestrians {i.e. the residents of the proposed development) to engage
with public transport.

Tenet 4. Clarify and respect the different roles and funclions of settlements.

The proposed development supports this tenel as existing municipal bulk
infrastructure is readily available for the development and the impact on
infrastructure will be limited.

Tenet 5: Clarify and respect the roles and functions of different efements of

movement structure.

The proposed development supporis this tenet as the subject property is
located within the Stellenbosch urban edge (as approved by Council on 28
May 2018).

9 | Page
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4.3

« Tenet 6: Ensure balanced, sustainable communities.

The proposed development supports this tenet as it will provide (much
needed) affordable housing opportunities.

» Tenet 7: Focus collective energy on critical lead projects.

The proposed development supports this tenet as it will not exacerbate
undesirable impacts or limit the opportunity for people to pursue a
sustainable livelihood.

Compliance with the Stellenbosch Municipality’s Northern Extension
Project

In 2016 the Stellenbosch Municipaiity appointed Jubilee Projects to investigate
the northern expansion of Stellenbosch. Their report — the Northern Extension
Project for the Stellenbosch Municipality - was submitted to Council on 22
February 2017. At the meeting Council confirmed their support for the
"Northwards Extension of Stellenbosch Urban Planning and Development
Project’ and it was resolved “that Council support the development planning
process to proceed in order to achieve the aim of an integrated human
seftlement development covering an area of approximately 86ha in the study
area”. A copy if the Council item and the adepted Northern Extension Plan is
attached hereto (see Section F).

The aim of the Northern Extension Project is to accommodate the neorthwards
expansion of Stellenbosch and to create an integrated urban development {with
different housing typologies for different income groups). The subject property
forms an integral pan of this Northern Extension Project in order to create an
integrated human settiement area (as per Council’s vision for the area) — see
Figure 4 below:

10 | Page
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FARM 81/33
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Figure 4: Extract of the Northern Extension Plan (2017)

4.4

The proposed development of the subject property — to create affordabile
housing opportunities — can be deemed desirable as it complies with the
Northern Extension Project’s vision and recommendations.

The Northern Extension Project (including the proposed development) is also
supported by the Western Cape Government: Human Settlements department.
Find attached hereto a letter from Mr. Louis Welgemoed (Cape Winelands
Regional Planner) supporting the Northern Extension Project (see Section F).

Support of the Stellenbosch Municipality’s Adam Tas Corridor Project

The Stellenbosch Municipality has initiated the Adam Tas Corridor Project to
absorb desvelopment pressure in Stellenbosch. The aim of the Adam Tas

11 | Page
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Corridor Project is o launch the restructuring of Stellenbosch through the
redevelopment of the Adam Tas Corridor, the area that stretches from the Cape
Sawmills site to the Kayamandi / Cloetesville area. The subject property is
located an the Adam Tas Corridor — see Figure 5 below:
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Figure 5: Adam Tas Corridor Concept

The Stellenbosch Municipality proposes high density residential developments
on the Adam Tas Corridor in order to support public transport and
non-motorised transport initiatives. According to Mr. Sarel Meyer (Project
Manager) the Adam Tas Corridor Project will aim to provide 13 000
accommodation opportunities for 50 000 people over a period of 30 years (refer
to the Eikestadnuus of 29 August 2019). The proposed high-density residential
development of the subject property — located on the Adam Tas Corridor — will

supporl the principles of the Adam Tas Corridor Project and contribute 1o the
12 | Page
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4.5

4.6

provision of affordable accommodation opportunities. 1t can tharefore be

deemed desirable.
Support of public transport inltiatives

The subject property is located on a primary development axis / transport
cotridor {i.¢. the R304) that enables convenient publi¢ transport access and
efficient transport movement. The proposed higher density residential
development will support the Municipalitiy's public transport initiative on this
transport corridor and contribute to the system’s sustainability and viability.

Addressing the town’s housing needs and backlog

According to the Stellenbosch Municipality the inadequate supply of affordable
housing in Stellenbosch is a main concern. The greater municipal area has a
current and future housing backlog and the availability of developable {and for
housing opporiunities is extremely limited. The Stellenbosch Munigipality has
now redefined the urban edge and has identified additional land deemed
desirable for urban development (i.e. the subject property) and the creation of
the much-needed housing opporiunities in alignment with all goals and
objectives of the Integrated Development Plan.

The MSDF states there is a significant demand for affordable housing for the
employed lower-and-middle income groups, and that by 2021 the need for
non-indigent housing (units <BOm?) in Stetlenbosch will be 8 357 units. The
proposed development of the subject property will create £12 000 affordable
housing units (consisting primarily of flats and group housing units) and will
contribute towards addressing the housing need and backlog. It can therefore

be deemed desirable.

13 | Page
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4.7

4.8

Positive economic impact

The South African economy grew by 0.8% in 2018 after a technical recession in
the first half of the year (according 10 the Moody's Corporation). The economy
shrank by 0.8% in the first quarter of 2019 compared to the iast quarter of 2018.
South Africa’s unemployment rate increased 10 27.6% in the first quarter of
2019, (according to Stats SA). The jobless raie at the end of the fourth quarter
of 2018 was 27.1%, meaning the rate has increased by half a percentage point.
Significant economic investment is needed to address these problems.

The estimated value of this development project will amount to R900 million

that will be invested in the local economy.

Furthermore, the construction sector is one of the largest single contributor 1o
employment. Construction opportunities should therefore be supported as it will
create many new employment opportunities (ranging from skilled to unskilled
labour). It is anticipated that the proposed development will create 11000 new

emplovment opportunities in the construction sector,

The proposed development will also pay zR65 million in development
contibutions to the Stellenbosch Municipality, it will contribute to the upgrading
of municipal bulk infrastructure, and it will pay an annual municipal tax of tR5.5

million.

The proposed development will therefore have a significant positive impact on
the local economy and infrastructure, and from a purely economic point of view,

it must be supported.
Compatibility with the surrounding environment

Most of the surrounding environment (on the R304) has already been

14 | Page
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converted into higher density residential developments, such as Nuutgevonden
I, Nuutgevonden Il, Tweaspruit and Mt. Simon — see Figure 6 below:

Figure 6: The Nuutgevonden | and Il developments (on the R304)

The development proposal will be similar to these developments and can
therefore be deemed 1o be compatible with the surrounding urban environment.

4.9 Support from the Depariment of Agriculture
A previous land use planning application {on the subject property) was
submitted to the Depariment of Agricuiture in 2007. The Department of

Agriculture confirmed that they have no objection against the proposed urban
development of the subject property — see Figure 7 below:

15 | Page
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sie agriculture
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Agric.
A REFUBLIC GF SCUTH AFRICA

_ Prvate Bag X520, Pralerm. D501
Deipen Buiding, e/o Annie Bedha & Unian Sirecl. Riviers, G064

From: Directorate Land Use xno Sail Marsgement
Tal: 012.215-7578 Fax: 012.326.5538 e-malk: Agriamginoa egne za
Enguiries: Heipdesk Rel. 2008_06_0119

Taylor, Van Rensburg & Van der Spuy
37 Market Streel

STELLENBOSCH

7600

Dear Sirs

RE: APPLICATION FOR THE REZONING, SUBDIVISION AND DEPARTURE: PORTION
33 OF FARM CLOETESDAL NO. 84, STELLENBOSCH DIVISION, WESTERN CAPE
PROVINCE

Your kelter 02498 dated 14 March 2006 refers.

With refergncs to the. above-mentioned matter | wish to inform you that this Direclorate
has no_objection against the Rezoning, Subdivision and Departure from an agricultural
point of view,

Yours sipcerely

—-—

\"\‘__, S

iﬂlaﬁrk OF THE MINISTER: LAND USE AND SOIL MANAGEMENT

Figure 7: Department of Agriculture’s letter of support {17 May 2007)

4.10 Environmental and heritage authorisations

Applications have been submitted to the Department of Environmental Affairs
and Development Planning and to Heritage Western Cape for their

16 | Page
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5.1

5.2

authorisations of the proposed urban development. Their decision letters will be
submitted to the Stellenbosch Municipality with receipt thereof,

PROVISION OF ENGINEERING SERVICES

Civil engineering services

Bart Senekal Inc. civil engineers were instructed to investigate the availability of
civil engineering services (water, sewerage, stormwater, eic.) for tha proposed
development and Raubicon electrical engineers were instructed to investigate
the availability of electrical engineering services for the proposed development.
According to their engineering services reports all services are available near
the development and no prablems are foreseen in providing the necessary
services connections {(with certain infrastructure upgrades). A copy of the civil
and electrical engineering services repons is attached hereto (see Section G).

Transport impact study

iCE traffic engineers were instructed to underlake a transport impact study for
the preposed development. According to their fransport impact study report the
proposed development is acceptable from a traffic point of view (with certain
traffic infrastructure upgrades). A copy of the traffic report is attached hereto
{see Section H).

CONCLUSION

From the above molivation it is clear that the proposed mixed-use urban
development can be deemed desirable as the proposed development:

+ Is located within the Stellenbosch urban edge;
» s compliant with the MSDF;

17 | Page
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CONVEYANCER’S CERTIFICATE

{, the undersigned DEIDRE SPIES, a practising attorney and conveyancer at the firm Deidré
Spies Attorneys in Pretoria, do hereby certify, after searches done at the Cape Town Deeds
Office, that the following information is true and comect;

1. ALBERTO COSTA TRUST
is the registered owner of:

PORTION 33 OF CONSOLIDATED FARM CLOETESDAL NO. 81
IN THE STELLENBOSCH MUNICIPALITY

STELLENBOSCH DIVISION

WESTERN CAPE PROVINCE

IN EXTENT: 48,9684 ( FOUR EIGHT COMMA NINE SIX FIVE FOUR) HECTARES
HELD BY DEED OF TRANSFER T 024040/2002

2. No evidence could be found that there are any reslrictive conditions registered
against the property, which prohibils the rezoning of the property for purposes of the
proposed residential development,

!

7 f
SIGNED at PRETORIA on this hL_day of NOVEMBER 2005

P 4
/e
C/x{,ﬁ LAy
CONVEYANGER
DEIDRE SPIES
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attorneys - trademarks - patents - copyright

MR PIETER DU TOIT Ourref:  JS5/kig/COS1/0055
¢fo Similan Your ref..
ngd
T Sz, 2 Floer Date:  Friday, 6 February 2021
Eikestad Mall
cfo Plain & Andriga Street
STELLENBOSCH
Pages: 1of 1
BY HAND
Dear Pieter,
RE: TRANSFER: ALBERTO COSTA TRUST TO CLOETESDAL DEVELOPMENTS (PTY)

LTD
REMAINDER PORTION 33 OF THE FARM CLOETESDAL NO. 81

Per:
E-mail;
Direct Fax: G686 606 2486

The above matter has reference.

Kindly find attached hereto the original Deed of Transfer No. T1651/2021 for your
safekeeping.

JOHANNES SPAMER

johannes@spamertriebel.co.za

Spamer Triebel Inc. Registration No: 2005£42322/21

Courier Unit 4, Dude Westhof Village Square, Van Riebeeckshof Road, ODude Westhof, Bellville, Cape Town, South Africa | Afrique Du Sud | Stidafrika

Postal PO Box 5149, Tyger Valley, 7538 Telephone +27 (0)21 913 7382 Fax +27 (0)21 913 0538/7407
Email infogspamertriebel.co.za - www.spamertriebel.co.za

Directors: Johannes Spamer - BALLE LLM | Suné Venter - BComm LLEB
Associates Jason Jennings - LUB | Articled Clerks: Marthinus Botha - BALLE | Paige Fine - BALLB | Zelri Caetses - BScLiB

The come of s documant is confidential aod peiviledged for Uw rediaienUadd a3 Wlicated above. Il powsevehve Lhis comiaunltatian by wislake, idly conlact v Al 1l addies

o1 tehephiane nuinibers a5 sot ot nbovy so 1L we niky arrange foe sacme b6 be colleziid or dostrayed al oar cosl, Unauthoned use of this docurdent nay fead to legial acllon agnanst the user ihenof,
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Prepared by me

301

Blaauw Attorneys

Qude Westhof Village Square

enr Penac- & Van Risbesckshof Roads, NVEYANCER
Block 28 JOHANNES RIK BLAAUW
QOude Westhof, Beliville (LPCM 78861)
Cape Town

Tel: +27219131783

-~ . Deeds Office Regisliation feas as per Act 47 of 1837
Amount Office Fee <
Purchasze Frice Rc%@@,m ij&)
Reason fo Cate S‘fmw;apm e
Evemoont R._| EXOIpO.c | AP
j = GG
2101wy
0 o
;..ﬂ-!ZAQ&,TESSﬁNJQENQER ;
T 000001651 17021

DEED OF TRANSFER

BE IT HEREBY MADE KNOWN THAT

Jacorine Alida Booyens, LPCM 91138

appeared before me, the Registrar of Deeds at Cape Town, the said appearer, being duly
authorised thereto by a power of attorney granted to him by

The Trustees for the time belng of the
ALBERTO COSTA TRUST

Registration Number IT 806/1898 DATA / VEEW‘

229y |
LAT
0810y, | pe

signed at BELLVILLE on 13 OCTOBER 2020
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And the appearer declared that:

Whereas the Transferor had truly and legally scld the undermentioned property on 18 Oclober
2018 by Private Treaty

Now therefore the Appearer on behalf of the Transferor, did by these presents, cede and
transfer {0 and on behalf of

CLOETESDAL DEVELOPMENTS PROPRIETARY LIMITED
Registration Number 2018/281892/07

its successors in title or assigns, in full and free property

REMAINDER PORTION 33 OF THE FARM CLOETESDAL NO. 81, IN THE
MUNICIPALITY AND DIVISION OF STELLENBOSCH, PROVINCE OF THE WESTERN

CAPE
IN EXTENT 41,4029 (FORTY ONE COMMA FOUR ZERO TWO NINE) HECTARES

FIRST REGISTERED by Certificate of Consolidated Title Number T1502/1976 with Diagram
No. 6941/75 annexed thereto and held by Deed of Transfer Number T24040/2002

. IN SO FAR ag concemns the area marked a b ¢ d e m on the said Diagram No.
6941775,

A. SUBJECT to the conditions referred to in Deed of Transfer No. 3116 dated 5
April 1927,

B. SUBJECT AND ENTITLED as set out in Cerifficate of Consolidated Title No.
T14174811926 to the benefit of:

(1) The terms and conditions of an Order of the Water Court District No. 1
dated 4% April 1922 annexed to Deads of Transfer Nos 9199 and 9201
dated 26 December 1900 and referred to in the endorsement thereon
dated 2 May 1922 relaling to a division of certain water rights.

{2) The terms and conditions of certain Notarial Deed of Servitude dated 23w
March 1926 annexed to Deeds of Transfer Nos, 9199 and 9201 dated 29
December 1900, a referance whereto was endorsed thareon on 16
August 1926 relating to certain water rights.

C. SUBJECT TO AND WITH THE BENEFIT OF the following spedial conditions
contained in Deed of Transfer No. 3116 daled 5 April 1927, namely:

“The transferee, or his successors in file shall not have the right of removing
sand from the Plankenberg River, but shall allow ts free and uninterrupted flow
or wash on to Lot A, a portion of the farm Cloetesdal, this day transferred to A.
Gelb and L M Stella, trading as Gelb and Stella, No 3114, save and except that
the said transferee, or his successors in title, shall have the right io take sand
as he may require for building purposes on the land hereby transferred.”

il. IN SO FAR as concems the area marked m f g h j t 8 r g on the said Diagram No
6841/75:

A. SUBJECT to the conditions referred {o in Deed of Transfer No 3115 dated &
April 1927,
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B. SUBJECT AND ENTITLED to the benefit of the following terms and conditions:

{1) The terms and condifions of the Order of the Water Court District No. 1
dated 4 April 1922, annexed to the Deeds of Transfer Nos 9199 and 9201,
dated 29 December 1800, and endorsed thereon on 2 May 1922, relative to
a division of certain water rights.

{2) The terms and conditions of certain Notarial Deed of Servitude dated 23
March 1926, annexsd to the said two Deeds of Transfer Nos. 9199 and
9201 datad 29 December 1900, and endorzed thereon on 18 August 1926,
relative to certain water rights.

. SUBJECT AND ENTITLED to the following speciel conditions contzined in

Deed of Transfer No 3115 dated 5 April 1927, namely:

(1) Subject fo the Govemment's consent to the crossing of the Railway in that
locality, the owner of Lot Clostesdal Proper, this day transferred fo M C Vos,
No 3112, and his successors In fifle, shall if at any time desired by him, have
a 12,59 mete right of way from his said land (Cloetesdal Proper) over the
land hereby trensferred, to the road marked Steilenbosch A Road on the
annexed diagram. The exact position of this right of way ic be mutually
agreed by the owners. Should the right of way provided for be claimed by
the owner of Lot Cloetesdal Proper, or his successors in title, he or they
shall be entitied to place a bridge across Plankenberg River at his or their

expense.

(2) The owner of Lot Clostesdal Proper, this day transferred to M.C. Vos, No.
3112, and his successors in fitle, having acquired the right of way over the
land hereby transferred, referred to in sub-paragraph (1) above, shall be
entitled to water their stock in the Plankenberg river where such right of way
crosses the said river and also to pump water out of the said river for
domestic purposes and, with the consent of the Railway Administration,
conduct same by means of pipes along the said right of way to his said land

(Clostesville Proper).

(3) The Transferse, or his successors in title, shall not have the right of
ramoving send from the Plankenberg River, but shall allow its free and
uninternpted flow or wash on to Lot A, this day transferred to A. Gelb and
L.M. Stelia, trading as Gelb and Stella, No 3114, a porlion of the fam
Cloetesdal, save and except that the transferes, or his successors in litle
shall have the right to take such sand as they require for buiiding purposes
on the land hereby transferred,

. SUBJECT FURTHER to the tarms of the endorsement dated 17 October 1966

which appesrs on Deed of Transfer No, 13934 dated 31 December 1941, which
endorsement reads as follows:

*Endorsement in terms of Section 31(8) of Act 47 of 1937 (as amendled).

A portion of the herein mentioned property measuring +- 2,10 morgen has been
expropriated by the Divisional Council of Stellenbosch in terms of Section 130,
Ord. 15/52. Vide notice of expropriafion No. H/2M1 dd 5.10.86 filed as exprop.
Caveat 740/G66 plans in duplicate filed herewith."

IN SO FAR as concerns the area marked r s t k q on the 8aid Diagram 6941/75;
A. SUBJECT to the conditions referred to in Deed of Transfer No. 3115 dated 5

April 1927.

‘) Papge 3



v.

238

B. SUBJECT AND ENTITLED to the bensfit of the terms and conditions more fully
set out under paragraph (. B. above.

C. SUBJECT AND ENTITLED to the special conditions contained in Deed of
Transfer No 3115 dated 5 April 1927, more fully set out under paragraph 1. C.
above,

D. SUBJECT fo the following conditions contained in Certificate of Registered Title
No. 13933 dated 31 December 1941, imposed by the Divisional Council of
Stellenbosch in its capacity as controlling authority in terms of Section 11(b) of
Act No, 21 of 1840, namely:

(1) The land may not be subdivided, nor may any share in it or portion of it to
be sold, leased, or disposed of in any way without the written approval of
the Controlling Authority as defined in Act 21 of 1940,

{2) Not more than one dwelling house, together with such outbuildings as are
ordinarily required to be used in connection therewith, shall be erected on
the land except with the approval of the Controlling Authorily as defined in
Act 21 of 1940.

{3) No store or place of business whatsoever may be opened or conducted on
the land without the writtan approval of the Controlling Authority as defined
in Act 21 of 1940.

{4) No building or any structure whatsoever shall be erected within a distance
of 94,46 matras, from the centre lina of the road, without the written approval
of the Controlling Authority as defined in Act 21 of 1840, as shown on
annexed diagram.

E. SUBJECT FURTHER to the terms of the andorsement dated 17 Oclober 1966
which appesrs on Deed of Transfer No. 8299 daled 18 May 1962, which
endorsement reads as follows:

“Endorsement in tarms of Section 31(6) of Act 47 of 1937 (as amended).

A portion of the hereinmertioned property measuring 0,20 morgen has been
exproptisted by the Divisionat Council of Stelienbosch in terms of Section 130,
Ord. 15/1952, Vide notice of expropriation No. H/2/1 dd 5.10.686 filed as exprop.
cavest 740/66 plans in duplicate filted herewith.”

SUBJECT, in so far a8 concems the whole of the within mentioned property, fo a
powetiine servitude with anciflary rights in favour of Eskom as more fully described
in Notarial Deed of Servitude No K1020/2000$ endorsed on Deed of Transfer No

22649/1979.
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WHEREFCRE the appearer, renouncing all the right and title the said

The Trustees for the fime being of the
ALBERTQO COSTA TRUST
Registration Number IT 806/1998

heretofore had to the premises, did, in consequence also acknowledge them 1o be entirely
dispossessed of, and disentitied fo, the same; and that, by virtue of these presents, the said

CLOETESDAL DEVELOPMENTS PROPRIETARY LIMITED
Registration Number 2018/281882/07

its successors in title or assigns, now is and henceforth shall be entitled thereto, conformably
to local customs; the State, however, reserving its rights, and finally acknowledging that the
purchase price is the amount of R30 000 000,00 (Thirty Million Rand).

IN WITNESS WHEREOF ), the said Regisfrar, fogether with the appearer, have subscribad to
these presents, and have caused the seal of office to be affixed therele.

THUS DONE AND EXECUTED at the Office of the Registrar of Deeds a d JTown on

19401 202) .
/ AU,

Signatuye of appearer q.q.

In my presence

@

Registrar of Deeds

Page 5
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Qur Reference: 3629-P

Application No: LUM0917 qﬁfgg - ’
VICES
i
g il 2021
her | 15 PR 202 9 .
Director: Planning and Economic Development ! g ) ‘
Steflenbosch Municipality L o b=k
Town House
7600 STELLENBOSCH . [
s e T B
Attention: Ms. Bﬁlelwa Mdoda __ -
e : _fﬁ_‘éﬂ}_z, S

VPO,

_..-_.._....—-—

e immirpem Vi

PORTFOLIO OF EVIDENCE REPORT: APPLICATION FOR THE REZONING,

P

SUBDIVISION, ETC. OF THE FARM CLOETESDAL NO. &mmtmmsﬁﬁ" |,

W >'m‘.'d* A b

e -1

it

-

1. Your letter of 21 September 2020 has referencé. e

! R

f - e l
2. We hereby confirm that the public pamupalhn_pmcsse—m suwessfmr,r_" w3 }
compieted in accordance with the requmments-o&&ew Monicipal

Land Use Planning By-law, 2015.

3. The public participation process commenced on 1 October 2020 and
continued for 30 days as prescribed.

4. As instructed, notices were sent (via e-mail) to all the interested and affected
parties and community organisations. The application was also advertised in
the Eikestadnuus and an on-site notice was displayed during the advertising
petiod.
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5. After advertising no objections were received from the public. However, a late
objection was submitted by the Stellenbosch Interest Group.

6. As instructed. the application was also sent to all the relevant external
government departments, namely:

» Department of Transport & Public Roads: No comments were received.

+ Department of Envionmental Afiairs & Development Planning: The
environmental impact assessment process is stif in hand and the
Environmental Authorisation will be submitted to Council with receipl
thereof.

+ Heritage Westarn Cape: Approval was recelved i.L.o. the National Heritage
Resources Act, 18983,

+  Eskom: A letter of "no objection” was received.

+ Depariment of Agriculture: A ietter of “no objectiom”™ (circa 2007} was
received.

+ Western Cape Government: Agriculture: A letter of “objection” was
received, The reason for the objection is that the depariment does nol
support Councit's vision for the northern extension of Kayamandi (in other
words, Western Cape Government: Agricullure’s objection is not against
the development proposal per se, bul rather against Council's spalial
planning policies).

7 We hereby provide Council with the following proof of advertising and
alignment with the relevant iegislation and by-laws:

« Section A: Portfolic of evidence checklist.
Section B: Proof of publication of advertisement in the Eikestadnuus.
+ SectionC: Copy of reg. letter sent to 18APs.
« SectionD: Proof of reg. mail letters sent.
Section E: Proof of on-site notice.
+ SectlonF: L.aie objection received,

21Page
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« Section G: Applicant's response to ate objection,

»  Section H: Notice sent 1o government departments,

» Section I Comments received from governmeant depanimeants.
- Section J: Copies of e-mail correspondence with the officials

. The relevant internal departments were informed of the appfication (and
requested to comment) by the Directorate: Planning and Dgvelopment
Services.

. We trust this information will suffice in finalising the application. However, if
you have any queries please feel free to contact the undersigned.

Yours faithfully

i l; f{ /
/

CLIFFORD HEYS
TV3 PROJECTS (PTY) LTD

31Page
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TV3 PROJEGTS (FTY] LTO - ARCHITECTS & TOWN PLANNERS

SECTION A

Portfolio of evidence checklist
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b SIILLINBOSCHL

P
»

o2

®e2s

DEPARTMIENT OF DEVELOPMENT MANAGEMENT
LAND DEVELOPMENT APPLICATION:

PUBLIC PARTICIPATION PROCESS PORTFOLIC OF EVEIDENCE CHECKLIST AND DECLARATION

ErifErven Farm no Famm 81 l'oﬂbn(ﬁ*!}J 33 “Aliotmend’ Stellenbosch

— g | Areq
Owner/ Lu/# A7
Applicant_ ___ st il

NoficaPedod | Fom: |  10ct2020 T 1 Nov 2020

CONFIRMATION OR DOCUMENTATION SUBMITTED OWNERJAPPUCAMT | ADMIN
YES | NO | N/A | VERIFY

1. The daclargtion is duly sugnad | X

BEE

2, Applscanl confirms that the publlc pariicipation process was | [ x |

| duly yndericken os instructed and attached to this POE. _ | i 1 i
3. Apgrovol for notices waere ‘obtained prior fo the pub&c X i :

| participation process and attached o this POE. ‘ ' | ]
4. Municipolity informed of fhe sion date ond closure dale. | X

' The cdverisement period complies with the required 30 days | X
| |60 doys for slate endifles). | | _ .
6. Fapplicatle, confirms ihat he sile nofice was ploced and kepl | % !

4 e

7. Al communications (oiher thon notices] in respect “of the public | X
poarticipgtion process attached. ﬁ_.
| Proof of nofices published

| 8. ¥ applicable. photo evidencs io confim site notice, %
X

i?i Waording of the adverlisement accurate as approved & |
attached.
10. Procf of notices published [Publicc:iion date visbie \nsbie} ‘

X ‘ '

Frool of notices terved
11. Warding of nofice accurate as approved and altached |
=

|72, Proof of all notices served 1o neighbouing properties attached
| 13. Proaf of all notices to Interest & Community Groups attached
14, Proof of all notices to Govt, Dept's and Endities aitached
Comments received L N
15. sl objections/comments received oHached X

' 16, Al comments from internal Muniepal Deparments eceived | X
{muyst aiso be atiached to POE]. .
17. Appiicant's comments on all the obiections attached X

Pleuse complete and sign the following declaration on above:

[P E—

oo mP o
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DECLARATION

I, {fuli names & surname) CLIFFORD REX HEYS and ID#: 7205295013088, as the Applicant for the above
application, hereby confirms 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 5tellenhosch Municipal Land Use Planning Bylaw, and that the informatian contained in the above checklist
and the accompanied information and documentation in the portfalic of evidence for the concluded public

participation process, are accurate and complete:

Duly signed by the APPUCANT CUFFORD HEYS on this date / manth / vear 9 APRIL 2021 at place STELLENBOSCH.

[ r o\ {;f:
i Y7
/

— S ? APRIL 2021

Signature Applicant Dote

I CHECKED BY ADMINISTRATIVE OFFICER
CHECKED 8Y TOWN PLANNER

DATE VERIFIED

NOTES TO BE RECORDED:
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TV3 PROJECTS {PTYV) LTD - ARCHITECTS & TOWN PLANNERS

SECTION B

Proof of publication of advertisement
in the Eikestadnuus
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SECTIONC

Copy of registered letters sent to

interested and affected parties
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NOHCE OF LAND DEVELOPMENT APPLICATION TO INTERESTED AND AFFECTED PARTIES FOR
COMMENT

S / Madom

The following land use applicalion in lerms of ihe Slsllenbosch Land Use Plonning Bylaw.,
2015, refers;

Application Property Addrass: Klipheuwel Rood / R304, Stellenbosch

Application Properly Numiser; Farm 81/33, Sellenbosch

Applicant: TV3 Projecis {Ply} Lid - C. Heys [contact details: 021 86) 3800}

Owner: alberto Costa Trust — P, Du Toit {contact details: 021883 2433)

Application Reference: LUA0917

Application Type: Rezoning and Subdivision

Application s made in terrns of the Stellenbosch Municipal Land Use Planning Bylaw,
promugated by nofice number 354/2015, doted 20 October 2015, on Farm No. B1/33.

Stelienbosch Division for:

1. The rezoning of the said properly from Agriculiure ond Rural Zone 1o Subdivisionot
Areo in lerms of Section 15(2)(a) of the said Bylaw o aliow for the following uses as
deplcted on plans with reference nr. “Proposed Subdivision/1/3629-P", dated 05
Augusl 2020, and drawn by TV3 Architects and Town Planners:

{a} 559 x Mulii-Unit Residentict Zone erven measuring £20, 1ha in extent fo accommodate
the residential component which will consisi of single dwelling houses, grovp houses
jcluster ond row houses] and Rats/apartments;

(b} Two [2) x Local Business Zone erven measuing $1.33hain extent for relail purposes;

{c) One (1) x Education Zone erf measuring £5.26ha in extent for purposes of o school;

(d} Two {2] x Commwnily Zone erven measuring 31,97ha in extent for purposes of a
church and 2.81ha for purposes of a clubhouse, hall, créche, day-care, restaurant,
omphilheaire, pool, spori and recreation faciilies and oncillary uses;

{e) Four (4} x Ufility Sarvices Zone erven measuring 4.27ha in extent for purposes of a

publc rood and authority use;
{f) Twenty-ihree {23} x Private Open Space Ione erven megasuring 1281ha in extent for

puposes of private open spaces and a private road.

2. The subdivision in lerms of Section 15{(2}(d) of ihe said bylaw in accordance with the
subdivision plan “Proposed Subdivision/1/3629-P°, dated 05 Augusl 2020. and
“Phasing Master Plan — Revision 1, dated 2% July 2020, and drawn by TY3 Architecls
ond Town Plannars o gallow for ihe development in accordance with the
subdivisional zone above;

3. Approval for the naming ond numberdng of sireels as per the Streel Naming and
Mumbering Plan No.3/3629-F. daled 05 August 2020;

4. Adopfion of ihe developmenl's name: Newinbosch Eslale:

Page 1 of §




5. Approval of the Landscape Master Plan;

é.  Apphcation for the Deporiment of Transpor! ond Public Roads’ written approval of
the proposed urban development of Farm Ne. 81/33, Steflanbosch {as the goveming
autharily i.f.o the Adverfising on Roads and Ribbon Development Act, 21 of 1940).

Nofice Is hereby given In terms of the provisions ol Seclion 46 of the said Bylow thal the
above-mentioned application has been submitted 1o the Stellenbosch Municipality for
consideration. The applicotion k avallable for inspection on the Plonning Portal of the
Stellenbosch Muricipal Webisite for the duration of the public participotion process at the

follewing addrass:
. If the websile or documents connol be accessed, an

elecironic copy ol the applicotion can be requested from the Applicant,

You care hereby invited to submil commenis ond [/ or objections on the applicafion in ters
of Sectlon 50 of the said bylaw wilh the following requirements and parficulors;

The comments mus! be made inwiiting;
The commenis rmust refer 10 the Applicalion Reference Number and Address,
The name of the person that submits the cornments;
The physical address and contact detalls of the person submitting the commenis;
The interesl that the person has in the subject applicotion;
The reasons for the comments, which must be set ouf In sulficien! detail in order to:
o indicate the facks and ckcumsionces that explain the comments:
o Whete relevant demonstrale the undesirable eflect thatl the applicotion vl
have it approved;
o Where relevant demonsirale any ospect of the applcation that s not
considered consistent with cpplicable policy; and
o Enable the applican 1o raspond to the comments,

* & & & & ¥

The comments must be addressed to the applicani by electronic mall as tollows: TV3 Prajects
{Pty} Lid - C. Heys

The commments must be submitted within 30 days from the date of this notice to be received
on or before the ciosing date of 2 November 2020.

It should be noted that the Municipalily, in terms of Section 50(5) of the said Bylaw, may
refuse 10 accept any comments/ objection received ofier he closing date.

For ony enquiries on the Application or the abeve requirements, of if you ore unable 1o wiite
and for submil yotr comments as provided for, you may contact the Applicant for
assislance ot the e-mail address provided or ielephonicofly ot 021 841 3300 dwing normal
office bours,

Yours (oithfully

CLFFORD HEYS
Tv2 PROJECTS (FTY) LTD

Page 20f§
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KENNISGEWING VAN GROND ONTWIKKELINGS AANSOEK AAN GHETRESEERDE EN
GEAFFEKTEERDE PARTYE VIR KOMMENTAAR.

Meneer / Dame

Die volgende grondgebruiksaansoek in terme van Stellenbosch se Verordeninge op
Grondgebmnikbeplonning, 2015, verwys:

Adres van oonsoek eiendon: Kipheuwelpad 7 R304, Stelenbosch

Aansoek eiendom beskrywing: Plaas 81/33, Stellenbosch

Aansoeker: TV3 Projects (Piy) Lid — C. Heys {konlak besonderhede: 021 861 3800)

Eienaar: Alberda Costa Trust - P, Du Tolt {kontok besonderhede: 021883 2433)

sansosk Verwysing: LUS10917

Tipe Aansoek: Hersonering en Onderverdeling

Aansoek word gemaak in lerme van die Slellenbosch Munisipalteil se Verordening,
gepromuigesr deur kennisgewing nommer 354/2015, gedateer 20 Oktober 2015, op die
Piaas No. 81733, afdeling Siellenbosch vir:

1

Aansoek word gemack ity. Arikel 15(2}{a} von die Stellenbosch Munisipaliteit se
verordenng op Grondgebruikibeplanning, 2015 vir die hersonering van Plaas 81733,
stellenbosch van Landbou en Londelke Sone nog Onderverdefingsgebied om
voorsiening fe magk virk die gebruike soos aangedui op die “Proposed
Subdivision/1/3629-P", gedateey 05 Augusius 2020, en geleken deur TV3 Argitekie en

Beplanners;

[g) 559 x Multi-eenheid Residensidle sona erwe 120,iha in omvang om die residensiéle

componeni le okkommodeer bestaande uil enkel residensiéle huise, groephuise
(groep- en ryhuise) en woonsielle:

[h] Twee [2) x Plaasike Soke sone erwe +1,33ha in omvang vir einhandel doeleindes;
(i} Een {1} x Opvoedkundige sone erf £5.26ha in OmMvang vir 'n skool;

{il

(k)
i}

Twee [2) x Gemeenskap sone erwe £1,97ha in omvang vir 'n kek en 2.81ha in
omyang vir ‘n kiubhuis, soal, créche, dogsorg, restaurant, amfiteater. swembad, sporl
en rekreasie Iasiffiele en endersteunende gebruike;

Vier {4) x MNuls Dienste sone erwe 4,29ha in omvang vir publicke pad en
owetheidsgebruk;

Driefen-twintig {23) x Privaal Oopruimie Sone erwe 12.81ha in omvang vir privaal
ocopruimies en privaal pad;

Aansoek word gemaagk ity. Ardikel 15(2){d) von die Slellenbosch Munisipclitel! se
vergrdening op Grondgebruikbeplonning, 2015 vir die onderverdeling van Placs
81733, stellenbosch in ooieenstemming mel die "Praposed Subdivislon/1/3429-P,
gedateer 05 Augusius 2020, en die "Phasing Master Plan ~ Revision 1", gecaleer 2%
Julie 2020, en geteken deur TV3 Argitekle en Beplanners om die ontwikkeling toe te
laat in coreenstemming mel die Onderverdelingsgebied sonering;
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3. Goedkeuring van die straatname en -nommers $00s aangedui op die “Streel Naming
and Numberting Pon No.3/3629-P", gedateer 0§ Augusfus 2020;

4. Adamwaarding van die ontwikkeling se naoam: Newinbosch Estate:
5, Goedkeuring van die Landskap Meesterplon;

4. Aansoek word gemook vir die Departement van Vervoer en Publieke Pagie se
skriftelike toestemming vir die voorgestelde stedelke onfwikkeling van Ploaos 81733,
Steflenbosch (as die beherende owerheid i.t.v. Wel, 21 van 1940),

Kennis word hiermee gegee in lerme van die voorskrifte van die Arikel 46 van die
gencemde Verordeninge dat bovermeide aonsoek by die Stelenbosch Munisipafiteif
ingedien is vir oorweging. Die aansoek is beskikbaar vir insae op die Beplannings Portaat van
die Stellenbosch mMunisipoliteit se Webluiste vir die tydsduur von die publieke deelname

proses by dle volgende adres:
. Indien die webliste of tersaaldike dokumente

nie toeganglk i nie, kan die Aansoeker versocek word om °n elekironiese kople von die
aansoek besklkbaar te stel.

Kommentaar en/ of besware kan vervolgens gedien word op die aarsoek in terms von
Arikel 50 von die tersaaklke Verordening wat die volgende vereisles en besondethede moet

beval;

Die kommentaar moet skiittellk wees;
bie kommeniaar moet die aonsoek se verwysings nommer en adres insluif;
Die naam van die persoon wat die kommentoor lewer;
Die fkigse odres en koniok besonderhede van die parsoon wal die kommentaar
lewer.,
Die belong wat die persoon wat die kommentaar lewer, in die aonsoek het.
e Die redes vir die kommentaar wal gelewer word, weke redes genoegsame
basonderhade moet beval fen optile von die volgende aspekle:
Die feite on amstandighede aanloon wat die die kommentaar joglig:
o Indien toepashk, aanloon wat die orwensike resulloot sal wees indien die
acnseek goedgekaur word;
o Waar ioepaslik moel aongeloon word indien enige aspek van die oonsoek
strydhig geag word met enige relevanie beleid;
Dat die insette voldoends inigling sol gee wat die aansoeker in staat sal stel
om kommentacr daorop te lewer.

Die kommentaar moet by wyse van elekisoniese pos can die Aansoeker gestuur word as
volg: TV3 Projects {Ply) Lid~ C. Heys

Die kommentaar moet binne 30 doe vanaf die datum von hierdie kennisgewing gestuur
word en moel ontvang word voor of op die laoste dag van die slitings dalum van 2
November 2020.
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Daar moet kennis geneem word dal die Munisipaliteit, in ferme van Arlikel 50{5] van die
vermelde Verordeninge, mag weier om enige kommentaar / beswaar le aanvaar wat na
die sluilingsdotum ontvang word.

Indien daar enige navrae op die aansoek of bovermelde verelistes vir die lewer van
kommentaar is, of indien dit nie moonllik § om geskrewe kommentaar e lewer of die
rommentaar op die wyse te lewer soos voorsienning gemaak is nie. kan die Aansoeker
geskakel word vir bysiand by die vermelde elekroniese pos adres of lelefonies by 021 841

3800 gedurende nomale kantoor ure,

Die vwe

CUFFORD HEYS
TV3 PROJECTS (PTY) LTD
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NEWINBOSCH
FARM 81/33, STELLENBOSCH

APPLICATION 1L.T.0. THE PLANNING BY-LAW
FOR SUBDIVISION, REZONING, ETC.

REFERENCE NO. 3620-P 11 DEC 2059
TV3 PROJECTS (PTY) LTD 97 DORP STREET
LA GRATITUDE OFFICES (1*' FLOOR) 7600 STELLENBOSCH
97 DORP STREET SOUTH AFRICA
7600 STELLENBOSCH TEL: +27 21 861 9800
SOUTH AFRICA FAX: +27 21 682 8025

e-meil; chtford@ivi.co.zs

tv
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BACKGROUND INFORMATION
Brief

This firm received a brief from the developer to prepare the necessary
documentation for the land use planning application as set out in Section A of
this report, in order to obtain planning approval for the proposed Newinbosch
mixed use development on Pordion 33 of the Farm Cloeiesdal No. 81,
Stellenbosch [hereafter referred to as the subject property].

Property description

The subject property is described in the Deed of Transfer No. T24040/2002 as
Ponion 33 of the Farm Cloetesdal No. 81, in the Municipality and Division of
Stellenbosch Westem Cape. A copy of the Deed of Transfer is attached hersto

{see Section Dj.

Ownership

The Alberto Costa Trust is the registered owner of the subject property, Our
client — Cloetesdal Development (Ply) Lid — is in the process of purchasing the
subject property from the Alberto Costa Trust.

Find attached hereto a cormpany resolution and a power of attorney (including a
copy of the sales agreement) instructing this firm to submit the necessary land

use planning applications (see Section C).

Size

The subject property is 41.4020ha in extent.
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Title deed search

A titte deed search was undertaken by attorneys and they have confirmed that
there are no title conditions that will restrict the proposed urban developrment on
the subject property. A copy of the Conveyancer Certificate is attached hereto
(see Section D).

However, according to title conditions [11.D.(1) — (4} the governing authority i.L.o.
Act 21 of 1940, must give their written approval for the proposed development.
For this reason, the land use planning application must alse be submitted to the

Depariment of Transport and Public Roads (as the goveming authority i.t.o, Act
21 of 1940) for their written approval.

LOCAL PLANNING CONTEXT
Locality

The subject property is located on the R304 in Stellenbosch, approximately
3km nonth of Stellenbosch central — see Figure 1 below:

2 | age
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Figure 1: Locallty of Farm 81/33

The locality of the subject property is also indicated on the atiached locality
maps (see Section E).

2.2 Surrounding land uses
The subject progerty is surrounded by agriculttural land to the north and south,
and high density residential developments (ML Simon, Tweespruil,
Nuutgevenden |, Nuutgevonden I, eic.) to the east.

2.3  Present zoning and land use

The subject property is zoned Agriculture and Rural Zone. It is utilised
accordingly.
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NEWINBOSCH MIXED USE DEVELOPMENT PROPOSAL
Application for rezoning and subdivision

Application is made for the rezoning of the subject property from Agricuiture
and Rural Zone to Subdivisional Area, and for the subdivision of the subject
property into residential, commercial, educational, community, open space and
private / public roads erven. A copy of the conceptual Newinbosch
Development Framework Plan - to illustrate the Newinbosch mixed use
development’s spatial vigion — is attached hereto (see Section E}.

With recsipt of the Stellenbosch Municipality's (in principle) rezoning and
subdivision approval, a final Subdivision Plan, Phasing Plan, Site Development
Plan, (per phase), Landscaping Plan (per phase), Home Owners' Association
Constitution and Architectural Guidelines {per phase}, traffic impact statement
(per phase) and civil engineering services report (per phase) will be submitted
to the Director: Planning and Economic Development for approval.

Proposed land uses

The Newinbosch mixed use development will consist of the following different
land uses to create a whole new integrated neighbourhood, namely:

«  +12 000 residential opportunities (consisting of single residential erven,
group housing units and flats});

«  Commercial (5 000m2 GLA);

» Church (340 seals); and

+  School (creche, primary and secondary school for +2 000 pupils).

The details of thesa land uses will be finalised during the Subdivision Plan,
Phasing Plan, Site Development Plan, eic. process, and will be submitied to the

4 ] Page
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Director; Ptanning and Economic Development for approval.

The purpose of the mixed land uses is o create an integrated and safe
neighbourhond with all the associated amenities (schools, church, shops,
parks, eic.). The residential component will consist of a range of affordable
housing opportunitiss aimed at households with an income of between
R18 000 - R50 000 per month (average 825 000 per month) and residential
unit pricas will vary from R700 000 — R3 million (average R1.4 million). { will
support and contribute towards Council's non-motorised transport initiatives by
providing pedestrian walkways and bicycle lanes.

Landscaping

The proposed Newinbosch mixed use development will be extensively
landscaped lo limit the buildings' visual impacl; especially along the R304. New
frees and shrubs will be planted to screen the buildings, and existing mature
trees will be retained {as far as possible).

CNdV Landscape Architects have prepared a conceptual Master Landscapa
Plan for the Newinboscth mixed use development to ilustrate the
development’s landscaping vision. A copy of their conceptual Master
Landscape Plan is altached hereto (see Section E}. Detailed Landscaping
Plans will be submitted (per phase) to the Director: Planning and Economic
Development for approval,

PLANNING MOTIVATION FOR THE PROPOSED NEWINBOSCH MIXED
USE DEVELOPMENT

Our motivation for the proposed urban developrment of the subject property (to
ilustrate need and desirabilily) is based on the following reasons:

51 I'age
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4.1 Compliance with the Stellenbosch Municipality’s urban edge

The subject property was included in the Stellenbosch Municipality's urban
edge back in 2006 and the Stellenbosch Municipality has recently confirmed
this position when they (again) approved the town's urban edge (on 28 May
2018) that included the subject property — see Figure 2 below:

AT RNEOITE SPRROVAD (LN 1T
f : Py - - -

-

Figure 2: Stellenbosch Municipaiity's epproved urban edge (28 May 2018)

4.2 Compliance with the Stellanbosch Municipality’s Spatial Development
Framework

The development proposal supports the principles (and is compiiant with} the

Stellenbosch Municipality's Spatial Development Framework (MSDF}, as
motivated in the saction below.

6 | P



262

TV3 PAGJECTS (PTY) LTD ~ ARCHITECYS AND TOWN PLANMERS

4.2.1 Land use designation

The MSDF states that Kayamandi is under pressure to develop in a northem
direction, bul that development should not be extended beyond the northern
reach of tha Farm Cioetesdal (with the Welgevonden Boulevard as the northem
edge); in other words, "a band of development along the R304 should be
prormoted” (refer 1o MSDF page 67). The subject property is located within this
area identified by the MSDF for future urban development ~ see Figure 3
below:

|FARM 81/33

Figure 3. Extract of the MSDF (Nov 2019)
4.2,2 Targeted residential density

According to the MSDF the average residential density for Stellenbosch is very

low; it is only 8.17dwha. The MSDF's targeted residential density for
7| Pa
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Stellenbosch is 25du/ha {refer to MSDF page 38). The proposed higher density
residential component of the Newinbosch development will therefore coniribute
to achieving this goal of an average residential density 28du/ha for

Stellenbosch,
Development along major transport routes

The MSDF states that higher density residential developments along major
routes {e.g. the R304) should be supporied. The R304 is idenlified by the
MSDF as a “primary development axis / trarisporl corridor”. The proposed
development of the subject property can therefore be deemed desirable as it is
located onthe R304 (a primary developmant axis / transpart corridor) in an area
that {according to the MSOF) “should be expiored for new high density mixed
use infiti development” (refer to MSDF pages 55 and 58).

Demand for affordable housing

The MSDF states there is a significant demand for affordable housing for the
employed lower-and-middle income groups. Land in Stelienbosch is expensive,
locking out tower-and-middie income workers from the property market (refer to
MSDF page 49). The proposed development — to creale 240 affordable
housing opportunities — will contribute towards addressing this need.

Tenets for spatial development

The MSDF further states that there are seven key tenets for the spatial
development and management of Stellenbosch (refer to MSDF page 52),

namely:

8 1 aqg
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Tenat 1: Maintain and grow our natural assels.

The proposed development supperis this tenet as the subject property is not
valuable agricultural land or a critical biodiversity area.

Tenet 2: Respect and grow our cultural heritage.

The proposed development supports this tenet as it will not adversely affect
the town's cultural heritage.

Tenet 3: Direct growth lo areas of lesser natural and cultural significance as
weil as movemeni opportunity.

The propased development supports this tenet as it will support the
Municipality's non-motoiised transport initiative and provide the opportunity
for pedestrians (i.e. the residenis of the proposed development) to engage
with public transport.

Tenet 4: Clarify and respect the different roles and functions of seltlements.

The proposed development supports this tenet as existing municipal bulk
infrastructure is readily available for the development and the impact on
infrastructure will be lirmited.

Tenet 5. Clarify and respect the roles and functions of different elements of
movement structure,

The proposed development supports this tenet as the subject propery is
located within the Stellenbosch urban edge (as approved by Council on 28
May 2018).
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« Tenet 6: Ensure balanced, sustainable communities.

The proposed development supports this tenet as it will provide (much
needed) affordable housing opportunities.

« Tenet 7: Focus collective energy on critical lead projects.

The proposed development supports this tenet as it will nol exacerbate
undesirable impacts or limit the opporiunity for people W pursue a
sustainable livelihood.

Compliance with the Stelienbosch Municipality’s Northemn Extension
Project

In 2016 the Stellenbosch Municipality appointed Jubilee Projects to investigate
the northern expansion of Stellenbosch. Their report ~ the Northern Extension
Project for the Stellenbosch Municipality — was submitted to Council on 22
February 2017. At the mesting Council confirmed their suppert for the
"Northwards Extension of Stellenbosch Urban Planning and Development
Project’ and it was resolved “that Council support the development planning
process fo proceed in order to achieve the aim of an integrafed hurnan
seftlement development covering an area of approximately 86ha in the study
areg”. A copy if the Council item and the adopted Northern Extension Plan is
attached hereto {see Ssction F).

The aim of the Northern Extension Project is to accommodate the porthwards
expansion of Stellenbosch and to create an integrated urban development {with
different housing typologies for different income groups). The subject property
forms an Integral part of thig Northern Extension Project in order 19 create an
integrated human settlernent area (as per Council's vision for the area) - sae
Figure 4 below:
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Figure 4: Extract of the Northem Extension Plan (2017)

4.4

The proposed development of the subject property ~ to create affordable
housing opportunities —~ can be deemed desirable as it complles with the
Northern Extension Project's vision and recommendations.

The Northern Extension Project (including the proposed development) is also
supported by the Western Cape Government: Human Settiements depariment.
Find attached hereto a letter from Mr. Louis Welgemoed (Cape Winelands
Regional Planner) supporting the Northem Extension Project (see Sectlon F).

Support of the Stellenbosch Municlpality's Adam Tas Corridor Project

The Stellenbosch Municipality hiae initiated the Adam Tas Corridor Project to
absorb development pressure in Steflenbosch. The aim of the Adam Tas

11 1 ¢ ge
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Corridor Projeci is to launch the restructuring of Stellenbosch through the
redevelopment of the Adam Tas Corridor, the area that stretches from the Cape
Sawmills site to the Kayamandi / Cloetesville area. The subject property is
located on the Adam Tas Corridor — see Figure 5 below:
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Figure 5: Adam Tas Comdor Cancept

The Stellenbosch Municipality proposes high density residential developments
on the Adam Tas Corridor in order to support public tradsport and
non-motorised transport initiatives. According to Mr. Sarel Meyer (Project
Manager) the Adam Tas Corridor Project will aim to provide 13000
accommodation opportunities for 50 000 people over a period of 30 years (refer
to the Eikestadnuus of 28 August 2019). The proposed high-density residential
development of the subject property ~ tocated on the Adam Tas Corridor — will

support the principles of the Adam Tas Comidor Project and contribute 1o the
12 | Page
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provigion of affordable accommodation opporiunities. It can therefore be
deemed desirable.

Support of public transport Initiatives

The subject properly is located on a primary developmemt axis / transport
corridor (i.e. the R304) that enables convenient public transport access and
officient transport movement. The proposed higher density residential
development will support the Municipalitiy's public transport initiative on this
transport corridor and contribute to the system's sustainability and viability.

Addressing the town’s housing needs and backlog

According to the Stellenbosch Municipality the inadequate supply of affordable
housing in Stellenbosch is a main concemn. The greater municipal area has a
current and future housing backlog and the availability of developable land for
housing opportunities is extremely limited. The Stellenbosch Municipality has
now redefined the urban edge and has Identified additional land deemed
desirable for urban development (i.e. the subject property) and the creation of
the much-needed housing opportunities in alignment with all goals and
objectives of the Integrated Development Plan.

The MSDF states there is a significant demand for affordable housing for the
employed lower-and-middle income groups, and that by 2021 the need for
non-indigent housing (units <80m?) in Stellenbosch will be 8 357 units. The
proposed development of the subject property will create 12 000 affordable
housing units (consisting primarily of fiats and group housing units) and will
contribute towards addressing the housing need and backiog. 1t can therefore
be deemed desirable.

13 | Pag
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Pogitive economic impact

‘The South African economy grew by 0.8% in 2018 after a technical recession in
the first half of the year (according to the Moody's Corporation). The economy
shrank by 0.8% in the first quarter of 2019 compared to the last quarter of 2018.
South Africa’s unemployment rate increased to 27.8% in the first quarter of
2018, (according to Stats SA}). The jobless rate at the end of the fourth quarter
of 2018 was 27.1%, meaning the rate has increased by half 2 percentage point.
Significant economic investment is needed 10 address these problems.

The estimated vaiue of this development project will amount to £RS00 million
that will be invested in the local economy.

Furthermore, the construction sector is one of the largest single contributor to
employment. Construction opportunities should therefore be supported as it will
create many new employment opportunities (ranging from skilied to unskilled
labour). It is anticipated that the proposed development will create #1000 new
employment opportunities in the consiruction sector.

The proposed development will also pay #R65 million in development
contibutions to the Stellenbosch Municipality, it will contribute to the upgrading
of municipal bulk infrastructure, and it will pay an annual municipal tax of $tR5.5

million.

The proposed development will therefore have a significant positive impact on
the local economy and infrastructure, and from a purgly economic paint of view,
it must be supported.

Compatibility with the surrounding environment

_ Most of the surrounding environment {on the R304) has already been
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converled into higher density residential developments, such as Nuutgevonden
I, Nuutgevonden Il, Tweespruit and Mt. Simon — see Figure 6 below:

Figure 6: The Nuulgevonden ] and Il developments (on the R304)

The development proposal will be similar to these developments and can
therefore be deamed to be compatible with the surrounding urban environment.

4.9 Support from the Departiment of Agriculture
A previous land use planning application (on the subject property) was
submitted to the Deparitment of Agriculture in 2007. The Department of

Agriculture confirmed that they have no objection against the proposed urban
development of the subject property — see Figure 7 below:
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agriculture

Departnent
A Gl PR
REFUBLIC (F SCUTHAFRK 4

Private Bay X223 Protraa 03
Deigor Bultding, o Aavie Boihs & Un an Stroe! Riviews, 0084

From: Direciorate Lend Use end Sod Maregement
Tt M 2XV%IG78 Fax; 017 335 5538 e-mal: AgriaatBnce spnc 23
Enguaries: Helpoask Rad  000_o6_ons

Taylor, Van Rensburg & Van der Spuy
37 Markel Street

STELLENBOSCH

7600

Dear Sirs

RE: APPLICATION FOR THE REZONING, SUBDIVISION AND DEPARTURE: PORTION
33 OF FARM CLOETESDAL NO. 81, STELLENBOSCH DIVISION, WESTERN CAPE
PROVINCE

Your lelter 02488 dated 14 March 2006 refers.

With reference to the above-mentioned matier | wish to inform you that this Direclorale
has no objection against the Rezoning, Subdivision and Deperture from an agricultural
point of view,

Yours sincarely

pErE TEO“F‘;HE MINISTER: LAND USE AND SOIL MANAGEMENT

L . — o
—————r— >

Figure 7: Depariment of Agriculture's letter of support (17 May 2007)
4.10 Environmental and heritage authotrisations

Applications have been submitted to the Depariment of Environmenta! Affairs
and Development Planning and to Hersitage Western Cape for their
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authorisations of the propoesed urban development. Their decision letiers will be
submitted to the Stellenbosch Municipality with receipl thereof.

PROVISION OF ENGINEERING SERVICES

Civil engineering services

Bart Senekal Inc. civil engineers were instructed to investigate the availability of
civil engineering services (water, sewerage, stormwater, atc.) for the proposed
development and Raubicon electrical engineers were instructed to investigate
the availability of etectrical engineering services for the proposed development.
According 10 their engineering services reports all services are available near
the development and no problems are foreseen in providing the necessary
services connections (with certain infrastructure upgrades). A copy of the civil
and electrical engineering services reports is attached hereto (see Section G).

Transport impact study

iCE traffic engineers were instructed to undertake a transpon impact study for
the proposed development. According to their transport impact study report the
proposed development is acceptable from a traffic point of view (with cerlain
traffic infrastructure upgrades). A copy of the traffic report is attached hereto
(see Section H).

CONCLUSION

From the above motivation it is ciear that the proposed mixed-use urban
development can be deemed desirable as the proposed development:

» Is located within the Stellenbosch urban edge;
» Is cormpliant with the MSDF;

17 ag:-
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+ Supports Council's Northern Extension Project;

« Supports Council's Adam Tas Corridor Project

« Wil provide affordable housing opporiunities;

« Wil assist in addressing the town's housing backlog;

«  Will significantly contribute to local economic development;
+ Wil create many new employment opportunities;

+ Is compatible with surrounding land uses,

+ Wil support Council’s public transport initiatives; and

+ Bulk infrasiructure is available.

For these reasons, we deem the proposed development of the subject property
to be desirable (i.e. this is lhe right time and the right place for the land-use /

activity being proposed) and we recommend that the application be granted.

SIGNATURE OF APPLICANT

CLIFFORD HEYS DATE
PR. PLANNER (SA): A/1158/2000
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SECTION D

Proof of registered mail letters sent




Clifford Heys
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From:
Sont:
To:

Subject:
Attachments:

Sir / Madam

Clifford Heys
03 Qctober 2020 08:02 AM

‘info@stellenboschratepayers.org”; ‘info@stellenboschinterestgroup.org’;
‘naomi@montdubois.co.za’; johanni@angor.co.za’; ‘hannes@steyns-nursery.co.za’;
‘info@louisenhof.co.za'; ‘blakelibertas@talkomunet’; 'petro@jus}bc.co.za'; ‘iys786
@gmail com’; 'yokohamayts@netactive.co.za’; ‘hans.fourie@implats.co.za’;
‘piliswa@masakheni.co.za'; 's.strydem@anderson.co.za’; 'plewchishoim@®gmail.com’;
‘admin@caprop.co.za’; ‘hpvdm@barvallel.co.za’; 'kieron87king@gmail com’;
‘mukesh@igunyapower.co.za”; ‘paulc@impents.coza’; 'lefaafrii@afriprire.co.za’;
wolfgang@mysmart farm’; ‘charl@trolleyquip.co.za’
‘ar.properties.contact@gmail.com’; "engelasteyn@absamail.co.2a’; "mike@a-
msquared.com’; 'marius@finfocus.co.za’

Farm 81/33, Stellenbosch [LU/10917)

Notice to 18APs {1 Oct 2020).pdf

APPLICATION FOR THE REZONING, SUBDIVISION, ETC. OF FARM 81/33, STELLENBOSCH

Find attached hereto the municipal notice pertaining to the abovemention land use planning application.

Please feel free to contact me if yau have any queries or require any additional information.

Kind regards

Cliffard Heys

Pr Pin {TRP 58}, B Econ, M (T&RP), MSAPI
ASSOCIATE: TOWN PLANNING
Cell: +27 (0}83 309 9770

Cirections
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Clifford Heys

From: Clitford Heys

Sent: 01 October 2020 10:32 AM

Ta: ‘wolfgang @mysmartfarm.inko’; ‘infe@louiesenhof.co.za';
‘biakelibertas@telkomsa.net’

Subject: Farm 81733, Stellenbosch [LU/10917]

Attachments; Notice ta J&APs [1 Oct 2020].pdf

Sir / Madam

APPLICATION FOR THE REZONING, SUBDIVISION, ETC, OF FARM 81/33, STELLENBOSCH

find attached hereto the municipal notice pertaining to the abovemention land use planning application.

Please feel free to contact me if you have any querles or require any additional information.

Kind regards

Cliford Heys

Pr Pin (TRP 5A), 8 Econ, M {T&RP), M3AP|
ASSOCIATE: TOWN PLANNING
Cell; 427 (0)83 309 9770

Dirgctions
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Proof of on-site notice
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STELLENBOSCH

STSLLNWESCHCN = waixL + FRAWITBRD L
&  WUNIHPARITLIY » UMadIFAL A « MURILTFALIFY

| NOT ICE |
PENDING: LAND USE

DEVELOPMENT APPLICATION

FLEASE CONSULY THE FLANNING FORTAL ON THE
STELLENBOSCH MUNICIPAL WESHTE [vwwsialenbosch. gov.20)

FOR GETAILS ON THE APFLICATION AT THIS STREEY ADDRESS
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Tv3 PROJECTS (PTY) LTD - ARCHITECTS & TOWH PLANNERS

SECTIONF

Late objection received
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Belangegroep Stellenbosch Interest Group

HM/CB/0815/32
2 November 2020
Application Refersnce; LUA0917
Property Number: Farm 81/33
Clifiord Heys
TV3 Projects (Ply) Lid

clifford@tv3.co.za

Dear Mr. Heys

Application for Rezoning and Subdivision of Portion 33 of Farm 81,
Stellenbosch for the Development of a Mixed Use Development

Porfion 33 of Farm 81 is located in a visually highly prominent position in & grade HIB
landscape along a main entrance route to Stellenbosch:

As a result of the visually sensitive location, Heritage Western Cape (HWC) found thal a
series of conditions are needed to mitigate the potential visuat impact of the proposed
development. The conditions are listed in HWC Impact Assessment Committee’s decision
of 14 Qctober 2020 (see copy altached, itemn 15.5} in which reference is made to the
Heritage Impact Assessment prepared by Lize Malan:

1) The landscaping plan is further detailed to inter alia specify tree sizes to be planted. It is
imporiant ihat trees of an adequate height are planted from the onset {0 reduce polential
visual impacts — thus iree heights must be specified in the landscaping plan. The
landscaping plan must be submitted to the Stellenbosch Municipality for approval,

] arrig 7 36 47
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2) Architeciural guidslines for the whole development to realize the intentions of the urban
design framework and the heritage indicators sel out in section 10 of the HIA are
prepared. The following aspects will need to be addressed:

a. Height sestrictions for all buildings acrass the site as indicated in the proposed SDP.
It is however noted that the indicators stated that cerfain smaller elements of the
four storey buildings may extend o five storeys. This is regarded as appropriate to
mark key points/intersections in the development and should be controlied through
the guidelines.

b. Massing and articulation of the apartment blocks ~ monolithic blocks are to be
disaliowed and the guidelines must specify the exient of articulation in detail.

c. Roof shape and colour to ensure variation in design and colour throughout the
development but keeping the colour paiette to neutral greys and black.

d. Finishes of buildings, using plaster and paint in muted neutral earth tones (no highly
reflective white), concrete or stone, with restricted or prohibited use of metal
cladding.

e. Openings with restrictions on large reflecting surfaces, and shading of openings,
particularly to the east.

f. Lighting, services, security features and signage to be low key and/or not visible as
may be appropriate (refer to indicators)

g. Fencing - use of visually permeable fencing on perimeter with werf walls allowed
for internal boundaries, provided that screening tree planting is accommodated

These guidelines are to be to the approval of the Steilenbosch Municipality (Heritage
Resources Management).

As the development of this 41ha farm will have a major visual impact on the gateway to
Steifenbosch, the Municipality is urgently requested to make approval of the development
of portion 33 of Farm 81 subject to the conditions set out in the IACom decision of 14

October 2020,

SIG also requests that a height restriction of & maximum of four storeys should apply.

In the tight of the economic situation resulting from the Covid 19 pandemie, it is doubtiul
that the proposed development would achieve the resulis outlined under 4.7 of the
motivation. It is also unlikely 10 stem encroachment from the south as put forward in the
HIA and the Basic Assessment Report. This is evidenced by the invasion of the
Watergang Farm during 2019. On the contrary, in the absence of the necessary capilal
and the possible discontinuation of farming operations on portion 33 of Farm 81 there is a
real risk of this property also being invaded. In the interest of sustainable development it is
therefore suggested that development of this farm should not be allowed to proceed within
the near future. Rather than developing agricuitural land, the focus should be on
development of the Adam Tas Corridor that siretches from Droé Dyke and the Old Sawmill
sites in the west along Adam Tas Road and the railway line to Kayamandi, the R304 and
Cloetssville in the east.

Yours faithfully

Patricia Botha
(Chairperson}
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"%,
Adopted Resolutions and Declsions of the Meating of the impact Assassment : RO ‘
Committee (IACOM) Wi wMver
of Heritage Western Cape (HWC) held via Microsoft Teams, e

at O9HDO on Weadnestay, 14 October 2020

Proposed Development of a New Mouse, Entartainment Area and Caretaker Cottage on Portian
6 of the Farm Mosselbank Fontein 496, Riversdale

The Committee confirmed that a Heritage Impact Assessment (HIA) is required.

The requirement for a full HIA resuits from the interpretation of “change in character of a site”.
I this regard, the definition of “site” is not limited to the discrete building footpeint but cather

the affected area.

The comment as per the previous meeting therefor still applfes:

The Committee resolved that the HIA submitted by ACRM dated July 2020 does not satisfy the

requirements of 5.38(3) of the National Heritage Resources Agency (NHRA). Given this, the

consultant is requested to attend to the folfowing:

1. Anassessment of the existing and proposed built form as well as an assessment of the existing
sense of place and cultural landscape qualities of the site and of the broader coastline.

2. The HIA should include design indictors ahd informants arising from the above study.

3. It is recommended that 2z herftage consultant with particular expertise in vernacular
architecture of the area provide input in this regard.

4. A Conservation Management Plan (CMP) for the site is required, considering especially the
significant shelt midden located on the property.

Discussion on Heritage impact Assessment reports: (Re: Agenda ftems: 13.3, 15.3 and 15.4}

FURTHER REQUIREMENMTS:
To meet the requirements of section 38{3} of the NHRA, the Committee reguives revised and re-
structured HIA documents for agenda Items 13.3, 15.3, and 15.4 to be subrnitted to HWC for

IRCOM consideration.

In meeting the requirements of section 38{3) of the NHRA, reference should be made to HWC's
guidelines for Heritage Impact Assessments {dated 15 June 2016) as weli as HWC's Circolae (dated
Novermber 2014} regarding the requirements for HIA Executlve Summarles.

MATTERS DISCUSSED

11. SECTION 35(2) RESPONSES TO NOTIFICATION OF INTENT TO DEVELOP {NID)

111

None

Adopted Resolutions and Additions of the IACom Meeting_ 14 October 2020 1
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SECTION 38(1}, WTERIM COMMENT
None
SECTION 38(4) RECORD OF DECISION (ROD)

Proposed Weltevreden Filing Station Farm 786 Ptn 14, Philippi: MA
HM/CAPE TOWN METROPOUITAN/PHILLIPI/FARM 7BE PTN 14

Case No: 19022708AS0305E

INTERIM COMMENT:
The Committee does not support the proposal as submitted i its current form, for the following

Teasons:
1. Thesite is inappropriate for the scale and complexity of an urban filling station with related

facilities {food court, canopy elc.).
2. The rwral context of the site would be compromised irrevacably by the development
proposed,

T2

Proposed Site Davelopment of Farm B1 Ptn 29, Stellanbosch: NM
HM/CAPE WINELANDS/STELLENBOSCH/FARM 29 PTN 81

Casa No: 20061010T20624E

RECORD OF DECISION:
The Committes resolved to endorse the HIA as having met the requirement of 533{3} of the NHRA.

The Committee resolved to endorse the findings and recommendations of the HIA.

The Committee resolved that the development may proceed subject to the recommendations of
the HiA as outlined below.

1) The landscaping plan is further datailed. This should include:
a. More trees in clusters an the boundaries 8 informal hedges edges; and
b. Specification of tree sizes to be planted. i is Important that trees of an adequate height
are planted from the onset to reduce potential visual impacts — thus tree heights must be
specified in the landscaping plan.

The landscaping plan must be submitted to the Steltenbosch Municipality for approval, together
with the SDP referred to below.

2) The preparation of a detailed site development plan, that will reflect the architactural
controls referred to in the indicators, namely:
2, Variation in roofscape and eolour between units {(no more than 2 attached uaits to have
the same roof shape).
b. Variation in rendering of walls between units through use of different paint colours
andfor finishes in particular. Muted earth tones should be spedified,

Adopted Resolutions and Additions of the IACom Meeting_ 14 Octeber 2020 2
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c. Visually permeable external fencing.
d. The SDP should alsa Indude controls For external lighting, and ather security measures

and appropriate signage.

The SDP must be submitted to the Stellenbasch Municipality for approval, before building plan
approval.

T2

Proposed Housing Development on Jonkersdrift Farm {Farm 1440, 1441, 334/17 & 334/9),

Stellenbosch Magisterial District): Niv
HVI/CAPE WINELANDS/ STELLENBOSCH/ JONKERSDRIFT FARM 1440,1441, 334/17 & 334/9

Case No; 200417075BDE03E

DEFERRED:
This matter was discussed under Administrative Matters (ltem 9.4},

se

Proposed Development of the Site on Erf 834, 889, 898 and 5856, Masonic Hotel, Reitz Street
and Hoop Street, Robartson: MA
HM/ROBERTSON/ LANGEBERG/ERF 884, BBY, 895 AND 5856

Case No: 181002306A51017E

RECORD OF DECISION:

The Committee endorsed the HIA repart as submitted by Ms Postlethwayt, dated September

2020, as having met the requirements of S38(3) of the NHRA; as well as the recommendations

contained within the report, as follows:

it is recommended that Herltage Western Cape:

1. endorse this report as having met the requirements of Section 38(3) of the NHRA.

2. interms of Section 38(4) of the NHRA, approves the proposed redevelopment of Erf 8526,
as outlined in Annexure D2 of this report; 21 Supplementary HIA Erf 8526, Reitz & Haop
Street, Robertson 2020, subject to che following conditions:

a. The refurbishment of the Masonic Hotel and the vernacular cotrages are to be the
subject of separate application//s to HWC, The work is required to be directed and
monitored by an architect with suitable conservation experience; building plans are to
be accompanied by a Method Statement; and a Close Qut Report is to be submitted to
HWC upon completion.

b. This approval specifically preciudes any development proposals which may involve that
portion of the property originaily described as Re Erf 891, Church Street.

Adopted Resolutions and Additions of the }ACom Meeting _ 14 October 2020 1
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Proposed Ra Developmaent of the Site on era 8019, Sir Lowry Square, Woodstock: NM
HIM/CAPE METROPOLITAN/WOQDSTOCK/ERF BO19

Case No: 20091008KB0921E

FURTHER REQUIREMENTS:
The Committee requests the HIA report to be updated with the detailed work induded and

resubmitted to HWC for IACom consideration,
KB

SECTION 38(8) NEMA RESPONSES TO NOTIFICATION OF INTENT TO DEVELOP

None
SECTION 28(3) NEMA INTERIM COMMENTS

Proposed Minor Deviations from Approved Bullding Envelope: Evf 31980 Mowbeay Cape Town:

MA
HM/CAPE TOWN METROPLITAN/ MOWBRAY/ERF 31990

Case No: 120418)wW03

FURTHER REQUIREMENTS:

Whereas the proposed changes ta the bullding envelope are minor and inconséquential, the
Committee expressed concern with respect to the interface with the significant coiner - in terms
of activation of edges, fenestration, toloanade etc. as well as the necessity of testing the proposal
against the original heritage indicators. The Committee therefore requires that the applicant test
the proposal against the original heritage indicators, with reference to floorplates and use
(particularly ground and first fioors), and to submit this assessment to HWC for IACom review and

consideration.
sa

Proposed Mixed-Use Developmant, Southern Right Farm Portion &, & and 11 of Farm 585,

Hermams: MA
HM/ OVERBERG/ OVERSTRAND/ HERMANUS/ PORTION 4, 6 AND 11 OF FARM 585

Case No: 19120618A51213E

INTERIM COMMENT:
DS and GJ {who visited the site) to prepare a draft interim comment for circulation to members

for endorsement,

Adopted Resolutions and Additions of the 1ACom Peeting_ 14 October 2020 &
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Proposed Mixed-Use Urban Node Re 1/697, Farm 1/1113, Ptn of Erf Re 353, Erf 1449 and 1450,
De Hoop Nature Reserve, Malmeshury: NW

HM/SWARTLAND/MALMESBURY/ RE OF PTN 1 OF FARM 697, PORTION 1 OF FARM 113, RE OF
FARM 1113, RE OF FRAM 301, RE OF FARM 353

Case No: 19110103581 106E

DEFERRED
This matter was discussed under Administrative Matters (item 9.4).

5B

Proposed CNC Agquaculture Facility an Portion 8 of the Farm Bottelfontein 11, Near Elands Bay:

N
HV/ WEST COAST/ SWARTLAND/ BERGRIVER / PIKETBERG / FARM BOTTLEFONTEIN

Case No: 200706075B0707E

DEFERRED:
This matter was discussed under Administrative Matters {Itern 9.4).

Propased Site Development of Farm 81 Pin 33, Stelienbosch: NM
HM/CAPE WINELANDS/STELLENBOSCH/FARM 33 PTN 81

Case No: 19032707 A50402M

FINAL COMMENT:
The Comirnittee resolved to endorse the HIA as having met the requirement of $38(3) of the

NHRA. The Committee resolved to endorse the recommendations of the HIA as outlined below:

1} The landscaping plan Is further detalied 10 inter alia specify tree sizes to be planted. It s
important that trees of an adeguate height are planted from the onset to reduce potential
visual impacts = thus tree heights must be specified in the landstaping plan. The landscaping
plan must be submitted to the Stelienbasch Municipality for appraval,

2) Architectural guidelines for the whale development to realize the intentions of the urban
design framework and the heritage indlcators set out in section 10 of the HIA are prepared,

The foflowing aspects wili need to be addressed:

3. Height restrictions for all bufldings across the site as indicated in the proposed SDP. It is
however noted that the indicators stated that certain smaller elements of the four storey
buildings may extend to five storeys. This s regarded as appropriste to mark key
points/intersections in the development and should be controlled through the guidelines.

b. Massing and articulation of the apartment blocks — monglithic blocks are ta be disatiowed
and the puidelines must specify the extent of articutation in detail,

t. Roof shape and colour to ensure variation In design and colour throughout the development
but keeping the colour palette to neutral greys and black,

d. Firishes of buildings, using plaster and paint in muted neutrai earth tones {no highly-
refiective white), concrate or stoneg, with restricted or prohibited use of metal cladding.

Adopted Reselutions and Additions of the tACom Meeting_ 14 October 2020 3




15.6

16

161

17

17.1

18

8.1

19

9.1

291

e. Openings with restrictions on large refiecting surfaces, and shading of epenings, particularly
to the east.

f. Lighting, services, security features and signage to be low key and/or not visible as may be
appropriate (refer to indicators}

g Fencing — use of visually permeable fencing on perimeter with werf walls allowed for
internal boundaries, provided that screening tree planting is accommaodated.

These puidelines are to be to the approval of the Stellenbosch Municipality {Heritage Resources
Management}.

TZ

Proposed Development, Remaining Extent of Portion 47 (A Portion of Portion 1) of tha Farm
Ganse Vallel No. 444, Plettenberg Bay: NM
MM/BITOU/PLETTENBERG RAY

Case No: 18121204581220F

FINAL COMMENT:

The Committee resolved to endorse the recommendations of the HIA dated September 2020,
prepared by Ursula Rigby as having met the requirements of 538(3} of the NHRA, :as well as the
recommendations putlined within the repart and lllustrated within appendix D Guideline sheet

REV 01 {i.e. the Heritage related design Indicators); with the addition of the palakontologicat /
archaeoilogical monitoring required during earthworks and excavations,

58
SECTION 38(8) NEMA FINAL COMMENTS ON ENVIRONMENTAL IMPACT ASSESSMENT

None

SECTION 38(8) MPA ENVIRONMENTAL MANAGEMENT PLAN RESPONSES TO NOTIFICATION OF
INTENT TO DEVELOP

None

SECTION 33(8) MPA ENVIRONMENTAL MANAGEMENT PLAN INTERIM COMMENT
None

SECTION 38(8) MPA ENVIRONMENTAL MANAGEMENT PLAN FINAL COMMENT

None

Adopted Resolutions and Additlans of the 1ACom Meeting_ 14 Octoher 2020 6
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SECTION 38{8) OTHER LEGISLATION NOTIFICATION OF INTENT TO DEVELOP
None

SECTION 38(B) OTHER LEGISLATION INTERIM COMMENT

None

SECTION 38{8) OTHER LEGISLATION FINAL COMMENT

None
SECTION 27 PROVINCIAL HERITAGE SITES
None

SECTION 42 HERITAGE AGREEMENT

Naone
ADVICE
None

OTHER

Conservation Management Plan for Amsterdam Battery on Erven 149294 & 9588, V&A
Waterfront: MA
HM/CAPE TOWN METROPOLITAN/ WATERFRONT/ERVEN 149234 AND 9588

Cage No: 15110515GT1110E

DISCUSSION:

Amongst other things, the foltowing was discussed:

s+ The proposad trees and shrubs on the rampart walls to be omitted as their roots cause
damage to the heritage resource.

« The existing trees on the rampart to be cut down at the base of the trees and root growth to
be monitored {only grasses should be allowed on the ramparts ete}.

s An archaeologist with appropriaie expertise to be intluded in the monitoring panel a5 a
permanent member.

¢ General in principle endorsement of the proposed CMP and proposed HA.

FURTHER REQUIREMENTS:
The amendments as discussed are to be incorporated into the proposed CMP and HA, which must
be circulated to legal advisar and APM for comment via email.

SB

Adoption of dedsions and resolutions
The Committee agreed to adopt the decisions and resolutions as minuted above,

Adopted Resolutions apd Additions of the IACom Meeting_ 14 Octeber 2020 7
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Qur Reference: 3629-P
Application No: LU/M0B17

£ November 2020

Director: Planning and Development Services
Stelienbosch Municipakty

Town House

7600 STELLENBOSCH

Attention: AMs. Bulelwa Mdoda

Madam

REPLY ON BEHALF OF THE APPLICANT TO OBJECTIONS RAISED AGAINST
ITS APPLICATION FOR REZONING, SUBDIVISION, ETC. ON THE FARM
CLOETESDAL NO. 81/33, STELLENBOSCH

1. Your letter {instructions to advettise} of 21 September 2020 has reterence.

2. The abovemeritioned land use planning application was advertised to the
public on 1 October 2020 for 30 days. The application was advertised in the
Eikestadnuus, surrounding landownars and communily organisations were
informed via e-mail, a notice was placed on site, and the application was
displayed on the municipal websiie.

3. After 30 days no public objections were received.




295

4. The Stelenbosch interest Group (SIG) did however submit an obiection late
oh 2 November 2020 {after normal office hours}. A copy of their pbjection is

attached hereto.

5. The four reasons for the SIG's objection {with our response below in red) are:

5.1The development will have a significant visual impact. For this reason,
Council should impose conditions of approval to mitigate the visual impact,
such as tree heights, building height restrictions, the massing of buildings,
roof shape and colour, finishes of building, restrictions oa reflecting
surfacas, lighting and fencing.

The comment is noted,

in order lo address {and mitigate) the proposed development's visual
impact Site Development Plans for the apartment, commercial and
education erven wilf be submitted to Council for approval before the
submission of busiding pians. An architectural guideline for the singie title
residential erven, will be prepared and submitted lo Council for approval
before the submission of building plans. These documerits will inter alia
refiect the visual impact assessment’s recommendations.

A concept Landscape Master Plan {LMP) was submitted as part of the land
use planning application. This LMP will be finalised with regeipt of the
planning approval and submitted to Counci for approval. Details - such as
plant types, tree sizes, ele.  will be included in the finai LMP

5.2t is doubtfui if the propoased development will have the positive economic
impact as claimed in the land use planning application.

As stated in the land use planning application, the estimaled value of this
project is 2RSP0 million {money that will be invested in the local economy).
it is aniicipated that the proposed deavelopment will create 11000 new

21Page
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employment opportunities (only in the construction sector). The propased
daveiopment will pay 865 million in development contibutions to the
Steflenbosch Municipality and will pay an annual municipal tax of tA5.5
miilion.

The proposed development will be phased, which means the money will
not be spent all ai once but over as the phases are developed. Howaver, it
will siilf have a significant positive impact on the lacal economy and buik
infrastructure, and from a purely economic point of view, the development
shouid be supported.

The afternative — as proposed by the SIG - is that no economic
development iake place, thal no jobs be created, that no infrastructure be
upgraded, that no additional laxes be paid. Clearly, the SIG is opposed to
economic development and human beftermant.

5.3The proposed development is unlikely to stem land invasions. In fact, it the
agricultural activities were to cease and the development were to proceed,
the risk of a land invasion will increase.

We disagree with the SIG’s claim. History has laught us thal farming
activities will not stop fand invasions. In fact, it only leads to escalated
lensions that are often hifacked by individuals with political agendas.

Hawever, with a development the properly can be secured and will be
developed within a period of five years (as per the By-law approval). In
other words, by developing a property thers will be more controf to monitor
the land and a befier to chance io stop any land invasions without it
becoming an opportunity to promote a specific polftical agenda.

5.4 Rathar than developing agricultural land the focus should be on the Adam
Tas Corridor project.

31Page
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As expiained in paragraph 4.4 of the land use planning application, the
proposed development supports the Steflenbasch Municipality's Adam Tas
Corridor Project.

The Stellenbosch Municipality has initiated the Adam Tas Comidor Project
10 absorb development pressure in Steflenbosch. The aim of the Adam Tas
Corridor Project is to launch the restruciuring of Stellenbosch through the
redevelopment of the Adam Tas Corridor, the area that strelches from the
Cape Sawmills site lo the Kayamandi / Cloetesville area. The subject
property is located on the Adam Tas Corridor - see Figure 1 befow:

N 247 AR RFE AL TAAR

M Sum o siowidon s v s

Figure 1: Adam Tas Corridor Concepl Plan

The Stellenbosch Municipality proposes high density residential
developments on the Adam Tas Corridor in order to supporl public
transport and non-molorised transport iniliatives. According 16 Mr. Sarel

41Puge
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6. It is a strange comment that the SIG has submitted. The first half of their letier
accepts the proposed developmeni and imposes development nules on the
buildings in order to mitigate the development's visual impact. But then in the
second half of their letter they oppose the development, because they are of
the opinion — not that the development is undesirable — but that the developer
will not be able to finance the development. However, the financing of a
development is not a criterion to determine a development’s desirability.

7 We are stili of the opinion that proposed Newinbasch mixed-use urban
developmeni can be deamed desirable as it

+ Is located within the Steflenbosch urban edge;

» Is compliant with the Municipal Spatial Development Framework;
» Supports Council's Northern Extension Project;

+ Supports Council’s Adam Tas Corridor Project;

+ Wil provide affordable housing opportunities;

«  Will assist in addressing the town's housing backlog;
« Wil contribute to local economic development;

+  Will create new employment opportunities;

+ I compatible with surrounding land uses,;

« Wil support Council’s public transport initiatives; and
+  Bulk infrastructure is available.

SIPage



] 299

8. This is the right time and the right place for the proposed development, and we
recommend that the application be granted despite the SIG’s abjection.

Yours faithfully

7,{ 'F.I / /

1 _Jf_jr}_ )
) \ i p
. \f / / Z ]
VT
/
CLIFFORD HEYS
TV3 PROJECTS (PTY) LTD

61Page
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iNotice sent to government departments
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Clifford Heys
=il

From: Clifford Heys

Sent: 22 September 2020 03:43 P

To: "tyle Martin’; 'Mkonto Nkosinathi {(BYLY; fortuiro@eskom.co.za'

Subject: NEWINBOSCH ESTATE: APPLICATION FOR THE REZONING, SUBDIVISION, ETC. OF
FARM 81733, STELLENBOSCH {LU/10917)

Attachiments: 1. Planning application.pdf; 2. Subdivision & Zaning Plan.pdf; 3, Transport Impact
Study.pdf; 4, Title Deed.pdf

Sir / Madam

We have submitted the following land use planning applications to the Stellenbosch Municipality.

DESCRIPTION OF PROPOSED DEVELOPMENT

Application is made in terms of the Stellanbosch Municipal Land Use Planning Bylaw, promulgated by notice number
35472015, dated 20 Octoher 2015, on Farm No. 81/33, Stellenbosch Division for:

1. The rezoning of the said property from Agriculture and Rural Zone to Subdivisional Ares in terms of Section
15(2}{a} of the said Bylaw to allow for the following uses as depictad on plans with reference nr. “Proposed
Subdivision/1/1629-0", dated 05 August 2020, and drawn by TV3 Architects and Town Planners:

{a) 559 x Multi-Unit Residential Zone erven measuring $20,1ha in extent to accommadate the residential
component which will consist of single dwelling houses, group houses (cluster and row houses} and

flats/apartments;

(b) Two (2} x Local Business Zone erven measuring £1,33ha in extent for retait purposes;

(¢} One (1} x Education Zone erf measuring 5,26ha in extent for purposes of a schook;

{d) Two {2} x Community Zone erven measuring £1,97ha in extent for purposes of a church and 2,81ha for
purposes of a clubhouse, hall, créche, day-care, restaurant, amphitheatre, pool, sport and recreation facikties

and ancillary uses;
{e) Four {4) x Utility Services Zona erven measuring 4,29ha in extent for purposes of a public road and authority

use;:
{f) Twenty-three [23) x Private Open Space Zone erven measuring 12,281ha in extent for purposes of private open

spaces and a private read.

Z. The subdivision in terms of Section 15(2Hd) of the said bylaw in accordance with The subdivision plan
"Proposed Subdivision/1/3629-P", dated 05 August 2020, and “Phasing Master Plan - Revision 1, dated 29
July 2020, and drawn by TV3 Architects and Town Planners to aliow for the development in accordance with

the subdivisional zone above;
OTHER APPLICATIONS

3. Approval for the naming and numbering of straets as per the Street Naming and Numbering Plan No.3/3623-
P, dated 05 August 2020;

4, Adoption of the development’s pame: Newinbosch Estate;

5. Approval of the Landscape Master Plan;
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6. Application for the Department of Transport and Public Roads’ written approval of the proposed urban
development of Farm No. 81/33, Stellenbosch (as the governing authority i.t.o the Advertising on Roads and
Ribban Development Act, 21 of 1940).

Appraval of this land use planning application will allow the land cwner to develop the Newinbosch mixed-use
development. Find attached hereto a copy of the planning motivation, subdivision plan, traffic impact assessment and
tithe deed. Please feel free to contact us if you have any queries or require any additional information.

The Stellenbosch Municipality has requested that you kindly provide your written comments on the application i.t.o.
the Stellenbosch Municipality Planning By-{aw {2015) within 60 days of receipt of this e-mail. Your comments shoutd
be addressed 1o the applicant by electronic mail as foliows: TV3 Projects {Pty} Lud - C. Heys @ . Shouid
no camments be received, it will be deemed that you have no comment.

Kind regards

Clifford Heys

Pr Pins {TRP SA), 8 Econ, M {TERP), MSAPT
ASSOCIATE; TOWN PLANNING

Cell: 427 (083 309 9770

Dirgetions
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TV3 PROJECTS (PTY) LTD - ARCHITECTS & TOWN PLANNERS

SECTION |

Comments received from
Government departments
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Ow Ret HM{CAPE WINELANDS/STELLENBOSCH/FARM 23 PTK B1 ‘ ® i .
Coze No.: 19032707 ASO&D2M . i ~d .
Enquides: Thando Zingange hbin latieeli

E-mali: Thando Zingonge@wesiemcape.gov.za Erienis

Tol 021 483 5959 Herits

Dute: 05 November 2020 o

Steyn's FomBy Trust

C/0 Lze Molan

P O box 3421

Maotieland

7402

RESPONSE TO HIA: FINAL COMMENT
in lerms of Saclion 33{8) of the Nutionol Herliage Redources Act (Act 25 of 1997) ond the Wesfem Cape
Provincial Gozelle é0&1, Nolice 298 of 2003

THE FROPOSED SITE DEVELOPMENT OF FARM 81 PTN 33, STELLENBOSCH, SUBMITIED N TERMS OF SECTION
38(6) OF THE NATIONAL HERITAGE RESOURCES ACT (ACT 25 OF 1999)

This matter wos discussed aof the Herdloge Western Cape Impact Assessment Commithes meeling held
{IACOm] on 14 October 2020,

FINAL COMMENT:

Tha Commitiee resolved o endorse the HIA as having mel the requireament of 338 (3) of the:

NHRA. The Commitlee rescived to endorse the recommendalions of the HIA as outined below:

1) The lonckeaping plon is further detalled to inter alia specily iree sizes to be plonted. 1t & impartornt thot
frees of an odeguaie height are planted fram the onset to educe potential visual impacts — thus tree
heights musf be specified in the landscaping plon. The londscaping pian must be wubmitied to the
Stetienbosch Municipalily for approval,

2) Architectural guidefnes for the whole development o regize the infentiors of the wiban design
fromework and the hertage indicotors sel out in section 10 of the HIA ore prepared.

The folowing aspects wil need to be adddrassed:

A. Height resirictions tor oil buiidings ocross the site os indicaled in the proposed SDP. It s howsver noted
fhat the indicaiors stoled that certain smatier elaments of the four storey buildings may extend to five
storeys. This 5 regorded as appropriola to mark key peointsfintarssctions in the davelopment and should
be conligled through the guidelines.

8. Mossing and ariculation of the apartment blocks — monolithic blocks ore 10 be disclowad and the
guidedines must specily the axlenl of articuiotion in delall,

C. Roof shope and colowr to ensure variation in design and colour throughout the development but
keeping ihe colowr poletie to neutral gray: and black.

D. Fnishes of buidings, using plasier and paint in muled neulral earth tones NG highly reflective white),
concrete or stone, with reskicied ar prohibited use of metal dadding.

E. Opanings with resiriclions on large reflecting safoces, ond shoding of openings, porficulary to the
east.

E, Lighting. semvices, security featras and signage o be low key endfor not visible oz may be appropriate
[refer 1o indicatans)

G. Fencing - we of visudly permeable fencing on perimater with warf walls olowed for internal
boundariss. proviged that screening free planting & cccommodaied.

Thase guidetines cre o be 1o the approval of the Stellenbosch Municipality {l-lerilage Resources
Manogaement}.

Should you have any further queries, please contoci the official above and quole the cose number.
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® Eskom

Distribution

tv3 Date: 2020/10/15

Clifford Heys <Clifford@tv3.co.za> y
Enquiries:
WayleavesWestemOU@eskom.coza

WAYLEAVE APPLICATION: SUBDIVISION AND REZONING : FARM CLOETESDAL PCR 33
OF B1: STELLENBOSCH

YOUR REF: /10917
ESKOM REF: 02508-20
THIS IS NOT AN APPROVAL TO START CONSTRUCTION

{ hereby inform you that Eskom has no objection to the proposed work indicated on your drawing in
principle. This approval is valid for 12 months only, after which reapplication must be made if the
work has not been completed.

1. Eskom services are affected by your proposed works and the following must be noted:.

a) Eskom has no objection to the propesed work and include a drawing indicating Eskom
11kVALV underground services in close proximity.

b) Please note that underground services indicated are only approximate and the onus is on
the applicant to verify its location

¢) There may be LV overhead services / connections not indicated an this drawing,

d) The successful contractor must apply for the necessary agreement forfns and additional
cable information not indicated on included drawing, in order to start construction.

Application for Working Permit must be made to:
Customer Network Centre: Kraaifontein

Karl Knomr
621 986 5311
KnorfK@eskom.co.za

Include Eskom Wayleave as-built drawings and all documentation, when applying for
Working Permit.

Should it be necessary to move, relocate or support any existing services for possible
future needs, it will be at the developer's cost. Application for relocating services must be made lo
Customer Services on 08600 37566 ar customerservices@eskom.ca.za

mnlstrb“ utien Division - Western Region [L.and Develapmeni]

rn

Eskom '1? Brackenfell 7560 PO Box 222 Srackenfell 7561 SA
Tel +ZTBB 003 7566 wwiv.eshom.co.za

Eskom Holdings SOC Limiwed Reg No 2002101 5627/30
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2. Underground Scrvices
The foliowing conditions to be adhered to at all times:

a) Works will be caried out as indicated on plans.

b) No mechanical plant to be used within 3.0m of Eskom underground cabiee.

c) Al services to be verified on site.

d) Cross trenches to be dug by hand to locate all underground services before construction work
commences,

e} If Eskom underground services cannot be iocated or is grossly misplaced from where
the wayleave plan indicates, then alf work is to be stopped and Graham Hector from the Land
Development Office to be contacted on 021 980 3551 / HectorG@eskom.co.za, o arrange the
capluting of such sedvices.

f) In cases where proposed services run paraliel with existing underground power
cablesthe greatest separation as possibie should be maintained with a minimum of 1000mm,

g) Where proposed services cross underground power cables the separation shoukd be a
minimum of 300mm with protection between services and power cables. (Preferably a
concrete slab)

h) Nomanholes; catch- pita or any structure to be built on top of existing underground services.

i}  Only walk-behind (2 ton Bomac type) tompactors to be used when compacting on top of and 1
metre ejther side of underground cables.

j)  if underground services cannot be located then the Customer Network Centre (CNC) shouid be
consulted before commencement of any work.

k) Mo work can take place within the servitude of a 66kV Cable or 13kV Cable if indicated.
Should you need to undertake any work within the proximity of our B6kV or 132kV Cables
please contact Graham Hector on 082 7720 358 or graham.hector@eskom.co.za

3. Q.H. Lipe Services:
a) The following building and tree restriction on either side of centre line of overhead power line

must be cbserved:
Voltage__ | Building restriction eifher side of centre line
11722kV |_90m
86KV 11.0m
132kV ' 155m
b)  No construction work may be executed closer than 6 (SIX) metres from any Eskom structure or
structure-supporting mechanism.
¢}  Nowork or no machinery nearer than the following distances from the conductors:
[Voltage | Not closer than:
11422kV 30m__
BBRY B32m”
132V 38m_ -

d)  Natursl ground leve! must be maintained within Eskom reserve areas and servitudes,

e} That 3 minimum ground clearance of the overhead power line must be maintained to the
following clearances:

Voltage | Safety clearance ahove road:
N/ 22k | 83m . |
66KV 69m Y |
132V I5m__ L '




)

h}

i}

)
k}
B

m)
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That existing Eskom power lines and infrastructure are acknowledged as established
infrastructure on the properties and any rerouting or_relocgtion would be for the cost of the
applicant/developer.

That Eskom rights or servitudes, including agreements with any of the landowners, obtained for

the cperation and maintenance of these existing power lines and infrastructure be acknowledged
and honoured throughout its lifecycle which include, but are not limited to:

i. Having 24 hour access to its infrastructure according ta the rights mentioned in (a) above,

ii.  To perform maintenance (structural as well as servilude — vegetation rianagement} on its
infrastructure according to its maintenance pragrammes and schedules,

iii.  Toupgrade or refurbish its existing power lines and infrastructure as determined by Eskom,

iv. To perform any other activily not listed above to ensure the safe operation and
maintenance of the Eskom power lines or infrastructure.
Eskormn must have at least a 10m pbstruction free zone around all pylons {not just a 10m radius
from the centre).

Eskom shall not be liable for the death or injury of any person, or for loss of or damage to any
property, whether as a resuit of the encroachment or use of the area whiere Egkom has its
services, by the applicant, his/har agent, contractors, employees, successors in title and
assignes.

The applicant indemnifies Eskom against loss, claims or damages, including claims pertaining
to interference with Eskom services, apparatus or otherwise,

Eskom shall at all times have unobstructed access to and egress from its sefvices.
Any deualo;nmenl which necessitates the relocation of Eskom’s services will be to the account

MI!N.IHIS.&EB!IME_QB UNDERNEATH POWERLINES |s ALLOWED unti cnmment
from Eskom Transmissipn hag been obtained.

4. NOTE

Wayleaves, Indemnity form {working permit) and all as-built drawings issued by Eskom to be kept
on site at all times during construction period.

Yours faithfully
LAND DEVELOPMENT (BRACKENFELL)
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u agriculture
o

S REPUBLIC of St ArHia

Pryste Bap X772 Prateng OO
Delpen Bovdmg, cfe Anse Botha & Hn on Stree: Rewigry, €304

From: Dwacthrete Land Une ano Soil Merapameni
Tai: € 2-315-%28 Fax: 012-320-5936 e-mail: Agranc@nc's sgne 2a
Enquiriss: Melpoesk Ref. 7005 DK 019

Taylor, \an Rensburg & Van der Spuy
37 Marked Sireat

STELLENBOSCH

7600

Dear Sirs

RE: APPLICATION FOR THE REZONING, SUBDIVISION AND DEPARTURE: PORTION

33 OF FARM CLOETESDAL NO. 81, STELLENBOSCH OIVISION, WESTEEN CAPE

PROVINCE
Your letter 02498 dated 14 Mareh 2006 refers

With reference to the above-mentioned matter | wish to inform you that this Direclorate
has against the Rezoning, Subdivision and Deparlure from an agricultural
point O View.

Yours sinterely

L
)
‘ - -

i .
« B Y
g&lﬁ@l‘i‘ﬁ OF THE MINISTER: LAND USE AND SO MANAGEMENT

o
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Cor Van Der Walt

LondUse Management

£mall; LandUse Esanburg@elsenburg.com
tel: +27 21 808 5099 fax: +27 21 808 5092

OUR REFERENCE  : 20/9/2/8/6/501
YOUR REFERENCE  : J629-P
ENQUIRIES : Cor van der Wall

TV3 Architects and Town Pannes
97 Domp Street

Firgt Floor, Lo Grotihude

Cifice Building

Stetienbosch

7800

Att: Clifford Heyes

APRLICATION IN TERMS OF THE SUBDIVISION: DIVISION STELLENBOSCH

PORTION 33 OF THE FARM NO 81

Youwr application of 14 June 2019 has mference

The Westem Cope Department of Agrcutiuwre: Lond Use Manogement commented on the
Stellentbosch Spoticl Development Framework Final Droft for Advertising June 2017, and did not
support tha proposais for the Northem Extension of Kayomandl

Tris Is been refisched In the nawly cpproved Spotal Development Fromewnidk 2019

Fleose note:

+  Thot thists only a mcammendation to the relavant declding Authartles in temms of the
Subdivision of Agilcudurol Lond Act 70 of 1970,

» ¥indly quote the above-meniloned refarence number n any future corespondance in

respect of the application.
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s The Depariment reserves the rght {o revise Intlol commants ond request furfher infomadlion

based on the informotion recelved.

Y W

Mr. CJ van dor Woll
LANDUSE MANAGER: LANDUSE MANAGEMENT

2019-10-1&

coples
Depariment of Environmania! Affalrs & Development Plonning

1 Dorp Sirepet

Cope Town
5000

Okectorate Land Use and Sustainaiie Resource Manogament
Nationg! Department of Agriculiure

Pavate Bag X 120

PRETORIA,

0001

Stellanbosch Municipatity
PO Box 17

STELLENBOSCH

7599

Page20f2
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TV3 PROJECTS (PTY) LTD - AHCHITECTS & TOWN PLANNERS

SECTION J

Copies of e-mall correspondence
with the officials
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Clifford Heys

From: Buletwa Mdoda <Bulsiwa.Mdoda@stellenbosch.gov.zas

Sent: 03 November 2020 08:05 AM

Tos Clifford Heys

Subject: RE: INSTRUCTION TO ADVERTISE: FARM 81/33, STELLENBOSCH
Hi Clifford;

The content of your email below is noted.

Kind regards,
fuielwa Mdoda

Lend Use Management
Panning & Economic Development

T:+27 21 B0H BGO0 - F +27 21 886 EB9D
3 Finor, Eikestad Mall, Andringa Street,
Steflenbosch
vovw.gteflenbsosch gov.1a

COVID-19

Coronavirus disease

Visit the dedicated COVID-19 page on our municipal website for information on this disease:

Fer officlal COVID-1% advice, updates and queries:

¢ Natlonsl Hotline 0800 629 999
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e  Provincial Hotling 021 9284102
e WhatsApp 0600 123 456

Stay alert, stay updated and stay safe,

About Stellenbosch Municipality
Our mission Is to delivar cost-affective services that wiil provide the most
; 0 enabling environment for civil and corporate citizens.
v o Our head slnce « at Town house Comples, Plon Steeed. Stelbeabiese . 200
Afnca T mone mdorntion about Stellenbost b Mutcipalty  pheenst: coll o 277 1-30%
Cisciaimer;
Trwp artbou st ioee o s s (]

Fram: Cliford Heys [maiito: Qlifford@tvi.co.za)
Sent: 02 November 2020 D5:00 PM

To: Bulelwa Mdoda
Subject: [EX] RE: INSTRUCTION TO ADVERTISE: FARM 81/33, STELLENBOSCH

Hi Bulelwa

The application was advertised on 1 Oct 2020 for 30 days. The public commenting period has now closed and no
objections were received.

The government departments stil have 30 days to submit their comments. After which | will finallse and submit the
Portfolio of Evidence report.

Regards

Clifford

From: Clifford Heys {

Sent: 28 September 2020 02:50 PM
To: Bulelwa Mdoda

Ce: Nolusindiso Momott; Loulsa Guniz
Subject: [EX] RE: INSTRUCTION TO ADVERTESE: FARM 81/33, STELLENBOSCH

Hi Bulelwa

Re. my e-mail below,

| trust the draft notice is correct. We will now arrange for advertising in the Eikestadnuus on Thursday {1 Oct 2020).
fegards

Clifford

From: Clifford Heys
Sent; 22 September 2020 04:23 PM

To: Bulelwa Mdeda < @ £ "
Cc: Nolusindiso Momat] < 1>; Louisa Ollyn
{ : )< »

subjecu RE: INSTRUCTION TO ADVERTISE: FARM 81/33, STELLENBOSCH

2
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Hi Bulelwa

Find attached the draft notice te the {&APs,

Will you please submit it to the planner for their approval.
Regards

Clifford

From: Bulelwa Mdoda < wa.Mdoda@: bosch.g >
Sent: 22 September 2020 01:09 Pi

To: Clifford Heys <! >

Cc: Nolusindiso Momoti < Momoti@st sch.gov.28>
Subject: RE: INSTRUCTION TO ADVERTISE: FARM 81/33, STELLENBOSCH

Gaod day Clifford;

Please find attached instruction to advertise letter and templates for advertising.

Flease comply with instructions in the attached letter dated 21 September 2029.
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COVID-19

Coronavirus disease

Visit the dedlcal:ed CoviD-19 page on our munlclpal website for information on this disease:

hitps://www. steilenbosch gov.Za/docy ‘ge

For afficial COVID-19 advice, updates and queries:
o National Hotline 0800 029 999
¢ provinclat Hotline 021 9284102
e WhatsApp 0600 123 456

Stay alert, stay updated and stay safe.

Abgut Stellanbosch Municipality

* Owr mission is to dellver cost-effective services that will provide the most
enabkng envircnment for civil and carporate clbizens.

.?‘ ther head oftwe o5 ol Town Houws Uamplor. Fless Steeet Stellechoscoln, Jodl, Soak

o Al For ooore mufonnaton alout Stefionbg: oh Mamicpably  picese call « 2721 Gk

ma
af
Pawere 1 by

From: Nolusindiso Mormoti

Sent: 22 September 2020 01:01 PM

To: Bulelwa Mdoda

Subject: FW: INVOICE: APPLICATION FOR FARM 81/33, STELLENBOSCH

From: Clifford Heys |mzai @ 1
Sant: Tuesday, 22 September 2020 10:21
To: Nolusindise Momoti

Subject: [EX] RE: INVOICE: APPLICATION FOR FARM 81/33, STELLENBOSCH
Hi Sindi
Sorry to keep bugging you like this, but any news on the advertising instruction letter?

Regards
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Chfford

From: Nolusindiso Momoti < @ R >
Sent: 17 September 2020 11:14 AM

To: Clifford Heys <Cli @tv3.co.za»

Subject: RE: INVOICE: APPLICATION FOR FARM 81/33, STELLENBOSCH

Yes done with it waiting for the signature will send it to you shortly.

COVID-19

Coronavirus disease

visit the dedicated COVID-19 page on our municipal website for information on this disease:

For officiat COVID-19 advice, updates snd queries:
¢ Naticnal Hotiine 0BCO 029 999
s fProvincial Hetling 021 9284102
*  WhatsApp 0600 123 456

Stay alert, stay updated and stay safe.

About Steflenbosch Municipality
) Our mission is to deliver cost-effective services that will frovide the most
enabling enwironment for civil and corporate citizens.
O Thet Novette Pk ot lpna arepie, P Stoses SLL e,
From: Clifford Heys | i

Sent; Thursday, 37 September 2020 11:11
Teo; Nolusindiso Momoti
Subject: [EX] RE: INVOICE: APPLICATION FOR FARM B1/33, STELLENBOSCH
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Hi Sindi
Re. our Farm 81133 rezoning and subdivision application [tU/10217].

Are you working on the advertising instruction letter?

Repards

Clifford

From: Nicole Katts <ilic (d £ >
Sent: 17 December 2019 10:56 AM

To; Clifford Heys < @ >

Subject: INVOICE; APPLICATION FOR FARM 81/33, STELLENBOSCH

Dear Jifford

) trust that you are well,

Pre-scrutiny of your documentation as submitted on 13 December 2012 has been completed. The documentation is
considesed complete and you may now pay the following fees Into Council's bank account within the next two (2)
working days. Please provide this office with a copy of your proof of payment. Shauld the payment of fees not
reflect in Council's bank account within three (3} working days from the date of this notification, all docurmentation

wili be discarded.
See attached invoice far payment. {See bank details on invoice|

| trust that the above is inorder

Abaut Stellenbosch Municipality
ﬁ; ) Gur mission is to defiver cost-effective services that will provide the most
enabling environment for civil and corporate citizens.
'ﬁ. L Y L R L o £ A (U G { o L O T PP
o rm Heak:, Lalt LA
org
Disclaimer:

eotivel

viet, o ti 1 dist o fak oo
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ANNEXURE 5

Objection and Comments on Objections
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Department of Environmental Affairs and Development Planning
Pieter van Iyl

Environmeantal Affairs and ) Head of Department
Development Planning Pieter.vanZyl@weslerncape.aovaa | Tel 021 483 8315

‘Western Cape
Government

= S e — e LB e L N

Reference: 15/3/2/12/B52

Mr Jan van Rensburg
TV3 Projects [Ply) Lid
97 Dormp Street
STELLENBOSCH

7600

[Via e-mall: [cn@tv3.c0.2q]

Dear Mr van Rensburg

FARM CLOETESDAL NO. 81/33, STELLENBOSCH

1. Your cell phone WhatsApp enquiry on 25 November 2020, in connection with the
abovementioned property, refers.

2. Your enquiry centred around the recent refusal by the national Department of
Agriculture, Land Reform and Rural Development [DALRRD} of an application in
terms of the Subdivision of Agricultural Land Act, 1970 {Act 70 of 1970} {SALA), despite
the fact that the envisaged development was included in the Stellenbosch
Municipal Spatial Development Framework [MSDF) urban edge, as adopted in 2019.

3. My Department investigated the circumstances surrounding this application and
discussed your enquiry with officicls from the Westem Cape Department of
Agriculture, Stellenbosch Municipality and internolly with officials from the DEARDP
Directorate: Spatial Planning, as well as the DEA&DP Direclorate: Development
Management. From the information available to my Depariment, the situation
seems to be as follows:

3.1 When submitting comment to the Stellenbosch Municipality on their MSDSF in
2019, the Westem Cape Department of Agriculiure (WCDoA) specifically
requested that the Municipality exclude a number of properties from within
the urban edge or alteratively retain these properties for agricultural use, as
they are planted with wine grapes and have a high and medium agricuitural
potential. The Cloetesdal farm was one of the properties proposed 1o be
excluded,

www.westemcope.govzaleadp
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32 The Municipdlity indicated in their comment and response document thot
‘comments have been incorporated where possibie”. The original MSDF
approved in 2019 was ambiguous as to whether or not the farm is included in
the urban edge. However, the MSDF, as finally adopted, included the
Cloetesdal farm within the urban edge., seemingly disregarding the comment
of the WCDoA. My Depariment was not made aware of the WCDoA's
position on this mafter when engaging with the Municipality o resolve the
ambiguity brought 1o our attention by yourselves.

3.3  With the matter not being resolved, the WCDoA recommended to the
DALRRD that the application in tems of the Subdivision of Agricultural Land
Act, 1970 {Act 70 of 1970) {SALA) be refused.

With Stellenbosch Municipality not having addressed WCDoA's concerns in relation
to the property in question, the ultimately refusal of a SALA application was a risk that
should have been aniicipaled by the Stellenbosch Municipality and the
landowner/developer. While ideally, in order for an MSDF to provide as much
guidance os possible, as many matters as possible should be resolved during the
process of drafting an MSDF and during the process of amending an MSDF, it is often
the case that even if a property is included in an urban edge which may be
delineated by an MSDF, many other approvals are slill required in respect of
applications for urban related land uses {e.g. rezoning approval, Environmenial
Authorisation, SALA approval, efc.). The fact that the property was included in the
MSDF urban edge, did not conclude the matter, because the merits in respect of
each of the approvals still to be eobtained, remained o be argued.

My Department remains committed to, together with the Western Cape Department
of Local Government and other role-players, continue our efforts to facilitate
improved dlignment and support Municipalities with confinuous improvement in
terms of MSDFs,

we therefore recormmend that:

é.1 if not already done, an appeadl be lodged against the SALA refusal and the
merits be argued in respect of the application for subdivision of agricultural
lond;

6.2 the landowner/developer requests o collectivefjcint engagement {or
engagements) with the Stellenbosch Municipality, the WCDoA ond the
DALRRD in order 1o discuss, amongst other things:

6211 how to in future better address agricutural matters in general
during the MSDF drafling and amendment processes; and

62,12 in terms of this specific property, whether any refinement of the
MSDF s required which should be considered during the upcoming
IDP Review [and if required IDP Amendment] process.

2|Pagece
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i you have any further questions, please contact the Stellenbosch Municipdlity. Should you,
however, also require any further assistance from my Department, do not hesitate fo
contact Kobus Munro at Kobus.Munro@westerncaoe.cov.za or Catherine Stone at

Catherine Stohe@westerncape.cov.zao.

Yours sincerely

T —

PIET VAN ZYL
HEAD OF DEPARTMENT

Date: 14 December 2020

Cepiesto:

Anthony Barnes {Stellenbosch Municipaiity) Anthony Barnes@stellenbosch.oov.za
gemabe de la Bat [Stellenbosch Municipality) Bernabe DelLaBat@stellenbosch.cov.za
Cor van der Walt (WCDoA) CorvdW@eisenburd.com

Kobus Munro (DEARDP) Kobus.Munro@westerncane.cov.za
Catherine Stone {DEARDP) Catherine Stone@westemcope.aov.zo

3|Pagc
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DEPARTMENT AGRICULTURE

.| Western Cape DARRYL JACOES
« ) Government AGRICULTURAL DEVELOPMENT AND SUPPORT SERVICES

DerivlJacobs@celienbura.com | Tel: 021 808 5013

OUR REFERENCE : Stellenbosch SDF
YOUR REFERENCE  : -
ENQUIRIES : Cor van der Wak

Stellenbosch Municipallty
PO Box 17

STELLENBOSCH

7599

Att: Bernabé de la Bat

STELLENBOSCH SDF
PORTION 33 OF THE FARM CLOETESDAL NO. 81

Your request dated 25 November 202 to reconsider the inclusion of the above-mentioned farm into the
urban edge of Stellenbosch Municipality (Kayamandi north}, has reference.

The Western Cape Depariment of Agriculture {WCDoA) understands the constitutional responsibilities of
local authorities to provide housing. The WCDoA's primary mandate is the preservation, development and
sustainable vse of agrcultural land, which is of vital importance to ensure long-temm food security.

South Afrlcc has a imited supply of high potential cropping land, ond the pressures associated with urban
infrastructure ond residential development on high potaential cropping land are cumranilty major contributors
to the alienation and reduced availability of agrcultural tand for agricultural production. The Joss of
ogricultural land peses a direct threat to nafional [and househeld} foed securily. It increases rural
unemployment, resulls in the declining contribution of agriculture to the GDP, diminishes the positive link
between agriculture and rural development, and impacts negatively on the potential of affected areas for
agriculturcd development, it thus undermines the sconomic development potential of these areas. This
goes hand in hand with the loss of other high potential and unicue agricultural resources and agricultural

land care values.

wyow.elienburg.com | www.wesiernoape gov.zg
westem Cape Depariment of Agricultute
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The soll pofential of lond is used as the primary criteriq for determining the potential of agricuttural kand. The
land in guestion Is classified as “High potentid fer crop production” in the “REPORT fo NATIONAL DEPARTMENT
OF AGRICULTURE; Report Number GW/A2002/21; CRITERIA FOR HIGH POTENTIAL AGRICULTURAL LAND IN
SOUTH AFRICA - For use within revised spatial framework: by J.L. Schoeman, June 2004.!

The molivalion of the Siellenbosch Municipality doted 25 November 2021 convinced this department fo
consider a more lenient stance 1o find a balance between the competing land uses and the tiple botom
line of aconomic, social and environmenial sustainability.

The cument situation of the area abutting Kayamandi is one which this department takes into consideration:

a] High demand for land for Human Settlement.

k) The uncontrollable lend invasion {*land grab®) and sprowl onto productive agricuitural land.

c} Simultanecusly the need for the availabiiity and access to food.

d) The area is already included in the urban edge of Stellenbosch Municipdlity {SDF 2019] with the
support of other Intemal and provincial departments concemed with spatial plonning in terms of the
Spatical Planning and Land Use Management Act no 16 of 2013 {SPLUMA), all practical and
cooperative governance reguirements and implications consldered.

the curent situation mentioned above ond the negative cumulative effects thereof. can further
exacerbate the growing crises 1t not planned ond managed effectively.

The WCDoA may consider the proposed expansion avourably considering points a - ¢ above, in an effort
to give effact to plonningded development and prevent land invasion/random spraw! onio other portions

of agricultural land,

In an eftort to find the balonce for the koss of agriculturat tond vs human settlement, the WCDoA is prepared

to consider the request favourably under the following conditions:

a} Planning should ensure that an effective hard edge be implemented toe curb any further
sprowlfilegal land invasion by means of a fence, wall, development types and or design or any
means necessary. The municipality shouid toke responsibility to implement, meniior and manage the

urban edges to protect the right 1o farm, of abutilng farms.
It s noted that previous attempts have failed to prevent invasion of vineyards, theft, vandalism etc.
However, if not addressed, the problem will only further escalate and/or repeat itself, this also

includes the protection of farms RE/1514 and REf1/1514 that are severely exposed.

! Report Number GW/A/2002/21; CRITERIA FOR HIGH POTENTIAL AGRICULTURAL LAND IN SOUTH AFRICA; For use within
revised spatial framewark; by J.L. Schoeman, June 2004
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b] The area shoud ke developed to ifs full petential, as to make maximum use of the tand. Thus the

importance of densification.
c] The Stellenbosch Municipdlity should toke respensibility to timeously manage any land invasion/spill-
over on any other agricuifural land and take the necessary steps to manage the cumulative impact

of housing on agricultural iand.

d} Porlion 2 of no 72 s 1o be excluded from the urban edge and refained for agriculfure in an effort to
limit the loss of agricuttural land.

e} The design and development of the propesed portions of land must be sustalnable, moke use of
“green building fechniques” such as sokar energy. water wise designs and rain water harvesting ond
storage. 1 should further make provision for food gardens as o means to improve feod securty.

fI The area should ensure integrated development topolegies which must include affordable ond

inclusionary housing.

The WCDoA, with caution, therefare suppaorts the inclusion of the said land portion inlo the Stellenbosch
Municipallty SDF Urban Edge to ensure integrated development.

Please note:
¢ Kindly quote the above-mentioned reference number in any future correspondence in respect of

the appiication.
» The Depariment reserves the right 1o revise initial comments and request further information based
on the information received.

Yours sincerely

--------------------------------

DW JACOBS DATE

DEPUTY DIRECTOR GENERAL: AGRICULTURAL DEVELOPMENT AND SUPPORT SERVICES

Copies:
Deportment of Environmental Affairs & Development Planning Spatial Planning {(Mr. K Munro)
Email: Kobus.Murro@westerncape .gov.za

Department of Environmental Affairs & Development Planning Spaticl Flanning (Ms, € Stone)
Email; Catherine.Stone@westemcape,.gov.za
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Our Red; HM/CAPE WINELANDS/STELLEMBOSCH/FARM 33 PTH 8}

Case No_: 19032707 AS0402M :
Enquiries: Thando Zingange iLifa leMvarll .. <t-hora Xolam
E-mall: Thondo Zingange@westerncope.gov.za Exrfonis vers sas
Tek 021 483 5959 Horitage e
Date: 05 Hovember 2020

Steyn's Famity Trust

C/O Lze Malan

F O Box 3421

Matielond

7602

RESPONSE TO HIA: FINAL COMMENT
In terms of $ectien 38{8} of the Natlonal Heritage Resources Act {Act 25 of 199%) and the Westem Cape
PFrovincial Gazette 041, Nofice 278 of 2003

THE PROPOSED SITE DEVELOPMENT OF FARM 81 PTN 33, STELLENBOSCH, SUBMITTED IN TERMS OF SECTION
38(8) OF THE NATIONAL HERITAGE RESOURCES ACT (ACT 25 OF 199%)

This mater was discussed of the Hertage Westemn Cape Impact Assessment Commitlee meeting held
{IACOm) on 14 October 2020,

FINAL COMMENT:

The Committee resolved 1o endorse the HIA as having met the requirernent of 338 (3) of the

MHRA. The Commitieg resolved 1o endorse the recommendations of the HiA as outlined below:

1) The londscaping plan is further detailed to inter ako specify free¢ sizes o be planted. it is important that
trees of an adequate height are planfed from the onset to reduce potential visual impacts — thus tree
heights must be specified in the landscaping plan. The landscaping plan must be submitted to the
Stellenbosch Municipality for approval,

2} Architectural guidelines for the whole development 1o realize the intentions of the wbon design
framewark and the heritage indicotors sef out in section 10 of the HiA ore prepared.

The following aspects will need to be addressed:

A. Height restrictions for oll bulldings across the site s indicated in the proposed SDP. It is however noted
thal the indicalors stoted thal certain smalier elements of the four slorey buildings may extend to five
storeys. This is regorded us appropriate to mark key points/intersections in the development and should
be controlled through the guidelines.

B. Mossing and articulation of the apartment blocks ~ mongalithic blocks ore fo be disallowed and the
guidefines must specify the exient of articulation in detait.

C. Roof shape and colour to ensure vanation in design and colour throughout the development but
keeping the colour polette to neulral greys and biack.

D. Finishes of buildings, using plaster and paint in muted neulral earth tones (no highly reflective white),
concrete or stone, with restricted ar prohibited use of metal cladding.

E. Openings with restrictions on large reflecting suraces. and shading of openings. particularty fo the
east,

F. Lighting, services, security features and signoge 1o be low key and/or not visible as may be appropriole
frefer to indicators)

G, Fencing - use of visually permecble fencing on perimeler with werf wolls alowed for intemal
boundaries, provided thot screening tree planting s occammodated.

These guidelines are 10 be fo the approval of the Stellenbasch Municipality (Heritoge Resources
managemeni},

Should you have any further queries, please conlact the official obove ond quole the cose number.
R4

owcg,___

Pp.

Or. Mxofsi Diamuks
Chief Executive Officer, Herlage Westem Cape

WWW. NSt erncape.gov.La cal
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e
&1

Adopted Resolutions and Decisions of the Meeting of the Impact Assessment [P
Committee (IACOM) lito teMvall
of Heritage Western Cape {HWC) held via Microsoft Teams, e

at 09HOO on Wednesday, 14 October 2020

9.3 Proposed Development of a New House, Entertainment Area and Caretakar Cottage on Portion
6 of the Farm Mosselbank Fontein 496, Riversdale

The Committee confirmed that a Heritage Impact Assessment (HIA) is required.

The requirement for & full HIA results from the interpretation of “change in character of o site”.
In this regard, the definition of “site” is not limited to the discrete building footprint but rather
the affected area.

The comiment as per the previous meeting therefor still applies:

The Committee resolved that the HIA submitted by ACRM dated July 2020 does not satisfy the

requirements of 5.38(3) of the National Heritage Resources Agency {NHRA). Given this, the

consultant is requested 10 attend to the following:

1. Anassessment of the existing and proposed built form as well as an assessment of the existing
sense of place and cultural landscape qualities of the site and of the broader coastline.

2. The HIA should include design indictors and informants arising from the above study.

3. It is recommended that a herftage consultant with particular expertise in vernacular
architecture of the area provide input in this regard.

4, A Conservation Management Plan (CMP) for the site is required, considering especially the
significant shell midden located on the property.

9.4 Piscussion on Heritage Impact Assessment reports: {Re: Agenda Items: 13.3, 15.3 and 15.4)
FURTHER REQUIREMENTS:
To meet the requirements of section 38(3] of the NHRA, the Committee requires revised and re-
structured HIA documents for agenda items 13.3, 5.3, and 15.4 to be submitted to HWC for
I1ACOM consideration,
In meeting the requirements of section 38{3) of the NHRA, reference should be made to HWC's
guidelines for Heritage Impact Assessrments (dated 15 june 2016) as well as HWC's Circular (dated
Novernber 2014} regarding the requirements for HIA Executive Summaries,

MATTERS DISCUSSED

11. SECTION 38(2)} RESPONSES TC NOTIFICATION OF INTENT TO DEVELOP (NID)

11.1  None

Adopted Resolutions and Additions of the IACom Meeting_ 14 October 2020 1
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13

131

13.2
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SECTION 38{1), INTERIM COMMENT
None
SECTION 38{4) RECORD OF DECISION {ROD)

Proposed Weltevreden Filling Station Farm 786 Ptn 14, Philippi: MA
HM/CAPE TOWN METROPOLITAN/PHILLIPI/FARM 786 PTN 14

Case No: 19022708A30305E s

INTERIM COMMENT: ]

The Committee does not support the proposal as submitted in its current form, for the following

reasons:

1. The site is inappropriate for the scale and complexity of an urban filling station with related
facilities {food court, canopy etc.).

2. The rural context of the site would be compromised irrevocably by the. development
proposed.

LI

Proposed Site Development of Farm 81 Ptn 29, Stellenbosch: NM
HM/CAPE WINELANDS/STELLENBOSCH/FARM 29 PTN 81

Case No: 20061010TZ0624E

RECORD OF DECISION:
The Committee resolved to endorse the HIA as having met the requirement of 538(3} of the NHRA.
The Committee resohved to endorse the findings and recommendations of the HlA.

The Commiftee resclved that the development may proceed subject to the recommendations of
the HIA as outlined below.

1} The landscaping plan is further detailed. This should include:
a. More trees in clusters on the boundaries & informal hedges edges; and
b. Specification of tree sizes to be planted. It is important that trees of an adequate height
are planted from the onset to reduce potential visual impacts — thus tree heights must be
specified in the landscaplng plan.

The landscaping plan must be submitted to the Stellenbosch Municipality for approval, together
with the SDP referred {o below.

2} The preparation of a detailed site development plan, that will reflect the architecturai
controls referred to in the indicators, namely:
a. Variation in rocfscape and colour between units {no more than 2 attached units to have
the same roof shape).
b. Variation in rendering of walls between units through use of different paint colours
and/or finishes in particular. Muted earth tones should be specified.

Adopted Resolutions and Additions of the iACom Meeting_ 14 October 2020 2
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¢ Visually permeable external fencing.
d. The SOP should also include controls for external lighting, and ether security measures
and appropriate signage.

The SDP must be submitted to the Stellenbosch Municipality for approval, before building plan
approval.

T2

133 Proposed Housing Development on Jonkersdrift Farm {Farm 1440, 1441, 334/17 & 334/9),
Stellenbesch Magisterial District); NM
HM/CAPE WINELANDS/ STELLENBOSCH/ JONKERSDRIFT FARM 1440,1441, 334/17 & 334/9

Case No: 20041707580603E

DEFERRED:
This matter was discussed under Administrative Matters (item 9.4}.

sB

13.4  Proposed Development of the Site on Erf 884, 889, 895 and SB8S6, Masonic Hotel, Reitz Street
and Hoop Street, Rehertson: MA
HM/ROBERTSON/ LANGEBERG/ERF 884, 889, 895 AND 5856

Case No: 181002306AS1017E

RECORD OF DECISION:

The Committee endorsed the HIA report as submitted by Ms Postlethwayt, dated Sepiember

2020, as having met the requirements of 538(3) of the NHRA; as well as the recommendations

contained within the report, as follows:

It is recammended that Heritage Western Cape:

1. endorse this report as having met the requirements of Section 38(3) of the NHRA,

2. in terms of Section 38(4) of the NHRA, approves the proposed redevelopment of Erf 8526,
as outlined in Annexure D2 of this report; 21 Supplementary HiA Erf 8526, Reitz & Hoop
Street, Robertson 2020, subject to the foffowing conditions:

a. The refurbishment of the Masonic Hotel and the vernacular cottages are to he the
subject of separate application/s 1o HWC. The work is required to be directed and
monitored by an architect with suitable conservation experience; building plans are to
be accompanied by a Method Statement; and a Close Out Report is to be submitted to
HWC upon completion,

b. This approval specifically precludes any development proposals which may involve that
portion of the property originally described as Re Erf 891, Church Street.

Adopted Resclutions and Additions of the IACom Meeting_ 14 October 2020 3
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14

14.1

15

15.1

15.2

333

Proposed Re Development of the Site on ere 8019, 5ir Lowry Square, Woodstock: NM
HM/CAPE METROPOLITAN/WOODSTQOCK/ERF 8019

Case No: 20091008K80921E

FURTHER REQUIREMENTS:
The Commitiee requests the HIA report to be updated with the detailed work included and
resubmitted to HWC for IACom consideration.

KB
SECTION 38(8) NEMA RESPONSES TO NOTIFICATION OF INTENT TO DEVELOP
None
SECTION 38({8) NEMA INTERIM COMMENTS

Proposed Minor Deviations from Approved Building Envelope: Erf 31996 Mowbray Cape Town:
MA
HM/CAPE TOWN METROPLITAN/ MOWBRAY/ERF 31990

Case No; 120418)W08

FURTHER REQUIREMENTS:

Whereas the proposed changes to the building envelope are minor and inconsequential, the
Committee expressed concern with respect to the interface with the significant corner - in terms
of activation of edges, fenestration, colonnade etc. as well as the necessity of testing the proposal
against the original heritage indicators. The Committee therefore requires that the applicant test
the proposal against the original heritage indicators, with reference to floorplates and use
{particularly ground and first floors), and ta submit this assessment to HWC for IACom review and
consideration.

SB

Proposed Mixed-Use Development, Southern Right Farm Portion 4, 6 and 11 of farm 585,

Hermanus: MA
HM/ OVERBERG/ OVERSTRAND/ HERMANUS/ PORTION 4, 6 AND 11 OF FARM 585

Case No: 15120618A51213E
INTERIM COMMENT:
D5 and G) {who visited the siie) to prepare a draft interim comment for circulation to members

for endorsement,

SB

Adopted Resolutions and Additions of the IACom Meeting_ 14 October 2020 4
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334

Proposed Mixed-Use Urban Node Re 1/697, Farm 1/1113, Ptn of Erf Re 353, Erf 1449 and 1850,
De Hoop Nature Reserve, Malmeshury; NM

HM/SWARTLAND/MALMESBURY/ RE OF PTN 1 OF FARM 697, PORTION 1 OF FARM 113, RE OF
FARM 1113, RE OF FRAM 301, RE OF FARM 353

Case No: 151101033561106E

DEFERRED
This matter was discussed under Administrative Matters (ltem 9.4).

sB

Proposed CNC Aquaculture Facility on Portion 8 of the Farm Bottelfontein 11, Near Elands Bay:
MM
HM/ WEST COAST/ SWARTLAND/ BERGRIVER [ PIKETBERG / FARM BOTTLEFONTEIN

Case No: 200706075BD707E

DEFERRED:
This matter was discussed under Administrative Matters {ltem 9.4),

5B
Proposed Site Development of Farm 81 Ptn 33, Stellenbosch: NM
HM/CAPE WINELANDS/STELLENBOSCH/FARM 33 PTN 81

Case No: 13032707A50402M

FINAL COMMENT:

The Cornmittee resolved to endorse the HIA as having met the requirement of $38(3) of the

NHRA. The Committee resolved to endorse the recommendations of the HIA as outlined below:

1} The landscaping plan Is further detailed to inter alia specify tree sizes to be planted. K is
important that trees of an adequate height are planted from the onset to reduce potential
visual impacts - thus tree heights must be specified in the landscaping plan. The landscaping
plan must be submitted to the Stellenbosch Municipality for approval.

2] Architectural guidelines for the whale development to realize the intentions of the urban
design framework and the heritage indicators set out in section 10 of the HIA are prepared.

The following aspects will need to be addressed:

a. Height restrictions for ail buildings across the site as indicated in the proposed S0P, It is
however noted that the indicators stated that certain smafler elements of the four storey
buildings may extend to five storeys. This is regarded as appropriate to mark key
points/intersections in the development and should be contrelied through the guidelines.

b. Massing and articulation of the apartment blocks - manolithic blocks are to be disallowed
and the guidelines must specify the extent of articulation in detail.

¢. Roof shape and colour to ensure variation in design and colour throughout the development
but keeping the calour palette to neutral greys and black.

d. Finishes of buildings, using plaster and paint in muted neutral earth tenes {no highly-
reflective white), concrete or stone, with restricted or prohibited use of metal cladding.

Adopted Resclutions and Additions of the IACom Meeting_ 14 Octaber 2020 S
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16

16.1

17

17.1

18

18.1

19

19.1

335

e. Openings with restrictions on large reflecting surfaces, and shading of openings, particularly
to the east.

f. Lighting, services, security features and signage to be low key and/for not visible as may be
appropriate (refer to indicators)

g. Fencing — use of visually permeable fencing on perimeter with werf walls allowed for
internat boundaries, provided that screening tree planting is accommodated,

These guidelines are to be to the approval of the Stellenbosch Municipality {Heritage Resources
Management).

Tz
Proposed Development, Remaining Extent of Portion 47 {A Portion of Portion 1) of the Farm
Ganse Vallei No. 444, Plettenberg Bay: NM
HM/BITOU/PLETTENBERG BAY
Case No: 18121204581 220E
FINAL COMMENT:
The Committee resolved to endorse the recommenidations of the HIA dated September 2020,
prepared by Ursula Righy as having met the requirements of S38(3) of the NHRA, as well as the
recommendations outlined within the report and illustrated within appendix D Guideline sheet
REV 01 {i.e. the Heritage related design indicators); with the addition of the palasontological /
archaeological monitoring required during earthworks and excavations.

58

SECTION 38(8) NEMA FINAL COMMENTS ON ENVIRONMENTAL IMPACT ASSESSMENT

None

SECTION 38(8) MPA ENVIRONMENTAL MANAGEMENT PLAN RESPONSES TO NOTIFICATION OF
INTENT TO DEVELOP

None
SECTION 38{8} MPA ENVIRONMENTAL MANAGEMENT PLAN INTERIM COMMENT
None

SECTION 38(8) MPA ENVIRONMENTAL IMANAGEMENT PLAN FINAL COMMENT

None

Adopted Resolutions and Additions of the 1ACom Meeting_ 14 October 2020 G
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21.1

22

22.1

23.

23.1

24
24.1
25,
251
26.

26.1

27

336

SECTION 38{8) OTHER LEGISLATION NOTIFICATION OF INTENY TO DEVELOP
None

SECTION 38(8) OTHER LEGISLATION INTERIM COMMENT

None

SECTION 38(8) OTHER LEGISLATION FINAL COMMENT
None

SECTION 27 PROVINCIAL HERITAGE SITES

None

SECTION 42 HERITAGE AGREEMENT
None

ADVICE

None

OTHER

Conservation Management Plan for Amsterdam Battery on Erven 149294 & 9588, V&A
Waterfront; MA
HM/CAPE TOWN METROPOLITAN/ WATERFRONT/ERVEN 149294 AND 9586

Case No: 15110515GT1110E

DISCUSSION:

Amongst othar things, the following was discussed:

+ The proposed trees and shrubs on the rampart walls to be omitted as their roots cause
damage to the heritage resource.

+ The existing trees on the rampart to be cut down at the base of the trees and root growth to
be monitored {only grasses should be allowed on the ramparts etc.).

+ An archaeologist with appropriate expertise to be included in the monitoring panel as a
permanent member.

+ General in principle endorsement of the proposed CMP and proposed HA.

FURTHER REQUIREMENTS:
The amendments as discussed are to be incorporated into the proposed CMP and HA, which must
be circulated to legal advisor and APM for comment via email.

S8
Adoption of decisions and resolutions
The Committee agreed to adopt the decisions and resolutions as minuted above.

Adopted Resalutions and Additions of the IACom Meeting_ 14 October 2020 7
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:
TRANSPORT & PUBLIC;WORKS: ROADS

@ Western Cape Chief Directorate: Rood Planning
Government Email: grace swanepoei@westemcape.gov.zo
Tel: +27 21 483 4469

Room 335, ¢ Dorp Street, Cope Town, 8001
PO Box 2403, Cape Town, 8000

REFERENCE: TPW/CFS/RP/LUD/REZ/SUB-25/242 (Job 15329)
ENQUIRIES: Ms G Swoanepoel

DATE: 8 June 2021
The Municipal Manager o :%*
Stellenbosch Municipality { 15 -
PO Box 17 e - &
STELLENBOSCH oL ELLENBOSCH HARRGIRALT T /

qu-l I""l Ur‘f\‘\ t H—..PC e 8 P - »
7599 HENT] BRI S

22 JUN 2021 |
Attention: Mr Ulrich von Molendor{f . e
"L e ] ?)7 r">
| RECE]; FIE

Dear Sir

PORTION 33 OF FARM 81, STELLENBOSCH: MAIN ROAD 174; APPHCATION FOR REZIONING.
SUBDIVISION, ETC

1. The following refer:

1.1.  This Branch's letter TPW/CFS/RP/LUD/REZ/SUB-25/75 (Job 2ﬁ?20j dated
19 October 2020,

1.2.  The email frorn TV3 Projects dated 22 Septemiber 2020,

1.3, The letter LU/10313 from TV3 Projects [Ply} Ltd to you dated 22 June 2020;

1.4, The Application 3629-P dated 11 December 2019 prepared by TV3 Projécts ond

1.5.  The Traffic Impact Assessment iICE/S/1286 doted 3 July 2020 prepared by iCE Group.

2. The opplication entails the development of +1 200 residential units, o £5 000m? GLA
commercial areq, 40 seats church ond 6 scheol for £2 000 learners.

3. This Branch offers no objection to the land use applicalion subject totthe following
conditions;

3.1.  The development i limited to:
3.1.1. 11 200 residential units;
3.1.2. Commercial (25 000m? GLA};

3.1.3. Church {+40 seats);

W WesISIMCQoe.gov.za
honsport 8 Public Works | Roads




3.2
33.

3.4,

3.5.

3.6.

37,

3.8

3.9.

3.10.
301

312

3.13.

3.14.

3.15.

339

TPW/CFS/RP /LUD/RE2/SUB-25/242 {Job 15329)

. School {2 000 learners);

MR174 must be dualled between MR187 and MR27 as listed in the TIA above:

The upgrading of the MR174/Welgevonden Boulevard intersection must fit the fingl
dasign of the dudlling of MR174,

The existing accesses to Porfion 33 of Farm 81 at +km58.39 and +km58.12 off MR174
must be closed permanenily and the road reserve and fence reinstated;

The provision of traffic signals, dedicated tuming lanes on the MR174-approaches
{double right-turn lanes on the northern-approach and a left-turn lane on the southemn
approach) and access approach {double right lanes and a left-turn lane) must be
provided in addition to the dualling of the MR174 at the RMR174/Access intersection
at +km57.83;

Shouid the developmen! become operational prior o the dualling of the MR174, the
ultimaie intersection lane laycut os per the duolled MR174 must be implemented at
the MR174/Access intersection;

Street lighting need to be instalied along MR174 at the new access in accordance
with the applicable standards of this Branch;

Traffic signals must be installed at the MR174/Sokuqalc Street intersection in addition
to the dualling of the R304;

New troffic signals on MR174 and may only be instolled once warranted in terms of
the South African Road Traffic Signs Manual (SARTSM) Volume 3;

The dudlling of the MR174 at the Mr174/Masitandane Road intersection;

The duadl access road off MR174 to the development must be located at tkm57 .83
and must include the eastbound cariageway over Portion 29 of Farm 81;

The access intersection on MR174 and the access road to the deveiopment must be
conslructed prior to the commencement of the construction of the development:

it already constructed the interim access road approximately $0m wesi of MR174
(cenireline fo cenireline) to Porlion 22 of Farm 81 off the dual comiageway access
must be closed and reploced with the proposed internal access as indicoled on the
amended Sile Development Plan attached 1o the lefter LU/10313 from TV3 Projects to
you dated 22 june 2020;

Public franspor embayments must be provide downstreamn of the new access road
intersection on MR174 in both directions;

Al geometrics and moterials design plans for road upgrades, signal installation and
street lighting along MR 174 after having been scrutinised by the affecied Directorates
at Stellenbosch Municipality must be submitted to the Chief Directorate: Design
{Ms MK Hofmeyr — email: melanie.hotmeyr@westemcape.aov.za) of this Branch for
final approvai.

WYY, ¢ i al b
Transpor & PubBc Works | Roods
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TPW/CFS/RP /LUD/REL/SUB-25/242 {Job 15329)

t
All the necessary right of way senvitudes must be in place before Secfion 20, 21 and
28 of the Stellenbosch Municipal and Land Planning By-Law [2015) clsarance will be

given for the proposed development;

All parking must be located inside the development and provided in accordance
with the lafest Zoning Scheme of Stellenbosch Municipdiity;

Under no circumstances will parking be allowed within the road reservé of MR174;

The statutory 5m building line in terms of the Roads Ordinance 1% of 1976, must be
maintained:;

No services will be allowed within the 5m building line in terms of the Roads Ordinance
19 of 1976 and

Subdivision Condition Compliance Clearance must be provided by 'this Branch in
terms of Sections 20, 21 and 28 of the $tellenbosch Municipol and Lang Planning By-
Low |2015) before occupation can be taken.

it is recommended that Stellenbosch Municipality meets with this Brc:nc:h; to discuss the
dudlling of MR174 between MR187 and MR27.

It is recommended that the 40m MR 174 road reserve portion of Portion 33 of Farm 81
be subdivided and transferred 1o this Branch.

Please be reminded that this Branch still needs to approve the subdivision plan of
Portion 33 of Farm 81 in terms of Act 21 of 1940 as this Branch is still the Road Authority
for MR174 post the development.

Yours Sincgrely

/

Ve

eI

SW CARSTENS
For DEPUTY DIRECTOR-GENERAL: ROADS

vy wes lencanRs Qov.20
Transport & Public Works | Roads
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1.

Stellenbosch Municipality
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TPW/CFS/RP/LUD/REL/SUB-25/242 (Job 15329)

Altention: Mr U von Molendorff (e-mail: ulich.vonmolendorff@stellenbosch.gov.za)

UDS Africa

Attention: Ms Y Obermeyr {e-mail: yolandi@udsafrica.co.za)

TV3 Architects and Town Planners

Attention: Mr C Heys [e-mail; clifford@tv3.co.za)

District Roads Engineer

Paarl

Mr Elroy Smith [e-maqil}

Mr SW Carstens {e-mqail)

Mr H Thompson {e-mail}

Mr B du Preez (e-mail)

Planning Section

Tronsport & Public Wotks | Roads
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STELLENBOSCH

STELLENBOSCRH + PNIEL « FRANSCHHOEK

MUNICIPALITY » UMASIPALA « MUNISIPALITEIT

oos
ce Spatial Planning, Heritage and Eywtromment: e
PLANNING AND DEVELPOMENT SERVICES
To ! Manager: Development Management
From :  Manager: Spatial Planning 18 JUN 202
Reference Farm 81 Portion 33: Cloetesdal
h o
Lu Nr : LU/10917 RE(& EﬁVED
Date :  8June2021 o B
Re : Application for Rezoning to subdivisional area: Farm 81 Portion 33
) Cloetesdal —
[F“LEhp- e —
Your request for comment on the above application refers. &l 3 ' |
X 1
1. APPLICATION ¥ e ’

The application under consideration is for the following

1. Application i.t.0. Section 1 5.2(3) of the of the Stellenbosch N Municlpamtan& —
Use Planning By-Law, 2015 for the rezoning of Farm 81/33, Stellenbosch from
Agriculture and Rural zone to Subdivisional Area.

2. Application i.t.o. Section 1 5.2(d) of the of the Stellenbosch Municipality Land
Use Planning By-Law, 2015 for the subdivision of Farm 81/33, Stellenbosch
into Conventional Residential zone erven, Multi-unit Residential zone erven,
Local Business zone erven, Education zone erven, Community zone erven,
Utility Services 20ne erven and Private Open Space zone erven.

3. Application for the Department of Transport and Public Roads' written
approval of the proposed urban development of Farm 81/33, Stellenbosch
{as the governing authority it.o. the Advertising on Roads and Ribbon
Development Act, 21 of 1940),

The latter application is required due to a title deed requirement.
2. PROPERTY DESCRIPTION

Farm 81/33 is described in the Deed of Transfer No. T24040/2002 as Portion 33
of the Farm Cloetesdal No, 81, in the Municipality and Division of Stellenbosch
Western Cape. The property is 41,4029 ha in extent. The property is located on
the R304 in Stellenbosch, approximately 3km north of Stellenbosch central — see
Figure 1 below. The property is zoned Agriculture and Rural Zone.
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Figure 1. l.otfonf Farm 81/29

3. BACKGROUND
3.1 Northern extension

The notion to expand Stellenbosch in a northerly direction stems for the Shaping
Stellenbosch Campaign (SSC) initiated by the Municipality and which ran from
August 2013 to August 2104. The 55C formed part of the City of Cape Town:
World Design Capital program and the goal of the campaign was to facilitate
design processes aimed at transforming the town of Stellenbosch. The process
was designed to give an opportunity to the citizens of Stellenbosch to express
their vision for the town. In many ways the S5C was a precursor to the current
MSDF which was approved in November 2019.

One of many suggestions received during the campaign was the expansion of
Kayamandi to the north and serviced by a "by-pass” road to the west of
Papagaaiberg. Importantly, this proposal was not supported through the SSC
project as is evident in the final draft proposal illustrated below in Figure 2.
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Figure 2. Compoasite map of S5C

Notwithstanding, the urgent need for land for housing for particularly the lower
income groups and the negative impact of urbanization on directly adjacent
agricultural land led to this idea being investigated further. This investigation
culminated in a report to Council (item 7.4 dated 2015-10-28) where the approval
was obtained to formally investigate the northwards expansion of Stellenbosch
and to appoint a team of consultants to inter alia undertake a feasibility study,
negotiate with implicated landowners, and undertake a design framework for
such a potential development. The prefeasibility study was concluded in February
2017.

At the Council meeting of 22 February 2017 (ltem 7.3.2.} it was resolved:;

1. that Council support the development planning process (my underlining)
to proceed to achieve the aim of an integrated human settlement
development covering an area of approximately 86 ha in the study area as
indicated in APPENDIX |: and

2. That Council supports investigating the extension of the current urban edge
to be considered by the public during the April 2017 IDP/SDF/Budget process.

The above decision was taken by Council after the then Director of Planning and
Economic Development pointed out to Councilors, that this will be an
integrated development. The rules will be strictly applied and only those who
are on waiting lists will qualify unless an emergency area is declared in terms
of court orders. It was also pointed out that this development is in its
planning phase and that further presentations will be made on the way
forward.
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Appendix 1 represents the Final Craft Framework Plan attached as SECTION F in
the motivational report by the applicant. The totai area under consideration for
the Norther Extension amounts to + 88 ha and some 13 individual properties. All
references made about the envisaged development of the Northern Extension
is applicable to the entire property and not only to the Farm 81/33 which is the
subject of this application.

Following paragraph 2 of the above decision the urban edge was amended to
include a part of the Northesn Extension only as illustrated in Figure 3, Below.

Figure 3. Amended Urban Edge, 2018 MSOF

It was only later during the revision of the MSDF in 2019 that the urban edge was
extended to include all the properties as indicated on an extract from the MSDF
attached as Figure 4 under paragraph 4.5 “Municipal Spatial Development
Framework.”

It is of importance to note that, from the outset the principle underpinning the
Northwards Extension were the following:

integrated Transport and Mobility

Integrated Human Settlement

Integrated infrastructure planning

Inclusive economic development

Efficient land governance and management

Empowered, active communities.

Effective land governance

el A o

In turn, the stated development principles proposed by the feasibility study were
the following:

1. Compact development (High density residential development}
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Walking/pedestrian-friendly residential areas

Promotion of public transportation use

Mixed use to reduce necessity of residents to commute long distances.
Optimizing use of existing infrastructure / structures

Designing safe livable human settlements

Minimizing any negative environmental impacts.

MOV AW

The Northwards extension was planned with a specific outcome in mind based on
the urgent need for affordable housing on a larger scale. The possibility to
undertake such as development was based on the premise that this development
will aim to address the housing crises as far as possible although it is not only for
the residents of Kayamandi and Cloetesville only but will include opportunities to
cater for a range of residential types and markets, which could also accommaodate
middle income housing, student housing, erven for owner development and rental
accommodation for the entire WC024, To this end the feasibility report proposed
that residential typologies consist of social housing {apartment blocks usually
allocated to rental stock), which are the highest density in the form of three to four
storey flats. The second highest density typology was BNG housing which would
have been funded by the municipality. GAP housing was then divided into three
categories, namely lower, middle, and upper GAP housing, ensuring the provision
of housing opportunities for a wide spectrum of economic groups. Table 1 below
describes the 4 housing typologies proposed by the study.

Housing Cost(R} | Gross | Gross | Open |No. of [No of [% of
typology Density | size | space | units people units
(du/ha) | (ha} | 30%
(ha}
| BNG 160k |95 11 3 1014 3120 20
Lower GAP | 250- 45 35 11 1560 4680 30
350k
GAFP 350-1,2 | 32 33 10 1040 3640 20
M
Upper GAP | 1,2-2 17 33 10 572 1430 11
M
Apartments 59 10 3 988 1976 19
| TOTAL 57 122 | 34 5200 14 846 100

Table 1. Proposed Housing Typologies as per Northern Extension Project

In addition to the provision of some 5000 units varlous other land uses were
proposed which included public amenities, one primary and two secondary schools
including a grade R schoo), a local community health center, 6 sites for places of
worship, 4 creches clustered together with the places of worship, two commercial
sites, a filling station, taxi rank and a small light industrial site where the current
wine cellar is situated.

This comprehensive mixed development was thus planned with a specific outcome
in mind which is to cater for the more or less 15 000 people, aftordable housing of
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which more than 70 % of the units cost between R160 000 and R1,2 million {at the
time of planning in 2017}

The application at hand is restricted to Farm 81 portion 33 which is only one of the
properties contained in the feasibility study for the Norther Extension which
measures +44 ha (half of the Norther Extension).

In addition to the development application at hand, the municipality is the owner
of some 135 ha of land within the Northwards Expansion. The land entity and
ownership are illustrated in Figure 4 below.

7\ 4 \,

Figure 4. Council land

Application Property

Council Property

4. POLICY CONTEXT
4.1 NATIONAL DEVELOPMENT PLAN (NDP}

The NDP, developed by the National Planning Commission and adopted in
2012, serves as the strategic framework guiding and structuring the
country’s development imperatives and is supported by the New Growth
Path (NGP} plus other national strategies. In principle, it is underpinned by,
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and seeks to advance, a paradigm of development that sees the role of an
enabling government creating the conditions, opportunities, and
capabilities conducive to sustainable and inclusive economic growth that
makes poverty alleviation and the sharp reduction of inequality possible by
2030.

The NDP sets out the pillars through which to cultivate and expand a robust,
entrepreneurial, and innovative economy that will address South Africa’s
primary challenge of significantly rolling back poverty and inequality. More
explicitly, the NDP sets out South Africa’s goal of eliminating income poverty
by reducing to 0% the 39% of the population who earn less than R419 per
month and reducing inequality measured by the Gini Coefficient from 0.69
to 0.6. The legacy of apartheid spatial settlement patterns that hinder
inclusivity and access to economic opportunities, as well as the poor
location and under-maintenance of major infrastructure, are two of the
nine identified core challenges facing the country’s development. Aimed at
facilitating a virtuous cycle of expanding opportunity for all, the NDP
proposes a program of action that includes the spatial transformation of
South Africa’s towns, cities and rural settlements given the “enormous
social, environmental and financial costs imposed by spatial divides” (NDP
Executive Surnmary 2011; XX).

As part of its integrated approach and closely connected to this spatial
transformation is the NDP’'s focus, amongst others, on the transition to a
low-carbon economy (Chapter S) and an inclusive rural economy {Chapter
6), the promotion of safer communities {Chapter 12), a capable and
developmental state (Chapter 13) and an economic infrastructure that
supports growth and employment (Chapters 3 and 4).

Of relevance for the Stellenbosch town SDF are the recommendations set

out in Chapter 8: Transforming Human Settlements and the national spoce

economy, including:

e the upgrading of all informal settlements on suitable, well-located land.

s increasing urban densities to support public transport and reduce
sprawl.

¢ promoting mixed housing strategies and compact urban development
near services and livelihood opportunities; and,

¢ investing in public transport infrastructure and systems (with a special
focus on commuter rail) to ensure more affordable, safe, reliable, and
coordinated public transport.

The NDP advocates a new spatial vision that has the potential to unlock
development potential, overcome inherited spatial divisions, inform
infrastructure investment and prioritisation, manage economic and
demopgraphic shifts, and facilitate more cooperative and collaborative
governance.
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The NDP advocates spatial principles that are consistent with SPLUMA;

s spatial justice

o spatial sustainability: sustainable patterns of consumption and
production

» spatial resilience: protect, replenish, regenerate ecological systems.
spatial quality: create liveable, vibrant, and valued places.
spatial efficiency: efficient commuting patterns and circulation of goods
and services

The NDP therefore advocates a spatial vision that is also totally consistent
with SPLUMA by stating that a MSDF should:

tackle inherited spatial divisions.

unlock development potential.

guide and inform infrastructure investment and prioritisation.

manage contemporary economic and demographic shifts.

facilitate coordination between parts of government.

ensures ecological sustainability.

« & & » &+ @

To this end, the NDP proposes neighbourhood spatial compacts to bring civil
society, business, and the state together to solve problems, and ways of
enabling citizens to participate in spatial visioning and planning processes
(which is what the Shaping Stellenbosch campaign aimed to achieve).

4.2 INTEGRATED URBAN DEVELOPMENT FRAMEWORK (IUDF}

The 2016 Integrated Urban Development Framework {IUDF) steers urban
growth towards a sustainable model of compact, connected and coordinated
towns and cities. The IUDF provides a 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 faur strategic goals:

1. Spatial integration - To forge new spatial forms in settiement, transport,
social and economic areas.

2. Inclusion and access - To ensure people have access to social and
economic services, opportunities, and choices.

3. Growth - To harness 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 spatial and social integration.

The IUDF gives practical meaning to the new spatial vision captured in the
NDP and is South Africa’s first policy framework informing urban
development. This is significant given the prominence of towns and cities for
economic growth and sustainable development in an increasingly urbanised
world. This policy framework marks a ‘new deal for South African towns and
cities' and is an elaboration of Chapter 8: Transforming Human Settlements
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and the national space economy. It moves from the premise that South
African towns and cities which dominate the national economy are not
favourably positioned to translate into practical action the emerging
international paradigm of resource-efficient urbanism as the basis for
competitiveness and sustainability. This has implications for how South Africa
might realise the NDP’s vision of a transition towards a resource-efficient and
inclusive growth path that simultaneously addresses the drastic reduction of
poverty, unemployment, and inequality by 2030.

The IUDF asserts that well-managed urbanisation in dynamic relation with
rural development, as well as coordinated investments in urban economies
have the potential to significantly address this challenge. its transformative
vision of Yiveable, safe, resource-efficient cities and towns that are socially
integrated, economically inclusive and globally competitive, where residents
actively participate in urbon life’, has four overall strategic goals: access,
growth, governance, and spatial transformation.

Eight policy interventions demonstrate how the IUDF aims to guide the
realisation of inclusive, resilient, and liveable urban settlements to address
the country’s unique development challenges: integrated spatial planning;
integrated transport and mobility; integrated sustainable buman settlements;
integrated urban infrastructure; efficient land governance and management;
inclusive economic growth; empowered active citizens and effective urban
governance.

Outlining South Africa’s urban reality, the IUDF expands on the notion of a
New Deal for South African Cities and each of the eight policy levers thus
contribute to the “NDP’s aim for cities to be the country’s economic drivers
through spatial efficiency and inclusion.

4.3 PROVINCIAL STRATEGIC PLAN

The Regional Spatial Implementation Framework 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 wellness, safety and tackle social iils.

PSG4: Emable a resilient, sustainable, quality, and inclusive living
environment.

PSG 5. Embed good governance and integrated service delivery through
partnerships and spatial alignment,

4.4 PROVINCIAL SPATIAL DEVELOPMENT FRAMEWORK (PSDF}
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The Provincial Spatial Development Framework (PSDF 2014} gives spatial
expression to the PSP and takes the Western Cape on a path towards:

1.

2.
3.
4,

More inclusivity, productivity, competitiveness, and opportunities in its
urban and rural space-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.

4.5 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 Stellenbosch Municipal Area. The principles include the following:

1.
2,
3.

Fig 5.’

Maintain and grow natural assets.

Respect and grow cultural heritage.

Direct growth to areas of lesser natural and cultural significance as well
as movement opportunity

Clarify and respect the different roles and functions of settlements.
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.

- -

o il
Extract from MSDF
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In terms of the MSDF Stellenbosch is significant centre comprising extensive
education, commercial and government services with a reach both locally and
beyond the borders of the municipality, tourism attractions, places of
residence, and associated community facilities. Stellenbosch town (and
Klapmuts) should be the focus for accommodating significant new growth
over the short to medium term. It is in these towns where livelihood
opportunities can be best assured and where people can best be
accommodated without resulting in significant movement of residents in
search of work and other opportunities.

A critical pre-condition for larger incluslve settlements such as the
development proposal under consideration is the establishment of a quality,
frequent public transport service (in time possibly rail-based) serving the
corridor and all settlements along it.

All housing projects should — as far as possible — focus on a range of
typologies, enabling access for a range of income groups. All housing projects
should focus on the availability of social facilities and the daily retail needs
(e.g., for purchasing food stuffs) of residents, enabling less dependence on
the need to move other than by walking and cycling to satisfy everyday
needs. For this reason, Stellenbosch municipality is currently drafting an
Inclusionary zoning policy with a view to increase the supply of high-quality
affordable housing in well-located and priority development areas, creating a
mix of income groups across new developments in Stelienbosch Municipality
promoting social and economic integration.

The powers granted to municipalities under the Constitution to regulate
municipal planning provide sufficient broad authority to impose an
inclusionary housing requirement (Pegasus 2020}

SPLUMA’s provides the framework under which municipalities may regulate
land use, and by its implication, implement inclusionary housing. Furthermore
SPLUMA’s framing, objectives, and principles made clear that redress of
spatial inegquality and social inclusion are central roles to be achieved and the
objectives of the legislation support inclusionary zoning i.e. ensuring that
planning and land use management promotes social and economic inclusion
as well as redress of imbalances of the past {including current and future),
provide for the sustainable and efficient use of land, and to ensure equity in
the application of spatial development planning and land use management
requirements (Pegasus 2020; Laubscher et al 2018).

The MSDF does not favour gated residential development. Public
components of development should remain public, enabling integration of
neighbourhoods and through movement. Security to private componsnts of
developments could be provided through other means than the fencing and
access control of large development blocks or areas neighbourhoods.
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For this reason, the development and management focus shoutd be aimed at

the following:

s Broadening of residential opportunity for lower income groups, students,
and the lower to middle housing market segments.

* Upgrade of informal settlements.

* Retention of University functions in town,

*  Enablement of the Adam Tas Corridor.

* Sensitive residential infill and compaction.

+ Drive to established "balanced” precincts.

Kayamandi has been under new pressure for outward expansion, specifically
from new residents moving to Stellenbosch from elsewhere (within and
outside the metropolitan region). This pressure, arguably, hinders efforts to
upgrade and transform the area. New residents, through land invasion,
increase pressure on municipal and other resources which could be utilized
for upgrading. Ideally, Kayamandi should not be extended beyond the
northern reach of Cloetesville {with Welgevonden Boulevard as the northern
edge} and its reach to the east should be minimized as far as possible {in
other words, a2 band of developmeant along the R304 should be promoted).
The MSDF therefor supports infill development on private land within
Stellenbosch town in a manner which serves to compact the town, expand
residential opportunity, and rationalize the edges between built and unbuilt
areas,

Further development of Stellenbosch town as a balanced, inclusive
settlernent, with sustainable public and NMT options available, will require
significant partnership between major institutions across sectors.

New development should thus support and contribute to public transport
development, travel demand management, parking controls, and NMT
improvements. "

Some of the more specific intentions of the MSDF that have a bearing on the
application are expressed as follows:

» Define and hold the northern and eastern edges of Kayamandi.

* Retain the strong sense of transition between agriculture and human
settlement at the entrances to the town.

» Support land use change along George Blake Road to enable the
integration of Kayamandi with the Adam Tas Corridor and Stellenbosch
central area.

* Pro-actively improve conditions for walking and NMT within Stellenbosch
town.

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

* Develop the Adam Tas Corridor as a mixed-use, high density urban district,
with strong internal and external public and NMT cennections.
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4.6 HERITAGE INVENTORY AND MANAGEMENT PLAN

A full Heritage Impact Assassment {HIA} was required by Heritage Western
Cape (HWC) and subsequently approved. The HIA referred extensively to
the Heritage Inventory and Management Plan in undertaking the study.

In addition to the individual heritage resources identified in the Stellenbosch
Heritage Inventory, this inventory has also Identified and classifled
landscapes in terms of heritage significance. The site falls within the
Bottelary Hills area, which in turn is divided into three large characters areas.

The larger charactes area is called Devon Valley and thus is largely concerned
with the valley located beyond the ridgeline to the west of the site. The site
is in unit BOS - a long strip of land abutting the R304.

This landscape is judged to have aesthetic and economic value, and as such it
is noted that the open character of the agrarian landscape should be
enhanced.

Mention is made of the series of 1930-50s farm werfs set back from the
R304, referred to above, as significant in that it signifies the influx and
investment in wine farming around that time. Although it is stated that
lower slopes “revealed” a series of early freehold grants along the entire
length of the R204, almost all these early grants fall in the land unit to the
west, as they were granted along the Plankenbrug River. The landscape unit
is graded as lllb, mostly attributed to its high economic ranking, with high
agricultural value and tourism potential.

Following on the assessment of the land unit, the implications for heritage
management are illustrated by the conservation systems layers. The site falls
within a green transition zone. In these 2ones, almost all forms of urban
development, particularly mono-functional security estates and gated
communities should be avoided. Urban development could be considered
where integrated planning ideals are pursued. The Lynedoch eco-village is
suggested as a successful model of creating integrated communities. Note
that the R304 is not indicated as a scenic route.

The location of the site on lower slopes facing the R304, makes it part of the
rural landscape experience when travelling to and from Stelienbosch on this
road. Although this road has not been identified as a scenic route, it could be
argued that the site does at present contribute to the sense of the Cape
Winelands, as it covered in vineyards with treed werf nodes typical of this
landscape. This is sense is diluted by the recent high-density urban
development to the east of the R304, unmitigated by planting with visibility
exacerbated by uniformity of form and finishes.
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The site will also be visible from urban areas across the valley, such as
Cloetesville, Welgevonden and the new highly visible Wehtevreden Hills
Estate.

In summary then, although not of exceptional aesthetic quality, the planted
site should be considered as part of continuous landscape playing an
important part in the experience of entering Stellenbosch. The transition
between urban and rural is currently being encroachad to the south of the
site, where informal structures are expanding onto Watergang farm, to the
detriment of the visual experience.

Although the site has very little intrinsic heritage significance, development
of the site could impact on the experience of the rural landscape as one
approaches Stellenbosch along the R304. In this regard it is noted that this
experience is already impacted by new high-density development to the
east of R304 and the encroachment of development on Watergang farm.

The site is primarily of spatial (contextual aesthaetic) significance relating to
its visible location in a relatively intact rural/agricultural landscape although
some portions are earmarked for development. The property has no known
scientific, historical, social, spiritual, or linguistic value, and none of the
buildings on the site have architectural significance. Following on the above
the site, largely because of its open unbuilt nature, could possibly be graded
Itic for its contribution to the larger agricultural landscape.

It is evident that although the proposed development will change the
experience of arriving at Stellenbosch along the R304, the proposed
mitigation could soften the visual impact to an acceptable degree. With
proper mitigation, particularly through landscape treatment of the northern
boundary of the site, the proposed development will be visually recessive.

Overall, the Heritage Impact Assessment concluded that the development is
assessed to have an impact of high significance, reducing to moderate
(short term) to low (long term) with mitigation in the form of landscaping
and architectural controls.

HWC thus endorsed the HIA as having met the requirements of Section
38(4) of the NHRA and endorsed the proposed developed subject to the
following conditions:

o The landscaping plan is further detailed to inter alia specify tree sizes to
be planted. It is important that trees of an adequate height are planted
from the onset to reduce potential visual impacts ~ thus tree heights
must be specified in the landscaping plan. The landscaping plan must be
submitted to the Stellenbosch Municipality for approval.
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» Architectural guidelines for the whole development to realize the
intentions of the urban design framework and the heritage indicators
set out in section 10 of this report are prepared. The following aspects
will need to be addressed:

s Height restrictions for all buildings across the site as indicated in the
proposed SDP. it is however noted that the indicators stated that certain
smaller elements of the four starey buildings may extend to five storeys.
This is regarded as appropriate to mark key points/intersections in the
development and should be controlled through the guidelines.

» Massing and articulation of the apartment blocks ~ monolithic blocks
are to be disallowed and the guidelines must specify the extent of
articulation in detail.

¢ Roof shape and colour to ensure variation in design and colour
throughout the development but keeping the colour palette to neutral
greys and black.

e Finishes of buildings, using plaster and paint in muted neutral earth
tones (not highly reflective white), concrete or stone, with restricted or
prohibited use of metal cladding.

+ Openings with restrictions on large reflecting surfaces, and shading of
openings, particularly to the east.

» Lighting, services, security features and signage to be low key and/or not
visible as may be appropriate (refer to indicators)

¢ Fencing - use of visually permeable fencing on perimeter with werf
walls allowed for internal boundaries if screening tree planting is
accommodated.

The HIA concludes that, from the assessment of the significance of the site
and associated heritage resources, it is evident that the rural landscape
context adjacent to approach road to Stellenbosch is the critical aspect to be
considered when assessing this proposal. The proposed development will
change the experience of this portion of the R304 irreversibly in that the
thresho!d that marks the visual transition from rural to urban will be reached
sooner than previously and the impact on a section of the road previously
experienced as mostly rural. This impact on the threshold between urban and
rural on the R304 is regarded as the only significant and highly visible impact
on the cultural landscape to be assessed.

The question is could such development be absorbed by/accommodated in
the landscape to an acceptable level. In this regard it should be borne in mind
that agricultural land albeit of limited value, will be sacrificed for
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development, and should development prove to be acceptable, such land
should be developed optimally.

4.7 DRAFT ADAM TAS CORRIDOR LOCAL SPATIAL DEVELOPMENT FRAMEWORK

Also significant for the balanced development of Stellenbosch town, and
retaining a compact town surrounded by nature and agriculture, is the
development of the Baden Powel Drive-Adam Tas Road-R304 transit and
development corridor, enabling public transport to and from Stellenbosch town,
and alternative settiement opportunity, proximate to, but outside of
Stellenbosch town. Critical will be the feasibility of changing the rail service
along the Baden Powell Drive-Adam Tas-R304 corridor to a more frequent,
flexible service better integrated into the urban realm.

In simple terms, the concept is to launch the restructuring of Stellenbosch town
through redevelopment of the Adam Tas Corridor, the area stretching along the
R310 and R44 along the foot of Papegaaiberg from the disused Cape Sawmills
site in the west to Kayamandi and Cloetesville in the north.

The corridor is not envisaged as homogenous along its length, with uses and
built form responding to existing conditions and its relationship with
surrounding areas. Conceptually, three arecas could be defined, each linked
through a sub-district.

The narthern district focuses on the southern parts of Kayamandi. The central
and northern districts are linked through George Blake Road. This area
effectively becomes the “main street” of Kayamandi, a focus for commercial,
institutional, and high-density residential use integrated with the rest of the
corridor and western Stellenbosch town,

The MSDF states that Kayamandi is under pressure to develop in a northern
direction, but that development should not be extended beyond the northern
reach of the Farm Cloetesdal {with the Welgevonden Boulevard as the northern
edge); in other words, “o band of development along the R304 should be
promoted”. The subject property is located along the R304 within this area
identified by the MSDF for future urban development.

The inclusivity of infill housing epportunity — referring to the extent to which the
housing provides for different income and demographic groups — whether as
part of the Adam Tas Corridor or elsewhere within Stellenbosch town - is
critical. Unless more opportunity is provided for both erdinary people working in
Stellenbosch, and students, it will be difficult to impact on the number of people
commuting to and from Stelienbosch town in private vehicles daily.

Through the envisaged redevelopment in terms of the ATC concept offers the
opportunity to inter alia:
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1. Grow Stellenbosch town — and accommodate existing demand — in a
manner which prevenis sprawl, and create conditions for efficient,
creative living and working.

2. Stimulate and act as a catalyst for the development of improved pubtic
transport and NMT along the corridor.

3. Rethink and reconstruct infrastructure, and particularly the movement
system, including the possible partial grade separation of east-west and
north-south movement systems, in turn, integrating the east and west of
town and releasing land for development.

4. Integrate Kayamandi and Stellenbosch town seamlessly,

To this extend the MSDF proposes that development along the ATC corridor
should be accommodated (within a planning framework that is required) to
enable the integration of Kayamandi with the Adam Tas Corridor and
Stellenbosch Central. The MSDF further proposes the development of the ATC as
a mixed-use, high density urban district, with strong internal and external public
and NMT connections.

. DEVELOPMENT PROPOSAL

The application is for the rezoning of Portion 33 of Farm 81 from Agricuiture and
Rurol Zone to Subdivisionol Area, and for the subdivision of the subject property
into residential, commercial, educational, community, open space, and private /
public roads erven. The Newinbosch mixed use development will consist of the
following different land uses to create a whole new integrated neighbourhood,
namely;

- Single residential erven, group housing units and flots (+1 200 residential
opportunities).

- Commerciol {¥5 000m? GLA).

- Creche, primary school, ond secondary school (£2 000 pupiis).

- Church {40 seots) with associated facilities (community hall, oftercore,
employee accommodation, etc.).

¢ +1 200 residential opportunities {consisting of single residential erven, group
housing units and flats). The proposal is to create 240 “affordable housing
opportunities”.

s Commercial {5 000m? GLA).

*  Church (240 seats); and

* School {creche, primary and secondary school for £2 000 pupils).

* An extensive open space system with recreational activities is provided.

It is argued that the proposed development will have a significant positive impact
on the local economy and infrastructure from a purely economic point of view.
The estimated value of the development project will amount to +R300 million
that will be invested in the local economy.
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It is anticipated that the proposed development will create #1000 new
employment opportunities in the construction sector.

The proposed development will alse pay #R65 million in development
contibutions to the Stellenbosch Municipality, it will contribute to the upgrading
of municipal bulk infrastructure, and it will pay an annual municipal tax of £RS.5
million.

The proposed concept master plan for the development is illustrated in Figure 6
below.

Figure 6. Concept Master Plan

it is argued that the proposed development will have a significant positive impact
on the local economy and infrastructure from a purely economic point of view.

The estimated value of the development project will amount to *R900 million
that will be invested in the local economy.

It is anticipated that the proposed development will create +1000 new
employment opportunities in the construction sector.

The proposed development will also pay *R65 million in development
contibutions to the Stellenbosch Municipality, it will contribute to the upgrading
of municipal bulk infrastructure, and it will pay an annual municipat tax of £R5.5
million.

The purpose of the mixed land uses is to create an integrated and safe
neighbourhood with all the associated amenities (schools, church, shops, parks,
etc.). The residential component will consist of a range of affordable housing
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opportunities aimed at households with an income of between R18 000 — RS0 000
per month (average R25 000 per month) and residential unit prices will vary from
R700000 - R3 million (average R1.4 million). It will support and contribute
towards Council's non-motorised transport initiatives by providing pedestrian
walkways and bicycle lanes,

Extensive landscaping is proposed as a response te the requirements form HWC
to mitigate the impact of the development on the landscape and particularly from
the R304.

Access 1o the site will be taken off a new connection to the R304, just south of the
site. In the long term it is envisaged that this access will be moved to a new road
running along the western boundary of the site, should the development on the
remainder of Cloetesdal go ahead.

The Traffic Impact Study concluded that the R304 must be duelled between the
R44 and Bottelary Road to accommodate the background traffic. Although plans
are afoot to do so in future this office is not aware of any such initiative to be
implemented soon.

With respect to public transport and NMT to traffic impact study refers to taxi
infrastructure that is to be provided along the R304 only.

6. DISCUSSION

Farm 81/29 is situated within the urban edge of Stellenbosch Town as proposed
by the MSDF. More particularly it is located within the Adam Tas Corridor {ATC)
which is seen as a priority development area mainly with the goal to transform
the urban spatial form and to encourage integrated development that will
further the goal to develop a sustainable public transport system and integrated
NMT network to reduce the need to rely on the use of private vehicles.

Although the site has little intrinsic heritage significance, deveiopment of the site
could impact on the experience of the rural landscape as one approaches
Stellenbosch along the R304. In this regard it is noted that this experience is
already impacted by new high-density development to the east of R304 and the
encroachment of development on Watergang farm. Although the R304 has not
been identified as a scenic route, arguably in its current (unbuilt) condition, the
site contributes to the rural sense of the Cape Winelands.

The landscaping design for the proposed development will have a very important
role to play in softening views onto the development from the R304. The
Heritage Impact Assessment highlights this impact on the }andscape and required
intensive landscaping to be undertaken to mitigate the impact on the rural
quality within the context of the landscape. In this regard is noted that a
continuous high wall on the boundary of the development will be unacceptable.
Such fencing should be visually permeable and softened with planting, in
addition to the trees required on the boundaries.
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Due to the location of the property within the boundaries of the Adam Tas
Corridor, for which there are specific goals, it is required that the application be
evaluated in terms of the SPLUMA principles, the MSDF strategies and the ATC
corridor goals.

6.1 The Principle of Spatial Justice

The SPATIAL JUSTICE principle is designed to address and rectify the legacy of
racial inequality, segregation, and unsustainable settlement patterns through
improved access to land, and inclusion of people previously excluded
(Pegasus 2020; Laubscher et al 2018). On a municipal level the focus of this
principle is on spatial restructuring through urban integration strategies {e.g.,
inclusionary zoning), correcting urban bias in land ownership, spatial
planning, and land use change procedures {Laubscher et al 2018).

In this regard the MSDF proposes the following:

1. Providing more inclusive housing at higher densities than the norm. This
must bring a significant reduction in commuting by private vehicle to and
within Stellenbosch Town.

2. inclusivity of infill housing opportunity — referring to the extent to which
the housing is provided for different income and demographic groups.

3. Expand housing opportunity for a broader range of groups -~ including
lower income groups and students — particularly in settlements forming
part of the Baden-Powel, ATC ~ R304 corridor.,

4. All housing projects should focus on a range of typologies, enabling access
for a range of income groups.

5. Gated residential development is not favored. Public components of
development should remain public, enabling integration of neighborhoods
and through movement. Security to private developments could be
provided through other means than fencing and access control of large
development blocks or areas neighborhoods.

The proposed development is aimed at providing a high-density residential
development aimed at the more affordable housing market. The residential
component will consist of a range of affordable housing opportunities aimed
at households with an income of between K18 000 - RS0 000 per month
(average R25 DOO per month) and residential unit prices will vary from R700
000 - R3 million {average R 1.4 million). Although the lower end of the market
is not catered explicitly it can be argued that Stellenbosch has a shortage of
middle-income housing.

The letter of support by the Department of Human Settlements dated 18
January 2017 included under SECTION F of the motivation report and
addressed at the municipality refers to the Northern Extension as a whole
and not to Farm, 81/33 only.
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in the local context, affordable housing has traditionally been used to
describe the “GAP market”, The "GAP market” refers to persons/households
who earn more than R3 500 monthly household income and can therefore
not qualify for a full government housing subsidy but earn too little to qualify
for a mortgage loan to purchase a property. The government ceiling for the
“GAP market” is R22 000 monthly household income, while the Financial
Sector Charter defines affordable housing as having a threshold of R26 100
monthly household income a month (2020 rates — to be updated vearly).

From the above understanding of “affordable housing” it would appear that
the development will only cater for people in the extreme upper limits of
affordability and that lower and middle band is excluded from the
development begging the question if the development can indeed he
deemed as “spatially just”.

It is noted that the development will be secured, and access control
implemented, and that the development can be characterized as a gated
development which is not favored in the MSDF. Security is however a factor
that cannot be ignored and must be acknowledged.

6.2 The Principle of Spatial Sustainability

The principle of SPATIAL SUSTAINABILITY will be achieved by the
development when a development is spatially compact, resource frugal and
within the means of the Municipality. it must protect prime agricultural land
and must take into consideration all other environmental issues. It must aim
to limit urban sprawi, resulting in viable communities, and strive to meet the
basic needs of citizens in an affordable way. Development must also ensure
the sustained protection of the environment {ecological corridors,
biodiversity, heritage resources, promote provincial tourism and avoid
development on steep slopes, floodplains, wetlands etc.}. Energy efficiency
should be promoted.

On a municipal level the focus of this principle is on ensuring that residents
have reasonable access to community services and amenities, employment
oppaortunities and the form of the land development must provide in basic
needs in an affordable way. Furthermore, the cost of land and engineering
services, given the financial means of rasidents, must be appropriate.

The policy and decision-making from the municipality also needs to create
certainty for reducing risk for investors, whilst also creating a flexible
approach to adapt to economic, social, and technological trends. This
principle supports and promotes spatial targeting of public and private
actions, which is dependent on continucus dialogue between private
investors, municipalities, and other relevant government departments.
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Limiting the negative consequences' of urban sprawl using spatial targeting
mechanisms and urban strategies {e.g., targeted inclusionary zoning
implementation with targeted capital investment} should promote urban
integration, compact and connected growth opportunities, as well as on an
urban scale result in provisions for mixed land use and social mix. The latter
refers to the availability of housing in different price ranges and tenures in any
given neighbourhood, white the former relates to a significant portion of any
neighbourhood to be allocated to economic use {Laubscher et al 2018).

It is a misnomer that developing at higher densities will automatically lead to
inclusive outcomes. If anything, increased density, and its associated
amenities, such as walkable communities and access to public transit, will
typically result in rising property values if planning and development are not
partnered with equitable land use policies and affordable housing
interventions.

The MSDF refers to the following:

1. Actively support residential densification and infill development within
urban areas.

2. Develop the ATC as a2 mixed-use, high density urban district with strong
internal and external public and NMT connections.

3. All housing projects should consider the availability of social facilities and
the daily ratail needs of residents.

4, Expand housing opportunity for a broader range of groups — including
lower income groups and students.

5. Overall, development should be mixed, high density and favor access by
pedestrians and cyclists.,

6. Promote public and NMT routes (design of all roads provide for
appropriate NMT movement).

7. Provide and maintain a system of accessible social facilities, integrated
with public space and public and NMT routes.

The proposed development will provide a range of housing typelogies at an
increased density. 1 200 residential opportunities (consisting of single
residential erven, group housing units and flats). The proposal is to create 240
"affordable housing opportunities”™.

Provisional work undertaken in the Local Spatial Development Framework
(LSDF} for the ATC looked at possible densities and yields for development.
The application under consideration falls within precinct 10 of the ATC LSDF
which is in process.
* These consequences include complicated and expensive provision of social and engineering
services; increased energy consumption and congestion; spatial segregation and social
exclusion; loss of agricultural land and increased soil sealing; loss of biodiversity and
overexploitation of natural resources; and economic decline of the traditional city centres
{Laubscher et al 2018).
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Preliminary calculations show that of the 41ha only £29 ha is developable
once undevelopable land is subtracted. Undevelopable: riverine corridors,
flood plains, vineyards, etc. and include major streets and opens space. A
15% factor is also subtracted for internal roads.

Applying these figures considering that the development will be of a3 mixed
nature the ATC report indicated that a possible yleld (number of dwelling
units) for the property would be a minimum of 2 273 units and a maximum of
2 744 units. This calculation is considerably more than proposed (1 200). If
the assumption of the ACT is indeed accurate in that only about 29 ha is
developable the residential component provided in the development takes
place at a density of 40 units/ha.

A key determinant of approach taken in the ATC is the need to reconcile the
needs of individual landowners and precincts — each with its own dynamics
and opportunities — and a focus on the whole area, maximizing resources to
also meet a public or common agenda through coerdinated, joint work. The
common or shared agenda includes:

+ Shared infrastructure (enhanced and new). A good example is grade
separated bridging between the ATC and the east. All precincts will
benefit, but it is unlikely that an individual precinct can afford the
associated cost.

« Inclusionary housing {including the ATC becoming a “recipient” of
inclusionary housing contributions).

* Environmental remediation (e.g., addressing pollution of the Plankenbrug
River and developing/ managing Papegaaiberg as a central “limited use
conservation park” accessible to all).

* The provision of public facilities (e.g., some precincts may have to
accommodate schools, also benéfitting others, provided in partnership
between government and the private sector).

« An emergent public transport service linked to the main town.

The purpose of allowing additional bulk to be used by developments such as
this is to incentivise private developers to contribute to the bigger
infrastructure and social requirements needed to integrate the development
of the ACT. A good example of such infrastructure is to assist in the funding of
a NMT route from the development to the centre of Stellenbosch town and
the development of a public transport system, and the provision of
inclusionary housing. However, to achieve this, agreements amongst various
developers and role players is needed. Agreements are envisaged dealing
with inter olia:

+ Shared responsibility related to the provision/ phasing of infrastructure
services, including the extent and use of development contributions.

« |Incentives offered to landowners (including the cost of public land to he
made available for development and conditions associated with its
development),
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+ Shared responsibility related to the formation and operation of
institutional arrangements established in support of the ATC Overlay Area.

* Landowner and shared responsibility related to the provision of
inchusionary housing.

* Shared responsibility related to undertaking environmental remediation
work.

+ Shared responsibility related to the provision and operation of public
facilities.

At present the property consists of medium to good agricultural land as
indicated in Soii study undertaken by the Heritage Inventory and the maps of
Elsenburg.

Although an approval for the Department of Agricultural dated 17 May 2007
was submitted with the application, it appears that this approval refers to a
different land unit {portion 1} which is located on the eastern side of the
R30land does not relate to Farm 81/33. The Department of Agriculture has
no record of an application for Farm 81/33 and confirmed that they objected
against the inclusion of the property within the urban edge.

Attached as APPENDIX 1 find an email of confirmation from the department
of Agriculture that the approval does not relate to the application under
consideration and that they objected against the inclusion of the property
within the urban edge.

6.3 The Principle of Spatial Efficiency

The principle of SPATIAL EFFICIENCY requires that development should
optimise the use of existing resources, including infrastructure, and requires
that integrated cities and towns be developed whereby social, economic, and
institutional aspects of land development is integrated, and residential
opportunities are provided close to employment opportunities, A diversity of
land uses is to be incorporated and the spatially distorted patterns of the past
are to be corrected. Towns should be of sufficient density and urban spraw)
must be discouraged.

Efficiency, noting that a focus should be on “compaction as opposed to
sprawl; mixed-use as opposed to mono-functional land uses; residential areas
close to work opportunities as opposed to dormitory settlement; and
promotion of public transport over car use”.

In this regard specific interventions proposed by the MSDF are the
following:

1. Cluster community facilities together with commercizl, transport, informal
sector, and other activities to maximize convenience, safety and social -
economic potential.

2. Provide and maintain a system of accessible social facilities, integrated
with public space and public and NMT routes.
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3. All housing projects should consider the availability of social facilities and

the daily retail needs of residents.

Protect critical scenic routes and landscapes.

5. Maintain a clear distinction between wrban development and
nature/agriculture areas at the entrance to settlements.

o

Improving service delivery to all people in South Africa is a key priority of
government. The provision of physical infrastructure to deliver services to the
community is a critical but not sufficient first step in the service delivery
chain. The infrastructure must be provided spatially in a manner that is
rationally based on where people live and where they can best access such
services. Although government is moving towards providing more services
through the internet and other electronic means, many social services still
require a physical customer interface, particularly in the rural parts of the
country. Quality living environments are internally well provisioned or have
access within a reasonable distance to all the government services needed to
lead a productive life.

Due to the way communities are distributed over the landscape, not all
services can be provided viably at all locations. However, a measure of access
to essential services is required and this document published by CSIR Built
Environment provides guidelines of what facilities should typically be
provided depending on the size of a settlement. This guideline document
seeks 10 provide a quantitative and rational framework for the provision of
key social facilities for various levels of settlements to support the planning
process and provide support to the social facility investment plans.

In terms of the pguidelines provision of the following public/social
infrastructure should be considered:

Facility - Ratio/number  of | Required Provided ';
people
‘Secondary school | 1/12 500 - T )
Primary School iﬁ 000 - 1* )
Creche - 1/ 1000 4-5 118 1
Church '1/3000 1-2 ]
Local pay park 1 1/3000-15000 | 1-2 ]
ICT access point | 1/10000 - B
Community Hall | 1/10 000 -

* A single site for all these fadﬁt."es will be provided.

At a conservative estimation of 4 people per dwelling unit the proposed
development will provide for £ 5 000 people.




368

6.4 The Principle of Spatial Resilience

The principle of SPATIAL RESILIENCE requires flexibility in land use management
systems and pelicies to ensure sustainable livelihoods for communities most
likely affected by economic and environmental shocks. The socic-economic
impact assessment concludes that the proposal will benefit local previously
disadvantaged communities in a number of ways, namely significant job
creation, access to middle-income residential accommodation for local families,
access to a greater variety of shops and markets for fresh produce, increased
access to open and recreational spaces, opportunities for local businesses and
small entrepreneurial enterprises, economic benefit to support businesses and a
modernised clinic,

Reference from MSDF

1. Comprise contained, walkable settlements surrounded by nature and
agriculture, linked via different transport modes, with the rail line as
backbone.

2. No significant growth unless parallel public transport can be provided.

3. Retain the strong sense of transition between agriculture and human
settlements at the entrance to the town.

4. Develop the ATC as a mixed-use, high density urban district with strong
internal and external public and NMT connections.

5. As far as possible, protect cultural landscape assets - including
undeveloped ridgelines, view corridors, scenic routes, and vistas from
development.

6. In all settlements transport for NMT should be expanded.

The development provides for a commercial development in extent of +
5 000m? to be developed at the main access route to the development to.
provide convenience shopping for the residents of the development as well
as the immediate and surrounding area. The scale of the commercial centre
is limited and viewed as a neighbourhood centre which can fulfil the function
of convenience shopping and is expected to reduce private vehicle trips to
Stellenbosch town to do every-day shopping. The commercial component is
seen as essential to the development and is supported. It is not clear if job
oppertunities for emerging businesses will be provided in the centre, but the
developer is encouraged to make provision for the emerging entrepreneurs
for the area.

During the construction phase of the development the applicant envisaged
that 1000 temporary employment opportunities will be created. These
opportunities are not necessarily available for the unemployad or small
contractors in town but usually taken up by big contractors that provide their
own labour which often do not reside | Stellenbosch. The municipality should
negotiate with the applicant to ensure that & percentage of employment
opportunities be reserved for local labour through conditions of tender.
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Although the proposal is to provide more affordable housing the envisaged
cost of housing begins in the upper limit of so-called GAP housing. Although
the applicant intends to address the more affordable housing market, he is
silent on the provision of Inclusionary Housing. Due to his willingness to
engage with the lower end of the housing market and due to the
municipality’s progress with an inclusionary zoning policy it is suggested that
the applicant be requested to engage formally with the municipality with a
view to allocate a portion of the development for Inclusionary heusing and
that the municipality considers a higher density for the development to
accommodate such initiative.

The MSDF is clear that the traditional approach to transport planning must be
changed. Traditional spatial and transport planning follows a cycle of
continuous outward development, serviced primarily through private
vehicular mobility. This leads to a vicious cycle of loss of nature and
agricultural land, inability to make public transpost work, loss of opportunity
for those who cannot afford vehicles, congestion on roads, provision of
further road capacity, and further sprawl. Progressive cities pursue higher
densities, a mix of uses, and public and NMT transport; a virtuous cycle
focused on inclusive and sustainable urban seitlement and transport
management emphasising the importance of people and place over motor
vehicle led planning and development.

Achieving change in transport patterns requires a combination of
interventions including:
1. Changes in mode of travel {of a given trip) include moving:
- From low occupancy motor vehicles to shared, higher occupancy
vehicles and onto public transport.
- From motor vehicle to non-motorised {cycling and walking) transport.
2. Changes in transport demand in terms of the trip itself:
- Undertake the trip at a different time, (e.g., move outside of peak
travel).
- Reduce the trip frequency.
- Change trip origin or destination (implies land use change).

To reverse the trend of ongoing growth in commuters by private transport,
and to accommodate further commuting growth and support spatial
development requirements of Stellenbosch improved quality of public
transport and an expanded network of services are vital. We must distinguish
between the roles fulfilied by different routes and ensure that design changes
and management measures applicable to routes support these roles.

- Promote public and NMT (e.g., through densification, the re-design of
existing routes, and development of new routes).

- Ensure that the design of all roads provide for appropriate NMT
movement.
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The proposed development unfortunately does not respond to this important
policy directive contained in the MSDF and rather continue promoting the
traditional approach to transport planning by planning almost exclusively for
the use of private vehicles. The Traffic Impact Assessment merely applies a
2% annual growth in traffic and proposes road upgrades 1o accommodate the
envisaged traffic.

That the proposed development will have the potential to generate a
substantial 2 397 AM peak hour trips (986 in, 1 411 out) and 2 046 PM peak
hour trips (1 261 in, 785 out. Inevitably, most of these trips will impact on the
R304 and on the road’s infrastructure to and within Stellenbosch CBD. To
address this considerable increase in traffic, the TIA proposed that the R304
be dualled, traffic signals be provided, and additional turning lanes be
constructed. The provision of roads infrastructure is costly, unsightly,
dangerous ta pedestrians and caters for private vehicles only.

This department will argue that the provision on a few taxi bays along the
R304 (which is a public transport road) and the dependence on the totally
inadeguate existing pedestrian infrastructure along the R304 is not nearly
enough to promote the goal to improve public transport and NMT. Although
internal NMT facilities will be considered during the drafting of Side
Development Plans for individual potions of the development the approach
to planning for vehicles as opposed to planning for alternative modes of
transport including public transport and NMT is not sustainable and
demonstrates a disregard for the strategies contained in the MSDF and ACT
planning.

This aspect of the development requires fundamental reconsideration and
substantial amendments to properly plan and implement public transport
and NMT infrastructure.

The proposed development consists of a gated residential development that
does not link nor is it integrated with the surrounding suburbs. It is expected
that at least some portions of the development will operate as a residential
estate, A fundamental aspect of the ATC is to promote spatial transformation
and integration of land uses and communities hence the development of
gated communities is not supported,

The Principle of Good Governance

The principle of GOOD GOVERNANCE requires all spheres of government to
ensure an integrated approach to land use and land development that is
guided by the spatial planning and land use management systems and
requires transparent processes of public participation that afford all parties
the opportunity to participate in them. Good administration ensures
consistent, transparent, and participatory policy-formulation and decision-
making processes. The land use management system should reflect the
vision, strategies, policies, and projects contained in the integrated
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development plan and spatial development framework. The reasoning behind
policies and decisions should also be clear to promote a sense of ownership
and ensuring consideration for property owners’ rights {Laubscher et al
2018).

The LSDF for the ATC envisages that all major landowners and/or developers
work together to achieve an agreed outcome. The provision of Inclusionary
Housing and an efficient public transport and NMT route together with
strategic infrastructure investments are elements that require joint attention.

It is suggested that the two major concerns highlighted above namely
Inclusionary Housing and NMT facilities be explored further amongst the
developer, the consultant for the ATC and the municipality to find common
ground and implementable and affordable solutions to these issues which are
not addressed to this department’s satisfaction.

CONCLUSION

There can be no doubt that Stellenbosch is in dire need for considerable new and
more affordable housing opportunities. To achieve sustainable development and
to address the skewed spatial form of South African cities, the form of new
development must be pro-actively guided by Government. The Spatial Planning
and Land Use Management Act requires of municipalities to apply spatial
principles rigorously. The MSDF as approved spatial policy prescribes various
strategies and interventions to achieve the change from traditional planning to
more innovative and sustainable planning. It is often a challenge to balance the
strategies and goals with actual market trends, the cost of land, financial viability,
and site-specific conditions. Although farm 81/33 consist of mainly good
agricultural land on the one hand, space is required for development on the
other. For this reason, the MSDF included the property within the urban edge
despite the goal of preserving good agricultural land. 'When the opportunity
arises to develop agricultural land as a green fields development, care must be
taken to optimally develop such land in peruse of policies and goals contained in
legislation.

Therefore, the Department supports the application for the development of
Farm 81/33 for the provision of much needed housing opportunities in principle.

It is however unfortunate that the property is located outside of the current
Stellenbosch Town footprint and complicates efforts to integrate the green fields
development with the rest of the town. To a large extent the development will
operate as a suburb to Stellenbosch where residents are dependent on the use
of private vehicles to reach their destinations be that employment oppertunities,
schools, the university, or commercial and recreation facilities. The impact of the
additional vehicle trips to the Stellenbosch CBD will inevitably lead to the
deterioration of roads that are already congested and the shortage of parking.
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Ensuring a balanced, diverse, high density residential development with easy
access to public transport and NMT Is essential if the negative aspects of
development on the periphery of the town are to be addressed.

The municipality is aiready planning the development of substantial land portions
adjacent to Farm 81/33 and between the farm and the existing town of
Kayamandi. Much of the success in addressing the challenges of spatial
segregation, transport, public facilities, and the critical residential need, depends
on how the municipal project will integrate with the proposed development of
Farm 81/33. The latter cannot and should not develop as a free-standing pocket
but should be integrated with the development of the municipality to provide
access, infrastructure, employment opportunities, share common facilities and
provide an efficient and effective public transport and NMT network. To this end
it is encouraged that the developer of Farm 81/33 be closely involved with the
municipal project to ensure that the planning of both developments is
integrated,

In conclusion, the department supports the application in principle but will
require that more detail of the development be planned with input form from
the municipality to clarify and agree on issues such as the density of the
development, the provision of Inclusicnary Housing and the provision of
appropriate public transport and NMT infrastructure. The detail of the work still
to be undertaken will be clarified on SDP level.

. RECOMMENDATION

a} The application for the rezoning of farm 81/33 from Agriculture and Rural
Zone to Subdivisional area is recommended for opproval subject to the
following conditions:

1. Provision should be made for appropriate and dedicated NMT and public
transport facilities over and above that proposed in the TIA particularly
along the R304 towards Stellenbosch town to reduce the dependence on
private vehicles and to provide hard infrastructure. This net work must
be planned, designed, and constructed in collaboration with the
municipality and the provincial roads authority,

2. Written approval of the Department of Agriculture for the development
of Farm 81/33 must be submitted.

3. All conditions of the HIA as approved by HWC must be implemented. In
this regard the landscaping plan must be compiled in collaboration with
HWC and the municipality and implemented before or during
construction.

4. That the applicant negotiates with the municipality with respect to the
number of residential units, typologies of units and the inclusion of an
Inclusionary Housing component that will cater for a range of income
groups rather than the top end of the GAP market only.
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5. The provision of gated residential pockets is not supported and
alternative measures to ensure security must be investigated and
proposed.

6. The applicant must negotiate with the municipality to ensure that
appropriate temporary employment opportunities are reserved for local
labour.

7. Proper integration with the municipa!l project adjacent and to the south
of the development must be ensured in the final layout plans.

8. The landscaping plan must be submitted to the Stellenbosch Municipality
for approval subject to the conditions stipulated by the HIA.

9. Only visually permeable external fencing will be allowed.

10. The SDP should also include controls for external lighting, and other
security measures and appropriate signage.

b} That the application it.o. Section 1 5.2(d) of the of the Stellenbosch
Municipality Land Use Planning By-Law, 2015 for the subdivision of farm
81/33, Stellenbosch into Conwventional Residential zone erven, Multi-unit
Residential zone erven, Local Business zone erven, Education zone erven,
Community zone erven, Utility Services zone erven and Private Open Space
zone erven, be supported subject to the following condition:

1. The SDP must be refined to make provision of additional requirements
referred to above including the provision of appropriate NMT and Public
Transport facilities, a possible increase in density and appropriate
integration with surrounding land uses.

BJG de la Bat
MANAGER : SPATIAL PLANNING
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APPENDIX 1

LETTER FOR DEPARTEMENT
OF AGRICULTURE
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Bernabe De La Bat

From:; Van der Walt, Cor <CorvdW@elsenburg.com>
Sent: Friday, 11 June 2021 11:54

To: Bernabe De La Bat

o] Stiaan Carstens

Subject: [EX] RE: Landbou se ondersteuining van 2007
Attachments: Scanned from a Xerox Muttifunction Printer.pdf
Hi Bernabé

RE/33/81 Stellenbosh

Volgens my rekords verwys die aansoek O 2498 van 26 Maant 2006 na die 9 ha gadeelte oos van die R304
Klipheuwelpad teenaan Cloetesville en het dus geen betrekking op die huidige Gedeeite 33/81 nie, Sien aangehegle
kaart soos in die aansoeke {0 2498) na ons en Landbou Nasionaal.

Ons het hierdie aansoeke (0 2458 op |Ber vir bevestiging.

Ek het geen bewysefaansoek vir die huidige gedeelte 33/81 nie. Verder bevestig ek ook dat hierdie kantoor nie die
grondgebruiksverandering van RE/33/81 {wes van die R304 Klipheuwelpad) steun nie, Met verwysing na verskeie
briewe tussen hierdie kantoor en die Stellenbosch Munisiplaiteit gedurende die opstel van die Stellenboech SDF
{2015).

Groete/Kind regards

Cor van der Wall (Pr.Sci.Not)

Land Use Monagement

Department of Agriculture

Western Cape Governmen

Private Bap X 1

ELSENBURG

7607

GPS Co ordinates Esenburg Head Office -33.845259 18.834722

did Floor, Main Building, Elsenbuig, Muldersviei Road
Telephone: [021) 808 50%3/9

Conlact Persons: Cor vd Wall/Biandon Loyman
Emait: landuse.glsenburg@elsenburg.com
Departmenial Website: www,ekenburg.com
Provincial website: www. westemcape.gaov.za
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MEMO

oslse
cee
e PIRECTORATE: INFRASTRUCTURE SERVICES
DIREKTORAAT: INFRASTRUKTUURDIENSTE
T0 The Director: Planning and Development
FOR ATTENTION MNolusindiso Momoti
FROM Manager: Dovelopmant (Infrastructure —
Services) | PLALAIG A
E
AUTHOR Tyrone King -
I. 16 SEP 2028
DATE & September 2021 :
RE. Farm 9133, Stellanbosch: Newinbosch Developrient - {
[ FElr
YOUR REF : LU10917 B
OUR REF 2058 CIVIL LU

Details, specifications and information refiected in the following documents refer. (= <7 | _:r'g,%_ S

s The abovementioned application and motivation report by TV3 dated 11 Dec 2019;.-
* Proposed Site Devetopment Plan: Concept Mestempian by SimBan Drawing No. CGT 1395

RevE

*  TYraffic Impact Assessment (TIA) by ICE Group, dated 9 December 2018;
» Engineering Services Reporl, by Bart Senekal, 1¢ December 2019;
» (LS water and sewer capacity enalysis report, dated 19 February 2019

= Letter by Similan dated 3 Sept 2021 acknowledging waler capacity constrainis and the
effect thereof on the rofl-out of the development even if it does oblain fand use appreval.

Conlext 1l is understood that this application is merely for the rezoning and subdivision of the parent
fam, to get approval of the conceptual framewerk, and that a finel Subdivision Pian, Phaélng Plan,
SDP's (per phase), TIS {per phase) and engineering services reporis (per phase) will be gubmitted
for approval later on.

These comments and conditions are based on the following proposed development parameters:

Tetal residential Units: 1400

{es per SDP)

Engingering Condillons (masjor devekapmeants} rev 3
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+  Commercial GLA; 5000 m? (8s per SDP)
+  Church GLA. 500 m? (as per Enginesring Senvices report)
+  School GLA: 1 000 m? (assumption — 1o be confirmed at SOP stage)

These figures were used to get determine an indicative DC amount and will be adjusied based on
the detail information provided with the SDP's. Any development bayond these parameters woulkl
require a furtther approval andfor a recaiculalion of the Developrnent Charges fromn this Directorate,

This document consists of the following sections:

A. Definitions
8. Recommendation to decision making authonty
C. Specific conditions of approval. These conditions must be complied with before clearance
certificate, buikding plan or occupation cerificate approval, whichever is applicable to the
development in question.
D. General conditions of approval: These conditions must be adhered 1o during implementation of
the development to ensure responsible development takes place. If there is a contradiction between
the specific and general condittons, the specific conditions will prevail:

;  A. Definitions _ | ' i
1. that the following words and expressions referred o in the development condtions, shall heve

the mesnings hereby assigned to except where the context otherwise requires:

{a) “Municipalily" means the STELLENBOSCH MUNICIPALITY, a Local Authprity, duly
esiablished in lerms of section & of the Local Government Municipal Structures act, Act
117 of 1998 and Provincigl Notice (489/200), establishment of the Stéllenbosch
Municipality (WG024) promulgated in Provincial Gazette no. §590 of 22 September
2000, as amendad by Provincial Notice 875/2000 promulgated in Provincial Gazette;

(b) ‘Developer’ means the developer and or applicant who applies for certain development
fights by means of the above-mentioned land-use application and or his successor-n-
f#tle whio wish to obtain development nights al any stage of the proposed development;

{c) “Engineer” means an engineer employed by the "Municipality” or any person Bppointed
by the “Municipslity’ from lime lo lime, representing the Directorale: Infisiructure
Services, 1o perfomm the duties envisaged in terms of this fand-use approval,
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2. that all previous relevant conditions of approval lo this development application remain valid
and be complied with in full unless specifically replaced or removed by the Engmeef

[ _ 'B. Recommendation: T

3. The development ls recommended for approval, subject to the conditions as stated
below.

[ C. Specific conditions of spproval

4.  The upgrades listed below reflect the upgrades required it accommodate tha ullimate
scenano. However, it is acknowledged that the final details of the land uses ane not yet
available and will only be finglised during the Site Development Pian (SDP) phase. A Site
Developmend Plan for each erf must be submitted to Town Planning and the Infrastructure
Senvices Department for approval before the submission of any bullding plans or engineering
services drawinge. A ftraffic impacl statement and a civil &ngineering stalement must
accompany each Site Devefoprnent Plan Lo confirm which of these upgrades are triggered for
any specific SDP. No SDP will be approved unleas there is confirmation that there are
sufficient funding sources to complete the required upgrades. This includes any upgrade
requirements form the provincial roads Authority for that SDP.

5. the following upgrades are required to accommodate the development No taking up of
propesed rights including Section 28 Centification In terms of the Stellenbosch
Municipal Land Use Planning By<aw / bullding plan approval / occupsation certificates
{whichever comes first) will be allowed until the following upgrades have been
completed and/or conditions have been complled with:

a. Stellenbosch WWTW (Waste Water Treatment Works): The proposed
development falls within the catchment area of the existing Stiellenbosch VWAWTW
{Waste Water Treatmenl Works). There Is sufficient capacity at the WWTW for the
proposed development,

b. Water Network: The mester plan indicates that the proposed development area
should be accommodated in the future Kayamandi Upper reservoir zonhe, The
connection should be made fo the proposed Kayamandi upper reservoir with the
implementation of the proposed master plan items as indicated on ABnexure:

- — — —




) 382

FARM 81/33: NEWINBOSCH

Water. In the interim (before the proposed Kayamandi Upper reservolr 20ne is
implernented) the lower lying portion of the proposed development (below the 130 m
contour) can be accommodated within the existing Kayamandi PRV 4 distribution
zone with a connection 1o the existing 180 mm diameter pipeline located along the
R3304 = gnd up 1o a8 maximwn demand of 100kidey. The folowing upg'r'atles ane
required for areas above the 130m contour:

i S3W.B28: 75 Us @ 30m new bulk pump stalion
ji. SSWB30: 1540 m x 315 mm & Pipe to install
ii. SPW.B31; New 5,0 Mi (TWL = 245 m) Kayamandi Upper reservoir Estimated

There is currently very limited budget (R9m} allocaled to fund these
upgrades, roughly estimated et sbout R100m. Therefore, no further
development approvals (beyond 100idday), including enhineerlng
drawing approval, subdivision clearance and/or bullding plan &pproval,
will be issued until the necessary funding has been secured for the
above upgrades.

iv. SSW1B.1:76 m x 355 mm O Pipe to install
Estimated cost: R 294 000"
Responsile: Developer
Funding: Offset from DCs

v. SSW18.4:410m x 315 mm 2 Pipe to install
Estimated cost: R 1 282 000"
Responsible; Developer
Funding: Offset fram DCs

vi. SSW18.5 ;850 m x 250 mm @ Pipe 10 inslal
Estimated cost: R 1 201 000*
Rasponsible: Developer
Funding: Offsel from DCs

vii, SSW19.2 : 1 050 mx 200 mm & Pipe to instal
Estimated cosl: R 1 752 000"
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Vi,

{* GLS report estimate including P & G, Contingencies and Fees, but &xcluding
VAT - Year 2018/19 Rand Value. This is a rough sstimate, which does not

Responsible: Developer
Funding: Offset from DCs

SPW19.1a | New pressure reducing vaive to install
Estimated cost. R 216 000*

Responsible; Developer

Funding: Offset from DCs

SPW19.1b : New pressure reducing valve to install
Esfimated cost: R 216 000"

Responsible: Developer

Funding: Offset from DCs

Total (Davefoper flems): R § 681 000 ex VAT

include major unforeseen costs),

X,

¢. Sewer Network: The development will connect (o the existing 450mm dia rrunicipal
pipeline (Annexure: Sewer). A following connaction slub is available: 450mm DN
GRP SN5000 stub, invert Jevel 111.480m at coordingte X = 3 764 054,88, Y = 13
875.47 (information as received from AECOM). The following items are required to
link the development fo the municipal network (See Annexure: Sewer):

The Developer will be responsible for any link water pipelines betweer the

development and the municipal network,

5551.30: 250mm dia pipeline
Estimated cost: R 1 512 000*
Responsible; Developer
Funding: Offset from DCs

$551.32: 385mm dia pipefine
Estimated cost: R 879 000°
Responsible; Developer
Funding: Offset from DCs
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{* GLS report estimate including ¥ & G, Contingencies and Fees, but excluding
VAT - Year 2018/19 Rand Value. This is 2 rough eslimate, which does not
include major unforesean costs).

ii. The developer will be responsible for the registration of any servitudes
required, inchxding negotiaions with the private land-cwners. No further
approval for this development (engineering drawings or building plans) will be
given until written agreement has bean reachad between the Developer and
private land owners for the registration of such serviludes.

d. Roads Network: The tems as indicated in the TIA by ICE Group, dated 25 Aug
2018, are required to accommaodale the proposed development:

i The R304, from which the Development gains access. is a pravincial road.
Therefore the upgrades idenlified by the provincial roads authoiity will also
need 1o be implemented by the Developer before any further development
clearances of approvals {subdivision clearance, building plan .spproval.
occupation certificate approval) are given for this developmenk. Written
confirnation from the provincial roads authorty must be provided together
with any municipal clearsnce application.

The upgrades identfied below relates to municipal roads infrastructure and
will be over and above any requirements from the provincial roads authority:

Nole: For the purposes of future planning, the Senior Manager: Roads,
Transport, Stommwater & Treffic Engineering has in principal approved the
conceptual road layout as per Dwg No UDS 373, dated Feb 2021: Road
Netwark — R304 and Paralel Routes: Kayamandi 1o Welgevonden
Boulevard, with the condiion thal the “while Kne” sftemative takes
precedence over the yellow line, as it would betler serve the Northem
Exension housing development thal s planned adjacent 0 this
development, See Annexure: Future Roads.

ii. Access Road and access roundabout {see image below):
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The access road between the R304 and the access-oundaboud must be
consiructed. The design of the access road must tie in with the dualling of the
R304. A sidewalk must be provided slong the proposed developméani-side of
the access-approach between the R304 snd the access.

Estimated cost: R 8 910 000

Respongsibie: Developar

Funding: May be offset from DCs — forms parl of the future mafor public road
network ol the area.

initial Access "\ ; —
'to Adiacent % Polential
(to be closed) ' 'ﬁﬂ‘r\ﬂmﬂrﬂﬂ

P = :ﬂ%qf 13

- Future Link to Opposite
Welgovanden Boutevned

Sehaol [
Residential] J Chureh/
- Accoss ‘Kayamandi

fi. Fulure Link Road 1o Walgevenden Bivd (see image below):
Estimated cost: R 9 085 000
Responsible; Developer
Funding: May be ofiset from DCs — forms pant of the future mgjor public road
network of the erea,
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e. Stormwater Network:
i A stormwater management plan must be submitted with the engineering
drawings. The cost of any slomwater infrastructure identified required 1o
accommodate the proposed development will be for the developer's cost;

1 Solid Wasle:
i. The Municipality will provide a sofid waste removal service

g. Funding source breakdown {all costs excl VAT}):

Total DCs avallable for civil services R 65684 302
(excl Community facllities)

T - Upgrades cost i T
Bulk water upgrades. (Developer's RS5661000 )
responsibiily tems)

Buk sewer upprades ({Developer's R 2391000
responsibifity tems}
Access Road and access roundabaoul R R8S10000 |

" Future link road to Welgevonden Bivd | R 9 085 000 B

I Totalcost R 26 047 000

Supus | - R39647302
) ~ Comment |  Based on the estimates, there are
sufficient DCs to cover the ¢osts of

. the municipal infrastructure upgrades
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to be done In lieu of DCs, This does
not include any upgrades to provincial
roads Infrastructure. DCs utilization
\ on provincial road upgrades will only
be applicable as per tha prescriptions
‘ of the Municipality's latest relevant DC
| Policy.
that tive upgrades mentioned above be met by the “Devaioper” belore Section 28 Cadification
in terms of the Stellenbosch Munigipal Land Use Planning By-faw / building plan approval /
occupalion cedificates (whichever comes first) will be given or on discretion of the Dlrectorate;
Infrastructure Services, the “Developer” fumish the Ceuncil with a bank guarantee equal to the
value of the outstanding construction work as certified by an independent engineering
professional, pricr to a Section 268 Certification in terms of the Stellenbosch Munidipal Land
Use Planning By-law being given,

Development Charges

10.

T

that the "Developer” hereby acknowledges that Development Charges are payable towards
the following bulk civil services: water, sewerage, roads, stormmwaler, solid waste and
community facilities as per Council's Policy,

thal the "Developer” hereby acknowdedges that the development charges lavy as delermined
by the "Municipality” and or the appiicable scheme tariffs will be paid by the “Developer”
iowards the provision of bulk municipal civil services in accordance with the relevant Egislalion
and as determined by Counceil's Poliey, should this land-use application be approved;

that the “Deweioper’ accepts that the Development Charges will be subject to annual
adjustment up to dale of payment The amounl payable wAll therefore be the amount as
calcutated according to the applicable larifti struclure at the 1ime that payment is made;

that the "Deveioper” may enter into an enginesring services agreemant with the *‘Municipality”
to install or upgrade bulk mwunicipal services at an agreed cosl, to be off-sel against
Development Charges payable in respect of bulk civil engineering services,

that the Development Charges levy to the amount of R 80 551 190. 38 (Excluding VAT) as
refiecied on the DC calculation sheel, daled 22 July 2024, and altached herewith as
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12.

13,

14.

Annexure DC, be paid by the "Deveioper” fowards the provision of buk municipal civil
senvices in accordance with the relevant legistation and as detemmined by Council's Policy.

that the Development Cherges levy be paid by the *Developer” per phase —
- ptiof to the approval of any buikling- and/or services plans in the case of 2 Sectional title erf
in that phase or where a clearance ceriificate is niot applicable and/or,

that the development shsil be substantially in conformance with the Site Development Plan
submitied in lems of this application. Any amendments amdior additions to:the Site
Development Plan, once approved, which might lead to an increass in the number of units ie.
more than 1 106 units, of 8 GLA of more than 5000m? {commercial); 500m? (church) and
1000 m? {(school) will resull in the recalculation 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
1991) as amended;

Site Development Plan

15.

16.

The SDP indicates row housing. From an engineering services perspective “row housing” is
not regarded as ideal as il present problems wrt stormwater escape routes and refuse removal
it there are not gaps between adjoining houses. Further comments to be provided during SDP
approval stage.

details of the access are to provided for approval at SDP approval stage. The following
guidelines will apply:

a. that provision be made for a elacking disiznce of 6m (< 15 units served). 12m {1540
units served); site specific requirements (= 40 units served or a business premises).
The stacking dislances shell be measured from the edge of the closest sidewalk or
eycie lane fo the enlrance gate. The guiding principle is that vehicle and pedestrian
traffic shouid not be ebstrucied by stacking vehicles;

b. that sufiicient entrance and exit widths will be created at the vehicle access points:
2.7m minimum and 4,0m maximum width for & single entrance ot exit way; 5,0m min
and 80m maximum for a combined entrance and exit way. To accommodate
emergency vehicles, at least one lane should be 4, 0 metres wide anﬁ have a
minimum height clearance of 4.3 m,
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17.

18.

18

20,

2,

¢ that, where access control is being provided, a minimum of 2 to 3 visito’s parking
bays be pravided on sile, but cutside the entrance gate, for vehicles not granted
access o the development;

d. that provision be made for a 3-point tuming head in front of the entrance gate, to the
satistaction of the Directorate: Infrastruciure Services In order {o enable a vehicle io
tum around;

thal provision be made for a refuse noom as per the specification of the standard development
conditions below;

that if the "Developer” wishes ta remove the waste by private contractor, provision must stil be
made for a refuse room should this function in fulure revert back to the *Municipality™;

that provision be made for a refuse embayment off the roadway/sidewalk to accommodate
refuse removal. (Embaymert to be minimum 15m x 2.5m). This must be cleary indicated on
the engineering drawings when submitied for approval. The specifications of such embayment
shall be as per the standard development conditions below;

that the layout be designed to accommodate continuous forwerd movement by senvice trucks
and all culde-sacs have a minimum of 11 m radius tuming cirdde, to ensure centinuous
forward movemnent;

that any amendments to cadsstral layout and or site-development plan to accommpdate the
above requirements will be for the cost of the "Developer” as these configurations were not
available at land-use application stage;

Ownership and Responsibility of services

22,

23,

that it be noted that as per the site development plan, the roads are reflected as private roads.
Therefor all inlemal services on the said erf will be regarded as private servicas and will be
maintained by the “Developer” and or Owner's Association;

More detailed information regarding the status of the mads and services in the vanous
development pockets must be provided in the SDF applications;




390

FARM 61/33; NEMINBOSCH

Intermal- and Link Services

24,

that the ‘Developer”, at his/her cost, construct the inlemal (on-site) municipal civil services for
the development, as well as any link (service between internal and available bulk Punicipal
senvice) municipal services that need 1o be provided,

Bulk Wator Meter

25.

that the *Developer” shall install @ bulk water meter conforming to the specifications of the
Direclorate; Engineering Services = his cost at the entrance gate and that clearance will only
be issued if the bulk watenmeter is installed, a municipel account for the said meler is activated
and the consumer depostt has been paid,

Solid Waste

26.

For large epoil volumes from excavations, 1o be generated during the construction of this
development, will not be accepted et the Stelenbosch landfill sie. The Developer will have to
indicate and provide evidence of safe re-use of proper disposal al an akemative, licensed
facility. This evidence must be presented to the Manager: Solid Waste (021 808 8241;
daylon hendricks(@ stellenbosch.oov.za), before buikding 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.

Roads

27.

28.

that the "Developer”, at hisher cost, irmplement the tecommendations of the approved Traffic
Impact Assessment by ICE Group, dated 9 December 20149, and where required, 2 sound
Traffic Management Plan fo ensure traffic sefely shall be submitted for approvsl by the
Direclorate’ infrastruciure Seivices and the approved management plan shall be implemented
by the “Developer”, at his/her cost. If any requiremsnt of the TIA is in conflict with ene of the
conditions of approval, the conditions of approval shall govern;

that the "Developer” will be held lisble for any damage to municipa! infrastructurs within the
public road reserves, caused as a direct result of the development of the subject property. The
~Deveioper” will therefore be required to carry out the necessary rehabifitation work, at hisfer
cost, to the standards of the Directorate: Infrastructure Senvices;
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Bulk Electricity

29,

H

32.

33

Please refer to the conditions attached sz Annexure: Electrical Engineering;

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: i

that the “Developsr” will enter into an Enginsering Services Agreement with the “Municipakty”
in respect of the implemantation of the nfrastructure to be implemented in liew of DCs i the
need for such infrastructure is identified at any stage by the Municipality;

that should the "Developer” not take up his rights for whatever reason within two vears from
the date of this memo, a revised Engineering report addressing services capatities and
reflecting infrastruciure amendments during the two year period, must be submitted to the
Directorate: Infrastruciure Services by the “Developer” for further comment and oonditions.
Should this revised Engineering report confirm that available services capacities is not
sufficient to accommodate this development, then the impfementation of the developrnent
must be re-planned around the availabilty of bulk services as any ciearances for the
deveiopmnant wil not be supported by the Direclorate: Infrastruclure Services for this
development if bulk services are not evailable upon occupation or taking up of proposed rights:

that the "Developer’ indemnifies and keep the “Municipalty” indemnified against sl actions,
proceedings, costs, damages, expenses, claims and demands (including claims pattaining to
consequential damages by third parlies and whether as a resull of the damage to or
interruption of or interference with the municipelitiss’ sanices or apparatus or otherwise)
anising out of the establishment of the development, the provision of services to the
development or the use of servitude areas or municipal propery, for a period fhat shall
commence on the date that the instaliation 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 liabilty insurance
policy in place;

thal, if applicable, the "Developer” approach ihe Provincial Administration: Wastern Cape
(District Roads Engineer) for their input and that the conditions as set by the Provincial
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35

37

Administration: Westem Cape be adhered to before Section 28 Certification in terms of the
Stekenbosch Municipal Land Use Planning By-law will be issued,

that the "Developer informs the project team for the proposed developmenl {i.e. ehgineers,
architects, etc.) of all the relevanl 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 39
Edition (2015);

that the “Developer” 1akes cognizance and accepts the following:

B.) that no construclion of any civil engineering setvices may commence before approvel of
intemal — and external civil engineering services drawings;

b.) that no approval of internal ~ and external civil engineering services drawings will be
given before land-use and or SDP approval is obtained;

c) thet no approval of intemal — and exlemat civil engineenng services drawings will be
given before the *“Dewveloper” obtains the written approval of all affected owners where
the route of & proposed service crosses the property of a third party;

d) that no buiding plans will be recommended for approval by the Directorsle:
Infrastructure Services before land-use and or SDP approval is obtained,

e} that no buiding plans will be recommended for appioval by the Directorate:
Infrastructure Services before the approval of intlemal - and exiemal civil enginsering
sevices diswings;

f) thal no buikding plans will be recommended for approval by the Directorate:
Infrasiructure Services before a Section 28 Certification in terms of the Stellenbosch
Municipal Land Use Planning Bylow is issued unless the "Developer” oblains the
approvatl of the “Engineer” for construction work of his development parafiel with the
provision of the bulk services.

Site Development Plan

38.

thal it is recognized that the nomnal Site Develepment Plan, submilted as par of tha land-use
application, is compiled during & very eardy stage of the development and will lack engineenng
detail that may resull in a later change of the Site Development Plan, Any later changes will be
1o the cost of the "Developer”;
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39.

40.

41.

thal even if a Site Development Plan is approved by this letter of approval, a futher fully
detailed site plan be submitied for approval prior to the approval of enginesring senviges plans
ang or building- andfor services plans 1o aflow for the setting of requirements, specifications
and conditions related to civil engineering services. Such Plan is to be substantielly in
accordance with the approved application and or subdivision plan end or precinet pian and or
site plan, ete. and i& to indude a iayoul plan showing the position of all roads, roat reserve
widlhs, sidewalks, parking areas with dimensions, lpading areas, access points, stacking
distances at gates, refuse removal amangaments, allocation of uses, position and orentation
of all buildings, the alipcation of public and private open spaces, building developrnent
parameters, the required number of parking bays, stormwater detention faciiities, connection
points o municipal water- and sewer services, updated land-use diagram and possible
servitudes;

that it the fully detailed Site Development Plan, as mentioned in the above ftem, contriidicts the
approved Sie Oevelopment Plan, the “‘Developer will be respensible for the amendment
therect and any costs associated therewlth;

that an amended Site Development Plan be submitted for approval prior to the approval of
building plans for new buildings not indicated on the Site Development Plen applicalile to this
application and or changes to existing buildings or re-development thereof,

internal- and Link Services

42,

43,

that the *Daveloper’, at his/her cost, construct the intemal (on-sile) municipat civil services for
the development, as well as any link (service betwaen intemal and svailable bulk municipal
senvice) municipal services that need io be provided;

that the Directorale: infrastruciure Services may require the "Developer” to construct inlemal
municipal senvices andfor link services to & higher capacity than warranted by the project, for
purposes of aliowing other existing or future developments to siso ulilise such services. The
costs of providing services to a higher capacity could be offset egainst the Development
Charges payable in respect of buk civil engineering services if approved by the Dinectorate:
Infrastructure Services;

that the detailed design and location of access points, circulation, parking, koading - and
padastrien facifies, etc., shall be generally in accordance with the epproved Site Development
Plan and / or Subdivision Plan applicable to this application;
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45.

47,

48,

49,

50.

51.

82.

that pians of all the intemal civil services and such municipal link services as required by the
Direclorate: Infrastruciure Services be prepared and signed by a Registered Engineering
Professional before being submitted 1o the aforementioned Directorate for approval;

that conslruction of services may only commerce afler municipal approval has been ebtained,

that the construction of all civil engineering infrastructure shall be done by a registared civil
engineering services construction company approved by the "Engineer”,

tha! the 'Developar” ensures that hister design engineer is aware of the Stellenbosch
Municipality Design Guidelines & Minimum Standards for Civil Engineering Services (as
amended) and that the design and construction/akeration of all civil engineering infrastructure
shall be generally in accordance with this document, unless ctherwise agreed with the
Engineer. The said document is available in electronic format on request;

that a suitably quelified professional resident engineer be appointed to supehvise the
construction of all intemal - and extemnal services;

that all the intemal civil services {water, sewer and stormwater), be indicated on the necessary
buiiding plans for approval by the Directorate: Infrastructure Services,

that prior 1o the issuing of the Certificate of Practical Comgletion, in terms of GCC 2015 Clause
5.14.1, all intemal - and link senvices be inspected for approval by the "Enginesr” on requast
by the *Developer's” Consulting Engineer;

that a Certificate of Practical Completion, in terms of GCC 2015 Clause 5.14.1 be issued
before Section 28 Certification in terms of the Stellanbosch Municipal Land Use Planning By-
law will be issued {prior to iransfer of individual units or utilization of buildings):

that Section 28 Certification in terms of the Stellenbosch Municipal Land Use Planning By-aw
will only be issued if the bulk watermeter is installed, a8 municipal account for the said meter is
activaled and the consumer deposit has bean paid;

that a complete 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 alt relevant tests on
asphalt), approved and verified by a professions! regisiered engineer be submitted to the
‘Enginesr” on request;
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57

61.

that the “Developer” shall be responsible for the cost for any surveying and regisbration of
servitudes regarding services on the property,

that the ‘Developer” be liable for all damages caused to existing civil and electrical sarvices of
the ‘Municipaity” relevant to this development. It is the responsibility of the conlractor and/for
sub-contractor of the “Developer” to determine the location of existing civil and ®lactrical
services,

that all connecticns to the axisting services be made by the “Doveloper’ under direct
supervision of the “Enginger’ of as ctherwise agreed and all cosl will be for the account of the
*Devaloper’.

that the “Deveioper”, al his/her cost, will be responsible for the maintenance of al th_i internal
{on-site) muricipal — and private civil engineering services constructed for this development
until &t least 80% of the development unils (i.e. houges, fiats or GLA) is construtled and
occupied whereafter the services will be formally handed over 1o the Owner's Assodiation, in
respect of private services, and to the Municipality in respect of public services;

Servitudes
9.

that the ‘Developer” ensures that all main services including roads 1o be taken avar by the
Directorate: Infrastructume Services, all existing municipal — and or private services i:duding
roads, crossing private - and or other institutional property and any other serviges/roads
crossing fulure private land/erven are protected by a registered servitude before Séction 28
Cetification in terms of tha Stellanbosch Municipal Land Use Planning By-law will be given;

The width of the registered servitude must be 2 minimumm of 3 m or twice the depth of the pipe
{measured 1o invert of pipe), whichever is the highest value. The "Deveioper” will be
responsible for the registration of the required sanvitude(s), as well 85 the cost thereof;

that the “Devsloper” obtains the writlen approvat of all affected owners where the roule of a
proposed senvice crosses the propenty of a third party befere final approval of engingering
drawings be obtained.

Stormwater Management

62,

Taking into account the recent water crisis, and associaled increase in borehole usage. it is
impartard thet the groundwater be recharged as much as possible. One way of achigving the
above iz to consider using Sustainable Drainage Syslems (SuDS) approach wr SW
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63.

85,

67,

management, Frorm Red Book: "SuDS constitute an approach towards managing stormwater
runoff that aims to reduce downstream fiooding, allow infiltration into the ground, minimise
poliution, improve the quality of stormwater, reduce pollution in waler bodies, and enhance
biodiversity. Rather than merely collecting and discarding stormwater through a system of
pipes and cuhverts, this approach recognises thal stormwater could be a resource.” The
Developer is encouraged to implement SubDS principles that are practical and aasily
implementable. Details of such systems can be discussed and agreed with the Munigipalily
and must be indicated on the engineering drawings.

that the geomelric design of the roads and/cr parking areas ensure that no trapped low-points
are created with regard to stormwater management, All stormwater Lo be rouled to the nearest
formalized municipal systern;

that overdand stormwater escape routes be provided in the cadastrat layout at al! low points in
the road jayoul, or that the vertical alignmeni of the road design be adjusted in order for the
roads fo function as overand stormwater escape routes. If this necessilates an amendment of
the cadastral layout, it must be done by the “Developer’, at his/her cost, to the standards of the
Directorate: Infrastructure Services;

that the design engineer needs to apply histher mind to ensure a design that will promote a
sustainable urban drainage system which will reduce the impacts of stormwater on receiving
aguatic environments;

that no dislurbance to the river channel or banks be made withoul the prior approval in
accordance with the requirements of the National Water Act;

that the consulting enginser, appointed by the “Daveloper”, analyses the existing stormwater
systems and determine the expecled stonmwater run-off for the propused development, for
both the minor and the major storm event. Should the existing municipal slommwatar system
not be able to accommodate the expected stonrmwater run-off, the difference between the pre-
and post-development stormwater run-off must be accommodated on site, or tha exisling
system must be upgraded to the required capacity at the cost of the *Developer” and 1o the
standards and satisfaction of the Directorate: Infrastruciure Services. The aforementioned
stormwater analysis is to be submitted concument with the detail senvices plans;

that for larger developments, industrial developments or developmenis near water courses a
stormwater management plan for the proposed development area, for both the minor and
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major stomm events, be compiled and submitted for approval o the Directorate: Infrastructure
Services.

€9, that the approved management plan be implemented by the "Developer’, al his/her cost, to the
standards of the Directorste: Infrastruclure Services. The mansgement plan, which is to
include an altenuation facility, is to be submitted concurrent with the detail services plsns;

70. thatin the case of a seclional tille development, the inlernal stomwater layout be indicated on
the necessary building plans 1o be submitled for approval.

71. that no overland discharge of stonmwater will be allowed indo a public road for erven with
catchment areas of more than 1500m? and for which it is agreed that no detention facilities are
required, The "Devefoper needs to connect to the nearest piped municipal stommwater system
with & stormwater erf connection which may not exceed a diameter of 300mm.

oad

72.  that, where applicable, the application must be submitted to the Dislrict Roads Engineer for
commenl and conditions . Any conditions set by the District Roads Engineer will be applicable;

73.  that no access control will be allowed in public roads;

74.  that the layout musl make provision for all deliveries 10 take place on-site. Movement of
delivery vehicles may nol have a negative impact on vehicular ~ end pedesirian movement on
public roads and or public sidewalks;

75, The design and lay-out of the development must be such that emergency vehicles can easily
drive through and tum around where necessary,

76.  that, pnor to commencement of any demolition / construciion work, a trafic accommadation
plan for the sumounding roads must be submitted to the Directorate: Infrastruciure Services for
approval, and that the approved plan be implemented by the "Developer™ al hisfher cost, to
the standards of the Directorate: Infrastructure Services;

77 that visibility spleys shafl be provided and mainteined on each side of the new sccess in
accordance with the stendard specifications as specified in the Red Book with regard to sight
triangles al intersections;
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Wayleaves

78

79,

80.

that way-leavas { work permite be ablainad from tha Directorate: Infrastruclure Services prior
{o any excavation / consiruction work on municipal land or within 3,0m from municipal services
located on private property;

thal wayteaves will only be issued after approval of relevant engineering design drawings:;

that # is the Developer's responsibility to obtain wayleaves from any other authodlias/service
providers who's services may be sffected.

Owner's Assoclistion (Home Owner's Associafion or Body Corporate)

81.

83.

85,

that an Owner’s Association be estabished in accordance with the provisions of saction 29 of
the Stellenbosch Municipal Land Use Planning Bydaw 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 lake transfer of the private roads simullaneously with the transfer
or separate registration of the first deducied land portion in such phase;

that in addition to the responsibilities set out in section 29 of the Slelfienbosch Municipal Land
Use Planning By-law, the Owner's Association also be responsible for the maintenance of the
privale roads, street lighting, open spaces, retention faciflies and alt internal civil senvces;

that the Constitution of the Qwner's Association specifically empower the Association ic deal
with the maintenance of the roads, sireet lighting, open spaces, retention faciliies and alf
intarnai civil services;

that the Constitution of the Owner's Association specifically describes the responsibility of the
Ownears Association fo deal with refuse removal as described in the *Solid Waste™ section of
this document;

Solid Waste

&6,

The reduction, reuse and recycie approach should be considered to waste management:

» Households to reduce waste produced
* Rea-use resources wharever possible
» Recycle appropnalely
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87,

88,

89,

To give efiect to the above, the following are soma typical waste minimization measures that
shouid be implemented by the Developer, o the satisfaction of the Stefienbosch Muricipality:

« Procedures should be slipulgted for the collection and sorting of recyclable mterials;

+ Provision shoukl be made for centralized containers for recyclable materials including
cardboard, glass, metal, and plastic and green waste;

» 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;

» Procedures for removal of waste (malerials thal cannot be reused or recyced) from
the site should be stipulated; |

» General visual monitoring should be undertaken 1o identify i these measures are
being adhered fo;

s Record shall be kept of any sleps taken to address reports of dumping or poor waste
management within the Development;

Where an Dwners Association is 10 be esteblished in accordance with the prowisions of
section 29 of the Stellenbosch Municipal Lard Use Planning By-law, the Constitution of the
Owner's Associalion shall incomorate the ehove in the Constitution and:

+ Each party's (Developer/Owner's Association/'Mome Owner) responsibillies w.rt,
wasle management and waste minimizetion should be claaty defined in such
constitution

* A set of penalties for non-compliance should be stipulated in the Constitution

thet it be noted that the Solid Wasle Branch will not enter private property, private roads or any
access conlrolled properlies for the remowval of solid waste:

that the "Developer” must apply and get approval from the Municipality's Solid Waste
Depariment for a waste removal sarvice prior to clearance certificate or accupation tertificala
{where clearance nol applicable}. Contect person Mr Saliem Hzider, 021 808 8241:
saliem haider@stellenbosch.gov.za;

that should it nol be an option for the "Municipalty” o enter ko an agreement with the
*‘Developer” due to capacity constraints, the "Developer” will have to enter into & senvice
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90

91,

92,

93.

85.

87

98.

agreement with a service provider approved by the "Municipality” prior 1o clearance certificate
or occupation certificate (where clearance not applicable),

that if the "Developer” wishes to remove the waste by private contractor, provision must still be
made for a refuse robm should this function in future revert back to the “Municipality”;

Access 1o all properties via public soads shall be providad in such a way that collection
wehicles can complete the beats with a continuous forward movement;

Access shall be provided wilh a minimum travelable surface of 5 meters width and & fninimum
comer radii of § meters;

Maximum depth of cul-de-sac shall be 20 meters or 3 erven, whichever ig the lesser, Where
this requirement is exceeded, # will be necessary 1o construct a luming circle with a minimum
tuming circle radius of 11m or, alternatively — & turning shunt as per the Directorate:
Infrastructure Services' spacifications. With respact to the latter, on street parking ara to be
prohibited by way of “red lines” painted on the road surface as well as “no parking” signboards
as a single parked vehicle can rander these latter circles and shunls vseless;

Minimum turning circle radius shall be 11 meters to the center line of the vehicle;

Road foundation shall be designed to cany a single axde load of 8.2 lons;

Refuse storage areas are 1o be provided for ail premises other than single residential £rven;
Refuse storage areas shall be designed in accordance with the requirerments as specified by
the Solig Waste Branch. Minimum size and building specifications is avaitable from the Solid
Waste Branch;

A single, centralized, refuse storage area which is accessible for coliection is required for each
complete devalopment, The only exception is the case of a single residential dwefling, whers a
refuse siorage area is not required;

The refuse storage area shall be large enough fo slore all receptacles needed for refuse

disposal on the premises, including all material intended to recycling. No househoid waste is
aliowed to be disposed / stored without a proper 240 { Municipal wheebe bin;




401

FARM 81/33: NEWINBOSCH

100.

101,

102,

Commercial and Domestic

103.

104.

105,

The size of the refuse storage area depends on the rate of refuse generation: and the
frequency of the collection senvice. For design purposes, sufficient space should be: available
to store two weeks' refuse;

Where the premises might be utilized by tenants for pumposes other than thoseoriginally
foreseen by the building owner, the area shall be sufficiently large 1o siore all refuse
generated, no matter what the tenart's business may be,;

AN 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 fronl, and consequently refuse
storage areas should be designed to cater for these containers. The dimensions of these
containars are:

585 mm wide x 730 mim deep x 1100 rm high

With regard to flats and townhouses, a minimurn of 50 litres of storage capacity par person,
working or living on the premises, is {0 be provided st & “otce a week” collection frequency;

Should designers be in any doubt regarding e suilable size for the refuse storage ares, advice
should be sought from the Solid Waste Department : Tel 021 808-8224

Bullding specifications for refuse storage area:

Floor

The fioor shall be concrete, screened to 8 smooth surface and rounded to a height of 75mm
around the perimeter. The floor shall be graded and drained 1o a fioor trap (See: Water Supply
and Drainage).

Walls and Roof

The Refuse Storage Area shall be roofed to prevent any rainweater from entering. The walls
shall be constructed of brick, concrete or similer snd painted with light color high gloss enamel,
The height of the room ie the cailing shall bs not less than 2.21 meters.

Ventilation and Lighting

The refuse slorage area shall be adequately It and ventilated. The room shall be prowided with
a lockable door which shall be fitted with an efficient selfclosing devise. The door and
ventiated area shall be at least 3 matres from any door or window of a habiteble room.
Adeguate aniificiat lighting is required in the slorage area.
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106.

107,

108,

109.

110

111.

Water Supply and Drainage

A tap shall be provided in the refuse storage area for washing containers and cleaning
spillage. The floor should be drained towards a 100 mm floor trap linked to e draliage pipe
which discharges to a sewer gully oulside the building. In some cases a grease gully may be
required.

Should the refuse storage area be located st a level diffierent from the level of the street
entrance 1o the propery, access remps are to be provided as stairs are not allowed, The
maximum pemissible gradient of these ramps is 1.7,

A refuse bay with minimum dimensions of 1§ meters in length x 2, § melers in width plus 45
degrees splay entrance, on a publie sireet, must be provided where sither traffic Rows or traffic
sight lines ere affected. The refuse bays must be positioned such that the rear of the parked
rafuse vehide is closest to the refuse collection area;

Any containers or compaction equipment acguired by the building owner must be approved by
the Directorate: Infrastructure Semvices, to ensure their compatibility with the servicing
equipment and lifting attachments;

Refuse should not be visible from a street or public place. Suitable screen walls may be
required in certain instancas,;

Access musl be denied to unauthorized persons, and refuse storage areas should be
designed fo incorperate adequate securily for this purpose,

Al refuse storage aress shall be approved by the Direclorate: Infrastructure Services, to
ensure that the Council is able fo service ak installations, imespective of whether these are
cumently serviced by Council or other companies;

AS-BUILTs

112,

The "Devetoper” shall provide the “Municipality” with;
a.  acomplete set of as-built paper plans, signed by a professional registered engineer;

b. & CDDVD containing the signed as-buit plans in an electronic DXF-file format,
reflecting compatible layers and formats as will be requesled by the “Enginegr” and is
reflecied herewith as Annexure X,
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113,

114.

115

116,

c. a compleled Assel Verification Sheet in Excell format, reflecting the componitization
of municipal services installed as pan ¢f ihe devalopment. The Asset Verification Shest
will have 1o be according to the IMQS format, as to be supplied by the “Engineer”, and is
to be verified as comect by a professional registered engineer;

d.  acomplate set of test nesults of all intemal — and extemal services (i.e. pressure tests on
water - and sewer pipelines as well as densities on road structure and all relavant tests
on asphalt), approved and verified by & professional regisiered engineer,;

e Whtlen verification by the developer's consulting engineer that all professional fees in
respect of the planning, design and supervision of any services to be teken over by the
*Municipality’ are fully paid;

All relevant as-built detail, as reflected in the item above, of civil engineering services
construcled for the development, must be submitted to the “Engineer” and approvied by the
“Engineer” before any application for Cetificate of Clearance will be supporiad by the
“Engineer”,

The Consutting Civil Engineer of the “Developer” shall certify that the localion and position of
the installed services are in accordance with the plans submitted for each of the services
detailed below,

Al Asbuit drawings are to be signed by a professional engineer who represents the
consuliing engineering company résponsible for the design and or site supervision of civil
€engineaning services;

Section 28 Certification in terms of the Stelienbosch Municipal Land Use Planning Bydaw shall
nol be issued unless said services have been inspected by the “Engines’” and written
clearance given, by the *Enginoer”,

Sectlon 28 Certification in terms of the Stellenbosch Municlpal Land Use Planning ByJaw

"7

It is specifically agreed that the "Developer” underakes 1o comply with all conditions of
approval as leid down by the “Municipafity’ before clearance certificates shall be issued,
unless atherwise agreed herein;
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118B.

118,

120,

121

that the "Municipality’ reserves the right to withhold any clearance certificate until such lime as
the “Deveioper” has complied with conditions set out in this contract with which hefshe is in
default. Any failure o pay monies payable in terms of his coniract wilhin 30 {ihirty) days after
an accounl has been rendered shell be regarded as a breach of this agreement and the
"Municipalily” teserves the right o withhold any clearance cerificate undil such time as the
arnount owing has heen paid,

thal clearance will only be given per phase and the onus is on the *Developer” to phase his
devejopment accordingly,

The onus will be on the “Developer” and or his professional team to ensurd that all
land-use conditions have been complied with before submitting an applicathon for a
Section 28 Certification n terms of the Stellenbosch Municlpal Land Use Planhing By-
faw. Vorifying 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 Cenfficate of Ciearance will only be supported by the "Enginger” once
all relevant as-built detaill, as reflected in the tem "AS-BUILT's™ of this document, is submitied
to the “Enginser’ and approved by the “Enginsei”.

Avoldance of waste, nuisance and risk

122,

123

124,

Where in the opinion of the “Municipelily” a nuisance, health or other risk to the public is
ceused due to construction activities and/or a lack of maintenance of any service, the
“Municipalily’ may give the “Davefoper” and or OWNER'S ASSOCIATION written notice to
remedy the defect failing which the “Municipality” may carmry oul the work itself &r have it
carried out, at the cost of the “Developer” and or OWNER'S ASSOCIATION.

htin
The “Developer” will be raspansible for the dasign and construction al his own expanse of ali
inlemal street lighting services and street lighting on link roads leading to his development
(excluding Class 1, 2 and 3 Roads) according to specffications determined by the
municipality's Manager. Electrical Services and under the supervision of the eonsulting
engineer, appointed by the "Developer”,

Prior io commencing with the design of street lighting services, the consulling electrical
engineer, as appeinted by the "Developer” mus! acquaint himself with, and dlarify with the
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125,

126,

127

municipality’s Manager. Electrical Engineering, the siandards of materials and design
requirements (o be complied with and possible cost of connections o existing services;

The fina! design of the complete intemnal sireet lighting network of the development must be
submitted by the consulting electrical engineer, as sppointed by the “Developar”, to the
municipality's Manager. Electrical Engineering for approval before any construdtion work
commences;

Any defect with the sireel lighting services construcied by the "Developer” which may occur
dunng the defects liability period of 12 (TWELVE) months and which occurs ss & result of
defective workmanship end/or materials must be reclified immediately / on the same day the
defect wes brought to the attention of the consulting electrical engineer, appointed by the
“Devaloper’.  Should the necessary repair work not be done within the said.time the
"Municipaiity” reserves the right to cammy out the repair work at the cost of the "Developer”;

The maintenance and servicing of all privete internal street ighting shall be the respansibility
and fo the cost of the “Developer” and or Home Owner's Association.
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ATTACHMENT X

Geographic Information System {5IS) data capturing standards

In drawing up the As-build Plans relating fo this development, the canspltant
must create the following separate layers in ESRI .shp, electronic file format in order for ihe
data to reflect spalially correct.

Layer name Content
TITLE ) __[Title information, including any endorsements and references
NOTES 1Al noted information, both from the owner / surveyor and SG

PARENT PROPLINES  [Parent propenty lines o
PARENT_PROPNUM [Farent erff number (or portion number)

PROPLINES _INew portion | boundanss - i

PROPANNO 'Naw erf numbers o !

SERVLINES Senvitude polygons _

SERVANNG - _ T 1

STREET_NAMES Road centre lines with street names ) |

STREET NUMBERS oints with street numbers

COMPLEX Where applicable, polygon with complex name {menfion

B_OU_NDARIES whether gated o not and if so. wl_'iere gates are)

SUBURB Polygon with suburt name, where new suburb / township
-exlelsign Ereated

ESTATE Where applicable, polygon with estate name (mention whether

|

gated or not and if so, where gales are}

L — e — — ! —

When data is provided in & .shp formal i 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
separale. Thal means thal political boundaries like wards or suburbs be kept separate
from something like rivers. The same applies for enginasring data types like water lines,
sewer lines, eleciricity etc. that it Is kepl separale from cone ancther. Whan new
properties are added as part of a development, a list of erf humbers with ils assoclated
SG numbers musl be provided in an electronic format like .ta, _xIs or .csv format.

For road layer shapefiles; the road name, the from_street and ic_slreel where applicable
as well as the start en end streel numbers needs to be included as par of the attributes.
A rotation fleld needs to be added to give the street name the correct angle on the map.

In addition to being geo-teferenced and in WGS 1984 Geographic Ccoordinale Sysiem, the
drawing must be completed using real word coordinales based on the Stellenbosch
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FARM B1733: NEMINBOSCH

Municipality standard as follows:

» Datem : Hartebeeshosk WGS 84
. Projection : Transverse Marcator
. Central Longitude/Meridian 19

. False easting : 0.00000000

. False northing : 0.00000000

» Central meridian - 19.00000000
. Scale factor : 1.00000000

. Origin Iatitude : 0.00600000

» Linear unit : Meter
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@ 5 [ANNEXURE: SEWER |
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ANNEXURE:
IELECTRICAL

ELETRICITY SERVICES: CONDITIONS OF APPROVAL
Farm 81/33

(| GENERAL COMMENT:

1. Development Bulk Levy Contributions are payable

—_ o - [ER—

I MNDITIOHB-

2. The electrical consulting engineer responsible for the development shall Schedule
! an appointment with Manager Electricity Services (Englneering Services) befors
commencing with the construction of the development. As well as to disouss new
_power requirements if required. e . _ 1
3. The development’s specifications must be submitted 1o Stellenbosch Municipality
(Engineering Services) for approval. i.e. '
&) The design of the electrical distiibution system
b) The lccation of substations(s) and related equipment.

4. A separate distribution board/s shall be provided for municipal switchgear and metering.
(Shall be accessible & lockable). Pre-paid metering systems shall be instalied in .domestic -
dwelings. IR
5. 24-hour access 1o the location of the substation, metering pane! and main distribution |
board is required by Technical Services. (On street boundary)

6. Appropriate caution shall be taken during construction, to prevent damage 16 existing
service cables and electrical equipment in the vicinity, should damage occur, the applicant
. will be liable for the cost involved for repalring damaces.

~7. On compietion of the deveiopment, Stellenbosch Municipalty (Technical Services)]
logether with the electrical consuiting engineer and electrical contractor will conduct a take-
overinspection. =~ = o —_

8. No elsctricity supply wii be switched on (energlsed) If the Development contributions, I
take-over inspection and Certificate(s) of Compliance are outstanding. ;
All electrical work to comply with SANS142 and Municipal Bylaws

Bradley Williams Date......25/09/2020......
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Date: 24 February 2022

Qur Ref: UD5373/Reports/TIA/Comment
TW3 Architects and Town Planners

1% Floor La Gratitude Office Block

97 Dorp Street

STELLENBOSCH
7600

ATTENTION: Mr Clifford Heys
Dear Sir,

APPLICATION FOR REZONING TO SUBDIVISIONAL AREA OF REMAINDER FARM 81 PORTION
33, STELLENBOSCH: COMMENT ON TRIP GENERATION OF POTENTIAL DENSIFICATION

A Traffic Impact Assessment (TIA) was prepared by iCE Group {(Pty) Ltd, reference iCE/S/1286,
dated 9 December 2019 which accompanied the land use application referenced above.

Following discussions during the Municipal Planning Tribunal (MPT) meeting, the project
team was requested to investigate the densification of the development proposal initially
submitted. This letter provides comment on the trip generation of the said densification.

The TMH17 South African Trip Date Manual suggests the following peak hour trip generation
rates for the applicable residential types:

Single Dwelling Unit 1,0 trip per unit

Townhouse 0,85 trips per unit

Apartment 0,65 trips per unit

At the time of compiling the TIA, limited detailed information were available regarding the
residential unit-type mix. The 1 200 residential opportunities were thus, as worst-case
scenario in terms of trip generation calculations, assessed as single dwelling units.

The newly proposed residential mix is 554 residential erven plus 711 apartments, thus 1 265
units in total. Based on the lower trip generation rates of townhouses and apartments as
listed above, it is not expected that the said 1 265 units would generate more peak hour
traffic than the scenario assessed in the TIA.
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Based on the above, the recommendations of the TIA relating to external road upgrades remains
applicable.

We trust that the above will be sufficient for the purpese of your application and will gladly provide
any additional information required on request.

Yours faithfully,

/)
3 ﬂ | ot
VP

YoIanJi Obermeyer (B Eng)

ald

UDS AFRICA

africa

Page 2 of 2
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Gontact 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: Remainder Farm 81/33, Cloetesdal GROUP (pty) Ltd
Our Ref: iCE/S/1286 Date: 9 December 2019

Similan Properties
P.0. Box 35
STELLENBOSCH
7599

Attention: Mr Pieter du Toit
Sir

APPLICATION FOR REZONING TO SUBDIVISIONAL AREA OF REMAINDER
FARM 81 PORTION 33, STELLENBOSCH: TRAFFIC IMPACT ASSESSMENT

This company was appointed to prepare a Traffic Impact Assessment {TIA) for the
proposed development on Remainder Farm 81/33 (Cloetasdal), Stellenbosch,

1. BACKGROUND AND LOCALITY
The subject property is situated to the west of the R304, to the north of Kayamandi,

and adjacent to Steyn's Nursery, Stellenbosch. See the Locality Plan attached.

An Access Management Plan (AMP) was praviously compiled by its consuiting
sngineers for the WCG, whilst the conceptual design of the dualling of Bird Street
{R304/Main Road 174} was conducted by this company, all of which will be taken into
consideration hereafter.

This TIA accompanies the Application for Rezoning to Subdivisional Area of
Remainder Farm 81/33, Stellenbosch.

2. PROPOSED DEVELOPMENT
2.1 Proposed Development
The proposed development will consist of a residential porfion, a commergial portion,

an educational portion, as well as a community portion (church). The details of the
said proposal are as follows:

Residential 1200 units (apartments/townhouses/single residential)
Commercial 5000 m?Gross Leasable Area (GLA)

Educational 2000 learners {créche/primany’high school)

Church 40 seats

The church-site will also have accompanying facilities such as a community hall,
aftercare, etc., which will be further discussed with the trip generation calculations.

Detail on the layout is not yet available. Site Development Plans (SDPs} will be
submitted for the individual pockets, which will be accompanied by a Traffic Impact
Statement (TIS), addressing detail of the applicable pocket. However, the probable
site laycut is anticipated roughly as indicated in Diagram 1 below.

Consulting Services

« Civil Engineering Services
+ Roads

« Traffic Enginaering

Stellenbosch office:
Tel: 021 8800 443
Fax; 021 8800 390

Diractors:
P.J.van Blerk, PrEng.

iGE Growp ((hrerberg) tfa
ICE Growp (Stakenbosch)

Rag No: 2006113223823

Page 1 of 12



Diagram 1 : Proposed 'site layout’

2.2 Access to the Property

Access to the property is currently obtained from the R304. As mentioned in
paragraph 1 above, an AMP exists for this section of the R304, which was consultad.
Detail on future access will be discussed in paragraph 4 below.

3. TRAFFIC
3.1 Exlsting Traffic

Information regarding existing weekday peak hour traffic was obtained from counts
previously conducted along the R304. These counts were conducted on 14 January
2016 from 06h30 to 08h30 and again from 15h30 ta 18h30. The peak hour volumes
derived from the count conducted at the R304/Welgevonden Boulevard intersection
are indicated in Figure 1 attached.

3.2 Traffic Growth

Based on information as per the Road Nefwork Information System (RNIS) of WCG,
annual growth rates in the order of 2% (in the vicinity of the Elsenburg-intersection
about 3,5 kilometres to the west of the subject property) and £ 1% to the east of the
subject property, are applicable along the R304 (MR 174). Based on the said
infarmation, a 2% per annum traffic growth will be applied. For the purpose of traffic
analyses, a five (5) year forecast was assessed (i.e. 2024). The available 2016 peak
hour fraffic volumes were thus increased by 2% per annum for eight (8) years.

An application for the neighbouring Steyn’s Nursery-development was recently
submitted. The potential peak hour traffic generated by the said neighbouring
property as per lts TIA was added to the abovementioned increased volumes to
obtain the estimated 2024 peak hour volumes as indicated in Figura 2 attached.

3.3 Traffic Generation

Trip generation rates as contained in the TMH17 South Afican Trip Data Manual
were consulted to caleulate the potential peak hour traffic generated by the proposed

€
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development. The said manual suggests the following rates for the proposed land
uses:

AM Foak Hour  spit infouty  PM 23K Hour  spe ivout
ff".g"e Dwelling 4 owipperunit 2575  10tipperunit  70/30
nits

Retail* fé‘s‘gﬂseﬁ 65/35 11%'3 ::E%Ei’ 50/50

Offices 12613 ‘;ﬂseﬁ 85/15 $b10 tr:']";sc_.f’f; 20/80

School 0’2&‘5’:”*?9’ 50/50 0, :;Sg:n‘;e’ 50/50

Church 0'05;22;3 per 50/50 0’05;:2;” per 50/50

Training/ 0,5 trips per 0,5 frips per

Conferance seat 90/10 seat 90/10
. o.ax[1 ++] 3.4x{l. ++]

Based on the TMHI 7 formulas: 14 m?/3500] & 1+ m2/3500

Furthermore, the TMH17 suggests Trip Generation Adjustment Factors for mixed-
use developments as follows:

Residential 10%  School 30%
Retail 10%  Church 10%
Office 20%  Conference 10%

Based on the above, the proposed development could potentially generate the
following external peak hour trips:

AM Peak Hour Trips PM Peak Hour Trips

Total In Out Total In Out
Rasidential
(1 200 units) 4 080 270 810 1080 756 324
Retall 75 49 26 428 214 214
{3 500 m?)
Offices
(1500 m?) 25 21 4 25 5 20
School
(2 000 fearners) 1120 560 560 420 210 210
Church Site 97 86 1 93 76 17
Total 2 397 286 1411 20486 1261 785

€
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3.4 Traffic Distribution

The peak hour traffic that can potentially be generated as calculated above was
distribuied to the road network based on the existing directional split in peak hour
traffic in the vicinity of the subject property, as well as knowiedge of the area. If was
assumed that the residential traffic would split north:south similar to the existing
traffic, i.¢. about 35:65, whilst the school-, commercial- and church traffic was
distributed 50:50. The ‘internal traffic' based on the TMH17 reduction factors as
listed above, was distributed along the new south-north-road between the
residential- and other land uses.

The said distribution is indicated in Figure 3 attached.

It can be anticipated that some of the adjacent development-traffic would be
atiracted to the proposed commercialfinstitutional/community facilities. However, for
the purpose of this report, the adjacent development-traffic was not redistributed to
account for the said anticipated change.

3.5 Traffic Analysis

Traffic analyses of the intersections were done by means of the Sidra Intersection
8.0 software. Service lavels 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.

R304/Welgevonden Boulevard intersection:

This intersection is currently signalised, with dedicated turning lanes on the R304-
and Welgevonden Boulevard-approaches. The fourth approach to the intersection is
currently a gravel farm road. See the lane layout in the photo below.

.To Stelienbcsch CBD

-

To Botte!ary Road/ng

'\;r

Photo 1 : Existing R304/Welgevonden Boulevard intersection lane layout
R304/Access Intersection:

This intersection is proposed as a signalised intersection (if'when warranted), as per
the AMP of the R304. The initial intersection layout (prior to the dualling of the
R304)} is as indicated in Diagram 2 below (which includes initial access to the
adjacent development). The proposal includes the intersection lane layout as per
the ultimate dual carriageway, with the additional lanes tapering back to the existing
single cariageway. Dedicated right- and left-tum lanes are proposed along the
R304, as well as the access-approach.

t_:‘!
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R304 @_M_%_‘_l'_m)_ To Stelle@p§_5h CBD -~

~-To Bottela;r; I_Rc;adfm

Access

Diagram 2 : Initial R304/Access Intersection lane layout {signalised)
Access Roundabout intersection:

A roundabout is proposed at the intersection of the residential access and the new
‘south-north road’ running parallel to the R304 towards Kayamandi. With the
proposed number of residential units, it is anficipated that a dual circulating lane
roundabout will be required. See the proposed lane layout in the diagram below.

Diagram 2 : Proposed Access-roundabout

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 (total two-
way fraffic) are experianced/expected along the R304 In the vicinity of the subject

property:

€
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Available 2016 Estimated 2024
{AM/PM) {AM/PM)
North of Welgevonden Boulevard 195671915 2456/2 405
South of Welgevonden Boulevard 174071735 2211/2203
South of Access Position 174071 735 2105/2 101

As per the above volumes, the dualling of the R304 north and south of the
Welgevonden Boulevard-intersection should already be considered. During the
estimated peak hours, the said dualling is more than warranted. According to
available counts at intersections towards the R44, and information obtained from
RNIS at the Bottelary Road-intersection, the dualling of the R304 will be required
between the R44 and Bottelary Road.

it can thus be concluded that the dualling of the R304 to the north and south of
the Welgevonden Boulevard-intersection (between the R44 and Bottelary
Road)} Is required to accommaodate the background traffic.

R304/Welgevonden Boulevard intersection:

According to the Sidra analyses, service levels D and above were experienced
during the available peak hours {(existing intersection lane layout).

During the estimated peak hours, and with the existing intersection lane layout,
service levels F are expected on the southbound through movement during the AM
peak hour and on the northbound through movemant during the PM peak hour. As
mentioned with the link volumes-discussion above, the dualing of the R304 is
required. With the R304-approaches dualled, acceptable service tevels € and above
can be expected on all movements during both peak hours. See the proposed
intersection lane layout in Diagram 4 below (extract of Concepiual Design plans).

‘ . N C\._ ™ s, L ‘_J, g 4 ’ N //
. . -. -.‘ _\ ,: . y _"-..’:..rfé;'i.;",x’ ‘{ﬁ
‘ A

Diagram 4  Proposed R304/\Welgevonden Boulevard intersection lane layout (as per
Conceptual Design of R304 dualling between Welgaevonden Boulevard and R44)

It can thus be concluded that to accommodate the background traffic at the
R304/Welgevonden Boulevard intersection, the intersection lane layout as per
the Conceptual Design for the dualling of the R304 is required.

[E
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R304/Access intersection:

As previously mentioned, this intersection will be signalised in line with the AMP of
the R304 ifiwhen warranted. With the potential peak hour traffic generated by the
proposed development, and the anticipated through traffic along the R304, it is
expecied that traffic signals at this intersection will be warranted to accommodate
the neighbeuring Steyn’s Nursery-development. It is proposed that the intersection
lane layout be constructed in line with the ultimate layout as per the dualling of the
R304, and the additional lanes taper back io the existing two lane road as to avoid
any abortive work. A dedicated right-tum lane and a dedicated left-turn lane towards
the access road will be provided on the two R304-approaches, as well as dedicated
left- and right-turn lanes on the access road-approach. With the said layout,
acceptable service levels C and above can be expected on all mavements.

it can thus be concluded that to accommodate the background traffic at the
R304/Access Intersection, traffie signals and dedicated right- and left-turn
ianes are required on the R304-approaches and the access-approach (in
addition to the dualiing of the R3304 as required to accommodate the
bachground traffic - Diagram 2}.

3.5.2 Analyses of Expected Peak Hour Volumes
{Including proposed development}

The traffic that can potentially be generated by the praposed development (Figure 3)
was added to the estimated 2024 peak hour volumes, i.e. background traffic (Figure
2), to obtain the expected 2024 peak hour volumes (Figure 4).

Link Volumes:

As mentioned in the previous paragraph, the dualling of the R304 is required to
accommeoedate the background traffic.  With the addition of the proposed
development traffic, the link volumes (fotal two-way fraffic) expected north of
Welgevonden Boulevard is 3 344/3 169 (AM/PM} and 3 198/3 052 (AM/PM) to the
south thereof. South of the access, 3 372/3 265 total two-way AM/FM volumes are
expected.

It can thus be concluded that the dualling of the R304 as required to
accommodate the background traffic will be sufficlent to accommodate the
addition of the proposed development fraffic.

R laevonden Boulevard intersection;

With the upgraded intersection lane layout as required to accommodate the
background traffic, and with the addition of the proposed development traffic, the
acceptable service levels experienced with the estimated peak hour volumes can be
expected to remain, with marginal increase in queuing.

It can thus be concluded that no upgrades to the R304/Welgevondan
Boulevard intersection, additional to those required to accommodate the
background traffic, Is required to accommodate the proposed development
traffic.

R304/Access intersection:

With the addition of the proposed development-traffic, additional turning lanes will be
required at this intersection. With the full proposed development in operation, the
dualling of the access road {between the R304 and the residential access!south-
north road’} will be required, as well as an additional dedicated right-tum lane on the
access road-approach. With these additional lanes, acceptable service levels C and
above can be expected during the AM peak hour, however, during the PM peak
hour, service level F is expected on the right-turn movements along the R304
towards the access road. The said unacceptable service level is as result of the high
volume right-turning traffic (636 vehicles), which requires two dedicated right-turn
lanes. With an additional dedicated right-turn lane along the northern R304-
approach, acceptable service levels C and above can be expected during the PM

[E
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peak hour as well. Altematively, should the kink towards the R304/Welgevonden
Boulevard signalised intersaction be completed, it could be expected that some of
the right-turning trafic would rather travel via the said intersection/link towards the
proposed- andior adjacent-developments, which would result in fewer right-turning
movements at the R304/Access intersection, and subsequently not requiring the
additional dedicatad right-turn lane.

it can thus be concluded that to accommodate the proposed development-
traffic at the R304/Access Intersection, two dedicated right-turm lanes are
required on the access road-approach, and either two dedicated right-tum
fanes are required on the northern R304-approach, or alternatively, the road
fink to the R304/Welgevonden Boulevard intersection be completed.

Access Roundabout intersection:

As previously mentioned, it is anticipated that a roundabout with two circulating lanes
will be required to ascommodate the residential-traffic of the proposed development.
According to the Sidra analyses, the proposed roundabout as indicated in Diagram
3 above can be expected to experience unacceptable service levels F on two of the
four approaches. With an additional turning lane on the residential access-
approach, acceptable service levels B and above can be expected cn all movements
during the AM and PM peak hours.

It can thus be concluded that to accommodate the proposed development-
traffic at the Access Roundabout, two circulating lanes, as well as a shared
through-left- and dedicated right-turn lane on the residential access-approach
are considered necessary.

4. GEOMETRY

As previously mentioned, access will be obtained from the R304, in line with the
AMP. According to RNIS, the R304 is classified as a Class 2-road.

With the development of the adjacent property (Steyn's Nursery), the access road
from the R304 is planned to initially be constructed as single camiageway {ultimate
eastbound carriageway), and will only serve the adjacent development, and in future
with development of the subject property, be extended towards a roundabout
providing access fo the subject property, as well as provide a link towards Sokugala
Street (Kayamandi). With the future extension as mentioned, access to the adjacent
development will be moved as indicated below.

re
1]
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Diagram & : Future access (R304 dualled and with development of neighbouring property)

It is anticipated that the access to the school-site will require a roundabout. Detail on
access control/layout, maintenance/contractor’s access, intemal road layouts, refuse
removal, parking, etc. will be addressed with the SDPs submitted during further
development applications.

5. PUBLIC AND NON-MOTORISED TRANSPORT
5.1 Public Transport

According to information, the R304 is a public transport route. Public transport
embayments currently exist along the outbound legs of the R304 at its intersection
with Welgevonden Boulaevard. With the construction of the access-intersection, it is
proposed to also provide public transport embayments along the R304 (outbound
legs)— as indicated in Diagram 2 and Diagram 4 above.

The abovementioned public transport facilities are considered sufficient to
accommodate the proposed residential development

5.2 Non-Motorised Transport (NMT)

A surfaced sidewalk exists along the subject property side of the R304 from beyond
Kayamandi (towards the CBD) and beyond the Welgevonden Boulevard-
intersection. Surfaced shoulders currently accommodate cyclists. As can be noted
an the exiract of the Conceptual Design of the dualling of the R304, it is proposed to
provide accommodation for cyclists through the access- and Welgevonden
Boulevard-intersections by way of cycle-lane between the through- and left-turn
lanes.

With the implementation of the access-approach to the R304, it is proposed to
provide a sidewalk along both sides of the access road up to and including the
furthest access, i.e. access to the church site.

On-site pedestrian accommodation will be discussed in the TISs accompanying the
individual SDPs.

€
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The abovementioned NMT-facilities are considered sufficient o accommodate the
proposed residential development.

6. CONCLUSIONS

The following can be concluded from the report:

e

1)

2)

3)

4)

5)

6)

7)

8)

That this TIA accompanies the Application for Rezoning to Subdivisional
Area of Remainder Farm 81/33, situated to the west of the R304, to the north
of Kayamandi, and adjacent to Steyn's Nursery, Stellenbosch;

That the proposed development will consist of a residential portion (1 200
units), a commereial portion (5 000 m? GLA), an educational portion {2 000
learners) and a church site, all of which will obtain access via a public road
intersecting the R304 in line with its AMP;

That the propesed development will have the potential to generate 2 397 AM
paak hour trips (986 in, 1 411 out) and 2 046 PM peak hour frips (1 261 in,
785 out);

That to accommodate the background traffic:

a) The dualling of the R304 between the R44 and Boitelary Road is
required;

b} The intersection lane layout as per the Conceptual Design of the
dualling of the R304 is required at the R304/Welgevonden Boulevard
intersection;

¢) The provision of traffic signals, dedicated turning lanes on the R304-
approaches {right-turn lane on the northem-approach and left-turn lane
on the southem approach) and access approach (right- and left-turn
lanes} are considered necessary in addition to the dualling of the R304
as per point 1) above. Should the development become operational
prior to the dualling of the R304, the ultimate intersection lane layout as
per the dualled R304 is proposed at the R304/Access intersection
(Dlagram 2);

That to accommeoedate the proposed development traffic:

a) The dualling of the access road between the R304 and the access-
roundabout is required;

b) An additional dedicated right-tumm lane is required on the access road-
approach, as well as on the northemn R304-approach o the
R304/Access intersection, or alternatively, the link towards the
R304/Welgevonden Boulevard intersection be completed (instead of the
additional dedicated right-turn lane on the R304-approach);

c} A roundabout with two circulating lanes is raquired at the Access
Road/Residential Access/Steyn’s Nursery Access-intersection, with a
shared through-left- and dedicated right-tumn lane on the residential
access-approach;

That should the adjacent Steyn's Nursery development occur before the
proposed development, the access road is planned to initially be constructed
as single carriageway {ultimate eastbound carriageway), serving only the
adjacent development, whiist access to Kayamandi will be possible in future
when the road is extended;

That detail on access control/layout, maintenance/contractor's access,
intemal road layouts, refuse rernoval, parking, efc. will be addressed with the
SDPs {and subsequent TISs) submitted during further development
applications; and

That to accommeodate public- and non-motorised transport, public ransport
embayments be provided along the R304 at its intersection with the

Page 10 of 12
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proposed access-approach {cutbound legs) and that a sidewalk be provided
along both sides of the access road between the R304 and the various
accesses.

7. RECOMMENDATIONS

From the above the following are recommended:

1) That TISs be compiled with the Sita Development Plan submissions for the
individual pockets;

2) That to accommodate the background traffic:

a) The dualling of the R304 between the R44 and Bottelary Road is
required;

b} The intersection lane layout as per the Conceptual Design of the
dualling of the R304 is required at the R304MWelgevonden Boulevard
intersection;

¢) The provision of traffic signals, dedicated tuming lanes on the R304-
approaches (right-turn lane on the northem-approach and left-turn lane
on the southem approach) and access approach (right- and left-turn
lanes) are considered necessary in addition to the dualling of the R304
as per point a) above. Should the development become operational
prior to the dualling of the R304, the ultimate intersection lane layout as
per the duslled R304 is proposed at the R304/Access intersection
{Diagram 2);

3) That to accommodate the proposed development traffic:

a) The dualling of the access road between the R304 and the access-
roundabout is required;

b) An additional dedicated right<turmn lane is required on the access road-
approach, and, either:

i. An additional dedicated right-tum lane on the northern R304-
approach to the R304/Access intersection; or

ii. Altematively, the road link to the R304/Welgevenden Boulevard
intersection be completed;

¢) A roundabout with two circulating lanes is required at the Access
Road/Residential Access/Steyn’'s Nursery Access-intersection, with a
shared through-left- and dedicated right-turn lane on the residential
accass-approach; and

4) That to accommodate public- and non-motorised transport, public transport
embayments be provided along the R304 at its intersection with the
proposed access-approach (cutbound legs) and that a sidewalk be provided
along the proposed development-side of the access-approach between the
R304 and the access.

In accordance with the Road Master Planning: Steflenbosch of Stellenbosch
Municipality's Development Charges Policy, upgrades fo the R304 and the parallel
link road between Kayamandi and the R304/Welgevonden Boulevard intersection
can be offset against Development Charges {DCs) payable.

Page 11 of 12
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We trust that the Traffic Impact Assassment wlll be to your satisfaction and will
gladly provide any additional information required on request.

Yours faithfully
"'x.‘i.-: 5
Yolandi dEenneyer {B. Eng Civll) Piet van Blerk Pr. Eng
iCE GROUP {STELLENBOSCH) iCE GROUP (STELLENBOSCH)
Attachments
Locality Plan
Figure 1 Available AM/PM Peak Hour Traffic Volumes (Thursday, 14 January
2016)

Figure 2 Estimated 2024 AM/PM Peak Hour Traffic Volumes {including annual
traffic growth and surrounding development)

Figure 3 Distribution of Traffic Generated by Propased Development

Figure 4 Expected 2024 AM/PM Peak Hour Traffic Volumes {including annual
traffic growth, surrounding development and proposed development)
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VISUAL IMPACT ASSEMENT FORMS PART OF THIS REPORT AS
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Heritage Impact Assessment
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1 INTRODUCTION

This report presents a heritage impact assessment (HIA} for the proposed development of the
remainder of Portion 33 of Farm 81, Cloetesdal. The site measuring 48,8ha in total is situated to the
north of Stellenbosch, on the R304 just beyond Watergang Farm, which abuts Kayamandi. The
development concept entails a mix of residential and commercial development in accordance with the
spatial planning for this part of Stelienbosch. The HIA is submitted in terms of Section 38(8) of the
National Heritage Resources Act, as the development is alse subject to the requirements of the
National Environmental Management Act.

2 HIA PROCESS

Following on the submission of a Notification of Intent to Develop, HWC requested a heritage impact
assessment that assesses the visual impact of the development on the cultural landscape and
includes design indicators {Refer to Annexura A for a copy of the HWC response).

In censultation with the Impact Assessment Committes (JACom) of HWC, it was agreed that a two
phase HIA process would be suitable for the site and the nature of the proposed development. Thus
in November of 2019 a Phase One HIA report was submitted to HWC for their endorsement, after
circulation o the Stellenbosch Municipality, the Stellenbosch Interest Group and Stellenbosch
Heritage Foundation for comment. HWC endorsed the findings of the Phase One report, which
explored the suitability of the site for development, the heritage resources associated with the site and
included indicators for the eventual development of the site. (A copy of the interim response from
HWC is attached in Annexure A).

This report now presents the complete HIA report, including the entire Phase One report, excluding
the original Sections 11 and 12, and Phase Two of the HIA, which essentially assesses the proposal
and alternative. The original Sections 11 and 12 of the Phase One report addressed comments on the
Phase One report and provided a short conclusion to the Phase One work respsctively. The
comments on the Phase One report by the Stellenbosch Municipality and Stellenbosch Interest Group
are attached in Annexure C of this repert. No other changes were made to the Phase One report,
except in Section 8, which has been updated to reflect the revised SDF for the Stellenbosch
Municipality that has since been approved by the Stellenbosch Council.

HIA: Rem Pt 33 of Farm 81, Stellenbosch newinbosch 1
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3 THE SITE AND ITS CONTEXT

The site is located to the north of Kayamandi along the R304 between Stellenbosch and the N1. The farm,
Watergang, recently acquired by the Stellenbosch Municipality for housing development is located
immediately to the south of the site. A plant nursery is located fo the norih-east of the site with farmland to
the north and west of the site. To the east of the site on the other side of R304, there is new high-density
development in the form of fownhouses and blocks of flats to the north-east and east of the site. Beyond
this developmant and the railway line, which runs parallel to the R304, lies the suburb of Clostesville, which
has its crigins in Cleetesdal farm.
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Figure 1l Locality Plan: Extract from 1:5¢ 000 Map Series Maps 3318DD {2000} (Source: Chief Directorate Surveys &
Mapping
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The site slopes down from west to east, offering views to the north and east, with swallow valleys,
accommeodating natural drainage to the north and south of the site. Devon valley lies beyond the flat
ridgeline to west of the site. The Plankenbrug River runs in the north south-valley to the east of the site.

= Anak ar

Figure 2 The site in its immediate context {Source: Cape Farm Mapper}

The site itself is triangular, with the Steyn's nursery, having been “cut-out’ from the north eastern comer,
Access to the site is taken off the R304, leading to the Grappa shed function venue (a converted barn), a
day care facility and housing units. The homestead further up the hill, is now used as offices and & pre-
school. Workers’ cottages are lecated on the southem boundary of the site, adjacent to the Louisenhof
cellar complex (locatad on Watergang farm). The site is planted with vineyards. A portion of the southern
boundary is planted with a pine tree windbreak and the eastem boundary is lined with olive trees.

HIA: Rem Pt 33 of Farm 81, Stellenbosch newinbosch 3
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Figure 3 Aerial view of the site [Source; Cape Farm Mapper)

Photograph 2 Late 207 century house further up the hill, now used as a pre-school and offices

HIA: Rem Pt 33 of Farm 81, Stellenbosch newinkosch 4
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Photograph 3 Workers' cottages located to the south-east of the site on the boundary with Watergang farm

Nuutgevonden housing complex, at the intersaction of the R 304 and Welgevonden Boulevard
{north-east of the site]

Photograph 5

Photograph & Mount Simon housing development directly opposite the site, on the other side of the R304.

HiA: Rem Pt 33 of Farm 81, Stellenbosch newinbosch 5
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Photograph 7 Louisenhof Cellar buildings immadiately to the south of the site on Watergang farm
{Source: Google Streetview)

s

Phaotograph 9

Olive trees along the eastern boundary of the site

HIA: Rem Pt 332 of Farm 81, Stellenbosch newinbosch 6
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4 ASSUMPTIONS AND LIMITATIONS

4.1 Availability of Information

This report is based on the information that was available at the time of writing. All material by others
informing this assessment, including historical and planning/land use background information from
earlier applications, is assumed to be accurate and a true reflection of the issues governing the property
and its proposed redevelopment.

4.2 Statement of Significance

The significance of cultural resource is dynamic and multi-faceted, in particular as interest groups and
societal values change over fime. It is thus neither possible, nor appropriate to provide a definitive
statemant of heritage significance. Nonetheless, avery effort has been made to ensure that the heritage
statement is as accurate a reflection of significance as is cumrently possible to ascertain. It is also noted
that the perceptions of visual impacts can be highly subjective.

4,3 Impacts beyond the Site Boundaries

This report does not address heritage impacts resulting from the potential laying of pipelines, electrical
and other related infrastructure between the site and elsewhere beyond its boundaries.

5 METHODOLOGY

The methodology followed to prepare this report entailed the following:

. Site visits to identify possible heritage resources on the property and related to the site,
including its context and visual sensitivity.

° A review of relevant studies, available, such as the recent Stellenbosch Heritage Inventory,
that contributes to an understanding of the heritage resources related to the site.

. A review of the relevant legislation that informs this study.

. Research at the Surveyor General, the Deeds Office and other reference material, to gain an
understanding of the history of the site.

HiA: Rem Pt 33 of Farm 81, Stellenbosch newinbosch 7
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6 LEGAL CONTEXT

6.1 National Heritage Resources Act {Act 25 of 1999) (NHRA)

A Notification of intent to Development was submitted, as Section of 38(1)(d) of the NHRA requires the
submission of a notification of intent to develop (NID) when the proposed development enizils rezoning
of site larger than 10 000m? and section 38(1){e)(i) requires a NID for a development that will change
the character of a site exceeding 5 000m?in extent. This report follows the record of decision of HWC
in response to the NID, which required a Heritage Impact Assessment (HIA) which should fulfil the
requirements of Section 38(3) of the NHRA. In the RCD, HWC noted that the visual impact of the
development on the cultural landscape must be assessed and that design indicators must be included
in the assessment. A copy of the response from HWC is attached in Annexure A. Note that it is not the
intention to prepare a stand-alone VIA — instead one of the co-authors of this HIA, is a visual specialist,
Mr David Gibbs and thus visual issues are integrated into HIA from the outset.

No other sections of the NHRA, are applicable as the site does not fall within a declared conservation
area or a current heritage protaction area, is not a Provincial Heritage Site, and it is unlikely that any of
the structures on the property are older than 60 years.

6.2 National Environmental Management Act (Act 107 of 1998) (NEMA)

The National Environmental Management Act (Act No. 107 of 1998), as amended, (NEMA) makes
provision for the identffication and assessment of activities that are potentlally defrimental to the
environment and which require authorization from the relevant authorities based on the findings of an
environmental impact assessment. NEMA is a national act, which is enforced by the Department of
Environmental Affairs (DEA). However, these powers are delegated in the Western Cape to the
Department of Environmental Affairs and Devealopment Planning {DEA&DP). DEA&DP will consider the
camments of HWC in response to tha HIA prior to issuing environmental authorisation in response to
the proposed activities.

In tarms of the 2014 Environmental Impact Agsessment Regulations (GN R. No. 982, GN R No. 983,
GN R. No. 984 and GN R. No, 985 published in terms of section 24 of NEMA, the following proposed
activities trigger the need for authorization in terms of NEMA:

(28}  Residential, mixed, retali, commercial, industrial or institutional developments where such land
was used for agriculture or afforestation on or after 01 April 1898 and where such development
will occur outside an urban area, where the total land to be developed is bigger than 1 hectare.
Stellenbosch Municipal Land Use Planning By-Law (2015) (SMPBL}

6.3 Land Use Planning Requirements

A rezoning and subdivision application for the remainder of Portion 33 of the Farm 81, Cloetesdal, will
be submitted to the local authority in terms of Section 15(2)(a) of the Stellenbosch Municipal Land Use
Planning By-Law {2015)(SMPBL)} and the Stellenbosch Zoning Regulations {2018}, to rezone the site
from Agricultural and Rural zone to Subdivisional Arsa and in terms of Section 15.2(d) of the of the
Stellenbosch Municipality Land Use Planning By-Law, 2015 for the subdivision of Farm 81/33,
Stellenbosch inte Conventional Residential zone erven, Multi-unit Residential zone erven, Local
Business zone erven, Education zane erven, Community zone erven, Utility Services zone erven and
Private Opan Space zone erven.

HIA: Rem Pt 33 of Farm 81, Stellenbosch newinbosch g
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7 POLICY CONTEXT

The policy context is critical to determine the desirability of the development of the site. The site forms
the core of land that has been earmarked by the municipality for the so-called northern extension of the
town, where the intention is to accommodate housing for lower- and middle-income groups. Figure 4
below indicates the location of the site, in the middle of this extensien area. The planned development
extends to the intersection of the R304 with Welgevonden Boulevard, i.e. the valley to the north of the
site. The western point of the site marks the extent of the western boundary. The Stellenbosch Council
confirmed their support for this plan at a Councll meeting in 2017 where they indicated that the planning
process should proceed “with the aim of creating an integrated human settlement”.

-~ . - FChuratt,

Figure 4 Extract from Northern Extension Plan {2017}

The latest Spatial Development Framework for Stellenbosch as well the planning for the Adam Tas
Corridor, endorses high density development of the site, as means to create affordable housing
opportunities for the town, and 1o densify along a development corridor that is aimed at achieving
greater integration in Stellenbosch. Should the vision of the Adam Tas comidor, an ambitious
collaboration between the public and private sectors, be realised, it will bring about significant socio-
economic opporfunities for the town of Stellenbosch and change the structure of the town to achieve
greater equity and social-cohasion. Figure 56 below illustrates the concept for the Adam Tas corridor, as
presented in the latest SDF document.

HIA: Rem Pt 33 of Farm 81, Stellenbosch newinbkosch 9
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Figure 5 The Adam Tas Cosridor Concept, as presented in the latest SDF document - the subject site is outlined in red.

Following on the above, development of the site is advocated in the SDF document for mixed use
community and residential infil and the portion bordering the R304 is indicated as strategic in terms of
development opporiunities. The R304 is identified by the MSDF as a “primary development axis /
transport corridor”, which should “should be explored for new high-density mixed-use infill development”
{(MSDF, p. 55 &58). Furthetmore the document states that: “ldeally, Kayarnandi should not be extended
beyond the northern reach of Cloetesville (with Welgevonden Boulevard as the northern edge) and its
reach to the east should be minimized as far as possible (in other words, a band of development along
the R304 should be promoted)” (MSDF, p6&7).

HiA: Rem Pt 33 of Farm 81, Stellenbosch newinbosch 10
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8 HISTORIC BACKGROUND

It is likely that there would have been early and middle stone age activity on the site given the evidence
found of such activity in the larger Stellenbosch area. At the time of the establishment of the
refreshment station at the Cape in 1652, the larger Eerste River valley would have formed part of the
seasonal grazing of the Khoenkhoen. By 1679, when Stellenbosch was founded by Simon van der
Stel, the Khoenkhoen wers being displaced from their traditional grazing areas (Mountain, 2003). The
first farm in this valley was granted in 1679, and between 1880 and 1691, 57 farms were granted in the
area (Smuts, 1979, €8). In 1692, a number of properties were granted along, what is now known as the
Plankenbrug River, including De Deckers Vallei and a “seker stuk land” granted to Lambert Lammerstz
van Hof, Aan’t Pad granted to Guilliam du Toit and Nooitgedacht granted to Matthijs Greeff.
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Figure 7 Early freahold land grants te individuals 1657-1750 - map extrack {Guelke, 1987)

The farm, Cloetesdal, was created in 1926 through the consolidation of inter alia portions of De Deckers
Vallei and Nooitgedacht, as well as Aan't Pad and the unnamed portion of land granted to Lammertsz
van Hof and registered to the estate of the late PA Myburgh. Most of these portions comprising the
consolidated farm came into the hands of the Cloete family in the early 1700s. In 1723 Jacob Kloste,
acquired De Deckers Vallei as well as the unnamed piecs of land, mentioned above. He also acquired
Nooitgedacht through his marriage to the widow of Johannes Loubser. These properties were all
inherited by his son, Hendrk Cloete, a wealthy Cape farmer who became the owner of Groot
Constantia. In 1833 Aan't Pad was regranted to Andries Christoffel Cloete and by 1835 he had also
accuired the portions De Deckers Vallei, a portion of the unnamed land, Pertion 3 of Nooitgedacht and
Portion 1 of Farm 92, all portions at that stage already in the Cloete family. It seems that it was at this
point that the name Cloetesdal was introduced. As is indicated on the diagram below, the homestead
and werf were lccated on the portion, Aan't Pad to the east of the Plankenbrug River and most sourcas
indicate that Aan't Pad later became Cloetesdal (i.e. this portion was the core of the farm).

HIA: Rem Pt 33 of Farm 81, Stellenbosch newinbosch 12
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Figure 8 Extract from diagram A 2781/1926 of Farm 81, Stellenbosch — Cloetesdal

Following the consolidation in 1926 of the portions noted above to create Clostesdal, significant
portions of the farm were sold off in 1927. Portion 33 has its origins Portions 3 and 4, subdivided in
1927. Portion 3 was acquired by Mendel Zetler and Portion 4 by Jacobus Johannes Basson Myburgh.
The latter portion passed hands several times, whilst portion 3 stayed in the Zetler family till 1979, whan
pertion 33 was created and acquired by Marostica {Pty) Ltd, The property was acquired by the Alberto
Costa Trust in 2001, Erf 15898, Stellenbosch, now the Mount Simon development, was divided from the
farm in 2009. The bulk of Portion 1, known as Cloetesdal Proper, located to the east of the Plankenbrug
River was acquired by the Stellenbosch Municipality in the sarly 18605 to create housing for families
displaced from the centre of Stellenbosch as a result of the Group Areas Act {Giliomee, 2018) - a
suburb known as Cloetesville.

HiA: Rem Pt 33 of Farm 81, Stellenbosch newinbesch 13
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Extract from the $G Diagram 6941/1975 of Portion 33 of Farm 81, 5tellenbosch
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9 HERITAGE RESOURCES AND SIGNIFICANCE

9.1 Introduction

The definition of a herifage resource is described in Section 2 (xvi) of the NHRA as: “any place or object
of cultural significance”™. This section of the report fulfills the requirement of Section 38(3) (a) and (b} of
the National Heritage Resources Act (NHRA) to establish the significance of the resources, and the
mapping of the resources {(NHRA 1899:64}. Refer to Annexure D for more details regarding the criteria
for establishing heritage significance.

9.2 Establishing the significance of the site

The heritage significance of a site is established by consldering several aspects of potential heritage
value. These are (in no particular order):

« Architectural value

The only structure on the site that could possibly have some architectural value is a small rectangufar
building with pitched roof, possibly originally Victorian workers' housing, but much akered. The
Stellenbosch Heritage inventory refers to series of sheds which seems to be the function venue with
smaller sheds below and highly unlikely to be Victorian as indicated. The published photograph is of
the row-house building referred to above. These buildings are graded as llic, but are in the authors'
opinion not conservation worthy. It does seem however that the authors confused the property in
question with Cloetesdal Proper, i.e. formery Aan’t Pad, which is located to the east of the Plankenbrug
River, of which the heavily restored homestead is now enclosed in suburb of Cloetesville, when they
referenced Fransen (2004}, in their write-up.

Photograph 11 Shed behind row-house, used for church services

HIA: Rem Pt 33 of Farm B1, Stellenbasch newinbosch 15
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Photograph 12 Large barn/shed used as function venue, with smaller barn and cottage located immediately down
slope

Photograph 13 Large barn/shed used as function venue, with smaller barn and cottage located immediately down
slope

= = ==

Photograph 14 Large barn/shed used as function venue, with smaller barn and cottage located immediately down
slope

+ Historical value
Although the larger Cloetesdal farm, at one stage included some of the early land grants in

Stellenbosch, such as Aan't Pad, the bulk of Portioh 33 of Farm 81, consist of later grants and
acquisitions, Although some of the owners of Cloetesdal, such as the Cloetes and Melcks (who owned

Hid: Rem Pt 33 of Farm 81, Stellenbosch newinbosch 16
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Cloetesdal Proper in mid 1700s) were important historic figures in Stellenbosch, the werf of Cloetesdal
farm with whom these figures would be associated was located to the east of the Plankenbrug River on
Cloetesdal Proper. The oldest buildings on the property seem to be the Victorian barn structures
referred to above. The property thus has limited historical value.

«  Spiritual, linguistic & scientific value
There is no evidence to suggest that the site has any spiritual, linguistic, or scientific value.

* Archaeological value

Although it is likely that pre-colonial resources such as ESA and MSA tools would be found on the site,
these would likely be scattered, due to the cultivation of the land. Additionally, there is no evidence of
early-colonial settlement on the site that could yield significant information. In this regard is should also
be noted that HWC did not request an archaeological impact assessment in their ROD to the NID.

Following on the above it is thus evident that the site has Jittle inherent heritage value, but as set outin
the ROD to the NID the site forms part of a rural/agricultural cultural landscape and is thus regarded as
having contextual significance.

9.3 Contextual significance

Broadly considered, the site is located within the Cape Winelands, an area of high scenic, cultural and
historical significance, identified as a ‘cultural landscape’; i.e. a place layered with history that
evidences the artefacts of human activity over time, constitutes meaningful visual, spatial, scenic and
aesthetic heritage resources which are valued by communities of people. The Cape Winelands is
characterized by the interplay of patterns of ‘urban’ townscape, ‘rural' landscape and mountain
‘wilderness'.

» |dentified heritage resources in the vicinity of the site

The contextual significance of the site is mainly related to its visible location in a rural landscape at the
entrance te Stellenbosch when approaching from the north, As noted earier the site is located in an
area of early colonial settlement, but very few of the historic werfs have survived. Figure 10 below from
the Stellenbosch Heritage Inventory (2018) indicates the graded heritage resources in the vicinity of the
site. Weltrevede werf, not visible from the site and Nooitgedacht werf, also not visible, both retain
magnificent Cape Dutch gabled homesteads as part of thair werfs and are Grade Il resources. Along
the R304 to the north of the site, there is a series of werfs dating to the early 20" century (1930s to
1950s) situated mid-slope on eastern side of the Botielary Hills overlooking the road and valley to the
east. Monterosso, closest to the site has been graded lilb and the other lllc. Itis noted that there are in
fact two werfs on Monterosso, both worthy of grading. Resources identified in Kayamandi to the south
of the sife, include a series of typical free-standing houses dating to the 1940-50s and landmark café,
possibly dating to the 1960s — these resources are regarded as having high social, community and
associationat value,

HiA: Rem Pt 33 of Farm 81, Stellenbosch newinbosch 17
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Corbett Malan Werf

Photograph 17
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Figure 10  Extract from the Stellenbosch Heritage Inventory Online Map - with heritage resources layer switched on
{Source: http://stellenboschheritage.co.zafsmhs/map/#15/-33.9535/18 7989 - accassed 29/10,/2019)

s  |dentified landscape value

In addition to the individual heritage resources identified in the Stellenbosch Heritage Inventory, this
inventory has also identified and classified landscapes in terms of heritage significance. The site falls
within the Bottelary Hills area, which in tum is divided into three large characters areas.

Davon Valley
B8GE-BO7

e
e ): ,
“d v
o Figure11  The character areas of the Bottelary Hills area ~ the

) e site falls within the Devon Valley area shaded on the diagram.

The larger character area is called Devon Valley and thus is largely concerned with the valley located
beyend the ridgeline to the west of the site. The site is located in unit BOS - a long strip of land abutting
the R304.

Figure 12 Locatlon of land unit BO5 as
per the Stellenbosch Heritage Inventory
2018
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Figure13  Extract from the Stellenbosch Heritage Invertory Online Map — with heritage resources and landscape units
layers switched an (Source: hitp://stellenhoschheritage co.zafesmhs/map/#15/-33.9535/18 7989 - accessed 29/19/2019)

This landscape is judged to have aesthetic and economic value, and as such it is noted that the open
character of the agrarian landscape should beé enhanced. Mention is made of the series of 1930-50s
farm werfs set back from the R304, referred to above, as significant in that it signifies the influx and
investment in wine farming arcund that timea. Although it is stated that lower slopes “revealed” a series
of early freghold grants along the entire length of the R304, almost ali of these early grants fall in tha
land unit to the west, as they were granted along the Plankenbrug River. The landscape unit is graded
as llib, mostly attributed to its high economic ranking, with high agricultural value and tourism potential.

Following on the assessment of the land unit, the implications for heritage management are illustrated
by the conservation systems layers. The site falls within a2 green fransition zone. In these zones,
almost all forms of urban development, particularly mono-functional security estates and gated
communities should be avoided. it would seem that urban development could be considered where
integrated planning ideals are pursued. The Lynedoch eco-village is suggested as a successful model
of creating integrated communities (In this regard, the authors would note that this village is also gated).
Note that the R304 is not indicated as a scenic route.

HIA: Rem Pt 33 of Farm 81, Stellenbasch newinbosch 20
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Figure 14 Extract from the Stellenbosch Heritage Inventory Online Map — with conservatlon sysiems layers
switched on (Source: http://stellenboschheritage.co.za/smhs/map/#15/-33.9535/18.7989 - accessed 29/10/2019)

*  Visual resources

The location of the site on lower slopes facing the R304, makes it part of the rural landscape experience
when travelling to and from Stellenbosch in this road. Although this road has not been identified as a
scenic route, it could be argued that the site does at present contribute to the sense of the Cape
Winelands, as it covered in vineyards with treed werf nodes typical of this landscape. This is sense is
diluted by the recent high-density urban development to the east of the R304, unmitigated by planting
with visibility exacerbated by uniformity of form and finishes. When approaching from the south, the site
is shielded by a dense windbreak of pine trees along the southem boundary. Along the eastern
bhoundary is a row of olive treses, that have not achieved sufficient height to screen the site but is also
unlikely to ever reach such heights. Approaching from the north, the agricultural landscape, including
the low north facing planted slopes of the site, is visible to one's left in the fore and middle-ground as
one passes Kana on the right until one reaches Steyn's nursery. This heavily planted site shields the
site from view for a distance. Itis noted that large number of exotic trees on this site is not particularly
appropriate in this landscape. Past this site, the lower slope is visible through the line of clives.

HiA: Rem Pt 33 of Farm 81, Stellenbosch newinbosch 21
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The site will also be visible from urban areas across the valley, such as Clostesville, Welgevonden and
the new highly visible Weltevreden Hills Estate. Note that the site is not visible from the Devon Valley.

Photograph 19 View from the homestead to the east onto Cloetesville and Welgevonden

In summary then, although not of exceptional assthetic quality, the planted site should be considered as
part of continuous landscape playing an important part in the experience of entering Stellenbosch. The
transition between urban and rurai is currently being encroached to the south of the site, whera informal
structures are expanding onto Watergang farm, fo the detriment of the visual experience.

e Summary of heritage significance and suggested grading

Although the site has very little intrinsic heritage significance, development of the site could impact on
the experience of the rural landscape as one approaches Stellenbosch along the R304, In this regard it
is noted that this experience is already impacted by new high-density development to the east of R304
and the encroachment of development on Watergang farm. As a result, it is argued that the b grading
for the site is overstating its significance and the suggested grading is lllc,

9.4 Summarized Heritage Statement

The site is primarily of spatial (contextual aesthetic) significance relating to its visible location in a
relatively intact ruralfagricultural landscape although some portions are earmarked for development.
The property has no known scientific, historical, social, spiritual, or linguistic value, and none of the
buildings on the site have architectural significance. Following on the above the site, largely because of
its open unbuilt nature, could possibly be graded llic for its contribution to the larger agricultural
landscape.

HI4: Rem Pt 33 of Farm 81, Stellenbhoasch newinbosch 23
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10 HERITAGE INDICATORS

10.1 Introduction

The preparation of heritage/design indicators for future development pre-supposes that such
development is appropriate in principle. In this instance the specific circumstances relating to the
property and proposed development model are of particular rélevance in deciding this matter.

* Viability of the farm as an agricultural concern

Cloetesdal and Watergang {which accommeodates the Louisenhof Wine Cellar} have been negatively
affected by the steady growth of Kayamandi and the resultant encroachment on the farm Watergang.
The farmer-owners of both these farms have fallen victim to fatal attacks, which has had a severe
impact on the value of the properties as going farming concerns. As it currently stands Cloetesdal is
rented out at no cost, just to ensure continued activity on the farm and prevent invasions. Both farms
are also subject to theft of equipment, vines and infrastructure. Watergang, which has been the site of
land invasions, is not farmed anymore and hasg recently been purchased by the Stellenbosch
Municipality to accommodate the large housing backlog experienced in Kayamandi. Once this land has
been developed it is likely that Cloetesdal could fall victim to land invasions. In the long term this could
obviously create a situation of rolling erosion of the rural/productive agricultural landscape and could not
in itself be regarded as motivation for development. If development of Cloetesdal could place a limit to
further development of ruralfagricultural land, then development could be regarded as a positive
outcome for preservation of the cultural landscape.

e —— — e g

View of Watergang (commonly known as Louisenhof] and its intarface with Kayamandi - the imvaded

R

Photograph 20

land Is situated at the crest of the hill.

Figure 145 Area of Watergang recently invaded by
peoplie seeking housing opportunities (Source:
- hitps://gosouth.co.za/w-cape-ministers-of-agriculture-
¢ and-community-safety-on-recent-farm-killing)
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s Spatial planning and development model

As noted in section 6 of this report, this land along with Watergang farm and a portion of land to its
north have been earmarked for development in the policy planning for the Stellenbosch municipality for
some time now, albeit that the extent of land increased from 2010 to the present.
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Figurelé 2010 SDF urban edge as apprwed by Coundil Figure 18 2017 SDF urban edge as approved by Coundil

Crucially, the site has been identified as part of the larger Adam Tas development comridor — an
ambitious catalytic project aimed at transforming the spatial structure of the town and creating socio-
economic opportunities for a broad spectrum of peopla, particularly the low to middle income groups as
a means to address the structural inequality of the town — refer to Figure 5 above. This plan does
indicate high density development along the R304 for the site, with lower densities further up the slope.
Should development of this land be able to provide in the need for the so-called gap market and the
lower middle and middle income group, which currently is not accommodated in the Stellenbosch
housing market, the contribution of the development to the socio-economic balance of the town could
trump the loss of productive land, that is in any case already financially unviable.

In this regard it is noted that a recent market study commissioned by Similan, has confirmed that there
is a significant market for FLISP! housing {for households with a monthly income between R3 501 to
R22 000) and bonded units. In particular it is recommended that housing ranging from R350 000 for
one-bedroom apartments to approximately R1,4M for free standing houses be provided - & product not
currently readily available in Stellenbosch at this price (Demacon, 2019). Similan, who specialises in
development for lower income groups, anticipates that a large percentage of potential buyers in this
price range wili come from areas such Kayamandi and Cloetesville, where people are forced into rental
stock, often in backyards, because there is no housing stock available in their affordability range.

¢ Intrinsic heritage value of the site

As set out in section 8 above, the site has no intrinsic heritage resources that would warrant a hold on
development,

For these reasons, the no-go option for developing the site is not regarded as realistic.

! Finance Linked Individual Subsidy Programme
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As the value of the property lies in its relationship with its broader spatial context, rather than its own

particular aesthetic or intrinsic merits, it follows that design priorities for future development should

focus primarily on impacts affecting the sumrounding landscape. In this regard the following should be
noted:

- Development of the site will be visible from the R304 on the approach to Stellenbosch and
although this route is not a designated scenic route, it will irreversibly change the entrance o
Stellenbosch from this important access route.

- The development will be visible from across the valley from Cloetesville and Welgevonden,

10.2 Cultural landscape analysis

Fellowing on the findings of section 9.1 above, a comprehensive analysis of the cultural landscape
context of the site was undertaken to underpin the formulation of design indicators for the site. The
following diagrams explore the relationships between landform, drainage, cultivation and settlement in
order fo understand the inherent logic of the cultural landscape response to natural informants.

By applying the logic of existing cultural landscape responses to natural place informants, planning and
design may begin to reflect similar patterns, enabling new development proposals to unfold as a
continuation of the local place-making tradition, fitting comfortably within the contextual fabric, and
contributing positively to the cultural landscape, as a contemparary layer of intervention, rather than
intruding into or imposing upon the landscape as an alien element.

HIA; Rem Pt 33 of Farm 81, Stellenbosch newinbosch 26
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Figure18  Landform contexdt (subject site shaded red}

Figure 18 (Landform context) above indicates the position of the site with respect to landform, by
distilling the shape of the landscape as described by contours at 5m intervals, The site lies on a fairly
continuous stope between two valleys, below the crest of the adjacent hills which form a ridge or spine
fowards the west. The western-most corner of the site gestures towards the saddle (or nack) between
two hills.

The aspect of site itself is orientated generally towards the north-east, facing the Plankenbrug River
valley. As the site folds into the drainage course immadiately north-west and south east, the westem-
most portions tend towards a north-facing aspect, and the eastern portions begin to tend towards an
east-facing aspect.

The contour diagram is the basic tool for interpreting landform components, as explored in figures 19
and 20 that follow.

HIA: Rem Pt 33 of Farm 81, Steltenbosch newinhosch 27
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Figura1®  Landform interpretation: ridgelines {subject site shaded red)

Figure 19 above emphasizes the ‘ridgelines' {i.e. instances in which the centour lines bend point
downhill. The diagram indicates in red the portions of the contour lines which form ridges, which act
both as watersheds {as they define catchment areas) and as view-sheds as they define view catchment
areas.

Whereas the site slopes fairly evenly along a broad, north-east facing ridge, the contours bend to form
two ridges with different aspects within the site boundaries: one begins as north-facing and then tends
towards the north east, the other beging (west of the site) as east-facing, and gradually becomes north-
east facing as it the drops in elevation. These subtle differences in aspect have implication for
microclimate, and can affect comfort levels with respect to temperature - for example, north-facing
slopes tend to be warmer for longer than east facing slopes, as they receive direct sunlight throughout
the day.

As it approaches the peak of the hill-top from which it originates, the ridge upon which the site lies
generally become steeper with increased elevation.
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Figure20  Landform interpretation: valleys {subject site shaded red}

Figure 20 highlights the portions of the contours which describe “valleys' {the inverse of the previous
diagram) i.e. instances in which the contours line bend and point ‘uphill’,

These valley formations act as conduits for drainage and concentrate flows of water towards the valley
floor. Valleys and ridges work in tandem and form hierarchical pattemns: primary ridges describe primary
valleys, secondary ridges describe secondary valleys, which form tributaries of primary valleys, and so
on.

The weathering of the site over time through erosion has given rise to deeply incised valley slopes
which form dendritic patterns. Whereas these secondary valleys may be dry during the summer
months, they are likely to form seasonal streams during the wet winter months.
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Figure17  Blue systems: drainage corridors [subject site shaded red}

Figure 21 above indicates the logic of locating farm dams and reservoirs along drainage course within
valleys formed by the contours. These constructed elements have been located where they are most
likely to fill with storm-water runoff during the wet season.

Access to a reliable source of water is a precondition for the establishment of agriculture and
permanent setlement. The farm dams and reservoirs form nodal points along the drainage corridors,
which act as linear ecological connectors, form a biodiversity network.
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Figure 18  Green structure: linear elements {subject site shaded red)

Figure 22 draws of the linear elements formed by riparian corridors (vegetation which has intensified
along drainage courses and river valleys, where access to water is greatest) as well wind-break
hedgerows, tree avenues and werf clusters.

The diagram indicates that this particular cultural landscape is not heavily endowed with linear
windbreak avenues, (apart from the one along the southern boundary of the site), but that clusters of
trees and short avenues running upslope towards farm werfs are more typical patterns.,

Note that the farm werf clusters are located approximately 100 metres upslope from the primary river
corridor, forming a series of clustered groupings.

The deminant linear pattern above is the continuous river comidor, which acts as primary structuring
device.
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Figure 19  Green matrix: field geometries (subjact site shaded red)

Figure 23 above outlines the patterns of field, vineyards and orchards which lend texture and grain to
the cultural landscape. The patterns tend to be geometric and rectilinear, reflecting fanming efficiencies,
apart from where the edges become more organic in response to river corridors and drainage lines.

There are clearly parent portions {evidenced by more continuous stralght lines) which have been sub-
divided into smaller farm portions. Farm werfs are evident as nodal points which punctuate and interupt
some of the primary alignments.

Also evident is the manner in which primary alignments gesture downslope towards the river valley and
in places radiate around hill-tops.
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Figure20  Green systems: composite {subject site shaded red}

The composite green systems diagram (Figure 24 above) reflects a fairly open and visually exposed
agricultural landscape, in which clustered groups of trees at farm werfs are more iypical than linear
rows of tregs forming avenues leading up to nodal points or as windbreaks at the edges of farm fields.

At a more detailed level, the texture of the landscape would bé revealed as a product of parallel rows of
vineyard and orchard of vegetation.
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Figure 215 Green and blue systems: composite {subject site shaded red)

The composite green and blue systems diagram (Figure 25 above) reveals a landscape largely
transformed (adapted, controlled, and managed) through agricultural practice, with natural drainage
patterms modified through the construction of farm dams and reservoirs within drainage courses.

Vegetation patterns also tend to emphasize the presence of water, with green areas intensifylng with
readily available water supplies, especially along drainage channels and river corridors.
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Figure22  Grey systems: urban |rural interface {subject site shaded vad)

The subject site lies at the interface between the urban and the rural, with most of the site falling within
the urban edge. The pattern reflects that areas of land which are more gently skoped, at lower
elevations tend to bacome urbanlzed before the mid and upper slopas, which require more engineering.

Farmland has become urbanized and, in many instances, agricultural patterns have given way to urban
pattems.
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Figure23  Cultural Landscape: composite diagram (subject site shaded red}

The diagram above cleary reveals the site at the interface between the urban and the rural, and at the
interface between river valley and sloped foothills.

HIA: Rerm PL 33 of Farm 81, Stellenbosch newinbosch 36



Figure 24  Cultural Landscapsa: Interpretation {subject site shaded red)

As the site lies within the transition zone between two landscape character domains (that of the rural
and that of the urban); the site could act as mediator, with some portions reflecting more urban
qualities, {especially those immediately adjacent areas which already form part of the urban realm);
whereas other portions may belong more properly to the rural landscape {notably those more
continuous with the adjacent farmland), and those located further upslope, where the gradient of the
terrain become steeper, which gesture towards mountain ‘wilderness’ beyond.

Those portions of the site located immediately adjacent to drainage cormidors should reflect a more
ecological quality and contribute towards the biodiversity nefwark.,
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10.3 Indicators
Following on the above the following indicators should guide development on the site:

*  Development that will stem encroachment from the south

One of the strong motivations for the development of the site is that it should stem encroachment onto
productive agricultural land and the cultural landscape from the south. This would mean ensuring that
poor communities are not located on the urban edge, which places an undue burden on such
communities to access socio-economic opportunities, and at the same fime and more importantly
creating housing opportunities for a range of income groups pariicularly at the lower end of the income
spectrum that would in the long term address the problem of informal settlement.

¢ Development that will lead to greater integration and equity in the 5tellenbosch

community
Although it could be argued that this is not siriclly speaking a heritage matter, the argument is made
that a portion of the cultural landscape is being sacrificed for the socio-sconomic benefits that it will
deliver. In this instance the nature of the development does hecome a heritage matter. Without
entering into an in depth analysis of the socio-economic problems facing the town of Stellenbosch, it is
common cause that inequity and a lack of opportunity at the low o middle end of the housing market,
has led to skewed sccio-economic dynamics, to the detriment of the town and its heritage resources.,

» |ntegrated development

Following 9.3.2 above, the development of the site will form part of a larger plan — the so-called
northermn extension of the town as wsll as the Adam Tas Corridor. if the aims of these projects are to be
realised the development will have to be integrated in terms of land use and connection to the urban
area to south and possibly fo the north in future. An insular mono-functional low density securlty estate
aimad at the upper middle class would be fotally inappropriate and not wamant the loss of
ruralfagricultural land.

The layout of the development should also take note and reference the pattern of mid-slope werfs
situated along the R304 to the north of the site. For instance, a cenfral nodefs with direct access from
the R304 and clustered free planting, situated mid-slope would be an appropriate reference to this
pattern.

* Northern edge treatment

The interface with the ruralfagricultural land on the northem boundary of the site will be critical issue
from a visual impact perspective. Generally speaking thera would be two choices in devising this
interface — either a hard built edge or a softer edge that seeks to create a more gradual transition
between urban rural, often through the lowering of densities, lower built form, the introduction of green
spaces and extensive landscaping. In this instancs it is argued that the development of the site could
never by hidden from users of the R304 and thus it is suggested that a hybrid of a hard edge softened
by clusters of trees, reflecting on the numerous farm werfs that characterise the landscape, is
implemented. Although the slope is fairly flat when viewed from the R304 it is also suggested that
building heights on this edge higher up on the slope should be kept to a single storey, whereas two
stories could be accommodated lower down — this to be tested with photomontages. Dealing with this
edge is parlicularly challenging as the land to the north has also in the past been earmarked for
development, but there is no indication if and when such development would go ahead. It is thus
further suggested that the design could make provision for further densification along this edge, should
eventual development to north screen such densification adequately.
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e Higher densities and taller buildings to be concentrated on eastern portion of the site
Following on 9.3.1-3, it is evident that the development will have to accommeodate various typologies of
built form at a relatively high average density (it is generally accepted that 25dwha is the minimum
requirement to support services such as public transport). The bulk of the intensified multi-storey urban
development should be kept to the lower slopes on the eastern portion of the site.

*  Building Scale, Form and Materials

Whereas the site can accommodate development, built form must respond to and respect traditional
patterns in scale, form and materials without mimlcking or direct copying of these patterns, The
underlying purpose is to ensure that new development is knitted into the broader landscape, rather than
becoming self-referential and visually dominant. Building heights could vary batween single and four
storeys, and in some instances smaller elements could possibly extend te five storeys. In general, the
built form should be diverss in design, materials and coleur scheme, including roof colours, to avoid the
visual impact of uniformity. Because of the relative size of the site, as well as its elevated position, the
development should be broken-up with generous green spaces to reduce the cumulative impact of
densely clustered buildings, and to allow for the continuity of open space to connect the site into the
broader cultural landscape. The layout should also respond to the topography of the site to minimize cut
and fill for building platforms as well as roadways, and to provide for suitable stormwater drainage
(possibly absorbed into the green areas) to prevent erosion.

« Planting patterns and landscaping

With regard to landscaping the following indicators are suggested:

+ Landscaping should be informal, with a variety of irees scattered throughout to soften visual impact.

s Clustars of trees at key points referencing fanm wetrfs will be appropriate.

+ Treed avenues giving access to the site, similar to enfrance roads ta farms wili be appropriate.

» Windbreaks are not common within this particular part of the Winelands and thus the use of single-
species tree lines at regular intervals is not recommended. It is nevertheless suggestad that the
existing windbreak on the southern boundary of the site be retained.

+« With respect to street trees, these can be planted in irregular rhythms and spacing {for informality)
and reflect a variety of appropriate species, rather than single species avenues.

+ Allfencing should be entirely visually permeable,
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11 DEVELOPMENT PROPOSAL

11.1 Alternative 1 - Preferred development option

The preferred development option for the land is illustrated by Figure 30. It entails a large mixed use
development with a variety of housing options, recreation areas, commercial uses, support facilities
such as a pre-school and provision for a new school site, and a place of worship to be accommodated
in existing structures on the site. The developers describe the development as a “neighbourhood”
where people of all age groups and income ranges can make a home. The development will
specifically provide for housing in price range that is currently not available in Stellenbosch. A summary
of the development proposal is provided below, and the complete urban design framework is attached
in Annaxure D.

e Residential

In total, 1 1562 housing units will be accommodated in free standing single housas, row and cluster
housing and apartment buildings.

The apartment buildings which will accommodate approximately 800 units will be located on the lower
slopes of the sites roughly in a north-south band on a flatter area of the site, just beyond the school and
church sites and the Steyn's nursery site. Apartment buildings will range from three to four storeys, and
units will range from studio size to three bedroomed penthouses. Row housing, cluster housing and
stand-along housing will be provided on the upper slopes. Plots for the row houses will an average size
of 170m?, 245m* for the cluster houses and 300m? for the stand-alone houses.

The higher density two storey row housing units will be located along east-west collector roads making
use of the slope to create a stepped development. The one to two cluster houses will be arranged along
wogn-erven, creating linear “werfs” and the guidelines will allow for an additional flatlet on site for use
by elderly parents or students. The ane to two storey stand-alone units will be largely concentrated
along the shorter north-south local access roads. On the northern boundary these units are clustered to
form smaller *werfs’.

¢ Commercial

Commercial uses, including retail and offices, will be located at the enfrance 1o the site, on sites on
either side of the central axis of the development so as to be accessible to both residents of the
neighbourhood and users of the R304. The intention is to provide for convenience shopping, services,
and work opportunitias (offices) close to home for residents of the northarn extension of Stellenbosch,
including Kayamandi and Cloetesville. The fotal area of these sites comes to 13 653m® and the
estimated commercial floor area to be development is approximately 3750m?, Some retail floor space
will also be provided on the ground floor of the apartment buildings at the entrance to the site.

e  Community uses

The development makes provision for a new school site of approximately 60 000m> that will
accommodate a primary and secondary school with sports fields. This site is located to the south-east
of the site, adjacent to the R304, and will help buifer the impact of traffic noise on the residential areas
behind. The church, cumently making use of existing facilities on the site, will be accommodated on a
site of approximately 20 000m? adjacent to the school site and will continue to use the existing
buildings.

The focus of community life for the residents will be the current pre-school facility, accommeodated in the
existing manar houss, to be ratained, enlarged, and complemeanted by a large public park. In addition to
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the pre-school to be retained in the
existing building, a small restaurant and
shop will be added — A on the diagram. A
small function venuefgathering place will
f\ be accommodated in a new building just
below the existing house — B on the
diagram. This area could be regarded as
main “werf” of the development and has
been given prominence by its placement
as the focal point of the main access road
into the neighbourhood.

Figure25  Extract from landscaping plan (CNJV Landscape Architects)

* Recreation and open space

The large park area referred to above is intended for active and passive recreation, market gardening
and social events. In addition, the development is served by a network of green spaces and woon-erven
that offer visual amenity and opportunities for passive and active recreation. The highest point of the
development will be a public park that will serve as a destination for runners, walkers and bikers and will
offer views onto the Stellenbosch Valley and its mountain backdrop. The high voltage power line that
crosses the site will be accommodated in a green belt. A large recreation area with a dam that will
double as a storm water collaction point, will serve the apartment buildings to the north of the access
road.

s Access, circulation, and services

The main access to the site will be from the R304 at a point roughly in the middle of the eastern
boundary. This access route will take the form of treed boulevard that will create a distinct sense of
place upon entering the neighbourhood. The boulevard affords access the commergial and community
uses on the site. The remainder of the site is accessed through a hierarchy of streets that provide
vehicular access to dwelling units, mostly oriented to following the contours of the site. Importantly the
road network makes provision for two connections to future development to the south of site on
Watergang farm, and the potential future development of the remainder of the land identified for
development in the Stellenbosch SDF to the north of the site. The road network will also provide
access fo proposed redeveloped Steyn's Nursery site.

The road network will accommodate storm water drainage and as noted a large dam on the lower
portion of the site will act as a detention pond.

A small plot for utility services has been provided for close the entrance, where an electrical substation
will be accommodated.

¢ Landscaping

The landscaping concept is intended to relate to traditional Cape landscapes, including both agricultural
and natural landscapes. Figure 30 overleaf illustrates the landscaping plan.

The framework which responds to the topography of the site, in particular drainage routes, existing
trees and climatic factors such as the prevailing winds, is conceptualised at two scales — the larger
network of communal spaces and the smaler scale “werf” spaces of the development. The tandscaping
plan will provide for a variety of active and passive uses aimed at all age groups — with productive
vegetable gardens and orchards; walking and cycling routes; sporting facilities such as a tennis and
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soceer courts, a communal swimming pool and cutdoor gym equipment; play areas for children; picnic
lawns and gazebo, view sites, a jetty and deck at the dam and a large multi-functional lawn for events.
The landseape plan will also include indigenous forests and a corridor of indigenous fynbos zlong the
power line servitude that will support biodiversity such as bees, and other insects and smaller animal
species.

The following principles/guidelines underpin the landscaping plan:

s Use of non-potable water through the recycling of storm and grey water. The large storage
dam will play a key role in this system.

+ Amelioration of micro-climate conditions through the planting of wind breaks and use of shading
devices such as vines and pergolas to protect against UV exposure.

+ Use of low maintenance materials and agricultural elements, such as olive tree orchards with
low water requirements and indigenous planting.

+ Hard landscaping will have a rural/natural feel — for instance roads and pathways will be paved
in warm greys and browns using local materials; FSC approved hardwoods wili be used for
decks, jetties and swale crossings and informal pathways will have a gravel or laterite surface.

= Roads will be lined with avenues of trees with the main boulevard lined by five rows of trees.

« Planting will be mainly indigenous, although certain trees, such as fruit trees for orchard
planting, caks and pencil cypresses and roses, flowering plants and hedges for feature planting
will be allowed. These will be specified in a planting list for homeowners on the estate.

«  Qutdoor lighting will be kept to a minimum — with only low-level pedestrian lighting and reserved
up-lighting in communal spaces. Pole top lighting will not be allowed to spill up wards.
Spotlights, neon lights and coloured lighting will not be allowed.

o Development model

The intention is that the site will be developed through a "Package of Plans™ approach, which entails the
establishment of a framework for development and a basket of rights up front, followed by detailed
planning and design, including SDPs for precincts as the development rights are taken up. The urban
design framework will provide parameters for the layout and built form of the pracincts.

Residential plots will ba sold with full title, whilst apartments will be sold with sectional litle and each
block will have its own body corporate. The developers will retain control of the sale of the full title
units, and development of the row housing, whilst some of the plots for the apartment buildings may be
sold onto other developers - this will inter alia ensure variation in the built form and design. As such the
developers will be responsible for the construction of all roads, services and parks and the
implementation of the landscaping for the development. Owners of residential units, including body
corporates for the apariments will be members of an overarching homeowners’ association that will
enforce architectural design guldelings for the various components of the development.
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11.2 Alternative 2

Alternative 2, illustrated in Figure 32 overleaf, has a similar land use mix as the preferred development
alternative. This alternative provides for 968 units of which 205 are allocated to single dwellings, 283 to
row housing and 480 to apariments. Apartment blocks are concentrated in a strip to the east of the site,
just beyond the school and church sites and the Steyn’s Nursery site. Row housing is concentrated
along the green strips and the boundaries of the site, with single units mostly located on the inside of
the ring read clustered in cul-de-sacs. Alternative 2 provides for service statlon of 4 663m? at the
entrance to the site, and a small retail area of 3 233m?> adjacent to the access road. Similar to the
preferred altemnative, this alternative also provides for a school and church in the south-eastern part of
the site. Alternative 2 provides for only one access to the site, from the R304 with no provision for future
connections to the north and south. Provision for recreation/open space is largely concentrated in a
green belt that runs in north-south direction roughly through the middle of the site,

Alternative 2 Is an earlier design iteration, discarded because:

s the various housing iypologies were too segregated.

« it did note make sufficient provision for green space and pedestrian moveament.

« another 8ha was added to the west of the site.

= the design would be difficult and expense to execute due to the steepness of the site and
curved roads.

= the northern boundary interface was regarded as monotonous and not appropriate in the
context; and

s not enocugh green space was provided on the eastern boundary.

11.3 No go-option
The viability of the no-go option has already been considered in Section 10.1 of the report. In summary
the following is noted:

« The property is no longer viable as an agricultural concern due to the encroachment of informal
housing from the south. In the absence of formal development, the site is likely to be invaded
by informal sefflement, with negative impacts on the cultural landscape.

*« The site forms part of an important development comidor for the town of Stellenbosch, that is
earmarked fo change to socio-economic landscape in Stellenbosch — the proposed
development wili contribute to achieving the vision of a more equitable and integrated
community by providing opportunities to those layers of society currently not catered for in
Stellenbosch.

e« No development will likely result in the eventual invasion of the land by informal dwellers, and
although informal settlement is not per se problematic; in this location the impact on the cultural
landscape is likely to be severely negafive,

The no-go option is thus not regarded as a realistic prospect.
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12 SQCIO-ECONOMIC IMPACTS

The development is likely to have numerous positive socio-economic impacts:

e The total value of the development is currently estimated at just more than R1 billion to be
invested in the local economy. This will include bulk infrastructure contribution in the order of
R96 million to be paid to the Municipality and an annual municipal tax contribution of
approximately R7,3 million.

+ ltis likely to create significantly more jobs during the construction and operations phases than is
currently offered by the property as a struggling agriculture and events concem. It is estimated
that 1000 jobs will be created during construction. The employment opportunities during the
operational phase have not been quantified.

o |t will create housing opportunities for middle income groups in Stellenbosch, who are unable to
access to appropriate housing, because the pace of delivery of partially subsidised housing is
too slow, or because housing in the price range of R650 000 to R2,8M is extremely scarce in
Stellenbosch.

o It will create alternative opportunilties for schooling at the northern end of Stellenbosch as well
as access to services and goods in close proximity to a significant portion of the community
thus reducing the cost of fransport.

13 ASSESSMENT OF PROPOSALS

From the assessment of the significance of the site and associated heritage resources, it is evident that
the rural landscape context adjacent to approach road to Stellenbosch is the critical aspect to be
considered when assessing this proposal. The proposed development will change the experience of
this portion of the R304 irreversibly in that the threshold that marks the visual transition from rural to
urban will be reached sooner than previously and the impact on a section of the road previously
experienced as mostly rural. This impact on the threshoid between urban and rural on the R304 is
regarded as the only significant and highly visible impact on the cultural landscape to be assessed. The
question is could such development be absorbed by/accommodated in the landscape to an acceptable
level. In this regard it should be borne in mind that agricultural land albeit of limited value, will be
sacrificed for davelopment, and should develapment prove to be acceptable; it is the authars’ view that
such land should be developed optimally.

13.1 Assessment against heritage indicators

The heritage indlcators have been formulated to reduce the likely negative impacts of the development
on the cultural landscape and allow the developmant to sit as comfortably as possibile in the receiving
environment — an assessment of the proposal against the indicators thus helps to understand the
impact of the proposal on heritage resources.

As noted by IACom at the time that Phase 1 of the HIA was being considerad, some of the indicaters
are not strictly speaking related to heritage issues and in some instances it is noted that realisation of
some of the indicators are not entirely in the hands of this development.

¢ Development that will stem encroachment from the south

The proposed development will cerfainly stem the encroachment of informal settlement and lllegal land
occupation from the south. Having said this, curbing/controlling the spread of informal structures to the
south-west of the site (i.e. towards the crest of the hill on what is now municipal land), will be
responsibility of the Municipality.
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s  Development that will lead to greater integration and equity in the Stellenbosch

community

The proposed development is aimed at a socio-economic market segment not generally provided for in
Stellenbosch. The scale of the development will create opportunities for a significant number of home
buyers in the low to middle income market that will contribute towards a more batanced community,

+ Integrated development

The development proposal makes provision for physical integration with future development to the north
and south of site through road connections. In addition, the school, church and commercial uses, will
create opportunities for social integration with surrounding communities.

*=  Northern edge treatment

The treatment of the northem edge of the development is crucial to reducing the visual impact of the
development as viewed from the R304 - this view is regarded as the key impact on the cultural
landscape. As suggested in the indicators, the built form along this edge has been broken up to create
clusters of green similar to the treed werfs that are characteristic of the wider landscape. The lower
lying eastern portion of the boundary is to be planted with a row trees — this also seems appropriate to
screen and soften the view onto the taller and denser apariment blocks. There is some concern
regarding the portion of development on the upper slope that is totally unscreened. The visibility and
impact of this will be considered in the assessment of the 3D modelling to the development discussed in
the section to follow.

» Higher densities and taller buildings to be concentrated on eastern portion of the site
The layout clearly conforms to this indicator. It is also noted that an overall gross density of 27du/ha
has been achieved with the layout, which will make for development that generally conforms to the
principles for development set out in SPLUMA.

+  Building Scale, Form and Materials

The scale and form of development is generally considered to be acceptable in that building heights
have been kept acceptably low and the layout has allowed for sufficient planting, The layout also works
well with the topography, with not much cut and fill that will be needed for buildings.

The bulk of the apartment buildings could however be problematic if not sufficiently articulated and
broken up. In addition, the finishes of buildings and roofscapes will be an important determinant of
visual impact. The developers have indicated their preferances in this regard — the intention is to create
as much variety as possible within a set range. They have stated that they would like the development
to look as if it has developed over years in an organic way (i.e. like a typical neighbourhood). Thus a
range of colours for plastered finishes will be allowed, as well as other finishes such as painted bricks,
washed brick panals, exposed brick, concrete, selective use of cladding such as wood and local stone.
With regard to roofscapes, a variety of pitches and roof coverings will be allowed using both tiles and
sheeting, with colour options to be restricted to greys and black.

The above is regarded as entirely appropriate provided that allowed colours and finishes are muted
earth tones, reflective finishes are not allowed, reflective white finishes is either disallowed or strictly
controlled to avoid large reflective clusters and variation between individual buildings are enforced.
Guidelines for the built form of the apartment buildings will also be required. These are to set out in
detail in architectural guidelines to be enforced by the local authority in conjunction with the
homeowners’ association.
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e Planting patterns and landscaping

The landscaping plan conforms largely to the indicators. The only point of concern is the concept of
windbreaks noted in the [andscaping plan, which is not regarded as typical of this particular area. it is
noted that there are some linear plantings along the roadways and the lower portion of the northern
boundary. These are not regarded as problematic as the planting along the roadways will always be
viewed at an angle from the R304 and with the relatively dense building footprint in between filling in the
spaces at trunk level will not be read as linear. The line of planting on the northerm boundary is
relatively short and definitely required as a screen to the apartment buildings behind.

The indicators also called for all fencing to be visually permeable. The proposal does anticipate
portions of solid fencing between individual properties to allow for privacy and this is in fact acceptable
as the contribution of such fencing to the overall visual impact will be minimal, Guidelines for internal
fencing should ensure that adequate tree planting remains possible. All external fencing of the
development should be visually permeable.

13.2 Assessment of impact on cultural landscape

In order to assess the impact of the proposal on the cultural landscape, a 3D model of the proposed
development and its surrounds was prepared, and two viewpoints have beaen selected for modelling.
These viewpoints are all located along the R304 and reflect views onto the site as you approach the
town of Stellenbosch,

LA

Figure 27  Key viewpoints for modelling

A

of proposed development {VP 1 & VP 2] - Source: Google Earth

¢ VP1: On the R304 opposite Monterossa werf — the threshold spot from where tha site will come
into view to the right from a distance of approximately Tkm.

e VP2: On the R304 at the intersection with Welgevonden Boulevard at approximately 400m from
the site.

These are reflected in the photomontages (by) as follows:
s« The current situation
¢ As per the above, but including the proposed built form (unmitigated view)
=« As per the above but including tree planting and landscape treatment as mitigation of the visual
impact.
¢ Asper above, but also reflecting colour variations in the finishes of the buildings (as opposed to
the reflective white with black roofs)
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Figure28  Viewpoint 1 from R 304 showing (A} current status {no development); {B) proposal unmitigated {buildings
only); (C) proposal with landscape mitigation; {D) proposal with architectural mitigation added
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Figure29  Viewpoint 2 from R 304 showing (A} current status {no development); (B} proposal unmitigated {buildings
only); {C) proposal with landscape mitigation (D} proposal with landscape and architectural mitigation
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The figures above (Figures 34 and 35} give an impression of the visual impacts that can be anticipated
by the proposed development, as well as the degree to which the visual impacts can be mitigated,
prirmarily through landscaping. In each case,

A represents the existing view, namely an open, unbuilt site in the middle distance or forming
part of a background view — note the photographs for these views have been taken using a
50mm focal length as is generally accepted as the standard when undertaking visual impact
assessments;

B indicates the ingertion of the proposed buildings, {without mitigation) — an immediate,
noticeable change to the site (i.e. visual impact), but occupying only a small percentage of the
fleld of view™

C reflects the mitigation of the visual impact through tree planting, screening vegetation and
other landscape measures, in which the new buildings become partially obscured or shaded,
having the sense of being more embedded and settled;

D reflects additional mitigation through introducing muted tones for the finishes of the buildings
as opposed to the reflective white buildings with black roofs.

The Phase 1 report postulated that development on the upper slopes along the northemn boundary may
have fo be restricted to single storey units, depending on the outcome of the modelling. It is the opinion
of the authors that two storey units, as seen in the modeling are acceptable even with limited screening
as mentioned in the discussicn in Section 13.1 above.

As the landscape matures and becomes established, the views become normalized, and visual impacts
will be reduced. Similarly, variation and use of muted coloursffinishes for buildings and roofscapes will
assist greatly with allowing the development to recede into the landscape, provided that large reflective
surfaces are not allowed.

It should be noted that whereas the site itself has moderate visual significance, the cultural landscape
context within which it is located has greater significance.

Whereas the development will have an immediate visual impact (in that a noticeable change will be
perceived) with suitable mitigation, the visual impacts can be reduced. This impact is assessed to ba of
a high significance (unmitigated) reducing to moderate (short term) to low significance (long term)
with mitigation. Tha modelling already includes the proposal for the development of the Steyn's
Nursery site, but not the possible development of the land immediately to the north of the site, also
indicated for development in the planning for the Stellenbosch Municipality. Such development will
reduce the visual impact of the currently development significantly.

Strict adherence to hetitage and environmental conservation and management controls, in the detail
design and during the construction phases of the development (including sufficient hoarding, Tighting
and signage, as well 2s noise and dust control for occupational health and safety), should be enforced.

The implementation of landscape measures and architectural controls should be a fundamental
requirement; and would be considered 1o be effective mitigation of the visual impacts.

The following table presents a summary of the impact assessment of the proposal as measured against
established criteria.

2 Note that the model alsa includes the proposed development of the Steyn's Nursery site to the norh-gast of the site and thus
gives belter indication of the likely cumulative impact of development.
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Potential impact on the cultural landscape character
Reduction of agricuitural open space, intrusion of built form, lighting, reflection

Impact I Description

Nature of impact negative: unmifigated impacts would detract from the receiving emvironment
s cultural landscape agricultural context

s rurdl fransifion to urban

Type of impact Direct, and cumulative (adding to existing development)

Impact avoidance/ prevention Unavoidable

lmpact minimization Planning of development fo respond positively to visual f heritage
conaiderations

Rehabilitation/ restoration/ repalr Architectural measures {form / scalke / massing / materials / texdures)

Compensation/ offset Landscape measures {screen tree planting / intemal open space / view
corriklors)

Degrea to which the impact can be mitigated Medium to high

Degree to which the impact can be reversed Low

Degree to which the impact may cause | Medium
irreplaceable loss of resources

Assessment of impact Rating before mitigation Rating after mitigation

Externt of impact Local Local

Duration of impact Long Term Medium {untll landscape matures)
Intensity of impact Medium Medium fo low

Probability of cccurrence Definite Definite

Level of confidance in prediction High High

Significance Rating before mitigation Rating after mitigation

High to medium (adverse) Medium to low (beneficial)

14 CONSULTATION AND COMMENTS

The complete HIA was advertised for comment as part of the second round of advertising of the Basic
Assessment Report that has baen prepared as part of the NEMA applieation process, by Guillaume Nel
Environmental Censultants. The advertising period ran from during 23 July o 28 August 2020. A
complete list of the interested and affected parties that were invited to comment is attached in Annexure
E. as well as a summary of the process and comments received. This included the Stellenbosch
Interest Group, the Stellenbosch Heritage Foundation and the Stellenbosch Municipality's Heritage
Officer. No comments related to heritage issues where received.

15 FINDINGS AND RECOMMENDATIONS

It is evident that although the proposed development will change the experience of arriving at
Stellenbosch along the R304, the proposed mitigation could soften the visual impact to an acceptable
degree. The photomontages indicate that with proper mitigation, particularly through landscape
treatment of the northern boundary of the site, the proposed development will be visually recessive.
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Overall the development is assessed {o have an impact of high significance, reducing to moderate
{short term) to low (long term) with mitigation in the form of landscaping and architectural controls.

It is thus recommended that HWC endorse this HIA as having met the requirements of Section 38(4) of
the NHRA and that the proposed developed be endorsed subject to the following conditions:

« The landscaping plan is further detailed to inter alia specify tree sizes to be plantad. It is
important that trees of an adequate height are planted from the onset to reduce potential visual
impacts — thus tree heights must be specified in the landscaping plan. The landscaping plan
must be submitted to the Stellenbosch Municipality for approval.

» Architectural guidelings for the whole development to realize the intentions of the urban design
framework and the heritage indicators set out in section 10 of this report are prepared. The
following aspects will need to be addressed:

Height restrictions for all buildings across the site as indicated in the proposed
SDP. It is however noted that the indicators stated that certain smaller elements of
the four storey buildings may extend to five storeys. This is regarded as
appropriate to mark key pointsfintersections in the development and should be
controlied through the guidelines.

Massing and articulation of the apartment blocks — monolithic blocks are to be
disallowed and the guidelines must specify fhe extent of articulation in detail.

Roof shape and colour to ensure variation in design and colour throughout the
development, but keeping the colour paletie to neutral greys and black

Finishes of buildings, using plaster and paint in muted neutral earth tones (no
highly reflective white), concrete or stone, with restricted or prohibited use of metal
cladding.

Openings with restrictions on large reflecting surfaces, and shading of openings,
particularly to the sast.

Lighting, services, security features and signage 1o be low key andfor not visible as
may be appropriate {refer to indicators)

Fencing — use of visually permeable fencing on perimeter with werf walls allowed
for internal boundaries, provided that screening tree planting is accommodated,

These guidelines are to be to the approval of the Stellenbosch Municipality (Heritage
Resources Management).
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ANNEXURE A:
Response to NID and interim comment on Phase One of HIA
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Case No.; 1907081 3A507 19 .
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HERITAGE IMPACT ASSESSMENT; PROFOSED MIRED-USE DEVELOEMENT ON THE REMAINDER OF PORTION 33
OF FARM 81, CLOETESDAL STEUENBOSCH, SUBMITTED IN TERMS OF SECTION 38(8) OF THE NANONAL
HERITAGE RESOURCES ACT {ACT 25 OF 1999)

CASE NUMBER: 170708 13AS0719M
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ANNEXURE B:
Criteria for Establishing Heritage Significance
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Criteria for Establishing Heritage Significance

Cultural significance is defined in the National Heritage Resources Act (Act 25 of 1899) as “aesthetic,
architectural, historical, scientific, social, spiritual, linguistic or technological value or significance”
(Section 2 (vi} NHRA 1999:8).

Section 3(2) and (3) of the NHRA expands on the meaning of cultural significance as follows:
Section 3 (2) lists the following as compenents of the national estate:

(a)
(b
(6)
(d)
(e)
()
(@
{h)
(i)

places, buildings, structures and equipment of cultural significance

places to which oral traditions are attached or which are agsociated with living heritage ;
historical settlements and townscapas

landscapes and naturai features of cultural significance

geological sites of scientific or cultural importance;

archaeological and palasontological sites;

graves and burial grounds,

sites of significance relating to the history of slavery in South Africa;

movable objects.

According to section 3 (3) the cultural significance of a place or object is related to the following:

(=)
(0}

{0
{d}
(e}
]
(9)
{h)

(i)

its importance in the community, or pattem of South Africa’s history

its possession of uncommon, rare or endangered aspects of South Africa’s natural or cultural
heritage;

its potential to yield information that will contribute to an understanding of South Africa’s natural or
cultural heritage;

its importance in demonsirating the principal characteristics of a particular class of South Africa's
natural or cultural places or objects

its importance in exhibiting particular aesthetic characteristics valued by 2 community or cultural
group;

its importance in demonstrating a high degree of creative or technical achievement at a particular
period;

its strong or special association with a particular community or cultural group for social, cultural or
spiritual reagons;

its strong or special association with the life or work of a person, group or organization of
importance in the history of South Africa;

sites of significance relating to the history of slavery in South Africa.
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ANNEXURE C:

Comments on Phase 1 Report
{attached as separate files in electronic version)
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ANNEXURE D:

Urban Design Framework (Osmond Lange Architects)
(attached as separate files in electronic version)
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ANNEXURE E:

I&APs invited to comment on BAR & summary of process and comments
(attached as separate files in electronic version)



503
* STELLENBOSCH

.- STELLENBOSCH « PNIEL ¢« FRANSCHHOEK

MUNICIPALITY « UMASIPALA « MUNISIPALITEIT

ANNEXURE N



SHB6EL

LA 130 5 LT

oozt
£

BHOLLDIS TvoldAL
HOSOaMITTALS

V3SI L30T EE/E WYL
NGO LN3WDOT13A3]

-------------

*S31ON

RO i I
I_Ed_-.‘uo"_z_ dod

|¥¥ NolLogs

————— 1}




aL/s6EL [
o NOALYNEOINI 804

00024

SUTHE ) 0 1 LTS

A

SHOLUDAE TolidA L

HOSOANITIALS e
"WOSILIOTD 'CCILE Wuvd | 90 nOLLDES |
NO INIWdO A3

d = 5 W ah o4

yssoguimau

wa | e SLNIWANINY

05

| NGB
| - -
|
3
—

I\ (S
|

I ________________[_ I —

[y NoiLozs.

L= "

S3LON




quBetE i o
— NOLVWEOI 204

e
SUFG L0 TS

00024
na

SNOILD3IS TYDdAL

|
HOSOANITIZLS | - =
“IVASILION ‘S E WY | [ooNoiLaas
NC LNTWNJ0TIA3A _
|

lllllllllllll

! Yy tiouods:

*S3LON




507
4+ STELLENBOSCH

."'." STELLENBOSCH « PNIEL « FRANSCHHOEK

MUNICIPALITY « UMASIPALA « MUNISIPALITEIT

ANNEXURE O



S1/86EL

SUIT 440 6 LTME V—F
aonz:L
™o

SNOILDTZ WAL
HOSOINTTIZLS

IVaSALFOID €L/18 Wuvd
NO LNIWJOT3A3a

-] weucrinns (S

“OHY TEOEMEE L8V

N Aodh

‘S3LON

NOILYWHOLNI JOd

‘gaNoILo3s

V¥ NOILO3S:




000Z:L

BNOILOIS TwOldAL

HOSOANITIALE
"TYASALIOTD 'CEAL8 WHVS
NO INZNDOT3ASA

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

:S310N

UL od KR
NOMVREG 304

122NOLIFS

_
68 NOLLOIS i

O3S

e




Skig6el

srkena

SLIBF 430} LTI =

SMOILI3E TWIIdAL

HOSCBNITIELsS
“WASALIOTD 'EE/18 WY
NO LNIW-0T3AI]

yosoquimau

Bt madltrde © SV —‘
EIHrORE | e

10

*S310ON

102 NOWO3S.

| oan
| I
BENOLOS __ WV NOILO3S
| _
{ _ _ =5 i
) [ T
= T =N - [
| |
| :
m _,v - a1 -
_ -
_
_ -
|
_ |
T = -t ¥ .
| - |
_ VY NOLLO3S _
L 7 o
- _ 1
L= B |
T w (e -“s T T -




et e M B . At

I
1
1 " “ WP PRS L SAD I LE I
I

£l
W 4 S O Y

i




512
4 STELLENBOSCH

’ STELLENBOSCH « PNIEL » FRANSCHHOEK

MUNICIPALITY « UMASIPALA ¢« MUNISIPALITEIT

ANNEXURE P



513

ATHOLES QNAOHD HIAMOT
OFdSHId LNIWILYIY TYOId AL

ASHOLS ANGOIS AJHOLE LSYld ATEHOLE ONHORE s dan

dVYIN ALITYOOT

QoQs:L AVOS

MONYEHRSTING D
AN LOOS LN LE Y T AL

B e
aaury gpng ooy |
] sy
wit AR W
7y g W
b3 ]
iy
| v | Bumoz

F19YL SYILINVHVS
LNSWAGTEAEA

yosoguimau




514

NOILLYHASDIINOD LIFULE TWIIdAL

i ! B WD
__ - ) gy Lty
f_ it o B A
\ wiz Y Bt g A
\ f fht o ]
\ ~..~ a0 L | wieano anuTy
Gl 031 | PN DM WAR
. A SO RS Y
L Lol
ey Cupz
8L SHA | SINYHYE
ANINLOTIAIA
0001 IWIR d¥I ALY DO

yssoquimeu |




515

e

2w
@
1w

1 i
B :
H g g
ol o i §
14 4
i 9]
W
L0 e@si),.
Q- g é;gi 1(31%[=|5|5|¢ -
W 2 alr 3 B
. o Glw HE 555
I I L
° J rt) B Ellgi
: ¢ ﬂ§| ﬁgi 3 &}
o &
O
:Z
;
a4
8

TYPICAL STREET CONFIGURATION

LOCALITY MAP




516

Baprd mgu0
20} Do Loty
i ]
oury PP i R
I Ty
By BURINE Walipony
WO Zed) =42z A
=

L]
it e

HEIEIE IR

L

FgvL SHILIAVHYS

LNINHOT1AAIA

0005} ATVIOS

dVIN ALIMYDOT

@ © © H ¥ n ©c a H 35 § 3 N

yoasoguimau




	MPT COVER - 18 March 2022-VOLUME 2
	MPT Agenda-Volume 2- 18 March 2022
	Farm 1202-54 Report & annex
	MPT-FULL REPORT -FARM 81
	MPT Report 81-33 SB
	Annexure A
	Annexure  G
	Annexure M



