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NOTICE OF LAND DEVELOPMENT APPLICATION TO INTERESTED AND AFFECTED PARTIES FOR 

COMMENT 

 

Sir / Madam 

 

The following land use application in terms of the Stellenbosch Land Use Planning Bylaw, 

2015, refers:  

 

Application Property Address: Trumali Road, Stellenbosch, 7600 

 

Application Property Number: Remainder of the Farm Brandwacht No. 1049, Stellenbosch 

 

Applicant: TV3 Projects (Pty) Ltd – C Heys (contact details: 021 861 3800) 

 

Owner:  Brandwacht Land Development (Pty) Ltd – N du Toit (contact details: 083 226 9858) 

 

Application Reference: LU/13953 

 

Application Type: Rezoning and deviation from the Spatial Development Framework 

 

Detailed description of land use or development proposal, including its intent and purpose: 

 

• Application is made i.t.o. section 15.2(a) of the of the Stellenbosch Municipality Land 

Use Planning By-Law, 2015 for the rezoning of the Remainder of the Farm Brandwacht 

No. 1049, in the Division of Stellenbosch, Province of the Western Cape from 

Agriculture and Rural Zone to Subdivisional Area, consisting of Conventional 

Residential Zone erven (i.e. dwelling houses at a maximum residential density of 25 

erven per hectare), Multi-Unit Residential Zone erven (i.e. group housing units at a 

maximum residential density of 50 units per hectare), a Local Business Zone erf (i.e. 

offices with a maximum bulk of 1.0 located west of Elsie du Toit Street and which will 

not form part of the residential estate), Private Open Space Zone erven (i.e. private 

open spaces and private roads) and Public Roads and Parking Zone erven (i.e. public 

road to accommodate the Eastern Link Road, utility services, etc.), and a site specific 

deviation from the approved Stellenbosch Municipality’s Spatial Development 

Framework, 2019 to initiate an urban infill development outside the approved urban 

edge of Stellenbosch. 

 

Notice is hereby given in terms of the provisions of Section 46 of the said Bylaw that the 

above-mentioned application has been submitted to the Stellenbosch Municipality for 

consideration.  The application is available for inspection on the Planning Portal of the 

Stellenbosch Municipal Website for the duration of the public participation process at the 

following address: [https://www.stellenbosch.gov.za/planning portal/planning-notices/land-

use-applications-advertisements]. If the website or documents cannot be accessed, an 

electronic copy of the application can be requested from the Applicant.     

 

You are hereby invited to submit comments and / or objections on the application in terms 

of Section 50 of the said bylaw with the following requirements and particulars:   

 

• The comments must be made in writing; 

• The comments must refer to the Application Reference Number and Address, 

• The name of the person that submits the comments; 

• The physical address and contact details of the person submitting the comments; 

• The interest that the person has in the subject application; 

• The reasons for the comments, which must be set out in sufficient detail in order to: 

o Indicate the facts and circumstances that explain the comments; 

o Where relevant demonstrate the undesirable effect that the application will 

have if approved; 
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o Where relevant demonstrate any aspect of the application that is not 

considered consistent with applicable policy; and  

o Enable the applicant to respond to the comments. 

 

 

The comments must be addressed to the applicant by electronic mail as follows: TV3 Projects 

(Pty) Ltd – C. Heys clifford@tv3.co.za  

 

The comments must be submitted within 30 days from the date of this notice to be received 

on or before the closing date of 3 October 2022.  

 

It should be noted that the Municipality, in terms of Section 50(5) of the said Bylaw, may 

refuse to accept any comments/ objection received after the closing date.    

 

For any enquiries on the Application or the above requirements, or if you are unable to write 

and /or submit your comments as provided for, you may contact the Applicant for 

assistance at the e-mail address provided or telephonically at 021 861 3800 during normal 

office hours. 

 

Yours faithfully  

 

CLIFFORD HEYS 

TV3 PROJECTS (PTY) LTD 

(1 September 2022) 
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KENNISGEWING VAN GROND ONTWIKKELINGSAANSOEK AAN GEINTERESSEERDE EN 

GEAFFEKTEERDE PARTYE VIR KOMMENTAAR 

 

Meneer / Dame 

 

Die volgende grondgebruiksaansoek in terme van Stellenbosch se Verordeninge op 

Grondgebruikbeplanning, 2015, verwys:   

 

Adres van aansoek eiendom: Trumaliweg, Stellenbosch, 7600 

 

Aansoek eiendom beskrywing: Restant van die Plaas Brandwacht No. 1049, Stellenbosch  

 

Aansoeker: TV3 Projects (Pty) Ltd – C Heys (kontak besonderhede: 021 861 3800) 

 

Eienaar: Brandwacht Land Development (Pty) Ltd – N du Toit (kontak besonderhede: 083 226 

9858) 

 

Aansoek Verwysing: LU/13953 

 

Tipe Aansoek: Hersonering en afwyking van die Ruimtelike Ontwikkelingsraamwerk  

 

Besonderhede van die grondgebruiksaansoek, insluitende die doel en uitkoms:   

 

• Aansoek word hiermee gemaak in terme van Afdeling 15.(2)(a) van die Stellenbosch 

Munisipaliteit se Beplanning Bywet, 2015 vir die hersonering van die Restant van die 

Plaas Brandwacht No. 1049 vanaf Landbou en Landelike Sone na 

Onderverdelingsgebied, bestaande uit Konvensionele Residensiële Sone (d.w.s. 

woonhuise teen ‘n maksimum residensiële dightheid van 25 erwe per hektaar), Multi 

Eenheid Residensiële Sone (d.w.s. groephuise teen ‘n maksimum residensiële 

dightheid van 50 eenhede per hektaar), ‘n Plaaslike Besigheid Sone erf (d.w.s. 

kantore met ‘n vloerfaktor van 1.0 geleë wes van Elsie du Toitstraat en wat nie deel 

van die residensiële landgoed sal vorm nie), Privaat Oopruimte Sone erwe (d.w.s. 

private oopruimtes en private strate) en Publieke Pad en Parkering Sone erwe (d.w.s. 

publieke pad om die Oostelike Verbypad te akkommodeer, ingenieursdienste, ens.), 

en vir ‘n terrein spesifieke wysiging van die goedgekeurde Stellenbosch Munisipaliteit 

se Ruimtelike Ontwikkelingsraamwerk, 2019 ten einde ‘n stedelike invul ontwikkeling 

buite die goedgekeurde stedelike grens van Stellenbosch te inisieer. 

 

Kennis word hiermee gegee in terme van die voorskrifte van die Artikel 46 van die 

genoemde Verordeninge dat bovermelde aansoek by die Stellenbosch Munisipaliteit 

ingedien is vir oorweging. Die aansoek is beskikbaar vir insae op die Beplannings Portaal van 

die Stellenbosch Munisipaliteit se Webtuiste vir die tydsduur van die publieke deelname 

proses by die volgende adres: [https://www.stellenbosch.gov.za/planning portal/planning-

notices/land-use-applications-advertisements]. Indien die webtuiste of tersaaklike 

dokumente nie toeganglik is nie, kan die Aansoeker versoek word om ‘n elektroniese kopie 

van die aansoek beskikbaar te stel.    

 

Kommentaar en/ of besware kan vervolgens gedien word op die aansoek in terms van 

Artikel 50 van die tersaaklike Verordening wat die volgende vereistes en besonderhede moet 

bevat:    

 

• Die kommentaar moet skriftelik wees; 

• Die kommentaar moet die aansoek se verwysings nommer en adres insluit; 

• Die naam van die persoon wat die kommentaar lewer; 

• Die fisiese adres en kontak besonderhede van die persoon wat die kommentaar 

lewer.  

• Die belang wat die persoon wat die kommentaar lewer, in die aansoek het.  



Page 4 of 4 

 

• Die redes vir die kommentaar wat gelewer word, welke redes genoegsame 

besonderhede moet bevat ten opsite van die volgende aspekte: 

o Die feite en omstandighede aantoon wat die die kommentaar toelig;  

o Indien toepaslik, aantoon wat die onwenslike resultaat sal wees indien die 

aansoek goedgekeur word;  

o Waar toepaslik moet aangetoon word indien enige aspek van die aansoek 

strydig geag word met enige relevante beleid;   

o Dat die insette voldoende inlgting sal gee wat die aansoeker in staat sal stel 

om kommentaar daarop te lewer. 

 

Die kommentaar moet by wyse van elektroniese pos aan die Aansoeker gestuur word as 

volg: TV3 Projects (Pty) Ltd – C. Heys clifford@tv3.co.za  

 

Die kommentaar moet binne 30 dae vanaf die datum van hierdie kennisgewing gestuur 

word en moet ontvang word voor of op die laaste dag van die sluitingsdatum van 3 Oktober 

2022.  

 

Daar moet kennis geneem word dat die Munisipaliteit, in terme van Artikel 50(5) van die 

vermelde Verordeninge, mag weier om enige kommentaar / beswaar te aanvaar wat na 

die sluitingsdatum ontvang word.    

 

Indien daar enige navrae op die aansoek of bovermelde vereistes vir die lewer van 

kommentaar is, of indien dit nie moontlik is om geskrewe kommentaar te lewer of die 

kommentaar op die wyse te lewer soos voorsienning gemaak is nie, kan die Aansoeker 

geskakel word vir bystand by die vermelde elektroniese pos adres of telefonies by 021 861 

3800 gedurende normale kantoor ure.  

 

Die uwe  

 

CLIFFORD HEYS 

TV3 PROJECTS (PTY) LTD 

(1 September 2022) 

 

 

 

 

 



 

ATTACHMENTS: 

 

1. EXECUTIVE SUMMARY OF THE APPLICATION 

2. LOCALITY PLAN 

3. CONCEPT SITE DEVELOPMENT PLAN  
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EXECUTIVE SUMMARY 

 

1. The following applications are made on the Remainder of the Farm Brandwacht 

No. 1049, in the Division of Stellenbosch, Province of the Western Cape, 

namely: 

 

• A site specific deviation from the approved Stellenbosch Municipality’s 

Spatial Development Framework, 2019 to initiate an urban infill 

development outside the approved urban edge of Stellenbosch; and 

• Application i.t.o. section 15.2(a) of the of the Stellenbosch Municipality Land 

Use Planning By-Law, 2015 for the rezoning of the Remainder of the Farm 

Brandwacht No. 1049, in the Division of Stellenbosch, Province of the 

Western Cape from Agriculture and Rural Zone to Subdivisional Area, 

consisting of Conventional Residential Zone erven (i.e. dwelling houses at a 

maximum residential density of 25 erven per hectare), Multi-Unit Residential 

Zone erven (i.e. group housing units at a maximum residential density of 50 

units per hectare), a Local Business Zone erf (i.e. offices with a maximum 

bulk of 1.0 located west of Elsie du Toit Street and which will not form part of 

the residential estate), Private Open Space Zone erven (i.e. private open 

spaces and private roads) and Public Roads and Parking Zone erven (i.e. 

public road to accommodate the Eastern Link Road, utility services, etc.). 

 

2. A detailed and final urban development proposal must still be prepared. 

However, a concept layout plan is included in this report, to illustrate vision of 

the proposed urban development (see Section D). 

 

3. In 2018 and 2019 – as part of the Stellenbosch Municipal Spatial Development 

Framework process – we submitted numerous planning reports to the 

Municipal Manager motivating why the subject property should be included in 

the urban edge and earmarked for future urban development. As part of these 

submissions, detailed specialist studies were prepared (such as a traffic impact 
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assessment, engineering services report, visual impact assessment, heritage 

impact assessment, etc.) and included in the planning motivation reports. 

Copies of these specialist reports are again included in this application. 

However, these specialist input will be revisited and updated when the detailed 

urban development proposal is finalised. 

 

4. The approval of the site specific deviation from the Stellenbosch Municipality’s 

Spatial Development Framework and the rezoning of the subject property will 

allow the landowner to proceed with all the necessary specialist investigations 

and impact studies of the proposed development, and then to prepare and 

submit all the applications i.t.o. the Subdivision of Agricultural Land Act, 1970, 

the Land Use Planning Act, 2015, the Advertising on Roads and Ribbon 

Development Act, 1940, the National Environmental Management Act, 1998 

and the National Heritage Resources Act, 1999.  

 
5. These applications, specialist input, impact assessments and approvals will in 

turn provide the agreed development framework / envelope within which the 

final development proposal will be conceptualised. 

 

6. In 2019, as part of the Stellenbosch Municipality’s Spatial Development 

Framework process, a planning application report was submitted to motivate 

the inclusion of the subject property in the urban edge. This report included 

numerous preliminary specialist reports (transport, engineering, heritage, 

visual, etc.) which are again included as part of this land use planning 

application. These specialist reports will be updated with the subsequent 

planning, environmental, heritage, agriculture and transport applications. 

 

7. With receipt of all the required planning, environmental, heritage, agriculture 

and transport approvals, a land use planning application i.t.o. the Stellenbosch 

Municipality’s Planning By-Law, 2015 will be prepared and submitted for 

approval of the final development proposal. 
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8. The subject property is currently located outside the Stellenbosch 

Municipality’s approved urban edge. This application will illustrate and motivate 

that a wide range of site specific circumstances exists which serves to support 

a deviation from the approved urban edge so as to allow for the inclusion of the 

application property as well as the subsequent development thereof of urban 

related purposes. 

 

9. This application is based on the following motivating considerations as set out 

in more detail in the full application document: 

 

• The farm’s agricultural potential is limited, and the Western Cape 

Department of Agriculture has no objection against the proposed urban 

development of the subject property; 

• The proposed urban development will generally support the municipal 

spatial planning policies; 

• The plan alignment for the proposed Eastern Link Road will traverse the 

application property and effectively by default divide it into two smaller land 

portions; 

• The proposed development of the application property for urban 

development purposes is compatible with the character of the immediate 

surrounding area; 

• It will provide different housing typologies in the Stellenbosch Municipal 

area; 

• It will not lead to a loss of a critical biodiversity area; 

• It will have a limited impact on heritage resources; 

• It will have a limited visual impact; 

• It will have significant socio-economic benefits for Stellenbosch town (e.g. it 

will create new employment opportunities); 

• It will increase the municipal tax base; 

• The resulting traffic impact will be limited; and 
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• It will contribute to the upgrading of municipal engineering infrastructure 

(e.g. payment of development charges). 

 

10. We submit that well motivated considerations exist for the site specific based 

rezoning application to be considered favourably. Accordingly, we recommend 

that the application be approved, so that the landowner may formally proceed 

with satisfying the other legal requirements for the application process. 
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PTANNING & ECONOMIC DEVETOPMENT
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PTANNER
IO VERIfY

ADMIN TO
VERITY

INDICATE WHICH OF THE FOLLOWING FORM PARI OF THE

OOCUMENTATION
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20. Flood line plon
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From:
Sent:
To:
Cc:

Subject:

Clifford Heys < Clifford@tv3.co.za >

Monday, 04 April 2022 13.16

Pedro April; Bulelwa Mdoda
Landuse Applications; Jan van Rensburg

lExl RE: Pre-application scrutiny: Farm No 1049, Stellenbosch: Application for
rezoning to subdivisional area.

Your submission has been duly scrutinized for your intended land use and / or land
development application.

Bulelwa Mdoda

a) lt ls noted that no application is made for the amendment of the Urban Edge,
but reference is made on some plans attached to the assessment
documentation of a "Propose Urban Edge" and should be removed were
applicable.

b) The zoning category of Public Road and Parking Zone is also more appropriate
for the intend of the Eastern Link Public Road and consideration must be given
to change the zoning category for the intended use.

Hi Bulelwa

Re. Pedro's pre-app scrutiny feedback below.

We have amended the LUMS application as per Pedro's request, and I will send it to you via WeTransfer.

Regards

clifford

From: Pedro April <Pedro.April@stellenbosch.gov.za>

Sent: 04 April 2022 10:28 AM
To: Clifford Heys <Clifford @tv3.co.za>
Cc: Bulelwa Mdoda <Bulelwa.Mdoda@stellenbosch.gov.za>

Subiect: Pre-application scrutiny: Farm No 1049, Stellenbosch:Application for rezoning to subdivisional area.

Dear Mr Clifford Heys

Feedback: Pre-Applicalion Scrutinv

1. Your pre-application scrutiny submission on the above property, refers.

3. Your intended land use and/ or land development application as depicted in the submission
represents on face value an accurate approach to the prevailing provisions in the
Stellenbosch Land Use Planning Bylaw (2015) [SLUPB] and Stellenbosch Zoning Scheme
Bylaw (2019) [SZSB] and vou mav proceed to submit for consideration a correspondins
application for the rezoninq of Farm No 1049. Stellenbosch from Aqricultural and Rural
Zone to Subdivisional Area as specified in the motivational documentation. e.q. zoninq
cateqories and densities. Your attention is however drawn to the follorinq:

2.

1
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c) Section 15 of the Stellenbosch Municipal Land Use Planning By-law do not
make provision for an application for a deviation from the SDF for site specific
reasons. Consider the wording as part of your Section 15 application for
rezoning if it must be included in the advert.

The intended land use and/ or land development application 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 Portal of the Municipal Website ( https://stellenbosch.oov.zalplanninq-oortal/ ).

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

It should also be noted that the complete application should first be submitted without the
payment of any applicable application fees to email
land use.apolications stellenbosch.qov.za. Only when satisfied that a complete and
accurate application has been submitted, will a 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(1Xc)(i) of the SLUPB.

6

7

2

For any enquiries on this correspondence please respond by e-mail to the writer hereof or to
the email; land use.enquiries@stellenbosch.qov.za
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1 . The following applications are made on lhe Remainder of the Farm Brandwacht

No. 1049, in the Division of Stellenbosch, Province of the Western Cape,

namely:

A site specific deviation from the approved Stellenbosch Municipality's

Spatial Development Framework, 2019 to initiate an urban infill

development outside the approved urban edge of Stellenbosch; and

Application i.t.o. section 15.2(a) of the ol the Stellenbosch Municipality Land

Use Planning By-Law, 2015 for the rezoning ol the Remainder ol the Farm

Brandwachl No. 1049, in the Division of Stellenbosch, Province of lhe

Western Cape from Agriculture and Rural Zone to Subdivisional Area,

consisting of Conventional Residential Zone erven (i.e. dwelling houses at a

maximum residential density of 25 erven per hectare), Multi-Unit Residential

Zone erven (i.e. group housing units at a maximum residential density of 50

units per hectare), a Local Business Zone erl (i.e. oflices with a maximum

bulk of 1.0 located west of Elsie du Toit Street and which will not form part ol

the residential estate), Private Open Space Zone erven (i.e. private open

spaces and private roads) and Public Roads and Parking Zone erven (i.e.

public road to accommodale the Eastern Link Road, utility services, etc.).

2. A detailed and final urban development proposal must still be prepared.

However, a concept layout plan is included in this report, to illustrate vision ol

the proposed urban development (see Sectlon D).

3. ln 201 8 and 2019 - as part ol the Stellenbosch Municipal Spatial Development

Framework process - we submitted numerous planning reports to the

Municipal Manager motivating why the subject property should be included in

the urban edge and earmarked for future urban development. As part of these

submissions, detailed specialist studies were prepared (such as a traffic impact

EXECUTIVE SUMMARY
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4. The approval of the site specific deviation from the Stellenbosch Municipality's

Spatial Development Framework and the rezoning of the subject prope(y will

allow the landowner to proceed with all the necessary specialist investigations

and impact studies of the proposed development, and then to prepare and

submit all the applications i.t.o. the Subdivision of Agricultural Land Act, 1970,

the Land Use Planning Act,2015, the Advertising on Roads and Ribbon

Development Act, 1940, the National Environmental Management Act, 1998

and the National Heritage Resources Act, 1999.

5. These applications, specialisl inpul, impact assessments and approvals will in

turn provide the agreed development framework / envelope within which the

final development proposal will be conceptualised.

6. ln 2019, as part of the Stellenbosch Municipality's Spatial Development

Framework process, a planning application report was submitted lo motivate

the inclusion of the subject property in the urban edge. This report included

numerous preliminary specialist reports (transport, engineering, heritage,

visual, etc.) which are again included as part ol this land use planning

application. These specialist reports will be updated with the subsequent

planning, environmental, heritage, agriculture and transport applications.

7. With receipt of all the required planning, environmental, heritage, agriculture

and transport approvals, a land use planning application i.t.o. the Stellenbosch

Municipality's Planning By-Law, 2015 will be prepared and submitted lor

approval of the final development proposal.

II

assessment, engineering services report, visual impact assessment, heritage

impact assessment, etc.) and included in the planning motivation reports.

Copies of these specialist reports are again included in this application.

However, these specialist input will be revisited and updated when the detailed

urban development proposal is finalised.
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8. The subject property is currently located outside the Stellenbosch

Municipality's approved urban edge. This application will illustrate and motivate

that a wide range of site specific circumstances exists which serves to support

a deviation from the approved urban edge so as to allow Jor the inclusion of the

application property as well as the subsequent development thereof of urban

related purposes.

9. This application is based on the following motivating considerations as set out

in more detail in the Iull application document:

The farm's agricultural potential is limited, and the Western Cape

Department of Agriculture has no oblection against the proposed urban

development of the subject property;

The proposed urban development will generally support the municipal

spatial planning policies;

The plan alignment Jor the proposed Eastern Link Road will traverse the

application property and effectively by default divide it into two smaller land

portions;

The proposed developmenl of the application property Jor urban

development purposes is compatible with the character of the immediate

surrounding area;

It will provide different housing lypologies in the Stellenbosch Municipal

area;

It will not lead to a loss ot a critical biodiversity area;

It will have a limited impact on heritage resources;

It will have a limited visual impact;

It will have signilicant socio-economic beneJits lor Stellenbosch town (e.9. it

will create new employment opportunities);

It will increase the municipal tax base;

The resulting traffic impact will be limited; and

l
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It will contribute to the upgrading of municipal engineering i

(e.9. payment of development charges).

10.We submit that well motivated considerations exist for the site s

rezoning application to be considered favourably. Accordingly, we

that the application be approved, so that the landowner may form

with satisfying the other legal requirements lor the application p
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cHAPTER 1: LAND USE PLANNING APPLICATIONS

1.1 BRIEF

This lirm has received a brief f rom the directors of Brandwacht Land

Development (Pty) Ltd to prepare the necessary documentation for the

rezoning et al. of the Remainder of lhe Farm Brandwacht No. 1049, in the

Division of Stellenbosch, Province of the Western Cape [herafter referred to as

the subject propertyl. A power of attorney to this affect is attached hereto (see

Sectlon A).

Subsequent to the appointment, numerous pre-submission consuhations were

held with the provincial and municipal planning oflicials regarding the proposed

urban development of the subiect property.

The aim ol this land use planning application report is to provide the

Stellenbosch Municipality with sufficient information to approve a site specific

deviation from the Stellenbosch Municipality's Spatial Development Framework

to initiate an urban infill development outside the approved urban edge of

Stellenbosch, and to approve the rezoning of the sublect property from

Agriculture and Rural Zone to Subdivisional Area.

A linal urban development proposal does not yet exist, but the approval will

allow the landowner to proceed with the preparation and submission of all the

required planning, environmenlal, heritage, agriculture and transport

applications that will lead to the finalization ol the urban development proposal.

1,2 LAND USE PLANNING APPLICATIONS

As discussed with the planning officials (in order to facilitate the proposed

urban development of the sublect property) the following land use planning

1



Tv3 ARCHITECTS TOWN PLANNERS & URBAN DESIGNERS

applications are hereby made, namely

1.3 PURPOSE OF THE LAND USE PLANNING APPLICATIONS

The purpose of the land use planning applications is to obtain the Stellenbosch

Municipality's approval for a site specific deviation lrom the Stellenbosch

Municipality's Spatial Development Framework and for the rezoning approval

for the proposed urban development of the subject property. This will allow the

landowner to proceed with the preparation and submission of all the required

planning, environmental, heritage, agriculture and transport applications; i.e.

applications i.t.o. the Subdivision of Agricultural Land Act, 1970, the Land Use

Planning Act,201 5, the Advertising on Roads and Ribbon DevelopmentAct,

2

Application i.t.o. section 15.2(a) ol the ol the Stellenbosch

Municipality Land Use Planning By-Law, 2015 lor the rezoning ol the

Remainder ol the Farm Brandwacht No. 1049, in the Division ot

Stellenbosch, Province ol the Western Cape lrom Agriculture and

Rural Zone to Subdivisional Area, consisting ol Conventional

Residential Zone enrcn (i.e. dwelling houses at a maximum residential

density of 25 erven per hectare), Multi-Unit Residential Zone erven (i.e.

group housing units at a maximum residential density of 50 units per

hectare), a Local Business Zone ert (i,e. olfices with a maximum bulk

of 1.0 located west ol Elsie du Toit Street and which will not form pafi

of the residential estate), Private Open Space Zone erven (i,e. private

open spaces and private roads) and Public Roads and Parking Zone

erven (i.e. public road to accommodate the Eastern Link Road, utility

services, etc.), and a site specitic deviation from the approved

Stellenbosch Municipality's Spatial Development Framework, 201 I to

initiate an urban infill development outside the approved urban edge

of Stellenbosch.
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1940, the National Environmental Management Act, 1998 and

Heritage Resources Act, 1999.

e National

With receipt of all the required planning, environmental, heritage agriculture

i.t.o. theand transport approvals, a linal land use planning applicati

Stellenbosch Municipality's Planning By-Law, 2015 will be pr pared and

submitted for approval of the final development proposal and subd sion plan.

3
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CHAPTER 2: SUBJECT PROPERTY DETAILS

2.1 THE SUBJECT PROPERTY

The sublect property is described in the Deed o{ Transfer No. T1 1 81 89/ l 998 as

the Remainder of the Farm Brandwacht No. 1049, in the Division of

Stellenbosch, Province of the Western Cape. A copy of the Deed of Transfer

with Surveyor-General Diagram is attached hereto (see Section Bl.

2,2 OWNERSHIP

Brandwacht Land Development (Pty) Ltd is the registered owner of the subject

property.

2,3 PROPERTY SIZE

The subiect property is 30ha in extent

2,4 DEEDS OFFICE SEARCH

Cluver Markotter Attorneys were instructed to undertake a Deeds Office search

to determine il there are any title conditions that will prohibit the proposed urban

development of the sub.ject property. According to their Conveyancer

Certilicate there are no conditions contained in the title deed that will restrict the

proposed urban development ol the subject property. A copy of their

Conveyancer Certificate is attached hereto (see Sectton Q.

2.5 LOCALITY

The subject property is located on Trumali Road approximately two kilometres

south of the Stellenbosch central business district, as indicated on Figures 2.1

4
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and 2.2 below.

Figure 2.1: The Locality of the subject property

Figure 2.2: The context of the subject property

The locality and context of the property is indicated in more detail on the

attached locality plans attached hereto (see Section D).
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2,6 CURRENT ZONING AND LAND USE

The subject property is zoned Agriculture and Rural Zone (i.e. for agriculture

purposes) but is currently not cultivated. The ruins ol a farm shed, two farm

labourer's cottages and a portion of a dam are located on the subject property.

2,7 SURROUNDING LAND USES

The subject property is located in an urban part of Stellenbosch. The residential

areas of Brandwacht and Brandwacht aan Rivier are located directly to the

north. The Stellenbosch Mediclinic hospital, the Brandwacht Office Park and

the Brandwacht manor house (with rights for a rural hotel) are all located

directly west of the subject property. The Stellenbosch Municipality's Farm

Grondves No. 369, Stellenbosch - that is leased by the KWV and utilised for

the propagation of vines - and the Paradyskloof residential area are located

directly to the south of the subject property. To the east of the subject property

is undeveloped mounlain land.

The surrounding land uses are indicated on Figure 2.3 below.

6
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CHAPTER 3: DEVELOPMENT PROPOSAL

3.1 DEVELOPMENTPROPOSALDESCRIPTION

The proponent, Brandwacht Land Development (Pty) Ltd, is proposing an

urban land use development on the subject property, consisting of primarily

residential land uses with the opportunity lor a variety of residential densities

(similar to the abutting Brandwacht aan Rivier residential estate). For this

reason, application has been made for the rezoning ot the subject property from

Agriculture and Rural Zone to Subdivisional Area. The proposed urban

development will consist of the lollowing land uses:

Conventional Residential Zone erven (i.e. dwelling houses at a maximum

residential density of 25 erven per hectare);

Multi-Unit Residential Zone erven (i.e. group housing units at a maximum

residential density of 50 units per hectare);

a Local Business Zone erl (i.e. offices with a maximum bulk of 1.0 located

west of Elsie du Toit Streel and will not form part ol the residential estate);

Private Open Space Zone erven (i.e. private open spaces and private

roads); and

Public Roads and Parking Zone erven (i.e. public road for the Eastern Link

Road, utility services, etc.).

Owing to the success and popularity of the Brandwacht aan Rivier residential

estate as well as the subject property's similar shape to the estate, we have

attempted to emulate the design principles of Brandwacht aan Rivier. The

proposed residential development on the subject property will have an

elongated open space system that will act as a buffer between the proposed

and exisling developmenls. This open space system will connect with the

Brandwacht stream and the mountain land. The residential schemes will

consist of a network oJ cul-de-sac streets to create a sense of community in

8
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each of these closes. ln order to limit the proposed development's visual

impact, the higher densities will be located on the lower portion of the subject

property and the lower densities on the higher portion of the subject property.

We have prepared a Concept Layout Plan for the proposed urban development

that illustrates these principles. However, this is only a preliminary design that

will be finalised during the required environmental, heritage and planning

application processes. A copy of the Concept Layout Plan is attached hereto

(see Secfion D).

3.2 LANDSCAPE MASTER PLAN

As part of the final design process, a Landscape Master Plan will be prepared

for the proposed urban development. The Landscape Master Plan will address

human issues of scale, orientation, and microclimatic mitigation, whilst also

satistying conservation and aesthetic demands. To this end the responsibilities

for the design of the landscape, range across various disciplines into the

surrounding spaces, being effectively and aJfected by architectural and

municipal requirements as well as the natural environment. This understanding

will allow for the integration of landscape and urban design in a fresh pattern of

urban and natural ecology, inclusive of the envisaged residential lifestyle.

3.3 PHASING OF THE DEVELOPMENT

9

It is the proponent's intention to develop the subject property in phases (not all

in once) and to provide the required bulk infrastructure tor each development

phase (as needed). For this reason, a Phasing Plan will be submitted to the

Stellenbosch Municipality for approval (as part ol the Subdivision Plan

application).
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CHAPTER 4: SPATIAL PLANNING POLICIES

4,1 COMPLIANCE WITH THE SPATIAL PLANNING POLICIES

The development ol the sublect property is governed primarily by the following

spatial planning policy documents. This chapter illustrates how the proposed

development will comply with the recommendations and principles of these

spatial planning policies.

4,2 SPATTAL PLANNING AND LAND USE MANAGEMENT ACT

The Spatial Planning and Land Use Management Act, 2013 (SPLUMA)

provides a framework specifying the relationship between the spatial planning

and the land use management system and other kinds of planning. The goal is

to provide a framework which insures inclusive, developmental, equitable and

eflicient spatial planning at the different spheres of government, to address

past spatial and regulalory imbalances, to promote greater consistency and

unilormity in the application procedures and decision-making by authorities

responsible for land use decisions and development applications.

ln order to reach the above goals, SPLUMA has the following five development

principles which guide all aspects of spatial development planning, land

development and land use management, namely:

Spatial Justice

The proposed development will support the principle of spatial .iustice

through improved access to housing opportunities close to employment

opportunities (e.9. the Stellenbosch central business district and Techno

Park) and public transport facilities (taxi route on the R44).

10
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The Stellenbosch Municipality is in the process ol drafting an inclusionary

housing policy that will tap the economic gains from rising real estate values

to include persons and areas that were previously exluded. Such an

inclusionary housing policy will provide mechanisms which are flexible and

allow developers to make a contribution to affordable housing in the form ol

a fee in lieu of on-site units, to redress access to land by disadvantaged

communities and persons in areas of most need and characterised by

widespread poverty and deprivation. The applicant is aware of its social

responsibility i.t.o. inclusionary housing and will engage with Council to

determine a way to contribute.

Spatial Suslainability

The proposed development will support the principle of spatial sustainability

by building a new community in a previously undeveloped area and uphold

consistency of land use measures in accordance with the environmental

management instruments. The proposed development is considered an

infill development opportunity that will limit urban sprawl and protect the

agricultural hinterland.

Spatial Efficiency

The proposed development will support the principle of spatially efficiency

as the proposed development will result in less time, effort, or cost for

governments, businesses, and households to conduct their daily activities

and will produce stronger economic growth. The subject property is located

near employment opportunities. This will save travel time and make an

employee more eflicient.

Also, the Concept Layout Plan - including the type and number of

residential units, the typology of residenstial units, etc. - might be amended

11
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and will be finalised during the submission of the final Subdivision Plan. The

outcome of the subsequent environmental and heritage processes will

guide the development's application procedure and provide mitigating

measures to safegaurd against development inefiiciency.

Spatial Resilience

Flexibility in spatial plans, policies and land use management systems are

necessary to ensure sustainable livelihoods in communities likely to suffer

the impacts of economic and environmental shocks. The locality of the

proposed development - close to employment opportunities - will support

inclusive economic growth and stimulate the local economy. These factors

are essential for the growth, development and sustainability of the region,

as well as the local communities.

Good Administration

This development principle relates to procedural fairness and planning

making decision tools. Application has been made for the rezoning of the

subject property to Subdivisional Area. This will allow the landowner to

proceed with the preparation and submission ol all the other required

planning, environmental, heritage, agriculture and transport applications.

Good administration will ensure that the land use planning application is

processed in accordance with all the statutory requirements, and that a

decision is taken within the prescribed timeframe so that the landowner may

proceed with the next steps.

ln view of the above, the proposed development supports the five development

principles of SPLUMA.

t2
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The Municipal Systems Act,2000 mandates all South African municipalities to

formulate a five-year lntegrated Development Plan (lDP) to inform the

municipal budget and guide all developments within the municipal area. The

IDP is the Municipality's principle strategic plan and deals with the most critical

development needs ol the Municipal area. The main obiectives of the IDP are:

Create economic growth;

Enable a quality and inclusive living environment;

lmprove wellness and safety, and address social ills;

lmprove education and opportunities for the youth; and

Embed good governance and integrated service delivery

partnership and service alignment.

through

The Stellenbosch Municipal Spatial Development Framework (MSDF) forms a

key component of the Stellenbosch Municipality's IDP as it indicates the spatial

location and opportunities to achieve the IDP's objectives and to meet the

demands of the local communities. lt must therelore be aligned with the

principles of the IDP and indicate where the prioritized needs oJ Council (as set

out in the IDP) could be achieved in a spatially ordered manner.

The Stellenbosch IDP acknowledges the fact that Stellenbosch Municipality is

experiencing rapid transformation as a result of the influx of job seekers,

residents and investors, as well as the overall restructuring of the economy and

means of production and wealth creation. The economic sectors, which have

shown the greatest growth, are the service industry and construction industry.

Future growth, expansion and innovation should be guided by specific

development principles, limiting ad hoc urban developments that will result in

expensive outward low-density urban sprawl and the related destruction of

valuable eco-systems and agricultural resources.

13

4.3 STELLENBOSCH MUNICIPALITY'S INTEGRATED DEVELOPMENT PLAN
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Amendment of the urban edges;

Adjustments to include the northern extension to Stellenbosch;

Adjustments to include the Jamestown housing development;

lnfill and development areas;

Major new transport infrastructure ;

lnstitutional development and facilities; and

Upgrading of the R44.

The Stellenbosch Municipality's northern extension proiect and their new

Jamestown housing project will unlock additional land lor predominantly

affordable{o-middle income housing. These amendments to the urban edge

will however not address the current and future housing backlog for the

middle{o-higher income housing (which are needed to help subsidize the

afiordable housing projects and to contribute to the expansion oJ lhe town's tax

base).

The Stellenbosch lntegrated Human Settlement Plan (2017) has a target of

t18775 residential units to cater for lhe current housing backlog. This plan

aims to guide and facilitate the development processes involved for housing

projects aimed at informal settlemenl upgrade, social housing, formalized

home ownership, employer housing and GAP housing. A key proposal was to

utilize municipal land provided at reduced cost for these types of housing

projects in order to cross subsidize other housing types.

l4

The objective ol the MSDF is to provide maximum certainty to all role players

(property developers, financial investors, development planners, municipal

officials and ordinary households) with regards to the future form oJ

Stellenbosch and according to the IDP the Stellenbosch Municipality will

consider following amendments to the MSDF (approved in 2013), namely:
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A cohesive effort has been made with Provincial and National Departments oJ

Human Settlements to declare Stellenbosch a Restructuring Town with

Restructuring Zones where economic, social and ecological sustainability are

promoted while improving the lives of communities through rental housing

programs. This achievement will accelerate the processes and supply of

housing development aimed at the lower income residents.

There is however a scarcity in formal guiding policies and plans specifically

aimed at addressing the current and luture housing demand for the middle to

higher income households, who are predominantly attracted to Stellenbosch by

the booming services sector. Development, locused on providing for the

much-needed residential opportunities on this side ol the economic continuum,

predominantly derives from the private sector on privately owned land. The IDP

makes provision Jor possible amendments to the current MSDF to

accommodate for this need through the identification of infill and development

areas. The subject property, being located between the residential areas of

Brandwacht and Paradyskloof, can be deemed spatially desirable as it is infill

development and will not perpetuate ad hoc or leapJrog development.

STELLENBOSCH

FRAMEWORK

The proposed development of the subject property will further support the IDP

by contributing towards a future revenue stream for the Stellenbosch

Municipality by way of rates, taxes, tarilfs and development charges which

could be utilized to fund municipal bulk infrastructure upgrading projects (e.9.

the construction of the Techno Park Link Road).

MUNICIPALITY'S SPATIAL DEVELOPMENT

The Stellenbosch Municipal Spatial Development Framework (MSDF) is a

Sectoral Plan of the Stellenbosch Municipality's lDP, adopted i.t.o. the

Municipal Systems Act, 2000. ln 2019 the Stellenbosch Municipality's Spatial

15
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Planning, Heritage and Environment Department were instructed to prepare a

new MSDF for the Stellenbosch Municipality. This was an onerous process that

included detailed specialist input and numerous public participation processes

to finalize the MSDF.

ln March 2019 the draft MSDF was advertised for public comment. The draft

MSDF included the subject property in the urban edge and identilied it for luture

urban development - see Figure 4.1 below.

Figure 4.1 : Extract ot the draft MSDF (Mar 2019)

ln June 2019 the final draft MSDF was advertised for public comment. The final

draft MSDF also included the subject property in the urban edge and identified

it lor future urban developmenl and urban agriculture - see Figure 4.2 below.
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Figure 4.2: Extract of the final draft MSDF (Jun 2019)

ln August 2019 the final draft MSDF served before Council for adoption. At this

meeting Council adopted the MSDF but decided to exclude the subject property

from the urban edge - see Figure 4.3 below.
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This decision by Council to amend the final draft MSDF - to exclude the subject

property from the urban edge - was unreasonable, did not include a public

participation process, ignored the Western Cape Department of Agriculture's

comments and ignored the current demand for middle-to-higher income

housing opportunities in town.

The proposed development of the subject property was supported by the

Stellenbosch Municipality's Spatial Planning, Heritage and Environment

Department. They included the subiect property in the urban edge. However,

Council amended their proposal and adopted an MSDF that excluded the

subiect property from the urban edge. This means that the proposed

development of the subject property is inconsistent with the MSDF'S proposals

and according to the SPLUMA section 22.(1): "A Municipal Planning Tribunal,

or any other authority required or mandated to make a land development

decision in terms of this Act or any other law relating to land development, may

18
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Figure 4.3: Extract ot the approved MSDF (Aug 2019)
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not make a decision which is inconsistent with municipal spatial development

framework".

However, according SPLUMA section 22.(2): "Subject to s@tion 42, a

Municipal Planning Tribunal or any other authority required or mandated to

make a land development decision, mav depaft from the provisions of a

municipal spatial development framework onlv if site-spec ific circumstances

'usti rture f rom the provisions of such municipal spatial development

tramework"

ln other words, if there are justifiable site-specific circumstances to motivate a

development proposal that is inconsistent with an MSDF, then a Municipal

Planning Tribunal may approve such a development proposal even if it is

inconsistent with an MSDF.

ln this case, there are justifiable site-specific circumstances that warrants the

approval of this development proposal even if it is inconsistent with the MSDF.

These site-specific circumstances are explained in detail in Chapter 5 of this

report.

4.5 STELLENBOSCH MUNICIPALITY'S ADAM TAS CORRIDOR PROJECT

The Stellenbosch Municipality has initiated the Adam Tas Corridor Project to

absorb development pressure in Stellenbosch. The aim of the Adam Tas

Conidor Project is to launch the restructuring ol Stellenbosch through the

redevelopment of the Adam Tas Corridor, the area that stretches lrom the Cape

Sawmills site to the Kayamandi / Cloetesville areas - see Figure 4.4 below:

19
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Figure 4.4: Adam Tas Corridor Project

The Stellenbosch Municipality proposes numerous high den

residential developments (mainly flats) on the Adam Tas Corrido

support public transport and non-motorised transport initiatives. Th

be aimed predominantly at the attordable{o-middle income hou

According to Mr. Sarel Meyer (Project Manage0 the Adam Tas Co

will aim to provide 113 000 housing opportunities lor 150 000 p

period of +30 years (refer to lhe Eikestadnuus of 29 August 2019).

However, not every family in Stellenbosch wants to live in a flat a

create a balanced Stellenbosch housing market, a more traditio

product (i.e. a house with a garden) must also be provided.

The proposed residential development of the sub,iect property will

vision and purpose of the Adam Tas Corridor by providing a m

housing product for the middle-to-higher income bracket (a se
20
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housing market that is not catered for by the Adam Tas Conidor Project) in

order to create a more balanced town with a wide array of housing typologies

(and not only flats).

We submit that there will be a synergy between the Adam Tas Conidor Project

and the proposed development of the subject property, that will produce a

combined effect greater than the sum of the separate efJects. ln other words,

the development of the Adam Tas Conidor Project and the subiect property, will

work together to benefit the broader community of Stellenbosch and it can

therefore be deemed desirable.

2t
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5.1 NEED AND DESIRABILITY

The need and desirability of the proposed urban development is motivated in

this chapter, including all the iustifiable site-specific circumstances that

warrants the approval of this rezoning application.

5,2 URBAN INFILL DEVELOPMENT

The proposed development of the subject property is considered to be an infill

urban development; i.e. the development ol vacant land located in an urban

environment, between existrng urban areas such as Brandwacht and

Paradyskloof. lnfill and densification ol urban areas is promoted by the

Stellenbosch Municipality lrom a spatial planning policy side, as it will lead to

the optimal use of the existing bulk infrastructure, contain urban sprawl and

protect the agricultural hinterland. The densification o{ an urban area will also

support the further development of non-motorized transport routes and

contribute to the viability of public lransport and provide housing opportunities

(in Stellenbosch) lor commuters living in Somerset West and working in

Stellenbosch.

The proposed development will allow for the effective utilizing of available

developable land and can therefore be deemed desirable.

5.3 COMPATIBILITY WITH THE SURROUNDING ENVIRONMENT

The surrounding environment consists of urban land uses, such as commercial

(offices), residential (Brandwacht and Paradyskloof), community (hospital), etc.

The proposed residential and commercial land uses will be similar to the

existing surrounding land uses. The development proposal is therefore

22
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considered to be compatible with the surrounding urban environment and

character.

The Stellenbosch Municipality is investigating the development of numerous

innovation prolects in Stellenbosch as it strives to become the "lnnovation

Capital" of South Alrica. At the Stellenbosch Municipality Planning and

Economic Development Committee meeting (held on 2 June 2015) one ol

these innovation pro.jects identilied was the Paradyskloof Special Development

Area (SDA) located on a portion of the Farm Grondves No. 369, Stellenbosch -
see Figure 5.1 below.

Figure 5.1: Locality of the Paradysklool SDA

The purpose of these innovation projects is to establish a unique attraction and

PARAOYSKLOOF SDA
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The Paradyskloof area is well known for its attraction to property and other

developers. The area has a unique opportunity to create a very special kind of

development that can serve as a longterm, on-going attraction lor

Stellenbosch and will have real benefits for the Stellenbosch Municipality and

the community at large and that will generate direct {oreign investment. For this

reason JSA Associates were instructed to prepare a report that deals

specifically with the Paradyskloof SDA and how to develop this area to attract

direct external investment, conservation o, the natural environment within

which the development occurs, creating opportunities for small, micro and

medium local enterprises to provide services, conferencing tourism and

education.

According to JSA Associates' report the Paradyskloof SDA innovation project

entails the development of an lnstitutional Village on a portion of the Farm

Grondves No.369, Stellenbosch as indicated on Figure 5.2 below.

24

economic use that does not currently exist in Stellenbosch. The Planning and

Economic Development Committee concluded that the Slellenbosch

Municipality must be pro-active in making land available for the establishing of

innovation projects and recommended that approval be granted for the

implementation of the Paradyskloof SDA.
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Figure 5.2: The proposed lnstitutional Village on Farm Grondves

The lnstitutional Village will be located on Farm Grondves - abutting the

subject property. This implies the future inclusion ol the Paradyskloof SDA into

the urban edge of Stellenbosch. The subject property will subsequently be

wedged in between the existing residential area ol Brandwacht and the

Paradyskloot SDA. lt will therefore only make sense to also include the subject

property in the urban edge.

BRA}IDTUACHT FAR?.{

5.5 CREATTNG A COMPACT URBAN FORM FOR STELLENBOSCH TOWN

It is accepted that a town's urban form is dictated mainly by biophysical factors

such as topography, rivers and infrastructure (e.9. major roads) which may lead

to an irregular organic form with tentacles and nodes. However, there will

always be the natural inclination to follow a regular compact form, striving

towards optimum proximity and connectivity. ln this regard the subject property

is ideally located between the residential areas of Brandwacht and

Paradyskloof and can therefore be regarded as logical infill development,

25
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The artiJicial indentation of the proposed urban edge to exclude the subject

property is unjustifiable. The urban edge is defined in the IDP as being the

boundary between urban development and the valuable natural and

agricultural hinlerland which, along with interrelated policy, serves to manage,

direct and control the outer limits of urban expansion.

The subject prope(y does not form part of any rural hinterland. lt is located

within Stellenbosch town (adjacent to the Municipality's planned lnstitutional

Village) and there are built-up urban areas next to more than 60% of its

boundaries. Developing the subject property will therefore lead to a more

compact urban form.

5.6 IMPACT ON THE EASTERN LINK ROAD

A main contributing factor for our land use planning application and

development proposal is the proposed Eastern Link Road (i.e. previously

commonly reJerred to as the North-South Road), which has already been

proclaimed in the late 1960's and for which an alignment has been determined.

A copy of iCE Group's Eastern Link Road design is attached hereto (see

Section D).

The construction of the Eastern Link Road will subdivide the subject property

into two smaller portions of t1 7ha and +1 t ha each which will have an additional

negative impact on the feasibility of using the land lor agricultural purposes.

The proposed alignment of the Eastern Link Road is indicated on Figure 5.3

below.

26

rather than conventional urban sprawl. This view is further supported in the

redefinition of the town's future urban form by the construction of the loreseen

luture main road netvvork (e.9. the proposed eastern link road).
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Figure 5.3: Alignment of the proposed Eastern Link Road

The Eastern Link Road section lhrough Paradyskloof already exists and is

known as Wildebosch Street. Furthermore, the Eastern Link Road's reserve

has already been established in the Brandwacht residential area (although the

road has not yel been constructed), as well as over Blaauwklippen farm

(refened to as public road reserve Farm 369/18), connecting it with the R44.

The proposed Eastern Link Road, together with the proposed Western Bypass

and the proposed Techno Park Link Road, lorms part of the Master Road

Network Plan lor Stellenbosch and will eventually have a significant impact on

the town's mobility and urban lorm.

The proposed Eastern Link Road traversing Paradyskloof and Brandwacht, will

grant direct access from Stellenbosch central to the R44 (Strand Road) and

thus also to the proposed Western Bypass. This will greatly improve traffic flow

in and around Stellenbosch.
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5.7 USE FOB AGRICULTURAL PURPOSES NOT FEASIBLE

The experts agree that the use of the property lor agricultural purposes is not

Ieasible based on the following reasons:

28

Previously, the relatively high agriculture soil potential was a reason why

development rights were not obtained on the subiect property. This potlion

of land, however, remains currently fallow as a result of factors reducing

the viability ol agricultural use. These lactors include the scarcity of

available water (currently limited to only the one farm dam, which is

suflicient for only one or lwo irrigalion cycles during the months of summer)

and exposure to the "black southeasler wind" (making plantation ol certain

crops impossible). Due to insufJicient water and the prevalence of strong

winds, the only economically feasible crop suitable for the subject property

is wine grapes. Wine is not an essential food, for which agricultural land

must be preserved. Table grapes, which are successfully grown in Paarl,

cannot be grown on the subject property.

Practically, the land is only suitable for wine grapes, with input costs that

could escalate to 1R300 000 per hectare (depending on the trellising

system and irrigation system required). The return from wine grapes sales

does not justify the high input and operational costs required. The soil is not

ideally suited for food production; hence using the land for urban

development will not directly impact on food security. The utilisation of

agricultural land for development should therefore not be ruled out in cases

where the land will not be farmed tor the production of essential foods

(wheat, meat, maize and vegetables), but rather for orchards and

vineyards. ln these cases, land use options should simply be evaluated on

an equal basis on their ability to make profit, bringing in foreign capital, job

creation, etc.

The proposed Eastern Link Road, dissecting the subject property, lurther
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reduces the economic viability and logistical operations of wine grape

production on two divided portions of land, as result of the proposed road

network.

The subiect property is, for all practical purposes, enveloped within

Stellenbosch town and farming within an urban environment is

impracticable. The proximity of the subject property to town encumbers the

utilisation of the land for wine grape production, as the probability / potential

for theft (of grapes as well as infrastructure) is inversely proportionate to

the distance travelled from residential areas. Neighbouring residential

areas also reduce the effectiveness ol pesticides due to the limited type of

pesticides appropriate for usage in close proximity to residential areas.

The subject property is fairly small (only 30ha) and the agricultural land

suitable for vines is only t20ha in extent. The re-development of the

subject property with the planting of new vines is not an economically

viable option. According to Elsenburg 40ha ol land is needed for a effective

agricultural land unit.

Being situated within an urban environment, the production ol wine grapes

on the subject property is susceptible to more negative influences than in a

rural environment; e.g. pests (including birds), constraints on noise

associated with farming activity, high labour costs and increased theft. The

sub.iect property will probably also be bisected by the proposed connecting

thoroughfare and an investor intending to invest in vine farming will prefer

to do so on land more suitable for that purpose than the subject property.

A critical element in any larming enterprise is the availability of quality and

quantity of water to establish and maintain crops. There are no short{erm

solutions, especially when one takes into account the current (and more

frequent predicted occurrence of) drought conditions. The subj€ct property

has no water allocation from an irrigation scheme. According to a letter

from the Helderberg lrrigation Board (dated 26 October 1995) the subject

property is located outside the borders of the irrigation scheme and that the

29
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Figure 5.4: Letter from the Helderberg lrrigation Board
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larm cannot be incorporated into the inigation scheme - see Figure 5.4

below.

Dankic



The property relies on the existing storage dam with a holding capacity of

34 000m3 litres of water. The larm dam is fed by runoff from the Brandwacht

Stream during the winter months, but during the summer months this

stream only flows occasionally. Without a consistent reliable water supply

from an irrigation scheme the prospects tor long term crop production is very

limited. Even if the farm dam is at full capacity during the summer months

the prospects of economically farming the subiect property is unlikely.

The only agricultural land adjacent to the subject property is Grondves larm,

where the KWV produces virus{ree material lor the vine industry. The KWV

grows virus{ree vine root stocks under controlled greenhouse conditions in

Paarl. These virus{ree stocks are transported and multiplied at Grondves

farm, adiacent to the subject property. More than 90% of the virus{ree

material that is used by the wine industry is produced on Grondves farm.

The threat of contamination of the virus{ree material from vines planted on

the subject property would be considerably reduced if the subject property is

not planted with vines. This will benefit the SA vine growing industry as a

whole. KWV has asked on several occasions that no vine farming take

place on the subject property.

5.8 AGRICULTURAL POTENTIAL IMPACT ASSESSMENT

OAS Development (Pty) Ltd - a company that specializes on agricultural

business solutions - was instructed to assess the subject property's agricultural

potential. A copy of their agricultural potential impact assessment report is

attached hereto (see Section Q.

According to their agricultural report the following can be concluded as an

opinion on the subject property's agricultural potential:

Brandwacht farm is already succumbed by urban development over the

past years. The expansion developments actually defined Brandwacht

31
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farm's f uture to be part of urban use.

Dividing the property into two portions will escalate the inability to execute

farming practices successfully. The isolated piece of land can become a

dilemma for all involved il unprohibited inlormal housing floods the area. We

have seen, in the recent pass, how quickly and uncontrollably easy events

like this take place in Stellenbosch (e.9. Stefan Smit / Farm Watergang now

called Azania).

Finally, the assessment is that Brandwacht larm is a prime property stripped

Jrom its original purpose as a productive larm with financial viability. City

expansion / urbanization onto lhe farm's borders - on three sides -
accompanied by a proposed road across the property define (logically) its

future to become an integral part of Stellenbosch urban environment.

Furthermore, the Western Cape Department ol Agriculture has confirmed that

they have no objection against the proposed urban development of the subject

property as it is located inside the department's their boundary line of land not

designated for agricultural land (commonly relerred to as the "agricultural urban

edge") - see Figure 5.5 below.

32
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Figure 5.5: Western Cape Depariment of Agriculture's "urban edge plan"

A copy of the Western Cape Department ol Agriculture's letter ol no objection is

attached hereto (see Section fl.

ln 2018 and 2019 the Western Cape Department oJ Agriculture commented on

the Stellenbosch Municipal Spatial Development Framework process and

submitted lhei "agricultural urban edge" plan to the Stellenbosch Municipality

as part oI their comments on the process.

According to the Stellenbosch Municipality's IDP the inadequate supply of

housing is a main concern. The greater municipal area has a current and future

housing backlog, half of which are for middle and more affluent households.

The availability of developable land for housing opportunities is extremely

limited and the Stellenbosch Municipality will inevitably have to redefine the

33
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current Stellenbosch urban edge to identify additional land deemed desirable

for urban development and the creation ol the much needed housing

opportunities in alignment with all goals and objectives of the lDP.

From the above it is evidenl that the inclusion of the subject property for

residential purposes will greatly contribute towards addressing the housing

needs and backlog by providing much needed additional housing opportunities.

Many people live in Somerset West and work in Stellenbosch. By providing

additional housing opportunities in Stellenbosch {or these people the local tax

base will increase and the tralfic impact on the R44 will decrease.

5.10 PROVIDING BALANCED HOUSING STOCK

ln 2017 the Stellenbosch Municipality approved a development framework plan

,or the northern extension of Stellenbosch. This plan makes provision for

t5 200 housing opportunities, ranging from subsidised housing to upper GAP

housing (rR1 .2 to tR2 million in value). ln order to maintain economic balance

in Stellenbosch with regards to housing stock, it is only logical that provision for

housing opportunities aimed at the medium to higher end of the market should

simultaneously be provided in Stellenbosch. The development of the subject

property will provide housing opportunities aimed at the medium to higher end

ol the market and it is our opinion that the subject property is deemed a

desirable geographic location for this purpose as well as for maintaining a

healthy economic balance for Stellenbosch as a whole.

5.11 NO LOSS OF A CRITICAL BIODIVERSITY AREA

The subiect property is not an environmentally sensitive site. lt was planted with

vineyards and actively farmed until the late 2000's. However, for the last i10

years the subject property has been uncultivated - as illustrated on Figures 5.6

and 5.7 below.
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It is therefore clear that the subject property is not environmentally sensitive
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Figure 5.6: The subject property is fallow land

Figure 5.7: The subject property is fallow and uncultivated land
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and the inclusion thereof into the urban edge (and subsequent urban

development) will not lead to a loss of a critical biodiversity area.

5,12 LIMITED IMPACT ON HERITAGE RESOURCES

Ms Lize Malan (heritage practitione0 was instructed investigate the subject

property's heritage resources, lhe inclusion of the subject property within the

Stellenbosch urban edge and future development of the sub,ect property from a

heritage point of view. A copy of her heritage assessment report is attached

hereto (see Section H).

From her heritage assessment report, it is clear that the subject propedy's

heritage resources are limited and that the inclusion of the subject property into

the urban edge and subsequent urban development of the subject property will

not lead to a significant loss of any heritage resources. ln her report Ms Malan

states that it is her opinion as a heritage practitioner that:

5.13 LIMITED VISUAL IMPACT

Megan Anderson Landscape Architects (MALA) was appointed to prepare a

visual lramework reporl for the proposed development of the subiect property.

36

"f he recent developments that have been allowed on the remains of the

original Brandwacht farm, particularly the subdivision of the werf and the

development of large office buildings along the R44 have erodd what was

remaining of the heritage value of the Remainder of Farm 1049,

Stellenbosch, to such an extent, that restrictions on the devolopment of

remaining farmland would be pointless. Although other considerations may

come into play, it is the author's opinion that from a heritage perspective the

property could be included in the urban edge for the settlement of

Stellenbosch".



Tv3 ARCHITECTS TOWN PLANNERS & URSAN OESIGNERS

The purpose of the visual framework report is to identify scenic resources,

visually sensitive areas and receptors, and to determine visual opportunities

and constraints. A copy of the visual framework report is attached hereto (see

Section /,1.

ln MALA's visual framework report it is stated that there are areas of the subject

property that are lower lying and not visually sensitive, but there are also other

areas of the subject property that are higher lying and more visually sensitive.

Urban development can be permitted from a visual point of view on the lower

lying areas, and the potential visual impact ol urban development on the

visually sensitive areas of the subject property can be mitigated through

development rules, residential densities, erf sizes, building form, style and

colour and landscaping.

The proposed development will be located below the 240m contour line (i.e. not

higher than the existing Brandwacht and Paradysklool residential areas) and

only two large residentral erven (t6 000m2 each) will be located above this

contour line. This will further mitigate the proposed development's visual

impact.

It is consequently MALA's opinion that there are no reasons why visually

appropriate urban development cannot be permitted on the subject property.

The proposed urban development of the subject property is therefore

supported from a visual impact point of view.

5.14 SOCIO-ECONOMIC BENEFTTS

ln 201 8 - as part of the Stellenbosch Municipality's Spatial Development

Framework process - Dr Jonathan Bloom (Multi-Purpose Business Solutions)

undertook a market viability assessment and to determine the socio-economic

implications associated with the proposed urban development of the subject
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property. A full copy of Dr Bloom's 2018 report is attached hereto (see Section

G) and is summarised as follows by Dr Bloom in the report's executive

su m mary:

Naturc and Scope ol thc proiect

Brandwacht ll is t orrceivcti as a rt,sidt.ntjal dcvclolrucnt o[ l:J(l ha ll)cat(.d in an arca that [on|ls l)art ol
the Brandrvacht Farm, abutting the Brnndwacht and Brandtvacht<rn River residential arct to the north,
a connrtTcial nodctothcwestandoperarcastothcsouth.'[heohiectiveolthcstudyistoconsidcrthc
scope of the proicct, its inpirct and relevance based on three lrillars th t cover (l) the fiarket lrorrr.r
clerrund antl sulrpl)' lrl}pectivc, (2) the sorkr-econofiric inrllilds lrrrnt arr incontc .rnd ([rlloymcnl
perspective, and (:l) its fit for t)urpose.

'fhe llr:rndwacht ll der.elopment covers the follorving srope of land uses:

. 2 60 nrsid(,nti.rl sl.r n(ls ol bctrlL! ll 350 rnr a nd 800nr:', r,r'it h .r r avcr,rgc stdn d s izc ol about
500m2.

o Sizes ol dwcllirrl.l urits .rssunrlllg d 509t, (ovcldgr are dlticipJtc(l to [dngc lronr brlu'ccrr
170nrz and 400m:, rrith nn aleragc ofabout 250 m2 per un it.

. Priv.rtcopenspaccoltThaplustl,35haofthclatrtl a lo.rd r'(sl:rvelortlteEastent Link Road
\vhich spliLs the farnl in h.rlf.

'l he llr.rndwacht ll proied cnters for the nliddle to high-inconre segnrent of the nrarket rnd is ainred ;rt
.r poftion ol thu incornc lrrrckct loI houscholds thnl (jarn bclwrcr! R809 20:] to R l 6 uilli(lr pcr a nrltlllr
rvould also lornr part of tlx' scgmcnt likel]' to til(c uI thc housing opl)oltunit)', with units ranging fnnll
112.5 nrillion and R4 nrillirrn.

llrand$'.rcht Ilollers a scoIe rrl housillg th.rt.rddrcsses vdriou\ crrrergillg tren(ls rel.rted to dentantl irr
holrsing of ryhich thc kcl trcrrds ,rrc lilest,ylc, pro\illlit),;rv.ril.rhility ol kcI in[r.rstnrdllr!, acccss antl
trdnsport. 'l'he pnrposed housing i\ iDtellded to.rttr!d nrillellni.rls .tnd pt,tsons th.rt rvork i

he sold on .rn rrrrn-title hasis .rnd lirr the puqroses ol this .ln,ll)'sis, are .tligtted itt Emrs rrf the
(lassili( ll iirn ir(l(,1)(t'd ll, l ht, (lr.llt.rrhrr.ch IVurr i( iluli(y lo r t lrt. lr.r'r'irtg ol tlr.vt'lrtlrr(,nt (hn4lcs.

ln rrrder lor the l)roicct to be lit l(n purposc, bro.rd tttarke( ,rnd socitr-t,crrnrrtrtic critclia necd to he

diffcrent hr)usirrl units in Stcllenh(tsch Tr)\i'I. !nr.rst rrtlt,r socio-cconrrnric brDelits kr lo(irlt nD(l rnsurr

l his rcpon adrrptr .rn c({rronri( perslxdive rclatd to sul)Plv nnd clcnrand, .rnd the ncgi to dclit'(r
l)cl(.lit lo lhc Ior-al r.cononl,.rrrl johs to l)('oIlr'. Stcll{.nlx):'rh'[orvr inchrrlcs ct,tttt.tl Slcllt,nbosch,

lilmestov|ll, l)e 7nlze, Ondcr-l'iflgaaiherg, K)'irnnndi, (:loetcsville and ldas vallcr'.

Key outcornes

Stellenbosch housh,g tends
lligher Irierrl hrrttst.s havc t'trrcrgrd ns .r trt.lr(l in Slcl[.hlx]s( h Town ot'r'r thc prlio(l 20{)U Ur 2017 nn(l
clrrrent suplly is unilbl( to nreel tllc deDrand in the higher l)rice segnrent. lt this tl.end continucs,
.rvcr.rg(, equililrriunr l)ric(s nnd plicc Ioir(s \r,ill irrt re.rse .urd dur tr) the Lrg itr provisi(ltr ol supgrly rrr
curt liling sul'|pl\. together \r'ith the inel;rstidtv of supplv no integmtion of \'.rrious lr()using t\,1)r)l)gies
in drryelopnrent \\'ill hepossiblc, l'hconlyrl;ry trr reduce the,rvcrJge rquilibriulll pricelorhouses is to
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policies th.lt rrl..lke it attriictivr for dcvekrl)cni and invcstors to provi(le iD th( ncr{ lor dia('rcnt typrs ol
housing.

A total of !7 :l0l unit.s f(rrm part of the estimated denrand rtver the next 20 yeani, i.e.9 277 houses

smallcr than 80 m2, 2 793 lrouscs larger than B0 it ,24oZ llats and 2 829 townhouses, Thesc fiEur(a
represen[s the adiusted demand forecasts preprred by Rode and Associates ,or Stellenbosch Town.

Key salient outcomes from the analysis include thc followilrgl

r The currcnt supply is unablc to rn((l dcmand for all houslng tylx's in Stell('ntx)sdl Town;

. Sales t!'en(ls in the Stellenhosct Mu[icipal arei suggest a (lenrand for higher prical houses;

. Eore4, Dg trcnd s suggtri t that .rvcrdgc equ ilibriu [l p ri((Sl will incrcasc antl contirtlc to incrr'.r sr
in Stellerrbosch 'forvn due to the frrllorvingr

c Litnitcd suppll, r)l [ew drv(lolrnrcnt (housing) stock;

o l,.rB in thlr provision of supply causcd by inclasticityt, which suggcsts 0mt suplly is

tlnable t() nreet denrnnd in the lihort-tcrnr. resulting in price in(Teaseli tedching new
highs;an(l

o Continuous and sustainrd price increases lvill curt.til the opportunity t, cr.'ate and
devclop aDpropliatt rrrixed-use rcsidontial llroiccts that ofler a rangc ol affordability
options.

. An cstlnlat(,d housing demand ol 865 unlts ller arnunr on av('r?gc for rcxt 20 yca?s l)as(,d on

the ;rdiusterl Rotle forecasl:

o 464 houses snrdllcr lhJn 80 tlrr

o 140 houses larger than trO nr2

o 120 fl,rts

o l4l townhouses

. lt is possibl(, to n.Ltt(j vchicle trallic and cmploylr('Dl to ,uturl] r(]tnil. ( r, nrnrclci.! l io(l industrhl
development in Stellertbosch 'l'own ovet'the next 20 yeatls as follorvs:

o I atlditiolr;rl vt.hicle willcntcr Sicllcnbosch Tow[ lor- evt ry 52 nr] rrl rt'tdl. olli(('irll(l
industrial spa(.e develof[ d;

o I Jdd itionil crn ploycc rvill origittat c lro nr ollt sldc Stol lcll lrosch Town lor evcD' 44
nlz of(iross lrttal)le Area (Gl,A)r developed

o I .dditional enrpkrl'ee rtrruld reside in Stellenlrosch Town for evety 30 ttr o, CLA
dt'r,t'loped lgivcn th(. lrcr.cntagc of l)crsons thnt crrnrnrutc for cntpbynr(1lt lurlruslj s)

. A totJl ol B 830 p(\)plea $orkirg in Stcllrnl)osch Town by 2036 $truld loflr p rt ol thlr (lail!'
conrnurting wr)rkl(n'cc;

o Annual houslng need per.tDnunr (,r avernge over the nen 20 teani bnsed onlv on (immuteni:

o 37 | uDits for nriddl(.-inconrc rat|gorJ.,
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g 70 tuils lor-high-htcotne calegrtty

l)emand ltlr:l8tt dwelling uniL< lmnr .onrnruErs and persons that would reside in Stellenhos{h

du( to luturu rctail. (ullnpeft ialdnd industriJl dcvi]loptncnt b.rst'rl on a 509(r takc up trI thc trul.
() l'he average annual dentand for houses smaller thin tlo ml. llats and small townhouses

Inng(.s lrorn 194 to 241 units.

t, 'l-he denrand for houses larger than tlo nl2 for the high.inconre group by 20:J6 ranges
lrorr 97 to 194 (lwe llinB units (rD Jver.tllc ltct .rnttu nl.
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Lrevcloprnent Pirylhte for Stellenbosch I'own

Th(. l)il)cli c ol lI(,ic( L\ crvis.rgc(l h1, tk.veLrlrt Is krr St(ll(1rlr(rs( h Tou'tt lt.rs att t'ttvis.qcd t.olkrttl ov(t'
thc n('xt l0 y(,,1l5. Although the !ipelinc does rot nccessiry include all Droiccts, indi('.ltions nre thnt
.rppro\inr.rtel)'9 100 units .rrc cnvi$r,lcd k) hc supplied over tlre l()llo\!'inA 101'eani. The tahle belor!

ProMdcs an in(li(;ltion ol th('l)clcontagc cr)ntribution ot thc Iilx'linc |rroiccls to thc llodc adillsk'd
lor((itst per housing tylx and th( contril)ution ol e.rrlr housitrg type t(, th( tot,rl runtber t)I units. The
results indicate that thc Developnrcnt pipeline would contribute 52,6006 ofthe tota! units to the
adiusted Rode dentaDd [orecasl.

'l he housing tynes envili.rged lbr the l)eveloPDrent l'ipeline irll fall \rithin the idiusted llode forecrst,
rri(rpt lor houses lJrlcr th.rr [i0 tn:' tlt.rl e\ccldr t ll(' k)r(\.tst lly 2,839/0. A [rrcaktlor,'ll .rl the cnvis.lgc(l
supPlt/ sulgests th.rt:l1,56,i(, oI housing rnits sullpliul ovt r l0 \'e.r rs accnres h) dwelling units l.tryer
th.ln U0 nti', which nIc nl(rrc aligrccl with nriddll] to higlr-illcotn( grutlps; 31,43'y to.rlltr|drble h(,tlsilr,.l
(lorrer to n)iddle-inco[re groups): I {),ll l',1, to to\rnhouses (middlr.irclrme group) and 20.4)',i to flits.

'lhr proiects th.lt fi)rn) pnrt r)f the pipeline, hased ru tlre prr)grr.ssive grr)wth tr.litr-tot'y'(3aDlr'[rowth
lrJl(.(1o11/ u\('(l to(l(!rol|stInle(lrllr.rr(lovcr20!'qrla),i!(Dvis.lta(\lto(lcliver9l0Oullits(rvcl l0]c.'lls,
rrhich is lJ l,ttil'2, nlor'c lllan lh.'li)t1'(.rst ovcr llrr s.lnr'l)('liod. 1i!'!'('.ll l2 ot tll('lilr('r.lst pt'tirxl, tht'
lrrrer'.rstecl nunrher of un its willc\ceed tlrr nunrlrer (rl l)ilreline ur) its h!' I l\ll or 12.72'h' ln other \r't)r(ls,

slighrl)' nxn (. th.rn a one-vear qap exlss hetween the en!'lsaqed comnl€tlon of devehpment for
lhs Pipeline proiects and the proiected denrar.l for h.rusing urrits ln stellcnbos(h Town aller lo
ygafi I11'll'r t0 lii,ll[ {' 2 I ol I hc llcl)(,rl ).
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Erondwacht ll: Fit lor Purpose

Bmnrlrva.ht ll k)ntls llan ol lh(, pilx,linr ol l)roi(.cts orrvisagcrl l)r Sl('ll('nlx)sch '[orvn hy dt'vt'logxrs
orer th(' next 10 r,e.rrs. l'he proposed dcveloptlent represents .lhout 1,50','1, of the tot;ll nunrher of
hrrusing urrits inclurlctl irr tht. ,rrllustt,rl R(xlc k,n'('.rst l)y 20.16,.lll(l 2,86116 ol th('l(ttnl tttttltl}(fol housiltll
unlts errvis;rge(l .rs lun ofth(,pn)iect pipeline cnvisaged h1'devekrFni.
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The folhr*'ing figurc6 sunrnrarises the out(onres of thc .ln.rlysis ilnd li8rrment with the ltemi$e ol nt
for purgrse, i.e. whether rrr not the devel(,pnrcnt proicd is.rble to "tick the hrxes" lronl n sc i(,-economic

Ix'r5pe(tivc. i.(,.

. The proic('t nerds to cnsurc that potential demand i5 met from J supply perspedlve;

. [h(' housing typ(s til wilh thc nocd and cnrcr'glng tr.'rds end thc housing d('veloPnrcnt
fra nrervork of the Stellenhost h Mu nicipali!y;

. 'Ihc pn)k{ does not result in a fund flow deficit for th(. MunicilHlity ilr lrrlls ol servicc
infr stmdure (which should be covered bv lx:s):

. Thc lrx'al cc(nlonry lrc[clits li'onr tlrc dcrrlolnrcnl in tcrlns (, dircct c.rpital cxlrulitrrrc alrd
barkward and forward linkages bet$'een sectr)I:i;ind

. lobs. cvcn (nr a tr.nrprrrary lusis. art.cr'(' lfil in(l rL,volvt'd to lot'.rls that al.(. ahlc to ! 'r)rk r)n thr
prolect.
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(h 6F.l

Onlci h?tli.nt
lin 14Farl

tcondnt $p.d
lh lSyetll

oxe(t l.rnpo.ay ,obe
(c(,rPtn tPrl|r)

1a-.%

.,.a'""-""

"-t
+"-."t 

C

.s

uritstlrobr
h(ruI.

torrcrltmrt
rrt

Project Scope

lrrr lrorrsing, rvhir.h hasrrl on tl)(, h(,usillg tllxrlogv cnvisagrri loI lltr l)r't)i(\'t, r'('pr'(,!'('rts 4,(r2r)/. ot tlr('
total nulrll)er (,t 5 622 units or'6,06rz0.rll(,r l4 yean rrntt thc devrk4rnrent is colnplcte nd (rceupiljd.
'I'hc (k,vclol)nn,rt r'(l)tr,s('rts.r dir(\1 i[\'('slllr'nt ol lll(102 nrilli(,n (in 1,1 .r('.rl\) th.rt Mll gcDoral{'
estlnrJted l)e!'eloplncnt (ih.rrg(s ol R24,5 rllillion (in si\ ycnrs) nnd property r.rt(s ol Rtl,2 million l(,r

would dircdly work (,n the proie(t llhile J [urthcr 770 i(,bs would ir(rue due k) the indire(t elle(ts o[
dcr.r..lqring Bralltlw,rcht ll. All ol thcs( ben.liL\ .r11'(slir!r.rtcs hns(\l or t h(' (lcvclol)rl(.llt ol 260 rl$cllirrg
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CHAPTER 6: ORDERLY PLANNING

6.1 ORDERLY PLANNING

Engineering consultants were appointed to determine the impact ol the

proposed development on the municipal bulk inf rastructure, to investigate the

availability of engineering services and to liaise with the municipal engineering

departments.

6,2 IMPACT ON TRANSPORT

ln 2018 iCE Group (Pty) Ltd transport engineers were instructed to assess the

proposed development's transport impact and they concluded that the

proposed urban development oJ the subject property is supported from a traffic

point of view. A copy of their traffic impact statement reporl - which was

prepared as part of the Stellenbosch Municipal Spatial Development

Framework process - is attached hereto (see Section J1.

6.3 IMPACT ON CIVIL ENGINEERING SERVICES

The construction of the Western Bypass and associated link roads will require

considerable financial support and although the Western Bypass is deemed a

Provincial Road, the associated link roads will have to be lunded by

Stellenbosch Municipality. The development charges ol the proposed

development will contribute towards the upgrading of the road network.

Development charges deriving from the proposed residential development on

the subiect property will amount to 1R24.5 million. This money can be used by

the Stellenbosch Municipality lo assist in lunding the construction of the

proposed road network or olher required municipal bulk infrastructure

upgrades.
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One of the objectives oJ the IDP is to use bulk engineering services more

efficiently. With the subject property being surrounded on three sides by urban

development, there is a well-established network ol engineering services such

as water, electricity, roads, etc. An "infill" development of this nature can

effectively utilise this network. By comparison, a development on the urban

periphery may require high costs of expanding the network. For this reason,

Bart Senekal lnc. Consulting Civil & Structural Engineers were instructed to

investigate the town's current situation with regards to the provision of the basic

civil engineering services; i.e. water supply, sewerage, storm water drainage

and solid waste removal for the proposed development of the subject property.

According to Bart Senekal lnc. Consulting Civil & Structural Engineers'civil

engineering services reporl the required basic civil engineering services for the

proposed development can be accommodated by the Stellenbosch Municipality

in their existing infrastructure and that the attenuation of peak storm water

run-off trom the sub,ect property will be implemented on site by way of three

storage ponds. A storm water drainage route is proposed over Farm 1049/3,

bul alternative routes are also possible.
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7.1 coNcLUSroN

We submit (based on the planning motivation and specialist reports) that the

proposed urban development of the subject property can be deemed desirable

as there is a need for the development and the approval will lead to significant

tangible benefits for the Stellenbosch Municipality and its residents.

We hereby confirm that the proposed development of the subject property (as

put forth in this report):

Will support the principles ot the Stellenbosch Municipality's lntegrated

Development Plan;

Will support the Stellenbosch Municipality's vision for the Paradysklool

Special Development Area;

Will contribute to creating a compact urban lorm lor Stellenbosch lown;

Will not lead to a loss of valuable agricultural land;

Will not have a negative impact on engineering services;

Will contribute to the upgrading of municipal engineering infrastructure;

Will pay development charges to the Stellenbosch Municipality;

Will increase the municipal tax base;

Will address housing needs and backlog;

Will provide balanced housing stock;

Will not lead to a loss of a critical biodiversity area;

Will have a limited impact on heritage resources;

Will have a limited visual impact; and

Will have significant socio-economic benefits for Stellenbosch town as it will

(according to Dr Bloom's 2018 report):

- Represent a direct inveslment of tR1 002 million;

- Create !228 new residential units;
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Create +3 168 new employment opportunities (during the construction

phase) and +770 new permanent employment opportunities;

Generate tR24.5 million in development charges; and

Generate tR8.2 million per annum in property rates.

Restrictions on the development of lhe remaining farm land will be pointless but

the urban development thereof will contribute positively to the town's future

groMh. There is a need tor the product, and it is deemed to be desirable and for

this reason, we strongly recommend that the site specific deviation from the

provisions of the Stellenbosch Municipality's Spatial Development Framework

be supported and that the rezoning application be approved.

7,2 SIGNATURE OF APPLICANT

I

,|,
t'

CLIFFORD HEYS

PR. PLANNER (SA): A/1158/2000

ARCHITECTS
TOWN PIANNFRS
URBAN DESIGNERS
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RESOLUTION OF THE DIRECTORS OF BRANDWACHT LANO
DEVELOPMENT (PTY) LTD TA.KEN ON 13 APRIL 2018

RESOLVEO

l. That lh€ comPsny, in resp€cl of the Remarnder of the Farm Brandwachl

no.'1049, St€llonbosch:

. Sub,mit a commenl on the Stellenbosch Municipallty'3 Revised 4'
Generation IOP 20182019; and

. Sutrnit 8n spplicstin to amend the Stellonbosch town s uroan 6dge ias

irxtlcaled in ths Municipal Spatial Oevek'pment Framowofi) to rncL:de

tha sutriacl prop€rty in the urban Edgc and lo aarmark it tor 
'utureulban developnEnt.

2. fnar Ws ftotscc (Pty) Ltd ba appointsd t aganl ol the colrpany and to

submlt th8 neoossary comrnents and aPplcalions, and to prosecute lhe

applioations to thair 6nal determinatidl.

DIRECTOR

.2r4 "4
DIRECTOR

2"--t-*

{4p-.*>4



TITLE DEED & SG DIAGRAM

DESIGNERSTV3 ARCHITECTS TOWN PLANNERS & UR

SECTION B



f" 35
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BE IT HEREBY N'ADE KNOWN 9B

I

IA

E:,i
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rHAT adtcHDLLE 
SPENCER

Conveyancer, appeared bcforc me, Registrar of Deeds, at CaPe Town he bcing duly

auhorised thereto by a Power of Attomey signed at STELLENBOSCH on the 3rd day

of DECEMBER 1998 and granted to him by

\le.\rMrr.^rid.\h*h

EKAiiSEL .EER
CELLED-ft$ ootgtr rlt I

l o FtB ioll

ltr

HOFMEYR HERBSTEIN GIHWALA CLUVER & WALKER INC.

ATTORNEYS

STELLENBOSCH

MAZATLAN ESTATES (EIENDOMS) BEPERX

No 55/00151/07

a

G,oo
I

r rlBlB



AND the Appearer dcclared that his Principal on the 28 MAY f998 sold Oc

undermentioned property to the undermcntioned Tnnsferee and liat he, the Appcarcr, in

his capacity aforcsaid, did by thes€ prcscnls, ccde and transfer in full and frce property to

and on behalf of

, 
bRANDwAcHT LAND.DEVET.OPMENT (EIENDOMS) BEPERX

No 98/l1656/07

irs Adminisuators or Assigns

, n"-1int.. of the 
'Farm inexowecgr No l(X9,

STELLENBOSCH, hovince of rhe II'ESTERN CAPE

in the Division of

MEASIJRING: t18,5702 (Forty Eight Comma Five Seven Zero Two) Hectares

FIRST TRANSFERRED and still held by Certificate of Consolidated Titlc

No T 18631/196? with Diagram No 2016/67 annexed thereto.

The figure B C D E F G H J K Y X W V U T S R and MNZ on

Diagram No 2016/67 anncxed to Cenificate of Consolidated Titte No T 18631/1967

is subject to the conditiors as are rcfcrred to in Dccd of Transfer No T 2732 datcd

3 March 19O3.

tl 'the figure ARSTU VWXY LZNOPQ on Diagram No 2016/67

annexed to Certificate of Consolidated Title No T 18631/1967 is subject to such

conditions as arc rcferred to in said Deed of Transfer No T 2132 daud

3 March 1903.

\ra\Lu.,r\skn.\'*H

i
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C AND SUBJECT FURTHER to thc conditions referrd to in rie endorsemenr dated

l2th May 1965 on said Deed of Transfer No T 847 dated 3lst January 1955 which

endorsemcnt reads as follows:

D. BY VIRTUE OF Norarial Deed of Scrvitudc No K ?46/19865 dared 2E July 1986

thc Rcmainder of the hereiruncntioned propcrty, measuring 48,5702 hcctares, is

subiect to a scrvitude of pipeline which exterd over an ar€a of 7m wide, Oe eastem

boundary of which is dcnotcd by the letGrs ABC on Servitude Diagram No 8701/83

in favour of the Municipaliry of Stellcnbosch. The Servitudc Diagram is filed with

the abovementioncd Servitude D€ed.

As will more fully appear from said Scrvitude Dced.

\44\rdni\!i.r\*h

'A ponion of thc hercin-mentioned prop€rty in Para I mcas. 0.027 Morgcn has beeo

expropriatcd by Divisional Council of Stellenbosch in lerms of Section 130 of
''Ord. l5/li52.as amdndid Vidi Noticd of expropriation No. H/9/3 d:d.2814t65 filetl - -'

'as exprotl. caveat 209165 illans in iuplicatc nteic he riwjo.'

4
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WHEREFORE the Appearer, renouncing all rhe right and ritte of rhe TRANSFEROR

heretofore had to the premises, did in conscquence also acknowledge the TRANSFEROR
to bc entirely disposscsscd of, and disentitled to, the samc; and that, by virtue of thcse
prescnts, (Jle said

TRANSFEREE

its Administrators or Assigns

now is and henceforth shall be cntitled th€reto, conformably to local custom; tie State,

however, reserving its rights; and finally declared that the purchase price amounting to
Rl2 000 000,00 (Twelvc Million Rand) has been sarisfactorily paid or secured.

IN WITNESS whcreof I, the said Registrar of De€ds, togcrher with $e Appcarer, q.q.,

have subscriSed to these Presents, and have caused thc Scal of Office ao be affixed thcreto.

THUS DONE and exccured ar rhc Office of the ReBisrrar of Deeds,

in Cape Town, Cape Provincc, on the \? day of VU UW ,
year of our [.ord, One Thousand Nine Hundred and Nincry Eighr (1998).

in the

In my prcsencc

Registrar of Deeds

\rr.\rn^di\!dd.\D*n

4

q.q.
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Lf r118189/1998

Endorsement

By Virtue of Notarial oeed of Servitude no [00000277 /2 , dated gth March 2012, the

within -mentioned property is subject to the following

1.. A servitude rlght of way, which is depicted by the fi8ure ABCDEFGHJKLMNP on diagram
SG number 3034/2011, in lavour of ERf 15157 Stellenbosch, measuring 2,3515
hectares, held by Deed of Transfer no. T 53019/ 2011.

2. A servltude right of way, which is depicted by the fi8ure ABCDEFGHJKI-MNPQRSwwXYz

on diagram 5G number 4509/2011, in favour ot Erf 15157 Stellenbosch, measurine
2,3515 hectares, held by Deed of Transfer no. T53019/2011.

3. A water pipeline servitude which is situated within the servitude area along the westcrn
side of the line BCDEFG on diagram SG number 3034/ 2011, in favour of Erf 16157

Stellenbosch, measurinB 2, 3515 hectares, held by Deed of Transfer no. T63019/2011

4. A wate; plpeline servitude along the southern side of the line WWSR and the western

side ol the line RQPNMTK indicated on diagram 5G number 4509/2011, ln favour of Erf

16167 Stellenbosch, measuring 2, 3515 hectares, held by Deed of Transfer no.

T63019/2011.

5. A 3 metre wide sewerate pipeline servltude in perpetuity, which sewerage pipeline is

situated within the servitude area alon8 the western side of the line LK and the southern
side of the line KJ indicated on dia8ram SG number 4509/2011, in favour of Erf 16167

Stellenbosch, measurinB 2, 3515 hectares, held by Deed of Transfer no. T53019/2011.



-b's- tll

6 A 3 metre wide sewerate pipeline servitude in perpetuity, the south western boun
of which pipeline is indicated by the lines AB, BC, CO, DE and EF on diagram 5G num
738/2017, in favour of Erf 16167 Stellenbosch, measuring 2, 351S hectares, held by
Deed of Transfer no. T63019/2011.

As will more fully appear from the said Notarial Deed t with ancill rights

Deeds Office

Cape Town Registrar of 0eeds
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T118189/1998

Endorsement

By Virtue of Not
00000027 a t2

arial Oeed of Servitude no K S, dated 8th February 2012,

As will more fully appear from the said Notarial Deed together ancallary ri ts

Deeds Off ice

Cape Town Registrar of Deeds

Ito 3 4 3203 l^Qclar<ggtIRrr{smRTtt R&t IIA[$ERrto ro

mll {0-/0 (
( I
URNE GrsTFAO

the within-mentioned property is entitled to a perpelual dam servitude to draw water from

and to store water in the dam over Erf 16143 Stellenbosch, measuring 1,0330 hectares, held by

Deed of Transfer no. T 53019/2011.

013
00 0 5Tr 7 026 2
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Yr!:aalaaaaaaaa

S I Bl-.LIrNUOS(llI
9T!lLaxlolcll . Il{IEL . alANlcttloEr

MuNt!ttALtrltt. uYAttlrLl . M u!l tct iA LltY

CONVEYANCER,S CERTIFICATE

Arend Leopold de Waal
(conveyoncer's nome ond surnome)

Hereby wlsh to certiry that a search was conducted in the Deeds Registry, Cape Town, regalding the

following property(ies) (including both current and earller title deeds/pivot deeds/deeds of transfer)

Remainder of the Farm BRANDWACHI No 1049, in t,he Division of
Stel]enbosch, Province of the western CaPe

(e(/ furm number/s ond descriptlon/s os lt oppeot ln the tltle deed)

ln respect of which lt was found that there rare/are no restrictave conditions registered a8dnst such

property(ies) prohibiting it from being utilised/dcveloPed for the following purposes (as elaborated

in the accompanyinB application):

Residential development

(proposed use/developmenVzonlng ol property)

A. LIST OF RESTRICTIVE TITLE CONDITIONS (ilony)

catcgorles

Arc th!r! t,tle
deed

ra'trlctlons

llndlcate bclowl

llda deed and clause number if restrlctlve

condltlons ar€ found

Use of land Y NA

Building lines Y (N) NA

Y @ NA

Number of dwellings Y C,r) NA

Y a) NA

coverage/built upon area Y NA

Subdivlsion Y (D NA

Scrvitudcs that may be

registered over or in

favour of the property
N NA

1t109/r,99t

tllrrrt/r9rc
tll8189/1998

Endors.n\.nt {p.ga 6A)

Endo!leoent (p.ge 6A,

Endo!!.!r.nt (p.gc ?) r J:H::
Other restrictive

conditions
Y @ NA

l/We

ta,to.?[t rJt:
c^rn L

OD

Height

Eulk floor area

@

o



Organ(s) of state that mithl have an interest in

the restrictive condition.
Y NA

A person whose rights or legitimate expectations

will be affected by the removal/suspenslon/

amendment of a restriction condition.

NA

All persons mentioned in the title deed for

whose benefit the restrlctive condltion applies
Y NA

B. AFFECTED PARTIES AS PER TITLE DEED (tf ony,

C. PROCESS BY WH]CH RETEVANT CONDITIONS WILL BE AODRESSED
blcote tLt oppeo,,iola box)

Signed at S t.e 11e nbo sch on this 24 day of April 20 18

Full names and 5u;636g; Arend Leopold de WaaI Signature:

Fin Pottoladdt2ts xidly .ndorrc .cnilicotc bf ollixing

fuh\ offkiol ttodp hct. od inltidl it

C luve r MarkoEter Bu i ldinq
MiII S treet
Stellenbosch

CLUVER UARKOTTER INC'ING.

Clrrv€r Martotbr Bulldlru/Gsbou
Ml[ Stlrt / tllubtresl

Do€x 6, STELLENBOSCH, 71600

{@1) 8OE 68$ r(021) EE6 6.20
lnto@on.hr.za

Te l: 021 808 5600

a rendw@ cluve rma rkot!er . Iaw

Appllcatlon ln te.mr of the

Stellanbosch Munlclp.l
Planning By.L.{r, l/
(Secrion 15)

N.tlonal Deed ot
Crncclletlon (rubmit copy ol
sltnrd a!reement)

Erpunteoent by m.anr ol
',uh nlsi'epplicatlon lo th€

Hlgh court (iubmlt copy of
coun o.de.)

It other, plcagc rDlcify

N/A

E-mail

o

@

o



TV3 ARCHITECTS TOWN PLANNERS & URBAN DESIGNERS

SECTION D

PLAN 1: BROAD LOCALITY
PLAN 2: LOCAL LOCALITY
PLAN 3: CONCEPT LAYOUT
PLAN 4: EASTERN LINK ROAD

PLANS
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The agricultural potential of the
Farm Brandwacht No. 1049,

Division of Stellenbosch

Contact person
Mr. Niel Du Toit

Director
Brandwacht Land Development (Pty) Ltd

Mobile: 083-226 9858

Compiled by
OABS Developnrerrt (PTY) Ltd.

Researcher: Mr. Ari6l Hugo
Email: hugo@oabs.co.za

Telephone numbar: 083-700 5323

Date
19 February 2018

Contact Details
Dr Daan Louw

Optimal Agricultural Business Systems
258 Main Street,

PO Box 3426
Paarl,7622

Telephone number: +27 21 8702953
Mobile number : +27 82 9573458

E-mail : daan@oabs.co.za
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1,1 Background

OABS Development (Pty) Ltd is a company that specialises on agricultural business

solutions and has been approached by the directors of Brandwacht Land Development

(Pty) Ltd to assist them, as the owner of the Remainder of the Farm Brandwacht No.

1049, Stellenbosch, with an agricultural input on the Stellenbosch Municipality's

proposed Municipal Spatial Development Framework.

1.2 Problem statement

The property is (in fact) located within existing urban environment of the Stellenbosch

Municipality. The property's northern border is the Brandwacht residential area, to the

west it is shielded by urban development next to R44 consisting of offices, a hotel and

a hospital. The Stellenbosch Municipality owns land on the southern and eastern

borders of the property (the Farm Grondves). Further south of the property is the

Paradyskloof residential area.

Figure 1 illustrates the property's location graphically.

1 INTRODUCTION

1



OWACHT

1049

Figure 1:Location of the Farm Brandwacht No. 1049

Past experience indicate that the land owner has struggled to economically farm the

property. This problem will now be exacerbated by the following:

The property is 30ha in extent and only t20ha of the propefi can effectively be

planted with crops.

The construction of the proposed north-south route - that will link the R44 with

Stellenbosch central - will cut the subject property into two portions creating

two smallholdings of t17.zha and t1 1.7ha respectively. This will further

diminish the subject property's agricultural potential.

Figure 2 illustrates the proposed north-south route's alignment.
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Figure 2: Proposed north-south route

The Stellenbosch Municipality is the owner of the abutting Farm 369. They are

investigating the developing of an institutional village on a portion of Farm 369

(directly south of the subject property). The Municipality's proposed

development will change the area's character from rural to urban and further

complicate the successful farming of the subject property.

The property is located in Stellenbosch between the existing residential areas

of Brandwacht (to the north) and Paradyskloof (to the south). lt has an urban

character. Unfortunately, there is always a conflict between farming activities

and urban activities; e.g. security, petty theft and vandalism of farming

infrastructure and the negative impact on residents with the spraying of

pesticides. The active farming of land located in an urban environment is

logistically and practically challenging.

Stellenbosch town is growing and if the subject property (which is located within

the Stellenbosch urban environment) is not used for future urban development,

then a farm located outside the Stellenbosch urban environment, will have to
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be used for urban development in order to accommodate the town's urban

expansion.

Against this background, the land owner approached OABS Developments (Pty) Ltd

to provide them with an expert opinion on the existing agriculture development

potential of the property, given these constraints.

Section 2 of this report will provide an analysis of the existing farming operations (and

potential) and endeavour in concluding (Section 3) an agriculture opinion of potential

future farming opportunities.

As a background study, the consultant relied on existing documentation regarding the

subject and experience of similar situations or farming conditions.

2 STATUS QUO ANALYSIS

2.1 Ownership arrangements:

. Property: The property is described as the Remainder of the Farm Brandwacht

No. 1049, Stellenbosch (in deed of transfer number T1 181 89/1998).

. Location: Trumali Road, Stellenbosch.

. Local Authority: Stellenbosch Municipality.

. Ownership: Brandwacht Land Development (Pty) Ltd (Registration number:

1998/01165607)

. Extent: 30 hectares

. Servitudes: A notarial deed of servitude is registered (K746l19865) for a

pipeline in favour of the Stellenbosch Municipality.

2.2 Assessment of natural resources

This section will investigate and conclude on the available natural reEources and

infrastructure.

4



2.2.1 Soil

Studying the past performance of the Stellenbosch area the assessment is that the

soil is conducive for wine production and probably a range of other cash crop varieties,

however other site-specific factors result in utilizing the property for agricultural

activities being unviable. These factors include the current limited available water

supply, which makes the production of cash crops unviable, along with the black

southeasterly winds, further inhibiting economic viability of crops, with the exception

of vineyards and wine grapes. The size of the property however relinquishes economic

vineyard production, being too small.

The black south easterly's potential harm can be mitigated using windbreakers, wind

nets (which is visually undesirable) as well as the planting of trees (taking a lot of

arable land due to its wide root structure and being a nesting place for birds).

2.2.2 Waler

A critical element in any farming enterprise is the availability of quality and quantity of

water to maintain or develop orchards in the long term. There are no short-term

solutions, especially when one takes into account the current (and more frequent

predicted occurrence of) drought conditions.

The property has no water allocation of any volume from any irrigation scheme. A letter

from the Helderberg lrrigation Board dated, 2611011995, stated clearly that:

The farm Brandwacht is located outside the borders of the lrrigation scheme

and that the farm therefore, cannot be incorporated into the scheme.

Stellenbosch holds the honour of being the most well-known and awarded wine region

in South Africa. Rich soils and unique locations ideally suited to a variety of grape

cultivars have ensured that Stellenbosch continues to dominate South African

winemaking industry.



See letter below (Figure 3).

Figure 3: Letter from Helderberg lrrigation Board

The property relies on the existing storage dam with a holding capacity of 34 000 m3

litre of water. The dam feeds from storm water and rain water downflow during the

winter months and runs (occasionally) dry during the summer months.

IER HELDERBE RG

f,halho li.td. (PtY) Ltd
Portu, 9l
STELLEItsOSCH
7599

26 Ohoher 1995

Gtagtc Mcnccr

DIE P I,lt.t\-l-)WACTIT . IALT'STL\G TtY I)IE I t_t- Ll ) It Bt,.t{(;

D.ESIR-OEIDiGSr-Er$

Ilir:oec net h bcwrGgiog van dic }lelduteq BosFociingErud drt dic pleas Braadrvachl og

buite rlB bcs rrel m dx nic by die rkcura ingclP ir of kco s'crd

Ilankic

c Br),!Erd
SEKRFTARIS

Without a consistent reliable water supply (like from an irrigation scheme) the

prospects for long term crop production (e.9. vine orchards) or cash crop production

t)

ro6a6 !r !s a<u rlrlllliaoaaH ,ir!
tat Oa I I aa7a4alr, fi{nl.rl
ttLt Oal-{, l.6a (r.ctii.l
llll 62ll alr.2a2a l7....iri
t^X 8r? 

'l 
la+aLr l[.r..!.[BESPFOEIINGSRAAD/IFFIGAIION EOARO

dic SErodpod
nic.

Dic plrptync rnt dic aebicd wo bcptoeiiry,rurtcr vooreio ia oo& ta lhio m die *as
Brendurclt rran l8 tle rna aigc rnler uil die rtrrna h lur:ro

Et hoop u vbd bqtrude intigti4 rcldco&



(e.g. vegetables) is very limited and not advisable. Even if the dam is at full capacity

during the summer months (which is highly unlikely) the prospects of an economically

viable entity is in question.

The current drought conditions in the Western Cape emphasises the dilemma, where

water supply from irrigation schemes cannot longer be guaranteed.

2.2.3 Climate

The Western Cape (Stellenbosch) is known for its Mediterranean winter rainfall climate

and its conducive attributes for vine and cash crop production. The location of the

property is also susceptible to the harmful effects of the black south-easlerly winds,

also known as the Cape doctor, which brings severe weather conditions such as very

high wind speeds and heavy rainfall, resulting in flash floods.

2.3 Assessment of potential farming activities

This section will elaborate of potential farming activities forthe area, taken into account

the limited water resources (storage dam).

The general accepted rule for a financially viable wine production unit (20'16) is

in the order of 40 - 50 ha unit. This number is disputable and can be argued

lengthily. Point is, that if a producer has to establish 30 ha (size of the property)

of orchards at R250 000+/ha and has to wait 3-4 years until full bearing, he will

not survive financially. The wine industry commodity organization, Vinpro (2016

statistics) elaborates extensively on the subject.

. Given the unfortunate water situation on the farm such an enterprise is

not advisable at all. The Department of Environmental - & Water affairs

(Worcester) allocated a water requirement of t 6500 m3/ha/annum. The

unreliable inflow of water into the storage capacity of 34 000 m3 water

will allow lor 5.23 ha of vine orchards, which is much less than the 40+

ha requirement for an economically viable entity.
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Cash crops (vegetables) can be an option during the winter rainfall months,

however it would be impractical and economically challenging, as these crops

would not be an option at all during the summer months, which would result in

unproductive months and high seasonal unemployment for farm labourers.

Vegetable crops require regular irrigation/ water, which could also be

challenging given the current drought conditions. Further factors reducing the

viability of vegetable crops on the subject property include the use of fertilizers

(unwanted odours), probable theft being in close proximity to residential

environments.

Low density livestock/cattle farming could be used for keeping the grass short

to prevent possible veld fires, but would not be considered an economically

viable farming practice. High density livestock farming (dairy, piggery, broilers

and layers) is also in serious doubt due to environmental impacts and water

shortage.

The potential division of the property into two portions (due to proposed eastern link

road) will hamper farming activities to a large extend. Daily farming activities will cross

the road on numerous occasions, causing traffic hazards and potential loss of life. A

farming subway will be a requirement for the town planners and civil engineers at

additional public costs.

Due to its location and water constraints, no active farming activity takes place on the

property, a part of a small herd of cattle grazing on weeds and natural grazing. The

fencing seems to be in good conditions keeping the animals at bay.

The property has no farm infrastructure and irrigation equipment.

I

2.4 Assessment of farm infrastructure: fixtures & irrigation equipment



2.5 Bulk services supply

The property has access to road infrastructure. Due to its location electricity -,

sewerage - and drinking water connections can be established within a relative short

period of time.

3 Conclusion and Recommendations

Considering the abovementioned analysis of the "current situation" the following can

be concluded as an opinion on the agriculture potential of the farm:

Brandwacht is already succumbed by Stellenbosch over the past years. The

expansion developments actually defined Brandwacht's future to be part of the

local authority.

From a pure Agriculture perspective - as piece of land without any water

allocations and stripped from its location and neighbourhood environment - the

agricultural value will be low.

Guaranteed water is the key driver of any farming development.

Brandwacht lacks in this regard and will not obtain any economy of scale

doesn't matter which farming enterprise of choice they follow.

The lack of water rules any financially viable farming activities out of the

equation.

Dividing the property into two portions will escalate the inability to execute

farming practices successfully.

Finally, the assessment is that Brandwacht farm is a prime property stripped from its

orioinal purpose as a productive farm with financial viability. City expansion /

urbanisation onto the farm's borders - on three sides - accompanied by a proposed

road across the property define (logically) its future to become an integral part of

Stellenbosch Municipality.

It is OABS (Pty) Ltd recommendation that the owners and their advisors proceed with

all possible actions to be incorporated into the Stellenbosch Municipality's urban edge.
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Executive Summa

Nature and Scope ofthe project

Brandwacht Il is conceived as a residential development of t30 ha located in an area that forms part of
the Brandwacht Farm, abutting the Brandwacht and Brandwacht-on River residential area to the north,
a commercial node to the west and open areas to the south. The objective ofthe study is to consider the

scope of the proiect, its impact and relevance based on three pillars that cover (1) the market from a
demand and supply perspective, (2) the socio-economic impacts from an income and employment
perspective, and (3) its fit for purpose.

The Brandwacht II development covers the following scope ofland uses:

o 260 residential stands of between 350m2 and 800m2, with an average stand size of about
500m2.

Sizes of dwelling units assuming a 500/o coverage are anticipated to range from between
170m2 and 400m2, with an average ofabout 250 m2 per unit.

Private open space of t7 ha plus t1,35 ha of the land a road reserve for the Eas

which splits the farm in half.
tern Link Road

and is aimed at
lion per annum
ts ranging from

Brandwacht Il offers a scope of housing that addresses various emerging trends related to demand for
housing of which the key trends are lifestyle, proximity, availability of key infrastructure, access and
transport. The proposed housing is intended to attract millennials and persons that work in
Technopark, at the surrounding commercial enterprises and the surrounding area. The properties will
be sold on an own-title basis and for the purposes of this analysis, are aligned in terms of the
classification adopted by the Stellenbosch Municipality for the levying of development charges.

In order for the proiect to be fit for purpose, broad market and socio-economic critcria need to be

considered. Brandwacht ll should with some limited variance, fall within the demand forecasts for
different housing units in Stellenbosch Town, must offer socio-economic benefits to locals and ensure
that the Municipality is able to consider the project from both a financial, policy and planning context.
This report adopts an economic perspective related to supply and demand, and the need to deliver
benefit to the local economy and lobs to people. Stellenbosch Town includes central Stellenbosch,

lamestown, De Zalze, Onder-Papagaaiberg, Kyamandi, Cloetesville and ldas Valley.

Key outcomes

Stellenbosch housing trends

Higher priced houses have emerged as a trend in Stellenbosch Town over the period 2008 to 20\7 and
current supply is unable to meet the demand in the higher price segment. lf this tend continues,
average equilibrium prices and price points will increase and due to the lag in provision of supply or
curtailing supply together with the inelasticity of supply, no integration of various housing typologies
in development will be possible. The only way to reduce the average equilibrium price for houses is to
permit development that underpins market demand for a range ofhousing typologies and implement

The Brandwacht II project caters for the middle to high-income segment of the market
a portion ofthe income bracket for households that earn between R809 203 to Rl.6 mil
would also form part ofthe segment likely to take up the housing opportunity, with uni
R2.5 million and R4 million.
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policies that make it attractive for developers and investors to provide in the need for different types of
housing.

A total of 17 301 units form part of the estimated demand over the next 20 years, i.e. 9 277 houses
smaller than 80 m2,2 793 houses larger than 80 m2,2402 flats and 2 829 townhouses. These figures
represents the adjusted demand forecasts prepared by Rode and Associates for Stellenbosch Town.

Key sallent outcomes from the analysls lnclude the followlng:

. The current supply is unable to meet demand for all housing types in Stellenbosch Town;

o Sales trends in the Stellenbosch Municipal area suggest a demand for higher priccd houses;

. Emerging trends suggest that average equilibrium pricesl will increase and continue to increase
in Stellenbosch Town due to the following:

o Limited supply of new development (housing) stock;

o Lag in the provision of supply caused by inelasticity2, which suggests that supply is
unable to meet demand in the short-term, resulting in price increases reaching new
highs; and

o Continuous and sustained price increases will curtail the opportunity to create and
develop appropriate mixed-use residential proiects that offer a range of affordability
options.

. An estimated housing demand of865 units per annum on average for next 20 years based on
the adjusted Rode forecast:

o 464 houses smaller than 80 m2

o 140 houses larger than 80 m2

o 120 flats

o 141 townhouses

. lt is possible to relate vehicle traffic and employment to future retail, commercial and industrial
development in Stellenbosch Town over the next 20 years as follows:

o 1 additional vehicle will enter Stellenbosch Town for every 52 m2 of retail, office and
industrial space developed;

o 1 additional employee will originate from outside Stellenbosch Town for every 44
m2 ofGross Lettable Area (CLA)3 developed

o 1 additional employee would reside in Stellenbosch Town for every 30 m2 of GLA

developed (given the percentage ofpersons that commute for employment purposes)

. A total of I 830 peoplea working in Stellenbosch Town by 2036 would form part of the daily
commuting workforce;

o Annual housing need per annum on average over the next 20 years based onlv on commuters:

o 371 units for middle-income category

I Average equilibrium price is the average price over a period where the demand for prop€rty and supply ofproperty are
in balance,

2 Supply is price inelastic if a change in price causes a smaller percentage change in supply, i,e. the supply of a few
properties results in a greater increase in the price due to demand exceeding supply.

3 Gross lettable area (GLA) is the amount of floor space available to be rented in a commercial, retail or industrial
propertY.

r The number of people commuting to work in Stellenbosch Town is based on the current daily commuting traffic of
approximately 11527 people lgls students that emanate from outside of Stellenbosch town which is 25% ofthe total
on the Stellenbosch campus Dhs an estimate ofpeople that will live outside Stellenbosch and take up employment from
the future development of retail, commercial and industrial properties over 20 years.
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o 70 units for high-income category

due to future retail. commercial and industrial developmeglg based on a 500% take ofthe need.

The average annual demand for houses smaller than 80 m2, flats and small townhouses
ranges from 194 to 241 units.

The demand for houses larger than 80 mz for the high-income group by 2036 ranges
from 97 to 194 dwelling units on average per annum.

o

o

Development Pipeline for Stellenbosch Town

The pipeline of projects envisaged by developers for Stellenbosch Town has an envisaged rollout over
the next lO years. Although the pipeline does not necessary include all projects, indications are that
approximately 9 100 units are envisaged to be supplied over the following 10 years. The table below
provides an indication of the percentage contribution of the pipeline projects to the Rode adiusted

forecast per housing type and the contribution of each housing type to the total number of units. The
results lndlcate that the Development plpeline would contribute S2,60%o of the totrl unlts to the
adrusted Rode demand forecast.

The housing types envisaged for the Development Pipeline all fall within the adjusted
except for houses larger than 80 m2 that exceeds the forecast by 2,830/0. A breakdown o
supply suggests that 31,56% of housing units supplied over 10 years accrues to dwelli
than 80 m2, which are more aligned with middle to high-income groups; 31,43% to affo
(lower to middle-income groups); 15,810/o to townhouses (middle-income group) and 2

The proiects that form part of the pipeline, based on the progressive groMh traiecto
trajectory used to demonstrate demand over 20 years), is envisaged to deliver 9 100 uni
which is 31,830/o more than the forecast over the same period. By year 12 of the fore
forecasted number of units will exceed the number of pipeline units by 1 158 or 12,72o/o.

slightly more than a

yeal! (refer to Figure 21 ofthe ReportJ.

s Progressive growth implies exponential gro'*th over sl,ghtly less than the first half of the z0-yelr
reaching saturation point after about 10 years and tapering off significantly thereafter to flatten out
years ofthe forecast period (refer to Section 8.1).

Brandwacht II: Flt lor Purpose

Brandwacht Il forms part of the pipeline of proiects envisaged for Stellenbosch Town by developers
over the next 10 years. The proposed development represents about 1,500/o of the total number of
housing units included in the adjusted Rode forecast by 2036, and 2,86y0 of the total number of housing
units envisaged as part of the proiect pipeline envisaged by developers.

Rode forecast,
f the envisaged
ng units larger
rdable housing
0,200lo to flats.

(same growth
over 10 years,

period, the
n other words,

forecast period,
over the last five
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The following figure6 summarises the outcomes of the analysis and alignment with the premise of a fit
for purpose, i.e. whether or not the development prolect is able to "tick the boxes" from a socio-economic
perspective, i.e.

. The project needs to ensure that potential demand is met from a supply perspective;

. The housing types fit with the need and emerging trends and the housing development
framework of the Stellenbosch Municipality;

o The proiect does not result in a fund flow deficit for the Municipality in terms of service
infrastructure (which should be covered by DCs);

o The local economy benefits from the development in terms of direct capltal exp€nditure and
backward and forward linkages between sectors; and

o lobs, even on a temporary basis, are created and devolved to locals that are able to work on the
project.
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Project Scope

In terms ofdemand and supply, the Brandwacht ll development adds 260 units ofstock to the demand
for housing, which based on the housing typology envisaged for the proiect, represents 4,620/o of the
total number of 5 622 units or 6,060/o after 14 years once the development is complete and occupied.
The development represents a direct investment of R1002 million (in 14 years) that will generate
estimated Development Charges of R24,5 million (in six years) and property rates of R8,2 million for
Stellenbosch Municipality over 20 years. Over the duration of the construction period, 3 186 people
would directly work on the pro,ect, while a further 770 jobs would accrue due to the indlrect effects of
developing Brandwacht II. All ofthese benefits are estimates based on the development of260 dwelling
units over the 8-year construction period.

,Clrgir
5

Municipality

Meso Macro

FIT FOR

PURPOSE

o The meso.level represents the linkage betlveen what is envisaged with the development and its contribution to the
residential supply, hence the proiect has specific lmplications at a proiect level to satisfo demand and enhance supply,
The macro-level represents the contribution of t}le development to the local economy in terms ofdirect investment in
infrastructure and superstructure, while also having an indirect benefit to the local economy and businesses through
multiplied demand for goods and services required to support the dired investment.
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1. TNTRODUCTION

1.1 lntroduction and obiective

Brandwacht Il is conceived as a residential development of i30 ha located in an area that forms part of
the Brandwacht Farm, abutting the Brandwacht and Brandwacht-on River residential area to the north,
a commercial node to the west and open areas to the south. Brandwacht Il is also in close proximity to
the R44 between Stellenbosch Town and Somerset West.

The objective ofthe study is to consider the scope ofthe project, its impact and relevance based on three
pillars that cover [1) the market from a demand and supply perspective, (2J the socio-economic impacts
from an income and employment perspective, and (3) the fit for purpose.

Dr fonathan Bloom of Multi-Purpose Business Solutions was appointed to prepare a market demand
and supply assessment to align the supply of housing unis envisaged by the Brandwacht II
Development with the future demand for residential dwelling in Stellenbosch Town. For tfie purpose of
this report, Stellenbosch Town includes central Stellenbosch, lamestown, De Zalze, Onder-
Papagaaiberg, Kyamandi, Cloetesville and ldas Valley. Although towns and settlements such as

Klapmuts, Franschhoek, Koelenhol Vlottenburg, Pniel and Kylemore fall within the Stellenbosch
Municipal area, they are considered outside Stellenbosch Town.

1.2 Approach and basis for assessment

The premise for this assessment is based on understanding the fit ofthe project in the context of several
stakeholders' inputs used to derive certain outputs and the core outcomes that reflect the scope of the
project in terms ofthe market and socio-economic benefits. The approach is illustrated in Figure 1.

Flgure 1: Understanding the fit for purpose ofthe Brandwacht ll Development
Source: Multi-Purpose Business Solutions
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The terms used to contextualise the fit for purpose principle illustrated in Figure 1, are disorssed below.

. The proiect scope underpins the market represented by the interaction between demand and
supply, together with the socio-economic implications that inform the fit of the project for the
intended purpose.

The mesoJevel represents the linkage between what is envisaged with the development and
its contribution to the residential supply, hence the development has specific implications at a
prolect level to satisry demand and enhance supply.

The macro-level represents the contribution ofthe development to the local economy in terms
of direct investment in infrastructure and superstructure, while also having an indirect benefit
to the local economy and businesses through multiplied demand for goods and services
required to support the direct investment.

The Munlclpality is the enabler and benefits in the form of an increase to the rates base.
Development Contributions (DCs) are received from developers to fund external bulk service
provision. The DCs for the purposes of understanding the linkages, equate to the need for
external bulk services, although the infrastructure requirements would be unique to each
prorect and require a proiect-specific assessment.

In order to assess whether a development is fit for purpose, it must satisry the need, i.e.

demand, contribute to the socio-economic fabric ofthe municipal area by adding lncome to the
economy and creating jobs, while also benefiting the Municipality, i.e. create a mutual symbiosis.

Absorpuon is premised on the ability ofthe market to take up the supply provided by a project
once completed. Notwithstanding, a need also exists to ensure acceptable levels ofdevolution
of the socio-economic benefit that accrue from the project to the intended beneficiaries. This is
a continuous and dynamic process and should be considered in the context ofthe overall supply
of development linked to different land uses.

1.3 Nature and scope of the project

The Brandwacht Il development covers the following scope of land uses:

. 260 residential stands of between 350m2 and 800m2, with an average stand size of about
500m2.

o Sizes ofdwelling units assuming a 500/0 coverage are anticipated to range from between
170m2 and 400m2, with an average ofabout 250m2 per unit.

. Private open space of t7 ha plus t1,35 ha of the land a road reserve for the Eastern Link Road
which splits the farm in half.

The total land extent for the proposed development is t30 ha with a total of 260 units. A provisional
layout ofthe proposed Brandwacht ll residential development is illustrated in Figure 2.

The properties will be sold on an own-title basis and for the purposes of this analysis, are aligned in
terms of the classification adopted by the Stellenbosch Municipality for the levying of development
charges. In terms hereol 182 units are referred to as Single Residential units smaller than 250 m2 and
72 units as Medium-Density Residential units smaller than 250 mz.

11
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Figurezi Site development plan for the Brandwacht ll development in the context of the
Brandwacht suburb, Brandwacht-on River, commercial buildings and adiacent farmland

Source: ry3 Architects and Towr PIanners,2017
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2. RESIDENTIAL MARKET TRENDS

The residential market refers to land uses associated with human habitation, including housing or
dwelling units. Residential use can vary in typology, density, tenure, structure, layout and affordability.
It should, however, be noted that "residential' does not include hotels or guesthouses, whidr are defined
as "short-stay" accommodation.

Residential property in South Africa has experienced slow, but steady growth in recent years, reporting
a rise in activity as well as ongoing demand for housing especially in the Western Cape, Demand for
residential property in the major metropolitan areas and specihc geographical areas and nodes in close
proximity, has outstripped supply and thus created a seller's market in cities like fohannesburg and
Cape Town. A continuous lack of medium-income (affordable) housing options remains a key feature of
the marketplace.

Z,l Housing demand and supply challenges for urban areas

The long-term home densification process is expected to continue as the long-term effecdve scarcity of
urban land increases, semi-gration to the Western Cape continues, price increases in the Western Cape

and especially the Winelands areas (including Stellenbosch) continue and increase in r€al terms. The
key challenges emanating of this rising urban land scarcity and according to the FNB Property
Barometer (2017), which are relevant to Stellenbosch Town in particular, include the following:

. Creating safe open public spaces to largely replace the private space and amenities that many
used to have on their own properties;

. Improving the health ofthe household sector in the face ofdeclining physical acdvity, partly as

a result ofless open space;

. Creating mass public transport systems to reduce the myriad of costs associated with transport
congestion;

o Designing lifestyle developments that could be attractive to highly skilled labour, which can be
attracted or repelled by lifestyle aspects, implying that urban design is key;

. A key driver is the competitive advantage of an area, which is reinforced by semi-migration
trends, regional significance and the status of Stellenbosch Town as a key player in the Cape
Winelands district;

. Zoning for densification in certain areas, notably along transport corridors, and preventing
densification in other areas; and

. Improving key infrastructure and facilities such as water/sewage, schools and hospitals in
existing areas to keep up with growing demand per area as densification occurs,

2.2 Housing design trends

The need for housing is also influenced by the nature and scope of properties and top structures.
Consequently, demand needs to be aligned with factors such as economic growth, disposable income,
debt levels and affordability criteria, which are essential for development in Stellenbosch Town. If past
trends were replicated in the future, then according to the FNB Barometer (2017), the nature and scope
of housing would reflect the following:

. Size ofaverage full title stands is decreasing;
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. Building size over the long-term appears to be decreasin& but not as rapidly as average stand
size;

. Sectional title options will remain significant with a declining trend in full-title opdons;

. Luxuries will be reduced in order to address the long-term decline in home affordability;

. Percentage of homes built with swimming pools will drop dramatically in terms of water
shortages and tariff increases;

o "Non-essentials" are being increasingly done away with in new buildings, such as a study and

dining room;

o Declining fertility rates and a smaller average size of households have also contrlbuted to the
demand for smaller sized homes with fewer bedrooms; and

o Even the previously most popular 3-bedroom home category has seen some decline, with 2-

bedroom homes apparently favoured over 3-bedroom homes.

2.3 Millennials housing market segment

Millennials (also called Generation Z-ers) make up one third of the global population. There is a debate

about when Generation Z starts, but they were typically born in the 1990's or 2000's' As millennial
consumers approach their peak earning years, a significant percentage is searching for their first home.

This particular generation's needs and preferences are quickly becoming the driving force in the
property market.
Millennials are tech-sawy and need to connect with people and products, which mean that they have to
be engaged through technolory, are more entrepreneurial and ambitious than previous generations,
with many ofthem expecting to own a company. In orderto understand the housing typology that this
segment would demand, it is important to understand what millennial home buyers search for and
prefer in their first home (Source: 5-things-millennials-want-in-a-new'home):

. Homes that are'ready to go'- newer homes that are ready to move in, are convenient and

have the "ready-to-go" factor address the needs of millennial home buyers;

o Open layouts and multl-functional interiors - fewer partitions and walls, eating meals at the
kitchen table (not at the dining room) and a multi-media room or gaming room;

. Enerry efticiency and green living - convenience and efficiency with smart homes delivering
these aspects. Millennials identify themselves as environmentally-conscious, preferring a

sustainable lifestyle with a low carbon footprint;

o Technologlcally equlpped homes -a connected smart home that includes electronic access,

keyless locks, interconnected doorbells, mobile-controlled security systems, voice-activated
assistants, etc.; and

o Millennials' buylng and selting actlvity is more frequent than other age groups, which is also
having a noticeable impact on property values, particularly in areas that offer grtat short-term
potential and fulfil a few key lifestyle needs. Demand for properties in areas where buyers can

live, work, play, eat and shop - all practically within acceptable walking or drivlng distance of
their homes are key (Source: rise-of-the-millennials-a'property-revolution/24370).
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3. STETLENBOSCH HOUSINGSUPPLYMARKET

Notwithstanding the economic downturns and political upheaval ofthe recent past, we h witnessed

continuous growth in and around the City of Cape Town (the "CMA") and the Cape Wi regron.

The rate ofurbanisation and trends such as semi-gration have influenced the demographi in the target
CMA and inarea and have contributed to an increase in inherent value of land on the perimeter of

nearby towns such as Paarl, Stellenbosch and Franschhoek. In addition, ever-inc sing traffic
congestion and worsening public transport services are prompting a greater focus on -use/live-
work-play developments on the periphery of the CMA and in the growth nodes (such as

in close proximity to the CMA.

enbosch)

3,1 Trends in housing sales in Stellenbosch

Stellenbosch Town is a unique case when analysing the trends in house and flat sales, which is illustrated
in Figures 3 and 4 for the period 2008 to 20U. The more important take-out of the analysis is to
understand the value ratio derived by Multi-Purpose Business Solutions as an indication of supply and

demand reflected in the average selling price. A high ratio can be interpreted as properties that are being
sold at higher average prices in relation to the number of units sold. This could imply a willingness to
purchase higher-priced properties or a scarcity in certain market segments, i.e. a supply constraint.
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The value ratio suggests that from 2015 through 2017, higher-priced
houses were acquired from the available supply of houses for sale. A
similar trend occurred in 2072 and 2013, while 2015 apparently bucked
the trend wit}r a significant decrease (65%) in the average price of houses
relative to 2014. The analysis over the period suggests that Stellenbosch
experienced higher value ratios of above 4,0 over the past 10 years, except
in2071,2074 and 2015. Demand for higher priced houses on average is
evident and it appears that supply is unable to meet the demand in the
higher price segment.

3,2 Trends in flat sales in Stellenbosch

The prices offlats have remained range bound from 2008 to 2013, as illustrated in Figure 4. Thereafter,
the average price increased by 45,650/o over the period 2013 to 201 7, suggesting a tapering offin supply.
Clearly, demand outstripped supply, hence a higher price equilibrium, which is also evident by a value
ratio of 3,87 in 2017, the highest recorded figure over the period covered in the analysis.
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If the emerging trends illustrated in Figure 3 would continue, average
equilibrium prices for houses will increase due to the following reasons:

> Limited supply of new development stock;

> Lag in provision ofsupply due to inelasticity; and

) No or limited integration ofvarious housing typologies in developments.

The only way to reduce the average equilibrium price or price points for
residential dwellings, is to permit development that underpins market
demand for a range of housing typologies and implement policies that make
it aftractive for developers and investors to provide in the need for housing.
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3.3 Residential housing market stock

The residential market within Stellenbosch Town is mainly driven by households attracted by the rural
lifestyle of the area, which is known for its beauty and unique quality of life. Demand for residential
development is most active in Stellenbosch Town. Various factors are driving this market, including
quality of life and Stellenbosch University, which is attracting students from across South Africa (and

foreign countries) to the area. The student accommodation market is driving investment opportunities
such as buy-to-let, and this market has seen significant growth specifically in the Stellenbosch area.

Figure 5 indicates sales in the Stellenbosch residential market over the past year.

t Freehold in Estate

r Sectional Scheme in Estate

r Freehold

r Sectional Scheme

The largest percentage ofthe current housing stock comprises offreehold properties (49.1%), followed
by sectional scheme properties (32.2o/o) and freehold developments in estates (17.6Vo), The current
residential sales market within the Stellenbosch area is mainly based on repeat sales, which indicates
few new entrants into the market and a lag in or inelasticity ofsupply.

Estate agents in Stellenbosch indicate that residential property prices in Stellenbosch Town are

increasing, and this is mainly attributed to the limited stock available to serve the high demand for
residential units. Residents within the Western Cape (specifically Cape Town and Stellenbosch) as well
as Gauteng purchase the majority of properties in Stellenbosch Town. Estate agents also further
indicated that properties are mainly purchased as a primary residence, but there is also a growing trend
to purchase investment properties (specifically focussed on the student accommodation market).

3.4 Residential housing supply

The supply analysis entails research into the existing and the future planned residential units within the
Stellenbosch area and specifically for Stellenbosch Town. The existing supply and possible future
additions are indicative of the effective supply of residential units in the markeL

Based on Census 201 1 data and building plans completed between 2012 and 2015, it is estimated that
the current supply of residential units in the Stellenbosch Municipal area is 34 500 units. These

residential units are distributed according to income categories as illustrated in Figure 6.

Flgure 5: Stock ofstellenbosch residendal units for dlfferent ownershlp optlons
Source: Lightstone data
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t Low income (R0-R50 613)

I Low-Middle income (R50 514-
4s0)

r Middle-High income (R202 451-R

802 )

r High income (R809 203 and

Figure 6: Supply ofresidendal dwelllng units based on household income categories
Source: Statistics South Africa and own calculations

Figure 7 illustrates the distribution of residential nodes throughout Stellenbosch Town (residential
nodes are indicated with yellow, orange and pink areas).

Figure 7: Distribution of residential nodes within Stellenbosch Town with an indlcatlon of the
location for the Brandwacht ll development

Source: Mapable Database: Land Cover,2016
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3.4.1 Approved plans for residential development

Figure I illustrates the building plans passed by the Stellenbosch Municipality for the Municipal area. In
the absence of specific nodal data for different towns within the Stellenbosch Municipal area, a need
exists to apportion a part ofbuilding plans passed to Stellenbosch Town. The approach adopted is based
on the proportional historic land take-up over the period 2000-2015 for different towns within the
Stellenbosch Municipal area. For the purposes of the analysis, this mechanistic method assumes that
historic Iand take-up willbe maintained. Over the stated period, Stellenbosch Town accounted for 600/o

of the total take-up of land for residential purposes. The percentage is applied to building plans
approved for the municipal area and assumes an alignment between the historic take-up of land and
building plans passed for the different housing typologies.

The average number of square metres passed by the Stellenbosch Municipality per annum over the
period 2007 to 2016 for dwellings units smaller than 80 m2, dwelling units larger than 80 m2, flats and
townhouses was S 345 m2, +4 432 m2,9 342 m2 and 1 540 m2, respectively. The classification is based
on standards of reporting by Municipalities as required by Statistics South Africa. Large standard
deviations for housing types suggest that significant fluctuations occur from year to year. This is also
evident in Figure 8.

Figure 8; Building plans approved by the Stellenbosch Municipality per housing t,?e per annum
for the period 2007 to 2016

Sourcc: Statistics South Africa
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The square meterage of building plans approved for different housing types on an annual basis from
2007 to 2016 for Stellenbosch Town is indicated in Table 1. These figures were used to generate the
information illustrated in Table 2.

Table 1: Estimated square meterage of bullding plans passed for different
annual basis from 2oo7 to 2016 for stellenbosch Town

house size, and aligns with the analyses and metrics applied throughout this assessmen
plans passed for Stellenbosch Town indicate that, assuming that these plans translated
buildings, the annual average supply from 2007 to 2016 included 40 units of 80 m2, 103

flas of 40 m2 and 7 townhouses of 130 m2.

Table 2; Number of dwelllng units per annum based on average m2 per
Stellenbosch Town trom 2OO7 to 2016

houslng types on

The building
to completed
f 260 m2,723

Source: Statistics South Africa and own calculations

Table 2 indicates the average number of dwelling units per housing type per annum r an assumed
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3.5 Development"Pipeline"

A need also exists to factor residential proiects into the equation that are in the plan stages or in
different phases of the process from conceptualisation to pre'approval [prior to plans passed by

is, do notthe Municipality). This data should be considered in the broader context of the an

necessary include all envisaged residential projects, are merely estimates of known
offer some indication of future supply based on a need perceived by developers.

ects, but do

Our research suggests that based on the housing typolory adopted throughout this as ment, the
envisaged supply for dwelling units covers an estimated period of 10 years with a split b
five and ten-year occupation periods. Figure 9 indicates an estimate ofthe number ofuni
type based on the three envisaged occupation timeframes.
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Figure 9: Envlsaged supply ofdifferent housing types for three occupation tlmehames
Note: These estimates of the proiects pipeline include the Brandwacht ll proiect being assessed as part of this reporL

The categories ofdwelling units are based on the residential classification used by Statistics SouthAfrica to ensure
the necessary alignment

Source: Various
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The envisaged supply of all housing types suggest that from 2018, occupation
of 569 units (6,250loJ is envisaged over the first three years; 3 820 (41,98%J for
occupancy over the first five years; and 4 717 (51,77o/o) for occupancy over the
first 10 years. The total number of units envisaged to be supplied over the
following l0 years is approximately 9 100. A breakdown of the envisaged
supply is indicated in Table 3, which suggess that 31,56010 of housing units
supplied over 10 years accrues to dwelling units larger than 80 mz, which are
more aligned with middle to high-income groups; 31,43%o to affordable housing (l
income groups); 16,810/o to townhouses (middle-income group); and 20,20o/o to flals.

Table 3: Percentage contrlbution to potential supply forthree occupation perlods

to middle-

3 years

5 years

10 years

Total

Percentage per housing type

73,20o/o

29,630/o

57,170/o

100,000/o

37,560/o

0,000/o

41,260/o

58,7 +o/o

100,000/o

37,430/o

5,880/o

60,130/o

33,990/o

100,000/o

76,87o/o

5,44o/o

47,28o/o

47 ,280/o

100,000/o

20,200/o
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ETLENBOSCH TOWN4. NEEDAND DEMAND FORHOUSING IN

ln order to estimate the need and subsequent demand for housing in Stellenbosch Town, an
understanding of two terms are required. The need for housing from an economic perspective refers
to a want or is simply something that people desire to have, which they may (or may not) be able to
obtain. Demand is an economlc principle that describes a consumer's desire and willingness to pay a
price for a dwelling unit and is able to do so, i.e. affordability, which is the conversion of "latent" demand
(or the need) into effective demand.

The analysis focuses on two inputs required to understand and assess potential demand for housing in
Stellenbosch Town, namely a forecast over 20 years of land take-up translated into demand by Rode
and Associates ("Rode"), and commuter traffic entering Stellenbosch from different directions on a daily
basis (the "cordon counts"). The latter would be used to understand whether the demand forecasts by
Rode as adiusted could accommodate the potential need and subsequent demand from persons
commuting to Stellenbosch on a daily basis.

4.1 Demand for residential accommodation in Stellenbosch Town

A linear regression equation is fitted to historic data of the square meterage of completed
flats/townhouses and houses larger than 80 m2 to reflect a Business-as-Usual scenarioT. A long-term
trend line is used to extrapolate the demand for these property types for 20 years until 2036. This
mechanistic method oftrend extrapolation assumes that over the forecast period, demand will continue
to grow at the constant groMh rate implied by the fitted linear trend line. Alternatively, the method
assumes growth in the demand for space fand ultimately dwelling units) is not influenced by economic
factors.

Econometric models were developed to reflect the historic relationship between the square meterage
of completed flats/townhouses and dwellings larger than 80 m2, and macro-economic variables such as

real GDP and interest rates for the Consensuss and funke scenarios. The models were then used to
forecast demand for these property types for the period 2016 to 2021. For the forecasts beyond 2021,
a long-term trend of completed flats/townhouses and houses larger than 80 m2 is used to extrapolate
the 5-year forecast until the end ofthe forecast period (2036).

Note that the demand forecast until 2021 (in terms of the macro-economic Consensus and lunk
scenarios) used by Rode for houses larger than 80 m2 and flats/townhouses, is subject to the inherent
assumption that there has historically been sufficient developable land available in the municipal area.
In other words, one therefore assumes that there was no land-supply constraints for development. If
this was not the case, the forecast would be underestimated compared to the potential future demand.

7 The Business.as-usual scenario is a mechanistic line-of-best-fit extrapolation over a 2o-year period (2016-2035J of
historic demand in Stellenbosch municipality (1996-2015). This scenario implies the histo c growth rate will be
maintained, even though the country's economy might decelerate. This scenario is quite likely in light ofthe popularity
ofthe Western Cape in general and Stellenbosch in panicular.

a The Consensus scenario is based on the opinions ofa panel ofeconomists whom Rode polls every six months. In effect,
their forecasts represent a low-growth scenario, compared with the average post-WwII GDP growth (which was three
to three and halfpercent per annum).

e The lunk scenario is in effect a very-low-growth macroeconomic scenario, constructed by Rode. As the tag implies, it
assumes a worsening political and economic environment over the period ofthe production ofthe demand forecasts.

!]
))

The focus ofthe Rode forecasts for the purposes of this report, is the land take-up associated with houses
larger than 80 m2 and flats/townhouses as defined by Statistics South Africa. Several scenarios were
developed by Rode to reflect different outcomes of possible future land take-up to address the housing
demand for Stellenbosch Town over 20 years until 2035.
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+,1,1 20-Year forecast in demand for housing

The FNB Property Barometer categorises houses in one of three categories: "Small-Sized Segment that
include homes from 20 m2 to 80 mz, the "Medium-Sized Segment", which include homes from 80 m2 to
230 m2, and the "Large-Sized Segment" that include homes from 230 m2 to 800 m2 (http://www.wylie.
co.z-a/wp-content/Lrploads/fnb-propertv-barometer jul 2015 hotrse-price-trends-bv-home-size.pd0.
Town houses would most likely be classified as part ofthe Medium-sized segment in terms ofthe FNB

classification. Statistics South Africa defines townhouses as multiple, medium-density dwelling units
including cluster housing, group housin& simplexes, duplexes, triplexes and other similar dwelling units
that are usually grouped together, with one level of each unit on gound level
(http://www.statssa.gov.zalpublications/P50411/P50411Septernber2017.pdf).

The house-size trends emerging from the FNB Property Barometer also suggest that a move to smaller
houses is gaining momentum, which is reflected in the building statistics of houses completed in the
Western Cape. Stellenbosch could be considered an outlier in terms of the split between townhouses
and flats, but it is not beyond the realms of possibility that such a trend could emerge in Stellenbosch
for new developments based on market need and affordability.

Table 4 provides an indication ofthe number ofunits required per housing type as determined by Rode

for the three scenarios in the Stellenbosch Municlpal area by 2036. ln order to determlne a separate
figure for flats and townhouses, a share of86% ofthe total net land extent required for flats/townhouse
in 2036 is allocated to flats based on its historic share ofdemand. Rode determined the number offlats
required by dividing the forecast ofland for flats by 78, which is the average size (m2) of flats completed
between 1996 and 2015. The number oftownhouses was determined by dividing the remaining share
ofthe net land extent required in 2036 by 200, which is the average size (m2) oftownhouses completed
between 1996 and 2015 in the Stellenbosch Municipal area. The future demand for townhouses is likely
not to reflect the figures determined by Rode, which is based on historic take-up from 1996 to 2015.
Townhouses could also be classified as houses of approximatel), 80 m2 in size and therefore could be

categorised in the housing typology category of units smaller than or equal to 80 m2.

Table 4: Combined demand for residential unlts by 2036 per housinB type and by sc'€nario for the
Stellenbosch Municinal area

Houses smaller than 80 m2

Houses larger than 80 m2

Flats

Townhouses

Total units

Sourcer Rode and Associates (2017)

23 106

3 057

2 886

183

29 ?32

25 477

2 018

3 220

204

30 859

Note that the above calculations of future required land extent assume the demand for and supply of
land are currently in equilibrium, i.e. there is no significant pent-up demand (demand that cannot be
satisfied because ofa shortage ofdevelopable land10). However, note that 'equilibrium' would implicitly
assume that a proportion of developable land is permanently vacant and available for development in
order to prevent pent-up demand developing, which is referred to by Rode as iron vacancy. This concept
is analogous to an iron inventory of a retail business for any business that has to keep inventory), i.e. a

required minimum stock level in order to prevent the business running out of stock from time to time.
What exactly this iron vacancy of developable land for a municipality is or should be, is unknown.

to Developable land means land that has a realistic potential of acquiring development rights
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Based on the historic take-up from 1996 to 2015 for Stellenbosch Town as stated previously, it
represented 600/o of the take-up of all land developed across the Stellenbosch Municipal area. The

figures in Table 5 reflect the number of units based on a positioning stratery determined by Rode and

Associates for development in urban areas ofstellenbosch by 2036, with specific reference in this study
to Stellenbosch Town.

Table 5: Scenario outcomes ofdemand for resldential units by 2036 per scenario for Stglle|lbgsgh
Town

Houses smaller than 80 m2

Houses larger than 80 mz

Flats

Townhouses

Total units

Source: Rode and Associates (2017)

Low-income (R0 -
R50 613)
Low to middle-income
(Rso 614 - R202 4so)
Middle to high-income
(R202 4s1- R809 802)

R0 - R998

R7 997 -R4992

R5 990 - R19 968

18 554

17t6
2 737

t73

34 t74

R0 - R100 000

R200 000 - R500 000

R600 000 - R2 million

(BNG)

GAP Housing

Mid lncome -
ts and small

16 868

2 598

2 453

156

26 +46

15 181

950

z 015

tza

24 297

16 868

1755

2 407

152

z8 305

4,1,2 Alignment of affordability and the housing typolory

Effective demand is created by the ability to pay for the dwelling, which in turns refers to affordability.
An analysis was prepared to understand the alignment between loan repayments and price of dwelling
units and the type of house. Affordability is based on 300/o of a household's annual income, an interest
rate of 10.5olo and instalments payable over a period of Z0 years. Table 6 provides an overview of the
outcome of the analysis.

Table 6: Affordability analysis ofbond repayment coupled to approximate unit price and the type
of dwelling unit

Subsidised ocial Housing

Rl.6 million - R3.2 million R44 927 - R79 870 R4.5 million - R8

million
Luxury h -end single

ntia I

R3.2 million and above R84 862 and more R8.5 million and above

Note: The household income categories emphasised in the above table are aligned with the type of housing envisaged

for the proposed Brandwacht ll project.

R809 203 - R1.6 million R24 959 - R39 935 R2.5 million - R4

million
plex/single
entialr

Luxury

Markat Vlabll,ty AJrarsmcnl
Brandwacht ll

Type of dwelling unlt Business-as-
usual

Average of
scenarlos

Consensus lunk

Annual household Monthly bond
tncome

Approxlmate cost per
unit

Proposed type of
residential
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Based on the above affordability analysis, it is evident that the residential market consists of the
following categories:

. Low and low- to-middle-income aimed at the BNG and GAP housing markets;

. Middle to high-income group - thls market caters for young families, private student
accommodation, households employed in blue-collar iobs (i.e. teachers, police officers,
municipal workers, etc.); and

o Higher-income luxury markeL

As indicated above, the middle to high-income market is specifically aimed at the following income
brackets:

R202 457 - R809 802 per annum income (units between 11600 000 and R2 million)

R809 203 - R1.6 million per annum income units between R2.5 million and R4 million

o R1.6 - R3.2 million per annum income (units between R4.5 and R8 million)

. R3.2 million and above perannum income (units R8.5 million and above)

The nature and scope of the Brandwacht I I development is most likely aligned to the first category and
a portion ofthe second category ofhouseholds based on income levels.

4,1,3 Adiustment of Rode demand forecasts

Accurate forecasts of demand related to the housing typolory over the next 20 years are impossible.
Given the context provided above and based on emerging market trends, an adjustment is made to the
demand forecasts for different housing types prepared by Rode in order to reflect a higher need for
town houses and larger homes. Although the market will dictate demand and developers will react
accordingly, the tendency to provide for smaller erfsizes and smaller houses in medium to high-density
developments is gaining momentum. In order to reflect the principles stated above, the following
adjustments are made to the baseline allocation of demand for different types of dwelling units
determined by Rode.

. Current size and consequently the number oftownhouses as per the Rode forecast, are adjusted
down from a dwelling size of 200 m2 to reflect a size of 130 m2, which implies that the base
number determined by Rode, increases by a factor of 1,5384.

. Twenty percent (20%) ofthe houses smaller than 80 m2 as determined by Rode are re-allocated
to townhouses. This figure is divided by a factor of 1,625 to reflect the need to inoease the size
of the house to 130 m2, which implies less units of 80 m2 or smaller are available.

. Twenty-five percent (250loJ of houses smaller than 80 m2 in the affordable category are
allocated to the category of houses larger than 80 m2. Note that Rode used a house size of 260
m2 to reflect the size of a house in the category above 80 m2. The re-allocation of houses from
the smaller than 80 mz category required a downwards adjustment of the number of units re-
allocated to the above 80 m2 category; a factor of 3,25 was therefore applied.

Our analysis of emerging trends suggests that the 200lo and 250/o re-allocations stated above is not
unrealistic in terms of the envisaged market supply dynamics, project ideas, conceptualisation and
developer risk and returns.

The re-weighting per scenario is indicated in Table 7 for the housing types based on the baseline
forecasts prepared by Rode. In terms of the categorisation adopted by Rode, the combination of
affordable houses smaller than 80 m2, flats and townhouses u'hen compared to houses larger than
80 m2, represented a split of 910lo to 9010. The adlusted allocation reflecs a split of84o/o to 160/o for the
stated two respective categories.
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Table 7:

Housing type Rode Adjusted

Houses smaller than 80m2 76% 51%

Houses largerthan 80m2 l2o/o 200/o

Flats 77o/o 13%

Townhouses 7o/o l6Vo

Sourcer Rode and Associates (2017) and own calculatlons

Percentege allocation adopted by the Rode forecast per housing type for
versus the adiusted percentages based on the reallocation ofunlts

erch scenarlo

Rode

80o/o

7o/o

l2o/o

lo/o

Adiusted

54o/o

75o/o

14Vo

l60/o

Adiusted

560/o

L3o/o

L4o/o

17 o/o

54o/o

l60/o

l4o/o

l60/o

Table I indicates the result ofthe adjustments for Stellenbosch Town made to
the baseline allocation of dwelling units by Rode in the forecast to 2036. The
percentage allocation was recalculated to include affordable houses of smaller
than 80 m2, houses larger than 80 m2, flats and townhouses. The findings
suggest that 464 houses smaller than 80 m2, 140 larger than 80 m2, 120 flats
and 141 townhouses, or a total of 865 dwelling units per annum on average, are
required to serve the demand for dwelling units. Also note that due to
reallocation and adjustments, the total number of units required by 2036 are
17 301 as opposed to the 28 305 stated in the Rode forecast.

Table 8: average of theAdiusted demand for housing types in SlelletrtrgrcL:fou with an annual
scenarios over a period of20 years

Houses smaller than 80 m2 9 277

Houses larger than 80 mz 3 636

Flats 2 453

Townhouses 2A35

TOTAL 18 201

source: Rode and Associates (2017) and own calculations

10 205

2 857

2 737

3 727

t8 920

I349

1 884

2 015

2 532

t4 7AO

927 464

140

720

1,47

865

2 793

2 402

2 A29

t7 301

The greatest demand is for houses smaller than 80 mz, which represents
53,670 of the total annual demand. Similar numbers of town houses and
houses larger than 80 m2are required on an annual basis, while 120 flats
per annum on average are required to cater specifically for the student
and young working adult market.
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5. ALIGNING COMMUTERTRAFFIC AND DEMAND FOR HOt SING

5.1 Linkage between commuting employees and housing demand

Housing demand is traditionally based on population groMh and is influenced by factors such as income
levels, access to finance and market conditions. A requirement also exists to align the houslng need with
employment generated by existing and new development opportunities, as the current demand for
employment cannot be met from internal supply, i.e. many people live elsewhere and commute to their
place of employment in Stellenbosch Town. This results in various other issues, such as the
exacerbation of an already congested road and parking networh increase in property prices and
negative effect on household lifestyles.

A large number of people commute dailyto Stellenbosch Town forwork, with many of these commuters
that cannot afford to purchase a dwelling unit in Stellenbosch. Figure 10 illustrates current and new
employment in the commercial, retail and industrial sectors in relation to persons that live and work in
Stellenbosch Town and those that commute on a daily basis together with the potential need for
housing.

Figure 10: Contextualisation of employment by commuters travelllng to
Stellenbosch and the need for houslng

Source: Multi-Purpose Business Solutions

The approach adopted to ascertain the potential demand for housing is based on an understanding of
the existing supply and future demand for retail, commercial and industrial space. A need therefore
exists to determine the number of people that work in the businesses and institutions operatinB in
Stellenbosch Town. The approach adopted is based on a determination of the total GLA occupied by
businesses in the retail, office and industrial sectors, and applying employee densities to obtain an
estimate of the number of people being employed within Stellenbosch Town.
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Stellenbosch Town has various JsE-listed entities, other large unlisted businesses, a large education
sector comprising primary, secondary and tertiary institutions, hospitals and other public and
government institutions. These entities include among others, Stellenbosch University, Capitec,

Mediclinic, Remgro, Parmalat, Distell, Boland College, Stellenbosch Municipality, Stellenbosch and

MediClinic hospitals, etc.

After characterising the employment population of Stellenbosch, it is necessary to determine what
percentage ofemployees that work at these and other firms, are domiciled in Stellenbosch Town versus

those that commute on a daily basis from the surrounding towns or the CMA'

The maximum need for housing is derived from estimates of the existing number of employees

commuting daily to Stellenbosch Town and the "potential" number of new employment opportunities
that any new retail, commercial and industrial development would generate. We assume that
displacement and substitution is likely to occur, but when applied to persons that commute to
Stellenbosch Town, the impact is zero as the vacant position is filled by another person who either
originates ftom within Stellenbosch Town or forms part of the commuter work force. This is obviously
not possible to determine without primary research.

5.2 Need and demand assessment of commuters

Cordon traffic entering Stellenbosch from various access routes determined by Royal Haskoning DHV

for the Stellenbosch TOD study (2016), was considered as a point of departure. The cordon counts of
vehicles were translated into a figure representing the number ofpersons entering Stellenbosch during
the daily commute by using the Hatch-Goba (2015) study, which drew on information from a study
prepared by leffares and Green in 2010.

It was apparent from the Hatch-Goba survey (2015) among the larger
employers in Stellenbosch (i.e. Distell, MediClinic, Remgro, Parmalat, Denel
and Stellenbosch Municipality) that 80% of the workforce use a car for
travelling to worl! while 200lo of employees make use of a lift club on a

regular or irregular basis (p. 23). feffares and Green (2010) determined that
occupancy per vehicle ranged between 1,1 and 2,6 for high- and low'income
groups, respectively. We adopted a vehicle occupancy ratio ranging from 1,1

to 2,6 based on the distance travelled and the origin ofthe vehicles entering
Stellenbosch Town. In other words, longer travelling distances would assume
greater vehicle occupancy levels.

These ratios were applied to determine the number of individuals entering Stellenbosch Town in the
morning peak from 7:00 to 9:30, which is estimated at 14 409. It may also be argued that the peak starts
at 6:30, which results in an undercount of traffic entering Stellenbosch.

leffares and Green (2010) determined that 20% of the vehicles could be considered as through-traffic
(Hatch-Goba, 2015, p. 11). The adjusted number of people commuting to and working in Stellenbosch
Town is therefore \L 527. Once the number of persons commuting was determined, the Hatch-Goba
2015 study relying on the leffares and Green estimates, determined that 40% ofthe Stellenbosch work
force resides in neighbouring towns from where they commute every day, while 250lo of Stellenbosch
University students commute from neighbouring towns. The cordon counts, through-llow, vehicle
occupancy and employees residing outside Stellenbosch Town form the basis for the baseline

establishment of the need for dwellings units.

Stellenbosch University students were deducted from the baseline as they could not realistically be

considered as potential purchasers of dwellings in Stellenbosch Town. A ratio of 400/o, as indicated
above, was applied to the remaining part of the workforce entering Stellenbosch Town on a daily basis.
This implies a figure of 6 527 that could be considered as part of the potential take-up of dwellings in
the future. We assumed that the number of commuters would increase by 1,52%o per annum, which is
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derived from the estimated annual growth in retail, commercial and industrial development envisaged

for Stellenbosch Town as determined by Rode for the following 20 years.

However, it is unrealistic to assume that 8 830 people working in
Stellenbosch Town by 2036 forming part ofthe daily commuting workforce
that reside elsewhere, would be able to afford to purchase a dwelling
and/or even be willing to or want to live in Stellenbosch Town. Although
affordability can be determined based on categories ofincome, no personal

or household income data are available from commuters, neither any
indication of whether or not they would exercise a choice to live in
Stellenbosch Town. Choice could be influenced by financial, general

economic conditions, family structures and other decisions.

A factor that further affects the need for housing and ultimately demand is in-migration, rvhich could be

due to the following:

r People move to Stellenbosch Town in response to a need for additional staff by existing
commercial or public/government institutions;

. People move to Stellenbosch Town, butwork elsewhere in the Winelands Districtor in the CMA;

. Normal population progression of people that were raised in Stellenbosch, accepted
employment and remained here, creating further demand.

These categories of persons/households also form part of the potential need, which as indicated,
translates over time into demand for housing. The limitations of the analysis thus far relate to the
following:

. No data on the household income levels of persons commuting to Stellenbosch Town are
available;

. No data on preferences to reside in Stellenbosch could be considered;

. Population projections can offer an indication ofthe population growth, which then address the
cat€gories of persons highlighted above, but current data are estimates and sublect to a large
margin of error.

n
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It is not the purpose of this report to assess whether or not development can occur, whlch is affected
(among othersJ by the Municipality's financial ability to provide infrastructure, planning policies and

market conditions, but how the potential need could translate into effective demand. Consequently, it is
required to align the demand forecasts by Rode as adiusted, with the potential demand suggested by
commuter traffic.

For the purposes of further assessing the potential demand from commuter traffic, the demand, which
represents the take-up of residential units and commercial opportunities as determined by Rode and

Associates for input into the Draft Stellenbosch Urban Development Strategy (UDS) (2017), is used as a

base. The percentage contributions of different housing types determined by Rode are amended and
applied to the dwelling need by commuters (see Section 4.1.3).
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5.3 Aligning the Rode demand forecast and potential commuter need for
dwelling units

Rode forecasted demand for housing based on different housing types
that included houses smaller than 80 m2 (affordable), houses larger than
80 m2, flats and townhouses. The percentage split between the housing
types was applied to the housing need in order to estimate an effective
demand from persons commuting to Stellenbosch. Table 9 indicates an

example of the split for 100% of commuters (8 830J that could express a

need for dwellings in Stellenbosch Town based on the adiustment ofthe
Rode demand forecasts for middle-income and high-income groups. The
average need for dwelling units per annum based on the commuter need
is 371 (for the middle-income categoryJ and 70 (for the high-income
category) over the next 20 years. The Rode adjusted forecasts suggest demand for 725 and 140 units
for the middle-income and high-income groups, respectively. From a break-even perrpective, the
average annual demand determined by Rode as adiusted covers the estimated need of the middle-
income commuting group (taken as 100%J by 1,95 times and the high-income need by 1,98 times.

Table 9:

Source: Multi-Purpose Business Solutions

A sensitivity analysis was applied to determine a more realistic
demand ofthe commuter need for dwellings in Stellenbosch Town.
The figures in Table 10 indicate the estimated percentage of the
need that could be converted to effective demand, which assumes
that commuters can afford to purchase a dwelling and would
choose to stay in Stellenbosch. A 50% take-up (or demand for
dwellings) indicates a requirement for 186 units in the middle-
income and 35 units in the high-income category per annum on
average over the next 20 years.

Table 10: Sensitivity analysis of potential demand derived from the need for different types of
dwelling units by commuters

Sensitivity analysis Rode ad.justed

(Demand per a nnum) avg. p.a 7oo% 7s%l sod 2s%

Middle lncome - Apart. & small

Houses smaller than 80m2, flats & townhous 725 317 278 ,,J 93

High lncome
Houses larger than 80m2 140 70 ,l ,J 18

Break-even analysis for alignment of Rode demand forecasts and need
persons commuting to Stellenbosch
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An application of the sensitivity analysis indicates that even with the adrustment of dema

types adopted by Rode, the adjusted demand forecasts would be sufficient to cover the
emanate from commuters. The findings are indicated in Table 11.

50 r
0

r00% 75% 50% 25%

PERCENTAGT DTMAND FOR DWEtI.ING UNIlS FROM COMMUT€RS

E Hou5es smaller than 80m2, flats & townhouses (commuters)

r Houses lar8er than 80m2 (commuters)

-Rode 

adjusted Av8 p.a. (small)

-Rode 

adjusted AvB p.a. (laIBe)

Figure 11: Alignment of potential need for different houstng types based on commuters with the
Rode demand forecasts for dwelling units

n
n

Table 11: Coverage ratios of commuter housing need for different dwelling types (categories)

Covera of possible commuter demand a usted de forecasts

tN% 15% 50o/o 25%

Houses smaller than 80m2, flats & townhouses

Houses larger than 80m2

2,O

2,O

2,6

2,6

3,9

4,0

7,8

7,9

The take-out ofthe analysis ofthe potential commuter need for dwelling units, suggests that the demand
proiections determined by Rode as ad)usted is sufficient to cover a 1000/o of the need that may arise

from commuters. This effectively implies that any demand for dwelling units derlved from the
commuter need, is absorbed in the projections for all types of housing considered in this analysis.
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Figure 11 is an illustration ofdifferent demand levels derived from the commuter need. It is clear that
irrespective of the commuter need, the Rode adiusted forecasts would still be able to absorb any
demand that would be realised from commuters acquiring dwelling units ofthe different housing types

in Stellenbosch Town.

53
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Housing category



6. DEMAND FOR DWEIIING UNITS ARISING FROM COMME ICIAI
DEVELOPMENT

The analysis considered in the previous sections was based on the current workforce commuting to
Stellenbosch on a daily basis. lt is assumed that businesses in Stellenbosch Town are operating at near
full employment capacity and that no substantial vacancies exisl It is further assumed that additional
capacity is available from persons residing in Stellenbosch Town for the nature and scope of iobs
required by existing firms operating in Stellenbosch Town. Consequently, development of any
additional retail, commercial and industrial activity, especially in the office and retail space, as well as

development ofspecial purposes properties (e.g. schools) would require employees that originate from
outside Stellenbosch Town.

It is also accepted that the substitution effect would occur among existing businesses and people moving
to otler new opportunities in Stellenbosch Town due to retail, commercial and industrial development
will be replaced by new persons and therefore create new demand. Hence, for the purposes ofthe next
part of the analysis, it is assumed that no additional employment is available to be met from internal
(Stellenbosch Town) supply.

The additional need for dwelling units arising from future retail, commercial and industrial
development is based on the following principles:

a. The forecast ofdemand for retail, industrial and office space in Stellenbosch Town over the next
20 years prepared by Rode, forms the basis of the calculation to determine the potential need

for dwelling units;

b. Typical employment densities expressed as a full-time equivalent job per m2 are used to
determine the potential number of employees that would be required:

o lndustrial: 47 m2

o Office: 16 m2

. Retail:15 m2

c. Densities are applied to the Gross Lettable Area (GLA) to determine the number ofemployees;
and

d. The same factors and ratios applied to the cordon counts are used to determine the number of
employees that would originate from outside Stellenbosch.

Our analysis suggests an average of 509 employees per annum is required for new retail, office and

industrial development in Stellenbosch Town over a period of 20 years, of which 203 persons would
originate from outside Stellenbosch and 306 would acquire housing in Stellenbosch Town, thus creating
further demand. The 400/o applied to the workforce originating from neighbouring towns could be

higher depending on the nature and scope of skill levels required and the assumption that more than
two-thirds of the economic activity in Stellenbosch Town is generated by businesses operating in the
tertiary sector of the economy. The same percentages adopted for the assessment of the housing need

from commuters are applied to the need for housing due to future development This is required in
order to achieve the necessary alignment between demand for housing from commuters and demand

that arises from future commercial, retail and industrial development.

D
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6.1 Impact of retail, commercial and industrial development



An additional 175 vehicles per annum on average would enter Stellenbosch Town due to the rollout of
retail, commercial and industrial development over 20 years. We assumed a worst-case Scenario with
one occupant per vehicle, i.e. 175 extra persons are factored into the 8830 calculated in Section 5.2.

The previous analysis was based on number ofvehicles and vehicle occupancy, while the analysis in this
section uses a different approach based on employment densities. The application ofthe employment
densities suggests that 203 persons would work in Stellenbosch Town, but originate from elsewhere. A

difference of 28 persons occurs due to the different approaches.

Table 12 indicates that the average demand per annum based on the Rode forecast for retail, office and

industrial space in Stellenbosch Town over the next 20 years ranges fiom 51 to 203 dwelling units for
take-up percentages ranging from 25o/o to 100o/o for those persons that commute to Stellenbosch. A
further 77 to 306 persons could take up residence in Stellenbosch based on the appllcation of the
sensitivities.

Table 12: Sensitivlty analysis ofthe potential need for dwelling unlts arislng from non-residential
development

A need also exists to include an additional 306 persons arising from future retail, commercial and

industrial development that would reside in Stellenbosch Town, using the upper figure of the
commuters as the base. In terms of understanding the total demand, an additional 334 persons are
added to the potential need for dwelling units to prevent double counting, i.e. not all 509 persons

representing the employment requirement for Stellenbosch Town due to future retail, commercial and
industrial development.

Figure 12 is an illustration ofdifferent demand levels derived from the commuter need. It is clear that
irrespective of the commuter need, the Rode forecasts would still be able to absorb any demand for
dwelling units for the different housing types that would be realised from non-residential development
in Stellenbosch Town.

5ensitivity analysis for number of units based on annual average (commercial, retail & industrial developrnant)

roo% 75% 50% 25%

Middle to Hbh lncomc

Houses smaller than 80m2, flats & townhouses (commuters) 771 128 86 43

Hlth income
Houses larger than 80m2 (commuters) 32 24 16 8

153 102 51

Mlddle to Hbh lncomc (rcsadin8 in Stellenbos.h Town)

Houses smaller than 80m1, flats & townhouses (residents) 251 193 729 64

Hlth incomG (residing ln Stellenbosch Town)
Houses larSer than 8om2 (residents) 49 37 24 12

Total 306 230 153 77
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Figure 12: Alignment of potential need for different housing R?es from co
Stellenbosch Town resldents wlth the Rode forecasts for dwelling unlts a
resldential development

6.2 Metrics for analysis of future commercial development

It is useful to understand the figures derived from the analysis
in the context of the relationship betlveen two variables, i.e.

vehicle traffic and commercial development. We determined
that the addition of 52 m2 of retail, office and industrial space
would result in one additional vehicle enterlng Stellenbosch
Town daily for work. Furthermore, one additional employee
will originate from outside Stellenbosch Town for every 44
m2 of GLA developed in Stellenbosch Town. Assuming the
remainder of the need that arises from future commercial
development arises from persons that want to reside in
Stellenbosch Town, one additional employee originates from
within Stellenbosch Town for every 30 mz of GLA developed.
These ratios are derived from figures calculated from the
assumptions applied in the analysis.
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. l additional vehicle will enter
Stellenbosch Town for every
52 rn, of GLA developed

. 1 additional employee will
originate from outside
Stellenbosch Town for every 44
m2 of GLA developed

. l additional employee
would/could reside in
Stellenbosch Town for every
30m2 ofGLA developed



7. CONSOLIDATED DEMAND FOR DWELLING UNITS

opment.
Table 13 indicates the consolidated demand for dwelling units from current and additi commuters

The potential demand for dwelling units related to current commuters is added to the
could be generated from additional commuters entering Stellenbosch Town as well as

would/could reside in Stellenbosch Town due to future commercial, retail and industrial

with the latter representing an increase in commut€rs due to commercial, retail
development over time. An average annual need for dwelling units from commuters ra
to 775, with 50% that could represent effective demand for 326 houses
smaller than 80 m2, flats and small town houses and 62 houses larger
than 80 m2. The findings indicate that the adlusted demand forecasts by
Rode, which did not consider the possible need for housing arising from
future retail, commercial and industrial development, are able to cover
700o/o of the need. The different demand levels derived from the
combined commuter need is also illustrated in Figure 13.

Table 13:

mand that
ersons that

industrial
from 195

Combined housing need for existing and growth in commuters (due to retail, commerclal
and industrlal development) compared to the adiusted Rode forecast for different levels
of need

S€nsrtivfy analysis (annual averaEe demand) Rode

loaacast 1@96 % 25%(Commuters andfuture commercial development)
Mkldh lncomc

Houses smallerthan 8omr, flats & townhor.rses 725 652 489 3 15326

HiSh hcoma
Houses lar8er than 8om2 140 123 93 3162

]8 195TOTAL 865 775 s82 3
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Figure 13: Alignment of the combined potential need by commuters for dwelling
houslng types with the Rode forecasts for dwelling units
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As stated previously, houses smaller than 80 m2, flats & small townhouses originally represented
91,88% of the housing mix determined by Rode, while houses larger than 80 m2 represented 8,12o/o.

This split was adjusted down to 8+,060/0 for houses smaller than 80 m2, flats & small townhouses and
increased to 15,940/0 for houses larger than 80 m2. These are the percentages applied in the analysis
below. Various splits are applied to understand different allocation options; although these are for
illustrative purposes, it offers an indication ofdifferent market scenarios for the two housing categories.

The analysis below is based on the allocations indicated in Table 14 for different percentages ofthe need
for housing types. Proportional splits are used to demonstrate the adiusted output of the two housing
mixes ranging from a 5070:507o for equal) ratio to a ratio of 7 5o/o:25o/o.

Table 14: Comblnations of different percentages representing the split between housing
categories

The findings ofthe sensitivity analysis presented in Table 15 based on
the above proportional allocations suggest that the number of
dwelling units required on an annual basis for the 50%o scenario
(represented by a total demand of 388 dwelling units) ranges from
794 to 241 units for houses smaller than 80 m2, flats and small
townhouses. The demand for houses larger than 80 m2 for the high-
income group by 2036 ranges from 97 to 194 dwelling units on
average per annum. This aligns with the forecast period adopted in
the Rode forecasts.

The 75olo scenario (represented by 582 dwelling units), indicates demand that ranges from 291 to 346
units for houses smaller than 80 m2, flats and small townhouses. Demand for houses larger than 80 m2

for the high-income group by 2036, ranges from 145 to 291 dwelling units on average per annum by
2036.

Houses <80m2, flats & smalltownhouses

Houses >80m2

[nl EEF
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7 .l Sensitivity analysis related to adiustment of the housing type mix
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S.6sitvity analy3ltHouslnttypcAdJuncd $lh
8/r,O6X

15,94X

Houscr <8Om2, flats & smalltownhout.t
Houses >8Om2

ToLl nacd artllta ,ron comnuta6
Adlurtcd rnnurl hourln! d.trrnd

rmta
715

Mlddh lncom.- Ap.rt. & 3m.lltowtthout r
tlous€s smill€r than 8omr, flats &townhouses 581388 426 465 504 543

)l|h hcom.
Housea larSer than 8om': 217310 194388 349 233

Sen3itvity anelysistioudnl typaAdlurtcd rplh
84,oata

15,94r
Houses <8Om2, flars & smalltownhou3€s
Houses >mm2

uncd annu.lho d€mand
ln.!d .rlslna from commutaR

320 378291 349 407 436

Mudlc lncom. - Ap.n. e rm.lltownhou*s
Houses gmallerthan 8oh2,flats & townhouses

291 262 204 tl4 145233

tlEh ln(om!
Houses lar8er than 8om'i

Houslna tyDCadjun.d rpllr
u,o6x
15,94X

Hou5es <8om2, tlal5 & sm.lltownhous.s
Houses >8Om2

Tot l n.sd.*lnt fron.ommut.6
Adlustld annutl hou3lna d.m.nd 388

213194 233 277 291

MlddL lhcoma - Apar!, & gnalltownhouscj

Hous.! small?r than 8omr, f lats & townhouses

Hlth lncomc

-Hous€s lars€r th3n 8oml 175 116194 15S 136 9),

Adjuncd rplh
u,6x
lS,XX

Houses <mm2, flatt & smalllownhouses
Houses >mm2

Totalnc€d arlslnt rrom commut.rs
Adjuned annu.l housint d!m.nd

25t6

195

107 7t1 146126 115

Mlddlc lncom. - Ap.n. & rm.lltownhousrs
Hous€s small€rthan Som2,flats & lownhouses

Hth ln.omc
Bouses largerthan 8Om? 91 78 68 58 49

Table 15: Sensitivity analysis for different allocations between housing types based on different
levels of need fuom current and future commuters

Figures 14 and 15 illustrate the outcomes of the different percentage allocations to the two housing
categories (houses smaller than 80 m2, flats and small townhouses, and houses larger than 80 m2) based
on the adiusted allocation stated above. The colours in Figures 15 and 16 correspond, which enables a

direct comparison of the two housing categories starting at an equal allocation (500/o) for both housing
categories.
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7.2 Synopsis of key findings

commuter troffic derived from new commerciol. retail and industrial development. ln
1000/o take up of the need for housing arising from the combined commuter traffic,
surplus of 90 units for both housing categories, with 74 units for houses smaller than
townhouses, and 16 units for houses larger than 80 m2 on average per annum.

A take-up of 50o/o of the need by all commuters, which is
assumed to be half of the total potential need and
represenG the effective demand for the purposes of this
analysis, indicates that the surplus for houses smaller than
80 m2, flats and townhouses and houses larger than 80 m2,

is 477 units on average per annum. The surplus at the 500/o

take-up ofthe housing need is 399 for units smaller than 80
m2, flats and townhouses and 78 units for houses Iarger
than 80 m2 on average per annum.

39

The assumptions, adiustments, findings and discussion in the previous sections suggestthatthe demand
for units determined by the Rode forecasts as adiusted would absorb a 1000/o of the potential need
accruing from current and future commuting traffic and from future demand for additional retail,
commercial and industrial development space.

A more realistic take-up of 50% of the total need could be considered as effective demand, and results
in a coverage ratio of 2,23 units for all housing types considered in the analysis (i.e. houses smaller than
80 m2, flats & townhouses and houses larger than 80 m2). This implies that the need for every unit is
covered2,23 times by the demand proiection in the Rode forecasts as adjusted. The coverage ratio for
houses smaller than 80 m2, flats & townhouses and houses larger than 80 mz is 2,22 and 2,27,
respectively. The coverage ratios do not include other categories of demand outlined in Section 5.2.

hereol a

sts a total
m2, flats &

A need exists to contextualise the proposed project in terms of demand by considering the possible take-
up of dwelling units and the fit thereof with the growth paths envisaged in the Development Strategy
prepared for the urban areas of Stellenbosch, including Stellenbosch Town, as well as estimates of the
timeframe forthe completion ofthe proposed Brandwacht II proiect.
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o 399 for units smaller than 80 m2,
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8. DEVELOPMENT OF AND IN STELTENBOSCH TOWN

In order to place the Brandwacht II development project in the context of the future development and
groMh of Stellenbosch Town, a requirement exists to consider the strategic positionin& development
stratery and growth traiectory envisaged in the Urban Development Stratery prepared by Rode and
Associates for the urban areas of Stellenbosch, including Stellenbosch Town. The application of these
strategic principles permits the estimation of certain benefits that would accrue to the Stellenbosch
economy and the Stellenbosch Municipality due to a development project.

8.1 Strategic positioning, development strategy and growth traiectory
for Stellenbosch Town

Stellenbosch Town is positioned to provide service-orientated activity driven by and aligned with
tertiary sector development. ln terms of the development strategy over the next 20 years, Stellenbosch
Town should facilitate complementary and supplementary land uses, i.e. residential, commercial and a
low-key industrial component aligned to and focused on tertiary sector economic activity. Development
can be incentivised to, among others, accelerate and facilitate private sector investment (considering
mix, timing and extent) and to provide skills development and upskilling opportunities for locals.

The development landscape in and around Stellenbosch Town over the past 10 years has been
characterised by low levels of development (except for the Brandwacht-on-River residential
development), with mostly brownfields projects (demolition ofhouses for construction offlats or other
commercial uses) and limited greenfields development, together with the risks of supply and demand
and the impact of increasing equilibrium price points. Rode envisaged a progressive growth traiectory
for Stellenbosch Town over the next 20 years. Progressive groMh implies exponential growth over
slightly less than the first half of the 20-year forecast period, reaching saturation point after about 10
years and tapering off significantly thereafter to flatten out over the last five years ofthe forecast period.
Figure 16 illustrates the growth traiectory for a progressive development path for Stellenbosch Town
over 20 years.
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Figure 16: Gror,r'th traiectory for Stellenbosch Town over 20 years
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Table 16 provides a summary ofthe housing typolory with amended demand forecasts b

to Table 8). The figures stated in Table 16 are annualised based on the application ol

growth tra,ectory for Stellenbosch Town. The envisaged annual take-up of dwelling unit!
housing typologl/ and application of the groMh trajectory is illustrated on an annual ar
basis in Figure 17 and 18, respectively.

y 2036 (refer
i the adopted
rbased on the
rd cumulative

Table 16: Summary ofthe adiusted demand based on the Rode forecast for different housing types

Houses smaller than 80 m'z (affordable)

Houses larger than 80 mz

Flats

Townhouses

Total unlts
Sourcc: Rode and Associates and own calculations

9 277

2 793

2 402

2 829

17 301

As indicated below, the units are allocated per year based on an application of the progrr
trend for Stellenbosch Town adopted as part of the Draft Stellenbosch Municip
Development Stratery (2017). A peak is reached in about 11 to 12 years, but it should
market conditions, supply and demand dynamics will impact the actual outcome o1

trajectory, as will municipal funding to provide bulk and infrastructure services. Note tha
years of the forecast period are used for the introduction ofbulk and internal services as p
out of a development proiect. The timeframe is variable depending on the nature and

project.
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Figure 18: Cumulatlve take-up ofdwelllng units per property type over 20 years

4.2 Beneftts to Stellenbosch economy and Stellenbosch Munic{pality

A.2.1 Economic and labour contribution

Estimating the impact of a project or development assists role-players to understand the potential
beneflts for the economy and stakeholders. The assessment of the economic impact of a pro,ect
generates an estimate of the economic consequences associated with development of a project on the
Stellenbosch economy and is used to assess the direct and indirect contributions of constluction spend
and operational revenues (final demand) on the economy through the application of multipliers.

The assessment of the employment contrlbution is at best very risky. The results are driven largely
by the assumptions, which entail the following:

. The structure and composition of the Western Cape and Stellenbosch economy will remain
unchanged. This assumption is necessary to enable the use of multiplier analyses.

. No political and other administrative changes will take place on a national or provincial level.

. Salaries and wages are fixed in real terms. Household income will adjust purely by the constant
wage multiplied by the increase in employment.

. The supply of skilled labour will be a limiting factor in the construction process.

Demand for labour (employment) is in economic terms considered as a derived demand; a forecast for
labour demand can therefore be derived from the planned increase in capital and operational spending.

The basic assumption focuses on the relationship between groMh in real spending and growth in labour
demand. If groMh in labour demand equals the growth in real spending, labour productivity will stay
constant. If labour productivity increases, the demand for labour will grow at a slower rate than real
spending.
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The assessment offers an indication of direct and indirect contributions to the Stellenbosch economy
and the labour impact based on the annual change over the period envisaged for development using
2015 as a base.

8,2,2 Municipal development charges (DCs) and property rates

Infrastructure provision to enable the development of a project such as Brandwacht ll is generally the
responsibility ofthe relevant sphere ofgovernment, which is Stellenbosch Municipality in this case. In
order to recoup all or a ma,or part ofthe costs related to the introduction of i nfrastructure for a proiect
(development opportunity), the government introduces Development Charges (DCsl payable by the
developer based on the nature and scope of the external services and infrastructure required for the
envisaged proiect.

The Stellenbosch Municipality will also benefit from levying property rates based on the market value
ofthe scope ofcomponents comprising the developmenL The latter is a continuous funds lnflow for the
Municipality. Over and above the levying of rates, other service charges are obtained together with the
sale of electricity and water, which further enhances the revenue base of the Municipality.

The focus of this assessment is an estimation of the DCs and property rate accruing to the Municipality
over the duration ofthe development period envisaged for a new project.
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9. ALIGNMENT OF DEVELOPMENT PIPELINE wlTH RODE AD]USTED
FORECASTS AND SOCIO-ECONOMIC IMPLICATIONS

9.1 Alignment with housing typology of adiusted Rode forecasts

The scope of the "Development Pipeline" for Stellenbosch Town as illustrated and discussed in Section

3.5 is placed in context of the adjusted forecasts of demand for housing based on the stlted typology
adopted by Rode. Also refer to the nature ofthe housing typolory described in Section 4'1.

Table 17 provides a comparison ofthe housing typolos/ (with amended demand forecasts
the scope of dwelling units associated with the Development Pipeline. This is a snapshot an
comparable from a timing perspective as the forecasts related to a planning term of
Stellenbosch Town, whilst the Pipeline timeframes of about 10 years are based on i

occupancy over a shorter timeframe, hence the two timeframes do not coincide.

by 2036) and
d not directly
20 years for
ln envisaged

It should be noted that the Development Pipeline indicates the developers' intention rela
housing types. The numbers are aligned with the housing typolory adopted throughout

Table 17: Comparison ofthe adlusted demand forecast ofRode and the scoPe ofthe
Pipellne for Stellenbosch Town

ted
thi

to different
s analysis.

Development

Houses smaller than 80 m2 (affordable)

Houses larger than 80 m2

Flats

Townhouses

Total units

Sourcc: Rode end Associales and own calculations

9 277

2 793

2 402

2 829

t7 301

2 60

2 872

1838

1530

9100

9.2 Application of growth traiectory to Development Pipeline over 20
years

The figures stated in Table 17 are annualised based on the application ofthe adopted growth trajectory
for Stellenbosch Town. The envisaged annual take-up of dwelling units based on the houging typology
and application of the growth traiectory is illustrated in Figure 19 on an annual basis ovcr a period of
20 years.

As indicated above, the units are allocated per year based on an application of the progre
path for Stellenbosch Town adopted as part ofthe Draft Stellenbosch Municipality's Urban I

Strategy (2017). A peak is reached in about 11 to 12 years, but market conditions, supply
dynamics will impact the actual outcome of this groMh traiectory, as will municipal fundil
bulk and infrastructure services. Note that the first two years of the forecast period are
introduction ofbulk and internal services as part of the rollout of a development project. T
is variable depending on the nature and scope of the prolect.

ssive growth
Development
and demand

ng to provide
used for the

he timeframe

Amended Rode
Demand forecast

Housing type
Pi -.line

Devel rpment
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Figure 19: Forecast ofthe annual units per housing type for the Development Pipeline
of 20 years

a period

Figure 20 illustrates the cumulative take-up of units per housing type for the Pipeline over a period of
10 years. The growth trajectory adopted for Stellenbosch Town is applied to the Development Pipeline
over its duration based on the assumptions below.
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period of 20 years
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9.2.1 Assumptions applied for the application of the Development Pipeline

To realistically understand the Development Pipeline in the context of the adjustment to the housing
unit forecasts prepared by Rode, several assumptions are applied to create the aliSnment with specific
reference to the take-up, construction and occupation of dwelling units. The assumptions are as follows:

. Duration of the proiect culminating in the construction and occupancy of all dwelling units and

other components in accordance with the following:

o Year 1 - external services

o Year 2 - internal services

o Year 3 - selling and construction commences

o Sell-out of the project (number ofyears for the completion of construction and occupancy of all
units);

. Phasing of the project with the introduction of components at different stages ovel the duration
ofthe proiect;

. Costs ofconstruction (reflect the current per m2 costs for different dwelling typesJ;

. Inflationproiections;

. Building cost escalations assumed to be 60lo per annum, which is an average of in-contract
building costs forecast by Medium-Term Forecasting Associated (2017)

. Development charges applied by the Stellenbosch Municipality based on 2017; and

. Property rates applied based on the Stellenbosch Rates Policy and 2017 factors.

9.2.2 Alignment of annual demand forecasts and Pipeline occupancy
proiections

Figure 21 indicates the outcome from an application of the growth tra,ectory and reflects the annual
and cumulative take-up of dwelling units over the envisaged duration for the completion of the entire
pipeline over a period of 10 years, i.e. all dwelling units are constructed with occupation. In addition,
this is aligned with the demand forecasts prepared by Rode as adjusted, applying the same progressive
growth traiectory displaying annual number of units and cumulative number of units over the 20-year
period.

An analysis of the data illustrated in Figure 21, focuses on the 1O-year duration envisaged for the
Development Pipeline with a comparison of the first 10 years envisaged in the urban development
planning for Stellenbosch Town. Note that to ensure the validity of the analysis, it is necessary to
compare the same scope (type) of housing envisaged as part of the Development Pipeline and that
included in the demand forecasts for said houses prepared by Rode and Associates as adiusted.

Demand for housing in the urban area of Stellenbosch Town (applying the principle stated above) is

estimated at 6 904 units by year 10 for the same type of housing as envisaged for the Development
Pipeline. The proiects that form part ofthe pipeline, based on the same growth trajectory, is envisaged

to deliver 9 100 units over 10 years, which is 31,830/o more than the forecast over the same period. By
year 12 of the forecast period, the forecasted number of units will exceed the number of Pipeline units
by 1 158 or 72,720/0. In other words, slightly more than a one-year gap exists between the envisaged

completion of development for the Pipeline projects and the proiected demand for housing units in
Stellenbosch Town.

Ai9atsm!nt
I

46



E

F\

tu
E
or
o.
E
0,

ro
a,

o
A
tu

o

tu
D!
G

!)
tu

G

tl)

a
Ea

lt)

G

o
!)

(!

lll
o
o

G

o
tl)

G

E
!

G

N
e

u!
E

E

5Eit
ta

ruun tu!lla^lP a4l!lnurnf,

I
E

\

E
E! g

EE

X
I

Ix
I

,
E
-!
E

I

I

,
Eir
At -ri

cg
o.E;
&:
3.^
o:

i

'd
&

I

-
5'

':
I
E

I

I

t

!IP
EI.

FI.
!--

i-"
i-"

!--
tr-

T

3!
I
t
I
I
T

I

l

6.

I

o.

,:
!
E

I

igigc

EH6E HfEEEEa

5lrun turllo^rp lo /aqlrlnu lenuuV

3

3

E

.:
!
E

I

I

I
ri

I t1



9.3 Benelits to Stellenbosch economy and Stellenbosch Municlpality

DCs thatwould accrue to the Stellenbosch Municipality are based on the nature and scope ofthe Pipeline
projects. The DCs are illustrated on an annual basis, but in practice, DCs normally accrue to a

Municipality based on the commencement ofa proiect phase. We also assume that the Municipality (and
not the developer) will introduce the required bulk services, which in turn has implications for the
Municipaliys funds flow, budgeting and any negotiations associated with the introduction of bulk
services by the developer.

Given the anticipated period for the rollout of the Pipeline proiects, it is illustrated that DCs would
accrue to the Municipality in five-year intervals over the 1o-year rollout. This is uncertain and is

dependent on the commencement of a Pipeline proiect. The DCs are reflected on an annual basis with
an indication of the two five-year periods related to the rollout of the Pipeline as illustrated in Figure 22.
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Flgure 22: Annual and cumulative DCs over the development perlod ofthe Pipeline prDlects

Based on the current development charges levied by the Municipality (in 2017 terms), it is estimated
that R561,1 million would be due and payable for the provision of external bulk and service
requirements of the Pipeline proiects.

9.3.2 Total capital expenditure

The capital expenditure of and associated with the Pipeline proiects refers to three components: the
introduction or provision of bulk fexternal) services (subject to capacity constralnts) by the
Municipality, introduction of internal services by the developer and the construction of the dwelling
units and other components. Figure 23 indicates the combined annual and cumulative capital
expenditure for the three components over the envisaged rollout of the Pipeline projects.

Maatlt damand and tlppty art.t3mcnt
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9.3.1 Development Charges (DCs)
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9,3.3 Property rates

The Municipality will levy property rates on the sale of a land portion and on the improved value. We
have assumed for the purpose of this assessment, that property rates will apply to the completed
dwelling unit or commercial component (if applicable) based on the envisaged duration of the proiect
and the application ofthe growth traiectory. We determined the cumulative rates income after 10 years
and thereafter applied an escalation of 80/o for the remaining period of the forecast period, even though
it is not possible to estimate the values of the properties going forward or estimate the increase in the
rates factor applied by the Stellenbosch Municipality for budgetary purposes. Also note that the rates
are considered in current terms (2017). Figure 24 illustrates the rates accruing to the Municipality on
an annual and cumulative basis for the duration of the Development Pipeline once units are complete,
by applying the progressive growth tra,ectory and the stated escalation.

RO

I 4 5 6 1 8

I lnfrastructure Ext ulnfrastructure lnt ISuperstrudure

Figure 23: Annual envisaged capital expenditure for the timeframe envisaged for the c.ompletion of
construction

The Development pipeline has a 10-year rollout plan. The introduction ofservices is envisaged over the
period and it is therefore assumed that the seryices would follow the same groMh trajectory assumed
for the take-up of units within the Pipeline projects. Internal services are introduced a year later and
follow the same traiectory. Once external and internal services are complete, construction commences
after the sales of erven during the preceding years. It is not possible to anticipate which projects in the
pipeline would be commenced first or what housing types would be introduced as part of a mixed-use
residential development. Notwithstanding, a period of 10 years is assumed for the completion of the
projects.

Note that the construction period mimics the progressive growth traiectory for planning development
in Stellenbosch Town over a period of 20 years. Based on the growth trajectory for Stellenbosch Town,
the total investment in infrastructure (external and internal) and superstructure over the duration of
the proiect, is estimated at R17 189 million (in current terms). The spending on top structures amounts
to R15 525 million over the 10 years, translating to R1 552 million per annum on average,

932

I
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Once the Development Pipeline is complete, a rates income of R132,7 million would accrue to the
Municipality. Over a period of 20 years, applying the escalation of 870, the rates income would increase
to R286,5 million. Note that no increase in the value ofthe properties is assumed and only the escalation

on the rates factor is taken into account.
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Figure 24: Property rates accruing to the Municipality on an annual and cumulative
timeframe of completion and escalations up to 20 years

site-specific services and the construction of top structures (housing units). The econ

realised through the multiplying effect of those funds through the Stellenbosch econo

9.3.4 Economic impact

The economic impact is reflected by a direct investment into the bulk and external servi internal and

illustrates the direct and indirect economic impact based on the estimate ofthe total capi expenditure
over the envisaged duration of the Pipeline proiects and reflects the effect over three- revolving
periods, hence the fact that the impact of the Pipeline projects extends beyond the l0 rs into years
11 and 12. The impact does not abruptly end after 10 years, but tapers ofl whereafter e economv
achieves additional benefit from the occupation of the dwellings by residents and their o

Figure 25 indicates that the proiects associated with the Development Pipeline woul

ing spend.

economic benefit for the secondary sector of the Stellenbosch and regional e
million. The direct investment to achieve that impact, is R17 189 million over 10 years in
Other areas of the Cape Winelands and the Cape Metropolitan Area as well as the W Cape and
other parts of South Africa would also benefit from direct and indirect purchas during the

onal effectsconstruction period. Consequently, the direct investment impact considers the inter-
and backward and forward linkages that exist between the Stellenbosch economy Cape Town
Metropolitan Area, rest of the Western Cape and South Africa, and captures the full
and provincial trade.

of regional
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Figure 25: Direct and indirect impact ofthe Pipeline prorects on the Stetlenbosch economy over the
duration of the construction period

9.3.5 Employmentimpact

Employment generated over the construction period of the Pipeline projects based on the applied
growth trajectory, is premised on a ratio ofGross Value Added (GVA) per employee. Figure 26 illustrates
the employment created per annum based on the extrapolation of the GVA per employee trend for the
Stellenbosch economy. This is reflected in the change per annum (defined as the difference between
the multiplied increase in employment on an annual basis in the secondary sector of the economy and

employment in Stellenbosch Municipal area in 2015 as the base employment number.

Figure 26 illustrates that in year 1, which is the commencement ofthe introduction ofbulkand external
infrastructure, 1 630 temporary jobs are created based on the estimated capital expenditure. The latter
would continue at various stages of the rollout of Pipeline projects and the employment is factored into
applicable years based on the rollout assumptions. Once construction of top structures commences,
more iobs are added, but it should also be noted that these employment opportunities would only exist
if there was a strain on the labour market and no unemployment exists. It is therefore realistic to
assume that the opportunities could be halved as persons move from one project to the next over the
10-year period.

Many temporary job opportunities would be added by the Pipeline proiects to the existing employment
ofthe Stellenbosch Municipal area, with direct and indirect jobs totalling 18 661 in year 6. As is evident
in year 11and 12, some jobs will endure for a further two years once construction is complete, before
indirect opportunities would taper off.

I
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Table 18: Direct employment opportunlties related to the peak year of the
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The direct employment related to the Pipeline prorects is determined based on an estimated 12 workers
of varying skills per house. These workers can work on two houses simultaneously and therefore the
direct employment need is halved. Table 18 indicates the employment numbers for different skill levels
at the highest requirement in terms ofthe rollout, i.e. year 6.
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Figure 26: Change in annual employment resulting from the rollout ofthe Pipeline p
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rorects over 10

Skilled

Artisans (semi-skilled)

Semi-skilled Labour

Unskilled labour
Finishing specialists (semi-skilled)

TOTAL

4o/o

8o/o

23o/o

460/o

78o/o

lOOo/o

555

1031

3 092
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IO.AIIGNMENT OF BRANDWACHT TI wlTH RODE ADIUS'I'ED
FORECASTS AND SOCIO.ECONOMIC IMPLICATIONS

10.1 Alignment with housing typology of adiusted Rode forecasts

The scope of a proposed development proiect is placed in context of the adrusted
for housing based on the stated typology adopted by Rode for forecasting purposes.

nature ofthe housing typolory adopted in Section 4.1. Table 19 provides a comparison
typology (with amended demand forecasts by 2035) and the scope of dwelling units a

Brandwacht II development proposal. This is a snapshot and not directly comparable
perspective as the forecasts relate to a planning term of 20 years for Stellenbosch Town
timeframe is based on an envisaged completion and occupancy over a much shorter ti
two timeframes do not coincide.

of demand
refer to the
the housing

with the
m a timing
the project
me, i.e. the

ment scope for
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gnment with
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Lng units and
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Table 19: Comparison of the adiusted demand forecast of Rode and the develop
Brandwacht ll

Houses smaller than 80 m2 (affordable)

Houses larger than 80 m2

Flats

Townhouses

Total unlt3

Sourca: Rode and Assoclates and own calculations

9 277

z 793

2 402

2 A29

t7 30t

1

7

2

8

60

10.2 Alignment with annual demand forecasts

In order to realistically understand the Brandwacht II project in the context of the adjus
housing unit forecasts prepared by Rode, several assumptions are applied to create the ali
specific reference to the take-up, construction and occupation of dwelling units. The assum
follows:

. Duration ofthe project culminating in the construction and occupanry ofall dwelll
other components in accordance with the following:

o Year 1 - external services

o Year 2 - internal services

o Year 3 - selling and construction commences

Sell-out ofthe proiect (number ofyears for the completion ofconstruction and o
unitsJ;

53

ancyP fo all

Phasing of the project with the introduction of components at different stages over the duration
ofthe project;

o CosB of construction (reflect the current per m2 costs for different dwelling types

. Inflationproiections;

);

Amended Rode
demand forecast

Housing type
Pr, , ect

Erand vacht Il
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. ln contract building cost escalations;

. Development charges applied by the Stellenbosch Municipality based on 2017 rados; and

. Property rates applied based on the Stellenbosch Rates Policy and 2017 factors.

FigtJre 27 indicates the outcome from an application of the growth traiectory and reflects the annual
and cumulative take-up of dwelling units over the envisaged duration for the completion of the entire
Brandwacht II project, i.e. all dwelling units are constructed with occupation. ln addition, this is aligned
with the demand forecasts prepared by Rode as adiusted, applying the same progressive groMh
traiectory displaying annual and cumulative number ofunits over 20 years.

An analysis of the data illustrated in Figure 27 focuses on the following timeframes using year 1 of the
Rode adjusted forecast as the point of departure. Based on this premise, it is further assumed that it
would take five years to obtain the requisite approvals, a further two years to introduce the external
bulk and internal infrastructure and a further eight years to fully develop Brandwacht Il. These time
frames are aligned with the start of the forecast period envisaged in the urban development planning

for Stellenbosch Town. Note that to ensure the validity of the analysis, it is necessary to compare the
same scope (type) of housing envisaged for Brandwacht ll and that included in the adiusted demand

forecasts for said houses prepared by Rode.

Demand for housing in the urban area of Stellenbosch Town is estimated (applying the prlnciple stated

above) at 4287 units by year 14 for the same category ofhousing envisaged for Brandwacht IL At the
end of the 8-year construction period, the Brandwacht II proiea would deliver 260 units, keeping all
other thing equal and ignoring other development proiects that have the same mix of residential
housing as envisaged for Brandwacht II.

It is importantto understand the context ofplanning for housing demand in Stellenbosch Town over 20

years and how this fits with development proposals such as Brandwacht II, hence the complete forecast
period is illustrated in Figure 27. The illustration suggests that the cumulative units envisaged for the
Brandwacht II project at the end of 14-years, which includes a development period of 8 years,

contributes 6,060/o to the total cumulative number of units forecast over the first 14 years of the
residential development planning forecast for Stellenbosch Town.
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10.3 Benefits to Stellenbosch economy and Stellenbosch Municlpality

1O.3.2 Total capital expenditure

The capital expenditure of and associated with the Brandwacht ll development refers to three
components: the introduction or provision of bulk (external) services (subject to capacity constraints)
by the Municipality, introduction of internal services by the developer and the construction of the
dwelling units and other components. Figure 28 indicates estimates of the combined annual and

cumulative capital expenditure for the three components over the envisaged duration for the
development ofthe proposed Brandwacht Il project.
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Figure 28: Annual envlsaged capital expendlture for tlle timeframe envisaged for the completion of
construction
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10.3.1 Development Charges (DCs)

DCs would accrue to the Stellenbosch Municipality based on the nature and scope of the Brandwacht ll
development. The DCs normally accrue to a Municipality based on the commencement of a proiect
phase. We also assume that the Municipality (and not the developer) will introduce the required bulk
services, which in turn has implications for the Municipality's funds flow and any negotiation associated

with the introduction ofbulk services by the developer.

Given the anticipated time frame for the Brandwacht II development, it is envisaged that DCs would be

paid as a lump sum and not as part of phasing the proiect. Based on the current DCs levied by the
Municipality (in 2017 terms), it is estimated that R18,3 million would be due and payable to cover the
external bulk and service requirements for the project. An escalation of this figure at 6% per annum
over the following four years prior to the introduction of the services, results in a figures of R24,5

million.
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The Brandwacht II project has a four-year lag period, followed by a one-year period for the introduction
ofany bulk and internal services and an 8-year development period for completion ofthe development
and occupancy ofthe dwellings. Sales will commence once the planning and approval period is complete
which refers to the four-year lag associated with the said processes.

Note that the construction period mimics the progressive growth trajectory for planning development
in Stellenbosch Town over a period of 20 years. Based on this growth trajectory, the total investment
in infrastructure (external and internal) and superstructure over the duration of the project, is

estimated at R628,3 million in current terms. The spending on top structures is estimated al R592,2
million over the 8-year construction period in current terms. Accounting for building cost inflation
through in-contract escalations ofan assumed 6%o per annum, by the time top structures are introduced
based on the timeframes stated above, the total capital expenditure related to top structures would
increase in to be Rl 002,7 million.

10.3,3 Property rates

The Municipality will levy property rates on the sale ofa land portion and on the improved value. We
have assumed for the purpose of this assessment, that property rates will apply to the completed
dwelling unit or commercial component (if applicable) based on the envisaged duration of the project
and the application of the groMh traiectory. We determined the cumulative rates income after five years
and thereafter applied an escalation of 80/o for the remaining period ofthe forecast period even though
it is not possible to estimate the values of the properties going forward, or to estimate the increase in
the rates factor applied by the Stellenbosch Municipality for budgetary purposes. Also note that the
rates are considered in current terms (2077').

Figure 29 illustrates the rates accruing the Municipality on annual and cumulative basis forthe duration
of the proiect applying the progressive growth traiectory and the stated escalation. Once the
development is complete, a rates income of R5,1 million would accrue to the Municipality once
construction is complete and occupation is taken per the adopted time frames. Over a period of 20
years, applying the escalation of 8% to the rates income, this would increase to R8,1 million once the
development is complete with accumulation until the end ofthe forecast period of20 years. Note that
no increase in the value ofthe properties is assumed and only the escalation on the rates factor is taken
into account.
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Figure 29; Property rates accruing to the Munlclpallty on an annual and cumuladvc basls of 20
yeans

10.3.4 Economic impact

The economic impact is reflected by a direct investment into the bulk and external services, internal and
site-specific services and the construction of top structures (housing units). The economic impact is
realised through the multiplying effect of those funds through the Stellenbosch economy. Figure 30
illustrates the direct and multiplied economic impact based on the estimate of the total capital
expenditure over the envisaged duration ofthe proiect and reflects the effect over three-ycar revolving
periods, hence the fact that the impact of the Brandwacht II proiect extends beyond the 8-year
development phase for a funher two years. The impact does not abruptly end after five years, but tapers
off, where-after the economy achieves additional benefit from the occupation of the dwellings by
residents and their ongoing spend.

Figure 30 indicates that the Brandwacht II development would generate an economic bencfit of R1 265
million over the 8-year development period, of which a large portion of the R1002 million direct
investment at the time and a portion ofthe indirect spending would accrue to the Stellenbosch economy.
Note these figures are based on the impact six years from now and after an 8-year development period.
Other areas of the Cape Winelands, Cape Metropolitan Area, Western Cape and other parts of South
Africa would also benefit from direct and indirect purchases during the construction period.
Consequently, the direct investment impact considers the inter-regional effects and backward and
forward linkages that exist between the Stellenbosch economy, Cape Town Metropolitan Area, the rest
of the Western Cape and South Africa.
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10.3.5 Employmentimpact

Employment generated over the construction period of the Brandwacht Il development
applied growth traiectory is premised on a ratio ofCross Value Added (GVA) per employ
illustrates the employment created per annum based on the extrapolation of the GVA I

trend for the Stellenbosch economy. This is reflected in the change per annum (defined as I

between the multiplied increase in employment on an annual basis in the secondary
economy and employment in the Stellenbosch Municipal area in 2015 as the base employr

E
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Figure 31: Change in annual employment of the secondary sector of the stellenbosch economy
resulting from the Brandwacht ll development

Figure 31 illustrates that in year 1, which is the introduction of bulk and external infrastructure, 53 jobs
are created based on the estimated capital expenditure. Once construction oftop structures commences,
673 temporary iobs would be added to the existing employment ofthe Stellenbosch Municipal area at
the peak of the construction period. A total of 3 186 temporary jobs will be added during the entire
construction period. Some jobs will endure for a further tlvo years, i.e. in Year 15 and 16 once
construction is complete as tapering off of indirect opportunities occurs.
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11.FIT FOR PURPOSE

In order for the project to be fit for the purpose, broad market and socio-economic criteria need to be

considered. Brandwacht ll should with some limited variance, fall within the demand forecasts for
different housing units in Stellenbosch Town, must offer socio-economic benefits to locals and ensure

the Municipality is able to consider the project from both a financial, policy and planning contexL This
report adopts an economic perspective related to supply and demand, and the need to deliver benefit
to the local economy and iobs to people.

Figure 32 contributes to the illustration of the fit for purpose presented in Figure 1 by indicating the
outcomes of the analysis and alignment with the premise of a fit for purpose. Fit for purpose implies
whether or not the development proiect is able to tick the boxes. From an economic perspective, several

criteria would apply, including the following:

. The project needs to ensure that potential demand is met from a supply perspectfue;

. The housing B?es fit with the need and emerging trends and the housing development
framework of the Stellenbosch Municipality;

o The proiect does not result in a fund flow deficit for the Municipality in terms of service

infrastructure (which should be covered by DCs);

o The local economy benefits from the development in terms of direct capital expenditure and

baclnarard and forward linkages between sectors; and

o lobs, even on a temporary basis, are created and devolved to locals that are able to work on the
proiect.
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In terms of demand and supply, the Brandwacht II development adds 260 units of stock to the demand

for housing which based on the housing typology envisaged for the proiect, represents 1,620/o of the
total number of 5 622 units or 6,060/o after 14 years once the development is complete and occupied.

The development represents a direct investment of R1002 million (in 14 years) that will generate

estimated Development Charges of R24,5 million [in six years) and property rates of R8,2 million for
Stellenbosch Municipality over 20 years. Over the duration of the construction period, 3 168 people

would directly work on the project, while a further 770 jobs would accrue due to the indirect effects of
developing Brandwacht II. All ofthese benefits are estimates based on the development of260 dwelling
units over the 8-year construction period.

Note that there are no set benchmarks as each project is unique and has its own set of development
objectives that result in a specific outcome. The question therefore arises whether or not the
Brandwacht II proiect is able to tick some boxes:

The proiect addresses housing demand from a supply perspective

The housing types fit with the need and emerging trends in terms ofsize, affordability
and market segment

The project does not result in a fund flow deficit for the Municipality in terms of service
infrastructure (which should be covered by DCs)

The local economy benefits from the development in terms of direct capital
expenditure and leakages are minimised

lobs are created on a temporary basis with an emphasis on unskilled local labour

/

./

/

./

As indicated above, the Brandwacht Il project ticks the boxes based on the criteria used for assessment.

Funding implications for the Municipality are flagged (indicated in orange), as well as the ultimate scope

of housing types envisaged in the context of the environment and the housing policy framework of the

Municipality.
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12.KI]Y OUTCOMES

Brandwacht II offers a scope of 260 housing units that addresses various emerging trends related to
demand for housing of which the key trends are lifestyle, proximity, availability of key infrastructure,
access and transport. The proposed housing is intended to attract millennials and persons that work in
Technopark and the surrounding areas.

Higher priced houses have emerged as a trend in Stellenbosch over the period 2008 to 2017 and it
appears that supply is unable to meet the demand in the higher price segment. Ifthis trend continues,
average equilibrium prices and price points will increase and due to the lag in provision of supply or
curtailing supply together with the inelasticity of supply, no integration of various housing typologies
in development will be possible. The only way to reduce the average equilibrium price for houses is to
permit development that underpins market demand for a range ofhousing typologies and implement
policies that make it attractive for developers and investors to provide in the need for different types of
housing.

Based on the adjustments of housing demand for Stellenbosch Town, indications are that 454 houses
smaller than 80 m2, 140 larger than m2, 120 flats and 141 townhouses (a total of 865 dwelling units per
annum on average) are required to cover the forecast demand over the next 20 years. A total of 17 301

units form part of the demand over the next 20 years, of which 9 277 are houses smaller than 80 m2,

2 793 houses larger than 80 m2, 2402 flats and 2 829 townhouses.

Brandwacht II forms part of a pipeline of projects envisaged by developers over the next 10 years.

Although the pipeline does not necessary include all proiects, indications are that total of 9 100 units is
envisaged to be supplied over the following 10 years. A breakdown ofthe envisaged supply suggests

that 31,560/6 ofhousing units supplied over 10 years accrues to dwelling units larger than 80 m2, which
are more aligned with middle to high-income grou ps,37,430/o to affordable housing (lower to middle-
income groups), 76,87o/o to townhouses (middle-income group) and 20,20o/o to flats. Brandwacht II
represents about 6,50/0 ofthe total number ofhouses larger than 80 m2 and 2,270 ofthe total number of
housing units envisaged as part of the pipeline (excluding indigent houses of smaller than 80 m2).

The Brandwacht II project caters for the middle to high-income segment ofthe market and ls specifically
aimed at the household income bracket of between R809 203 to R1.6 million per annum, would also
form part ofthe segment likely to take up the housing opportunity with units ranging from R2.5 million
and R4 million.

)
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STELLENBOSCH, BRANDWACHT IN URBAN EDGE:

Heritage Considerations

Prepared by Lize Malan

February 2018

\
c

t

a

\
't I

It
a

f

:t

,l

l

t

L
I



1 INTRODUCTION

The report has been commissioned by TV3 Architects and Planners to establish the feasibility of the

including the Remainder of Farm 1049, known as Brandwacht in the urban edge of the town of

Stellenbosch from a heritage perspective. The Stellenbosch Municipality is cunently reviewing their

SOF for the municipal area, which would include a reassessment of the urban edge. This report has

no legal status, but the assessment is based on the definition of what constitutes a heritage resource

and significance as set out in the National Herilage Resources Act, Act 25 of 1999.

2 THE SITE AND ITS CONTEXT

The Remainder of Farm '1M9, Stellenbosch is located on the south-eastem edge of the settlement of

Stellenbosch, between the areas known as Bo-Dalsig and Brandwacht to the north and Paradyskloof

to the south. The Brandwacht river forms the north-€aslern boundary of the site, with the recent

Brandwachlaan-Rivier development forming the north-western boundary of the site. To the south it is

bordered by municipal farm land planted with vineyards. The western boundary is formed by Portion

3 of Farm 1049, which constitutes the original werf of the Farm Brandwacht and Erf 16526,

Stellenbosch which accommodates a number of large commercial buildings. To the west the property

stretches to the foothills of the Stellenbosch Mountain. Municipal reservoirs are located lust beyond

the soulh-eastern corner of the sit6 and the southern boundary, approximately at the middle of the

site.

tla
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Flgure 1: Locatlon of
httos://ois.elsenburq.com/apos/cfm/)

Remainder Farm 1049, Stellenbosch (Source:

lr
I

\

I

"7



Figure 2: Subdividod portions of Farm 1049 on western boundary of property including the
original werf and new officc parks (Source: httos://qis.elsenburo.com/apps/cfm/)

The property itself is nol actively farmed any more except for a few cattle that are kept on the

property. On the western end of the property are the remains of what was an outbuilding. Two

farmworker cottages are located in the north-western portion of the site and a farm dam straddles the

northern boundary of lhe site, with on portion located in the Brandwachl-aan-River development. The

site slopes upwards from west to east with a low rise in the middle of the site.

3 ASSUMPTIONS AND LIMITATIONS

3.1 Availability of lnformation

This report is based on the information that was available at the time of writing. All material by others

informing this assessment, most notably an earlier Heritage lmpact Assessmenl by Dr Elzet Albertyn,

is assumed to be accurate and a lrue reflection of the issues governing the property and its proposed

redevelopmenl.

3.2 Statemenl of Significancs

The significance of cultural resource is dynamic and multifaceted, in particular as interesl groups and

societal values change over time. lt is thus neither possible, nor appropriate to provido a definitive

statement of heritage significance. Nonetheless, every effort has been made to ensure that the

herilage statement is as accurate a reflection of significance as is currently possible to ascertain.

3.3 lmpacts beyond the Site Boundaries

This report does not consider heritage impacts resulting from the potential laying of pipelines,

electrical and other related infrastructure between the site and elsewhere beyond its boundaries.
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Figure 3: SG Diagram 116/1826 indicating the original freehold grant to Philip Hartog and the
later quitrent grant to Eksteen

From the 1840s several portions where subdivided from the consolidated farm created in 1829, and at

one stage Cecii John Rhodes owned one of these portions of Brandwacht. The Remainder which

included the historic werf passed hands many times. Some of the portions were consolidated with the

Remainder in 1967 to create lhe property now numbered as Farm '1049. ln '1970, the Provincial

administrator approved the establishment of a township on a portion of Farm 1049, now known as the

suburb of Brandwacht and located to the north of the river.

4 OVERVIEW OF HISTORY ANO RECENT DEVELOPMENTS

lnformation on the history of the farm Brandwacht was largely obtained from a heritage impact

assessment prepared by Dr Elzet Albertyn in 2003 for the development of a portion of the farm for a
housing estate now known as Brandwacht-aan-Rivier.

4.'l Early and colonial history

Limited information is available on the likely use of the land in pre-colonial times, although it is known

that early stone age people have lived along the river corridors. lt is also highly likely that later the

land was used on a periodic basis by the nomadic Khoekhoen (Mountain, 2003) up until the time of

colonial setllement at the Cape.

The flrst farms in the Stellenbosch area were granted by Simon van der Stel as early as 1679. The

farm Brandwacht was granted in 1741 to Philip Hartog, who probably erected the first buildings on the

property. The farm werf is visible on the Schumacher aquarelle dating to 1776. The farm stayed in the

Hartog family until the end of the 1700s. ln '1825 the original freehold passed to Johannes Cornelias

Eksteen and in 1829 further land was granted to him on a quitrent basis so that the farm more lhan

doubled in size.
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4.2 Rocent history

ln the early 2000s the subdivision of Remainder of Farm 1049 was approved to allow for the

development of the BrandwachGaan-Rivier residential estate; the creation of three large erven used

for commercial/office purposes located adjacent to the R44 and the establishment of separate

property to house the historic werf with its Georgian manor house and flat-roofed r,vine cellar facing

the R44. The house and outbuildings, which nowadays accommodate a boutique hotel, is now

completely fenced in by a tall palisade fence. As noted earlier the Remainder of the farm Brandwacht

now constitutes mostly abandoned farmland, with two occupied cottages, some grazing for cattle and

lhe remains of an outbuilding.

5 HERITAGE SIGNIFICANCE AND RESOURCES

5.'l lntroduction

The definition of a heritage resource is described in Section 2 (xvi) of the National Heritage

Resources Act, 1999 (Act 25 of 1999) as: "any place or object of cultural significance" and cultural

significance is defined in the Act as "aesthetic, architectural, historical, scientific, 6ocial, spiritual,

linguistic or technological value or significance" (Section 2 (vi) NHRA '1999:8). Sec-tion 3(2) of the

NHRA lists the following as heritage resources:

(a) places, buildings, structures and equipment of cultural significance;

(b) places to which oral traditions are attached or which are associated with living herltage;

(c) historical seulements and townscapes;

(d) landscapes and natural features of cultural significance;

(e) geological sites of scientific or cultural importance;

(f) archaeologicaland palaeontologicalsites;

(g) graves and burial grounds, including-(i) ancestral graves; (ii) royal graves and graves of

traditional leaders; (iii) graves of victims of conflict; (iv) graves of individuals designated by the

Minister by notice in the Gazette; (v) historical graves and cemeteries; and (vi) other human

remains which are not covered in terms of the Human Tissue Act, '1983 (Act No. 65 of 1983) -
(h) sites of significance relating to the history of slavery in South Africa;

(i) movable objects.

Determining the significance of such resources is set out in Section 3(3) which states:

Without limiting the generality of subsections (1)and (2), a place or obJect is to be considered part of

the national estate if it has cultural significance or other special value because of -

(a) its importance in the community, or pattern of South Africa's history

(b) its possession of uncommon, rare or endangered aspects of South Africa's natural or cultural

heritage;

(c) its potential to yield information that will contribute lo an understanding of South Africa's natural

or cultural heritage;

(d) its importance in demonstrating the principal characteristics of a particular class of South Africa's

natural or cultural places or objects

(e) its importance in exhibiting particular aesthetic characteristics valued by a community or cultural

group;



(f) its importance in demonslrating a high degree of crealive or technical achievement at a particular

periodi

(g) its strong or special association with a particular community or cultural group for social, cultural

or spiritual reasons;

(h) its strong or special association with the life or work of a person, group or organization of

importance in the history of South Africa;

(i) sites of significance relating to the history of slavery in South Africa.

Following on the above, HWC has expanded on lhe three tier grading system set out in the NHRA in

its A Shorl Guide to Gnding, Version 5 approved February 2007:

. Grade lSites (National Heritage Significance)

South Africa's national heritage sites must as a whole represenl the collective and balanced story of

our South African consciousness as we understand it today. They must be the key sites which best

illustrate the events, peoples and systems which have brought us to our current state of nationhood.

They must represent development which occurred in South Africa, from its earliest geological

formation, to the beginnings of humanity, and through its peopling - illustraling the traditlons, values,

conflicts and achievements which formed the South Africa we live in today.

Grade I sites must enjoy authenticity and carry a universal value and symbolic importance that

promotes human understanding and contributes to nation building, and their loss would significantly

diminish the national heritage. The Guide to Grading states that when considering potential National

Heritage Sites, the following questions should be considered:

(a) ls the site of outstanding national significance?

(b) ls the site the best possible representative of a national issue, event or group or person of

national historical importance?

(c) Does it fall within the proposed themes that are to be represented by National Heritage Sites?

(d) Does the site contribute to nation building and reconciliation?

(e) Does the site illustrate an issue or theme, or the side of an issue already represented by an

existing National Heritage Site - or would the issue be better represented by another site?

(f) ls the sile authentic and intact?

(g) Should the declaration be part of a serial declaration?

(h) ls it appropriate that this site be managed at a national level?

(i) What are the implications of not managing the site at national level?"

. Grade ll Sites (Provincial Heritage Significanc6)

Grade ll heritage resources are those with special qualities which make them significant in the

contexl of a province or region and should be applied to any heritage resource which -

(a) is of great significance in terms of one or more of the criteria set out in section 3(3) of the Act;

and

(b) enriches the understanding of cultural, historical, social and scientific development in the

province or region in which it is situated, but that does not fulfil the criteria for Grade 1 status

Sites graded as Grade ll sites must enjoy a provincial sphere of significance. They need to be given a

status beyond being granted recognition, by being enlered in the heritage register, but thoy are not of

outstanding national significance. They may be rare examples of their kind, or otherwise be highly



representative of a type. They may connocl closely to an event or figure of provincial/regional

significance. They may fall under the national themes, or under provincial themes.

Grade ll sites should enrich the understanding of the cultural, historical, social and scientific

development of the Western Cape and of the region in which it is situated. The cultural significance or

other special value that Grade ll siles may have, could include, but are not limited to -
(a) places, buildings, slructures and immovable equipment of cultural signilicance;

(b) places to which oral traditions are attached or which are associated with living heritage;

(c) historical settlements and townscapes:

(d) landscapes and natural features of cultural significance;

(e) geological sites of scientific or cultural importance;

(f) archaeological and paleontologicalsites;

(g) graves and burial grounds;

(h) sites of significance relating to the history of slavery in the Western Cape

The cultural significance or other special value that Grade ll sites may have, could include, but are not

limited lo-

(a) its importance in the community or pattern of the history oI the Western Cape

(b) the uncommon, rare or endangered aspects that it possess reflecting the Western Cape's natural

or cultural heritage

(c) the potential that the site may yield information that will contribute to an underslanding of the

Western Cape's natural or cultural heritage;

(d) its importance in demonstrating the principal characteristics of a particular class of the Western

Cape's natural or cultural places or objects;

(e) its importance in exhibiting particular aesthetic characteristics valued by a community or cultural

group in the Western Cape.

(f) its importance in demonstrating a high degree of creative or technical achievement at a particular

period in the development or history of the Western Cape

(g) its strong or special association with a particular community or cultural group for social, cultural

or spiritual reasons;

(h) its strong or special association with the life or work of a person, group or organization of

importance in the history of the Western Cape; and

(i) siles of significance relating to the history of slavery in the Western Cape.

. Grade lll Resources (Local Heritage Significance)
The Grade lll category of heritage resources is divided into three sub-categories: Grade lll A, Grade

lll B and Grade lll C.

. Grade lll A
This grading might be applied to a site that is authentic, and thus should be governed by a regulation

or byJaw that requires any alteration or change in use to take place only under special consent of the

responsible local authority. Significances might include:



(a) Highly significant association with a:

. historic person

. social grouping

. historic events

. historical activities or roles

. public memory

Historical and/or visual-spatial landmark within a place

Historical fabric is mostly intact (past damage is reversible) (Fabric may howevEr possess

strong evidence for historical layering)

Most elements of construction are authentic

Fabric dates to the early origins of a place

Fabric cleady illustrales an historical period in the evolution of a place

Fabric clearly illustrales the key uses and roles of a place over time.

Contributes significantly to the environmental quality of a Grade I or Grade ll heritage resource

Grade lll B - This grading might apply to a site that may allow certain alterations to take place

without being subiected to heritage scrutiny. Such a site might have similar significances to those

of a Grade lll A site, but to a lesser degree. Appropriate management would involve a regulation

that would exempt certain types of change.

(b)

(c)

(d)

(e)

(f)

(s)

(h)

. Grade lll C

This grading would apply to a site of contributing significance, which has significance that may be

managed by means of a regulation managing publicly visible external alterations.

ln terms of section 30(5) of the Act, a local planning authority must, at the lime of the compilation or

revision of a lown or regional planning scheme or a spatial development plan, compile an inventory of

the heritage resources which falls within its area of jurisdiction and submit the inventory to Heritage

Western Cape. A planning authority may at this time decide to develop a framework, which could be

used to determine the local, regional, provincial and national or international significance of each

heritage resource or group of resources in its area of jurisdiction. The Stellenbosch Municipality is at

present busy with a survey of heritage resources in its rural area, but no information was available at

the time of the preparation of this report.

5.2 Description of heritage resources and assessment of significance

Following on the description of the site and its context, as well as its history, it is evident that the

property has limited heritage resources and value.

. Architectural value

Although the historic manor house and wine cellar of Brandwacht clearly have architectural

significance the value of these struclures have been eroded by enclosure of the werf and sterile

landscaping that now forms the setting of what was originally a working farm werf.
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Figure 4: The onclosed and lawned farm werf of Brandwacht farm

None of the remaining structures on the property in question are regarded as significant from an

architectural perspective. The outbuilding situated closest to the westem boundary behind the werf,

was indicated as a store and office building in the HIA prepared by Albertyn in 2003. She ascribed a

crade lll status to this building as its core probably dated to the 1700s and noted that its relationship

with the guest house to its north created a werf area at the back of the cellar and manor house.

I

;ft

Figure 5: Photograph of storo and offlce building from HIA by Albertyn (2003)'

It is noted that this building was not particularly attractive when still in a good condition and could at

best have been graded as a lllc. The building is now in a state of disrepair with no roof, and it is
unlikely that it could be restored and that it would worthy of restoration. ln addition the fencing of the

Brandwacht werf has resulted in segregation between the werf and this building, which is unlikely to

ever be restored. This building is thus currently not worthy of grading.
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Flgure 6: Current condltlon of stor6 and oftlce bulldlng

Figure 7: lntorface between storo and office bulldlng and original werf

The only other structures on the property are two farm worker cottages located some 200m to the
east of the building discussed above. These cotlages are not noted as heritage lesources in

Albertyn's HIA as it is evident that they are unlikely to be historic nor are they of archilectural interest.
They are also regarded as not worthy of grading by this author.

Figure 8: Remalnlng workers cottage on Remainder Farm 1049

. Scientific value

It is evident that there are no resources of scientific value on or related to the property.

o Historic value

Although the original grant dates to the 'l8th century, and was briefly associaled with families of some
standing such as the Eksteens; the farm never stayed in the ownership of a particular family for a
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considerable length of time, and the farm has never played an important role in the h of the town

and its region (compared to a nearby farm such as Libertas, for instance). lt is hisloric
mainly related to its manor house, with its historical layering of fabric and style.

. Social value

The farm in its original form would certainly have had some social value, as il was k for instance

that original owner employed slaves (Albertyn, 2003) who would probably have u the

construction of the original buildings. lt is also likely that generations of farm workers employed
residentson the farm when it was still actively farmed. The history and circumstances ol the cu

of the farm worker cotlages have not been established as part of this exercise, but it is ed as

unlikely that the social value of the remaining workers cottage would have a signifl impact on

lue is thus

be made to

Albertyn in
hly unlikely
should an

informant to

property

earlier HlA,
Brandwacht
the fact that

to urban
suburb of
prepared,

struction of
views from
fencing of
no longer

to the east,
ng of active

d that the
lhat the

unlikely to

decisions regarding the future of the property, provided that suitable anangements
any occupants with a legitimate claim to such arrangements.

. Archaeological value

An archaeological impact assessment was not undertaken as part of the HIA prepared

2003. Given that the property in question constitutes mainly cultivated farmland, it is
that any significant archaeological resources would remain on the land in question,

application for the development of land be considered, an AIA may well be required as

a decision ito of the NHRA.

. Aesth€tic and contsxtual value

Although the fallow farmland is not particularly atfadive, nor the remaining structures on

th€ contextual value of the undeveloped land does wanant some consideration. ln

Alberlyn regarded Farm 1049, which still included the historic werf and was bound by th

River to the north as a worthy of a Grade ll grading. This grading is inter alia attributed

it forms part of the remaining rural landscape to the €ast of the Rzl4 (as

development to the west), views onto the werf from the R44, views onto the site from

Brandwacht, and views onto the Stellenbosch mountain across the site. Since the HIA

much of the heritage value described by Dr Albertyn, has been eroded through the

numerous large office buildings between the werf and R44, which has now all but

the R44 onto the werf; the subdivision of the werf from the larger farm, and the subseq

of this property with high palisades so that the connection to the actual agricultural land

obvious; the development of the Brandwacht-aan-River estate and olher developme
which has severed the connection with the Brandwacht River and the effective aban

farming on the property, which has resulted in a barren landscape. lt is in particular
property is not visible from the R44, designated as a scenic route. ln addition it is also

other portions of undeveloped land between the Brandwacht and Paradyskloof are hig

possess any aesthetic, historic, social, architectural or scientiric heritage value.

Figure 8: view onto the property from tha R44 - note that the land in the m
obscured by the buildings and trees in the foreground

ground is

it



Flguie 9: View looklng to the east across the property ln questlon

6 REOUIREMENTS ITO OF NHRA

This report provides an opinion on the heritage value of the property in question as part of a broader
process of reconsidering the urban edge of the Stellenbosch settlement. This opinion should be

tested against the findings of the survey of heritage resources currently being undertaken by the
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Flgure'10: View from the south-eastern corner looking across ths slte ln the south-western
direction. Brandwacht-aan-River is visible in the middle ground.

It is however evident that further development of the property in question would reinforce a precedent

of urban development in this area between Stellenbosch and Paradyskloof and the question to be

answered is whether this relatively large portion of undeveloped/rural land has contextual value of

sufficient significance to warrant its retention. Given that that foreground as viewed from the R44 has

already been compromised by urban development, the author is of the opinion that further

development of this area, will not adversely affect views onto this area from the R44, provided that

views onto the foothills of Stellenbosch Mountain is retained and development is softened by copious

tree planting. Whereas it is acknowledged that views from surrounding residential areas will be

affected by development, it should be recognised that those areas were also established on what was

originally wildemess and later farmland - one would have to question current residents' expectations
of unspoilt views in this conte)d. On balance then the author is of the view that this remaining portion

of Brandwacht farm does not retain sufficient heritage value to warrant its prolection or retention,

provided that care is taken to avoid impacts on views onto Stellenbosch Mountain and its foothills.



Stellenbosch Municipality. Any formal proposal to develop the property will be subject to the
requirements of Section 38 of the NHRA, which will require the preparation and submission of a

notification of intent to develop (ito Section 38(1)) and then possibly a heritage impact assessment in
terms of either Section 38(4) or (8) depending on the proposal and requirements in terms of other
environmental legislation. These applications should then also deal with any structures older than 60
years on the property, such as the remainder of the old store and office building.

7 CONCLUSTON

The author is of the opinion that the recent developments that have been allowed on the remains of
lhe original Brandwacht farm, particularly the subdivision of the werf and the development of large
omce buildings along the R44 have eroded what was remaining of the heritage value of the
Remainder of Farm 1049, Stellenbosch, to such an extent, that restrictions on the development of
remaining farmland would be pointless. Although other consideralions may come into play, it is the
author's opinion that from a heritage perspective the property could be included in the urban edge for
the settlement of Stellenbosch.
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l. Nome, Expertise ond Declorotion

l.l Nome

Megon Anderson, of Megon Anderson Londscope Archilects, is o self-employed Londscope
Architect who hos been consulting in the Western Cope since I 99I , to clients from the public ond
privote sector.

1.2 Expertise

Megon Anderson's projecls ronge from:
. visuol impoct ossessments (VlAs) of proposed developments for EIA ond HIA processes;
. environmentol ond londscope policy ond plonning;
. upgroding ond rehobilitotion of noturol systems;
. plonning ond implemenlotion in heritoge ond culiurol precincts; ond
. plonning, design ond londscope developmenl in residentiol ond urlcon oreos ond

community projects.

PRINCIPAt AGENT: Megon Anderson
(PrLArch)

Regislered Professionol Londscope Archilect
BLArch (UP) 1983 MILASA

VISUAT IMPACT ASSESSMENT EXPERTISE

Megon Anderson hos been doing Visuol lmpocl Assessments (VlA's)since l9B9 when working for
OvP ond BOLA. Since then, she hos completed more thon 100 VIA's for o voriety of developments
including mining, horbours, wind ond solor forms, communicotion towers, commerciol ond
resideniiol developments.

1.3 Declorotion of independence

I Megon Anderson declore thot I om on independent consultont ond hove no business, finonciol,
personol or other interest in the proposed Wind Energy Project ot lwo sites in the Western Cope,
opplicotion or oppeol ln respect of which I wos oppoinled, other lhon foir remunerotion for work
performed in connection with the octivity, opplicotion or oppeol. There ore no circumstonces
thot compromise the objectivily of my performing such work.

MEGAN ANDERSON

Megon Anderson londscope Architecls
Professlonol reglshotion number: SACTAP - 94063
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REGISTRATION OF PRINCIPTE AGENT
1994 South Africon Council for Londscope Archilecl Professionols (94063)
1992 lnstitute of Londscope Archilects of South Africo (P2lZ)

QUATIFICATIONS.l983 
University of Pretorio Bochelor of Londscope Architecture
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2. lntroduction

2.1 Bockground to this report

Megon Anderson Londscope Architects hove been oppoinled to undertoke o Visuol Fromework

Report for the proposed Brondwochl Residenliol Development on RE/1049, Stellenbosch.

This report is o preliminory Visuol Fromework study which is to inform the pre-opplicotion plonning

stoge by identifying scenic resources, visuolly sensitive oreos ond receptors ond will determine
visuol opporlunities ond constroints;

2.2 Terms of reference

The PGWC's DEA&DP's "Guidelines for involving visuol ond oesthetic speciolists in the EIA process"
provides 'triggers' ( i.e. chorocteristics of either the receiving environment or the proposed
projecl), which indicote thot visibility ond oesthetics ore likely to be 'key issues' ond moy require
speciolisi inpul.

The following chorocteristics of the site ond project ore proboble triggers which suggest potentiol
visuol issues:

Ihe norure of the receiving environment:
' Areos with procloimed heritoge sites or scenic routes;
' Areos with intoct or outstonding rurol or townscope quolilies;
' Areos with o recognized speciol chorocter or sense of ploce;
' Areos lying outside o defined urbon edge line;
' Areos of importont tourism or recreolion volue;
' Areos with importont vistos or scenic corridors;

The noture of the project (fype ond scole):
' A chonge in lond use from the prevoiling use;
' A significont chonge to the fobric ond chorocter of the oreo;
' Possible visuol intrusion in the londscope;

MALA Draft Visuat Framework Report

The guideline documenl goes on to correlote these two ospects. environment types ond
development lypes, to determine the vorying levels of visuol impoct thot con be expected, i.e.
from little or no impoct, lo very high visuol impoct potentiol.

4
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Tcbla l: Coretodsotion ol lasaat ,o b. oddrcrscd bt' ,hc tisuol orscssncnt

Typ. of dcv.lopm.nt (.c. Box 3) nrrty
Typc ol cnvi.onmcnt

Protactrd^{ ld aacaS
oa ntc,nahonal.
rlalional

medi um scenrc.
qrltu.alor hislorit€l
lignitica nc.
AI!a6 or routlE of low
scanic. cullural.
hbto.ical lEnfic.nc. /

dbturbcd

lurbed or dcgraded LlttL o. no
vLual lmpacl

arpocbd
tro$Dta
banalllt

Lma or no
via{a ltrpacl

axpocs

Danaft!

L[ia or no
viaualmpacl

tlhrmd rttual
lmptct

uo6{ta
vlaual ioprcl

arga€lad
tilct / run-do/,n urban
atcas , ,artclard

We believe the "Type of environmenl" is "Areos or routes of high scenic, culturol or historic

significonce" ond the "Type of Development" is o Cotegory 4 developmenl os defined below:

Cotegory 4 development:
e.g. medium density residentiol type development, The expected visuol impoct is moderote to
high. nomely:

Hlgh vlsuol lmpoct expected:
Potentiol intrusion on protected londscopes or scenic resources;

Noticeoble chonge in visuol chorocter of the oreo;
Estoblishes o new precedent for development in the oreo.

Explonotlon of lerms used:
Noticeoble chonge - cleorly visible within the view frome ond experience of the receptor
Some chonge - recognisoble feoture within the view frome ond experience of the receptor

The suggested level of visuol impoct ossessment for expected moderote to high visuol impocts will

be o level 3to4study.

2.3 Methodology

The Visuol Fromework Study will identify the visuol opportunities ond constroints of the site

o site inspeclion hos been undertoken. including o photogrophic survey,

o review of relevont literoture will be done,
the scenic ond visuol resources of the oreo ond site will be described, quontified ond
ossessed,
the view cotchment ond zone of visuol influence of the site will be estoblished ond
mopped,
view points ond receptors will be estoblished os well os the visuol impoct to these
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the site itself ond sunounding oreos will be studied to identify visuol oppo
constroints for the proposed development -

the visuol sensitivity of site will be estoblished through mopping slope grod
vegetotion, speciol feotures ond lond use

MALA Draft Visuat Framework Report
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3. Literoture Review

3.I Stellenbosch Municipolity Spotiol Development Fromework (Susloinoblily lnstitute,20l 7)

The proposed site is situoted predominontly outside of the proposed Stellenbosch Town urbon
edge . The SDF is cunenlly being revised ond this property is requiring to be included inlo lhe
revised urbon edge.

3.2 Provinciol Spotiol Development Fromework (wcc 2014)

The Provinciol Spotiol Development Fromework (PSDF) (WCG,20l4) identifies the portion of the R44
possing west of the site os o scenic route.

3.3 Heritoge ond Scenic Resources, lnventory ond Policy Fromework for the Western
Cope (Oberholzer ond Winter,20l3)

Brondwocht is situoted inlodjocent to Stellenbosch in the Cope Winelonds in the Western Cope.
Oberholzer ond Winter describe this oreo os follows in the 'Heriloge ond Sceninc Resources:
lnventory ond Policy Fromework for lhe Western Cope' os follows:

2.5 Lc.p. n lndr
Ths Cope Winebnds b on oreo ol lert;b voley: nesied b€twaen lh€ Cope Fold Mounloils with lhai r.roaed sondslon€
pooks. ll ii on oreo high in sc€nb ond h€rtoge signil;conc€, 15 lomous v:neyords ao(mdked to( d€c orol on os o Word
Fbriloge Sit€.

Al lh€ boss ol the rcndslon€ rnosgls, rhe sleep rcree rbp€s grode inlo Oenl y rol.ng toolhl s ol wsolh€ed Cop€
g(onil€s ond Molmesbury sho es, $.nich Fove b€en hc red by iveB ro iorm wiJe o l,Jvb vo leys in pbc6, s{rc|' os ihose
ol the 3erg ond &eede Rivers. lnlereglilgty tte potl€rn ol vineyords hor o strong co.rebtbn wth the occrrrerEe ol he
g.or..il€s, rhe lniqL€ comb notio. ol iol ond clirote l.ovrlo rnocre tlis th€ cenfe ot v lic,Jlt,lre 016 ltuit tornrr€
Towns. vilog€r ond tomsleods 016 ilrung o ong the volleys in resporBe ro tt e lopogrophy, soLnces ol vrol€r ond
p.od.Jctiv€ ogic.rllurol io ls, StellenOoich ond ,oorl beirp rwo ol lh€ oldest coloriol s€t'l€menls. Olher bwr6 n the
f,istrict wilh l-leiro€|e Areos' incl,Jde +onrchl'ho€(, wdtrplor, Montog.J. worcetrer, McGrsgo( ord Tubogh.

The cornDinol on ol moL/ntoin scenery, riJ.ol ondscope!, coloriol orch lectLre ond w:ne ro,Jies moke lhB oreo o priTe
lor.r'sm desrholion ol crtbol impodorc€ lolhe aconomy ol th€ rsgior,. The oreo i9 howeve. olro under Oreol t eolol
hoOmenlorb. lt'rough creepi.g,.Jrbo.izolion.

Ihe rugged lero n ond lop€slry ot rurol lorldrcopes hove Oiven rise o n€two( or scen c ro{,ler ond motrllo n posses.

mony ol wfich begon os wogon ro.J'es lo lhe nlerio.. Posies t.Jch os go nsk ool ooss lo Provhc o Heriroge Sile),
konschhoek Poss. MitcFel s Posr ond Cogrnor.skklol. lo mme o 'ew, ore o legocy tom 'he 1700s orld l&os oy rood-
b,Jlden such os Andrew Soin

lvrl! L n6 a olinc I

h. ).tb,.t|r'anta tha ?to^ou^cao topoonqhf ol tha q uadra a,drtoaarlDD.l. ., d., ..tn. ba.loa ol atlrfia.tt o. tlla lootrbra, *ah a cc a a
to tt.t.t.ao prootc tira oltol tha Onaaaa )araa^O aLratva,rft Avat vaatroh.n t.M to ,ob. laut rlat

Figure l: Secllon lhrough Cope Wlnelonds with lhe slle in greoler Eer3le Rlver volley, on lhe loothllls o, lhe
Slmonsberg (Source: odopled trom Oberholzer ond Wlnler,20l3).
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3.4 Heritoge lnven.tory of, ond monogement plon for, the tongible
Stellenbosch Municipolity Project - Phose 2o Report Droft Heritoge lnv

Scole Londscope Areos in the Rurol Domoin of the Stellenbosch Munic
Proposed Heritoge Areos (Cope winelonds Professionol Proctices in Associotion, 201

The Phose 20 Reporl of this study is on inventory of Heritoge Resources of the Ru

Cope Winelonds ond proposes thot the upper holf of the Brondwocht RE/1049 sit

Very High Heritoge Significonce. Monogement Proposols for these oreos ore slill
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4. ProposedDevelopment

4.1 Locotion

The proposed development will be locoted on o portion of the form Brondwocht REi 1049, which is

odjocent to ond south of the esloblished residentiol oreos of Bo Dolsig ond Brondwocht ond the
more recent Brondwocht Aon - Woter resideniiol development.
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Flgure 2: Slle Locqtlon - regionol
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Figure 3: Sile Locolion - locol (Source TV3)

4.2 ProposedDevelopment

It is proposed thot the site will be developed for residentiol use. Access to ihe development will be
token from Trumoli Rood.

Al this sloge no Site Development Plon hos been tobled.
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5. Visuol Fromework Study

5.1 Scenic Resources
Brondwocht RE/.l049 is situoted in the rurol domoin of the Cope Winelonds Areo
Cope. More specificolly the Stellenbosch oreo.

A couple of Londscope Types, defined by the undedying geology of the oreo,
scenery of the oreo. These ore:

The sheer sondstone mountoin cliffs ond peoks of the Stellenbosch mount
eosl. Hoelk
vegeloted
The fynbos

op s U urberg in cen tre ost ond He tderberg n the soulh eo sI

dUE to the ste pness thereof bu t with fynbos on ess ste p s lo
cove red moU nto n ree s opes be the c iffs nd cU Itivot d

(to the north, west ond south) comprised of sholes ond sondstones;
The cultivoted, rolling foothills of gronites ond ossocioted quortenory soils;

The Eerste River ond ossocioted tributories ond their olluviol floodploins.
Ook ond Poplor trees, occosionolly with indigenous riverine vegetotion.
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Flgure 4 Londscope cholocler ot sludy oreo
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The rugged, fynbos covered Stellenbosch ond Helderberg sondstone ond shole mountoins form o
spectoculor bockdrop in the eost to the scree slopes ond gronitic, rurol, rolling foothills
(predominontly vineyord covered) on which numerous forms, ore situoted.

Pholo Plole l Rugged slellenbosch ond Helderberg Mounloin bockdrop

Rivers including ihe Eerste ond Bloouklippen Rivers ond lheir tribulories hove eroded kloofs into
these mounloins ond provide volleys ond ridges in the foothills in lhe sludy oreo.

Photo Plole 2 Mounloins with unduloling loothills through which rivels Iun

Urbon settlement in the form of Stellenbosch is found in the study oreo, surrounding the sites on
three sides, north, wesi ond south - west.

Pholo Plole 3 Urbon setllemenl lo lhe norlh ol lhe site which is unyegelofed oreo in loreground
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To the south ore cultivoted vineyords ond Stellenbosch Woterworks. Further south, formsteods ond
ogricullurol buildings ore scottered of regulor intervols ocross the intensively cullivoted, rurol
londscope, with mony providing wine tosting focilities. restouronts ond function venues for tourists

- locol. notionol ond internotionol. Towns ond rurol villoges ore ever exponding into the rurol
londscope.
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The londscope is criss-crossed by o hierorchy of roods, (duol conioge roodwoys - R44, two-woy
toned commuler roods, ioned form occess roods ond form grovel roods), os well os o roilwoy line
These lronsport routes link tourists, commuters ond formers to the locol towns ond lowns further

ofield, including Cope Town (west), Poorl (north) ond Kleinmond (south eost).
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Brondwochl Re/1049 is found in the mid reoches of the Brondwochi streom, o tribulory of the
Eerste River.

rI I t

qp

-T

The Scenlc resources of the oreo con be descrlbed os cullurol ond rurol ond ore Hlghly roted.
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Pholo Plole 5 Ml2 (letl) ond R3l0 (right) which lorm po ol lhe nelwork ol roods in lhe oreo
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Pholo Plole 6 B;ondwochl lll sile in cente ol photo with residenliol oreos lo lefl ond vineyords lo righl
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Ihe geogrophlcol oreo hom which the prolecl wlll lheoretlcolly be visible, or view colchmenl
oreo. is dicloted primorlly by lopogrophy.

Brondwocht RE/1049 is in the mid reoches of the Brondwocht River volley ond on the lower lo mid
hill slopes of the southern Brondwocht River Volley. The Brondwocht River hos it's source in the
Stellenboschberg Mountoins to the eost of the site.

The Stellenbosch ond Simonsberg Mountoins forms ihe viewshed in the eosl ond north ond the
view shed line continues westword olong Poppegooiberg to Kononkop in the north west. The

ridgeline between the Brondwocht ond Bloouklippen rivers forming the view shed in the south
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Figure 5 Viewshed of Brondwoc hl lll
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5.2 Viewshed ond Zone of Visuol lnfluence(ZVl)

5.2.\ Viewshed

The extent is opproximotely 4 kms to the eost, l0 kms to the north eost,9kms to lhe north ond
west, 3 kms to ihe south.
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5.2.2 Zone of Visuol lnfluence

Locol feotures such os vegetotion ond londforms will reduce the exient of the oreo from which
the proposed Brondwocht siie ond development will be seen, to on oreo known os ihe Zone of
Visuol lnfluence (ZVl) of the site.

The ZVI for lhe Brondwochl site ond development is in some instonces reduced by locol ridgelines,

ond existing developmenl bul distonl ond elevoted oreos oll oround the site will hove views
thereof .
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The site will be visible from the west from o distonce with the Ml2 (Polkodrooi Rood) ond R3l0
(Boden Powell Drive) hoving views thereof .
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5.3 Receptors

Ihe level of vis uol lmpoct considered occeploble ls dependenf on lhe type of recepfors.
Hlgh sensltlvlty - e.g. resldenlrol oreos. noture ,eseryes ond scenic rcvtes ot hotls;

Aioderole senstllvtty - e.g. spoilng or recreollonol oreos, or ploces ol work
low sensiffvily - e.g. lndushlol or degroded oreos.

5.3.1 Highly sensitive receptors include:
. The Hottentot Hollond Mounioin Reserve ond John Morois Noture Reserve

. The R44, M l 2 ond M3 l 0 Scenic drive

. Residentiol oreos in Stellenbosch to the north, wesl ond soulh

5.3.2 Moderotelysensitivereceptorsinclude:

' Areos of work (Woterworks)ond the oreos outside of the urbon edge including forms

' Cycle ond hiking troils obove the site

5.3.3 Low sensitivity recepiors include:
. Nit

Ihe receprors within the ZVI ore inclvsive of lhose roted os modarole to hlghly sensifive.
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5.4 Visuol Sensitivity of the site

High visuolsensilivily - highly visible ond potentially sensilive oreos in ,he iondscope.
Moderote visuo/ sensilivily - moderotely visib/e oreos in lhe /ondscope.
Low visuo/ sensitivity - minimolly visible oreos in lhe /ondscope

The desktop mopping exercise looked ot vorious ospects which contribute to the visuol sensilivity
of the site ond in turn informs o visuol fromework of the site.

These ospects include

Topogrophy - relotive elevotions con either provide subtle visuol obsorption copocity in the
cose of lower lying oreos, which will be less visuolly sensitive or visuol exposure in the cose of
higher lying lond which will be highly visuolly sensitive. ln the cose of the Brondwochl site, il
is situoted:

)i( on the mid to upper slopes of the Brondwoch River volley.
It on north focing slopes from the Brondwochl River to close to the ridegeline between

the Brondwocht ond on unnomed lribulory thereof, the higher lying slopes will be
more visible thon those closer to the river.

The topogrophy of the site therefore renders the site moderotely to highly sensitive

Londforms - The londform on which the site is locoted include o volley ond it's side slopes
which ore composed of both slightly convex ond concove slope types.
The concove slopes hove o low - moderote visuol sensitivity while the convex slopes hove o
moderole visuoll sensitivity.

Slopes - the slope grodients offect the the visuol sensitivity of o site os development on
steep slopes is likely to result in eorthworks such os cut 1o fill/terrocing resulting in visuol
scoring. The flotter the slope the less sensitive it becomes. With the exceplion of locolised
oreo in the upper portion of the site where lhe slopes ore sieeper ihon I :4, the remoinder
of the slopes ore less steep thon l:4. The slopes on the upper portion of the site ore moinly
beiween 'l :4 ond 1:10 ond the slopes on the site ore moinly less steep thon l:10 olthough
there ore oreos between 1:4 ond I:10.

Adjocent londuses - provide levels of compotibility or congruence of lhe prolect with the
porticulor quolities of the oreo, or its 'sense of ploce'. This is reloted to the ideo of context
ond mointoining the integriiy of the londscope. Adjocenl londuses include:

17
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The inherent visibility of the sites' londscope is usuolly determined by o combinotion of
topogrophy, londform, vegetotion cover, settlement pottern ond speciol feotures. This tronslotes
into visuol sensitivity.

To the south - rurol development in the form of vineyords ond the Stellenbosch Woter
Works - these ore moderotely - highly visuolly sensitive
To the eost - predominontly undeveloped, fynbos covered mountoin with hiking ond
cycle trocks ond o reservoir - lhese ore predominontly highly visuolly sensilive
To lhe north ond west - residenliol ond commerciol developmenl - these ore less

visuolly sensilive,
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Specio/ feolures - these include;
- Historic homesleod of Brondwochl which provide o culturol/heritoge chorocter ond

sense of ploce to the oreo;
- Scenic I tourist routes - R44. M I 2 ond M I 93 - views from scenic/tourists routes or vlew

conidors ore of importonce to receptors. Cunently, receptors using these routes

experience views of o Rurol ond Wilderness noture os well os some development
ocross cultivoted hills to the sunounding mountoins. The proposed Brondwocht site is

visible from the:
o R44 roods opproximotely 200 ms of the rood trovelling north os it opprooches

Stellenbosch. possing the Golf Club.
o Ml2 rood from o distonce of 2,5 - 8 kms ond o stretch of 5,5 kms

o M3'10 rood from o distonce of 5 kms ond o stretch of I kms

All these speciol feolures ore highly visuolly sensilive

Screening vegeforion - provides visuol enclosure to o proposed development.
o The vineyords to the south provide portiol screening
o toller trees olong the river ond within the residentiol development to the north

providing screening from the north
o Old windrows provide some screening from the eost

All these ospects ore overloid to produce o composite visuol sensitivity mop of the site illustroted in

Figure 8.

Figure 8: Visuol sensitivity ol lhe ploposed slle

18
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The following ospects conlribute io the sensitivity roting of the oreos defined os hoving o low -
moderote sensitivily or moderote to high visuol sensitivity.

5.4.'l Areos of Low Visuol Sensitivity (green):
' Iower lying oreos of the site;

' genlle slopes - less steep thon l: '10; ond

' odjocent to existing development.

5.4.2 Areos of Moderote Visuol Sensitivity (yellow):
' mid-slopes;

' gentle slopes - less sieep thon I : l0; ond

5.4.3 Areos of Moderote - High Visuol Sensitivity (oronge):
' Mid to upper slopes;

' Adjocenl to rurol londscope - of culturol ond heritoge significonce

' visible from the scenic R3l 0 ond M I 2 scenic tourist routes

5.4.4 Areos of High Visuol Sensitivity (red):
' upper slopes;

' odjocent to rurol ond noturol/mountoinous open spoce

' visible from the scenic R3l0 ond Ml2 scenic tourisl routes

MALA Draft Visuat Framework Report
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Moderole VAC - e.g. porliol screening by topogrophy ond vegelotion;

Low VAC - e.g. little screening by lopogrophy or vegelolion.

Trees portiolly screen the proposed sile from lhe north, eost ond wesi, immediotely od.iocent to

the site.

The VAC of the site is moderole - high, there is portiol to effeclive screening by lopogrophy ond

vegetotion

5.6 Visuol lntrusion

Visuol lnhusion is defined os the level of compotibility or congruence of lhe projecl with the

porliculor quolllles of the oreo, or lls'sense of ploce'. This is reloted to lhe ideo of contexl ond

moinloinlng the lntegrity of lhe londscope or lownscope.

High visuot inhusion - resulls in o noliceoble chonge or ls discordonl with the sunoundings;

Moderote visuol infrusion - portiolly flts into the sunoundings, bul cleorly noliceoble;

low visuol intrusion - minimol chonge or blends ln well wllh the surroundings.

The proposed sile of development is situoted on previously cultivoled, old form lond, which is

surrounded on two sides by urbon development ond on the other two sides by o vineyord ond

predominontly undeveloped. but not pristine, mountoin lond.

The visuol inhusion of the proposed development is moderole - ii portiolly fits into the sunounding

oreo but will be cleorly noticeoble.

MALA Draft Visuat Framework Report
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5.5 Visuol Absorption Copocity

Visuol Absorption Copoclty ls lhe potentiol of lhe londscope lo conceol lhe proposed projecl
. High VAC - e.g. effeclive screenlng by topogrophy ond vegetolion;

The proposed site of developmenl is on the mid - upper volley/hill slopes close to o ridge line. The

hill slopes ore visuolly exposed to the opposile side of the volley, north, os well os to the upper

eostern ond for western exlents of the volley. A ridgeline screens the lower lying oreos to the

south.
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6. Visuol Opportunities ond Constroints

The proposed site of development con be divided into 3 or 4 seporote oreos/zones occording to
the inherent visuol sensitivily of the site (see 5.4).

The visuol sensitivity mop illustrotes oreos of low - moderote, moderote - high ond high visuol
sensitivity. This does not necessorily meon thot nothing could hoppen in highly sensitivity oreos but
rother lhot oppropriote developments/octivities could hoppen in these oreos. Likewise, this does
not give the go oheod for uncontrolled/lorge scole development in the oreos of low visuol

sensitivity.

5.1 Upper oreo/zone - high visuol sensitivity

While the site is immediotely odjocent to existing development ond the urbon edge, which
provides some visuol enclosure, the upper section of the site is highly visuolly sensitlve os o result of
it's elevotion on the slopes (olbeit lower slopes) of the Stellenbosch Mountoin, ond the rurol ond
noturol londscope to the south ond eosl. This elevoted portion of the site is visible from scenic,
tourist routes. Ml2 ond R310, to the west.

Developmeni in this oreo therefore needs lo be:
. sympolhetic to conlours wilh loyout olong the coniours os per old Brondwochl
. less dense, similor to the odjocenl (old) Brondwocht to the north of the river where enough

oreo is ovoiloble for skeet ond gorden tree plonting thot will help sofien ond screen lhe
proposed development;

. occording to some orchitecturol guidelines - form, shope, non reflective moteriols, colours etc
- l.e. orchilecturolly recessive buildings

. occording to londscoping guidelines to ensure sof lening/screening of the new buildings

Pholo Plole Ioken lrom lhe M'|2 scenlc tourlsl roule, odlocenl lo lhe hlslodc Neelhllngshol wlne lolm
enlronce gole, indlcoling lhe uppet secllon ol lhe proposed sile of development (circled)

21
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6.2 Middle oreo/zone - moderote ond moderote to high visuol sensitivity

The mid slopes hove o moderote to high visuol sensitivity os:

. they ore not screened from neor ond for;

. lhey hove slopes thot vory between l:4 ond l:10 ond some less steep thon l:10; ond

. lhey ore odjocent to development to the north ond rurol/vineyords to the soulh.

Development in this oreo needs to be:
. less dense, thon Brondwocht - Aon -Rivier for street ond gorden tree plonting thot will help

soften ond screen the proposed development;
. sympothetic to contours with loyout olong ihe contours os per old Brondwocht
. occording to some orchitecturol guidelines - form, shope, non refleciive moteriols, colours eic

- l.e. orchitecturolly recessive buildings
. occording to londscoping guidelines to ensure softening/screening of the new buildings

6.3 Lower oreo/zone - low visuol sensitivily

The lower slopes hove o low visuol sensitivity os:

. they ore relotively screened from neor ond for;

. lhey hove gentle slopes moinly less thon I :l 0; ond

. ihey ore odjocent to development.

With the exception of the oreo odjocenl to the Historic Homesieod. residentiol development os
per odjocent moy be opplicoble.

ln generol:

new buildings / structures should be oppropriote in their siling, positioning, mossing, density,
scole ond form in this tronsitionol rurol/urbon londscope, some oreos being visible from
scenic roules

MALA Draft Visuat Framework Report
27



ive (lower lying
ing oreos).

ppen on this

os per the

73

Aprit 2018

s of lhe site
olour ond

Brandwacht RE/ 1049

7. Conclusion of Visuol Fromework Study

The proposed Brondwocht lll development is outside of the current urbon edge li

Spoliol Development Plon (SDP). This urbon line ond SDP is being reviewed.

There ore oreos of the Brondwocht lll site of development thol ore not visuolly se

oreos) ond there ore other oreos of the sile thot ore more visuolly sensilive (high

The potentiol visuol impocl of residentiol development on the visuolly sensiiive o
con be mitigoted through development density, erf sizes, building form, style ond
londscoping.

ln our opinion, there is no reoson why visuolly oppropriote development connot
site.

MALA Draft Visuat Framework Report
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Contact Addross:
iCE Group (St€llenbosch),
P O Box 131.
Stellenbosch. T599

Tol No: +27 (0) 2l 880 M43
Fax No: +27 (0) 21 880 0390
cflall: piet@icegroup.co.za

IContact Pe6on:
Your Rof:

Our Ref:

Piat van Blerk

R6maind6r Farm'1049, Stellanbosch

ICE/S/1243 Dato

G R O U P tPtvl Lto

15 March 2018

TV3 Architects and Town Planners

97 Oorp Street

First Floor, La Gratitude Office Building

STELLENBOSCH

7600

Attentlon: Mr Clifford Heys

Sir

PROPOSEO INCLUSION OF REMAINDER FARM 1049, BRANDWACHT, INTO
URBAN EDGE OF THE STELLENBOSCH MSDF 2018: TRAFFIC IMPACT
STATEMENT

This company was appointed to prepare a Traffic lmpact Stat€ment (tls) for the
proposed rosidential development on Remainder Farm 1049, Stellenbosch. This TIS
is in support of the proposal to include the subject property in the Urban Edge of the
Stellenbosch MSDF 2018, and will be followed by a full Traffic lmpact Assessment
(TlA) which will be conducted during the further development application.

1. LOCALITY ANO BACKGROUNO

The subject properly is situated to the south of the Brandwacht residential area and
the Brandwacht Aan Rivier development, Stellenbosch. See the atlached Locallty
Plan.

The future Stellenbosch Eastern Link Road (Proclaimed Main Road 169) passes
through the subject property, resulting in two pockets as indicated on the attached
Conceptual Layout. lh,e position of the said future road is also indicated on the
allached L*ality Plan.

The idea of an "easfern bypass route", which would run from Jamestown, through
Paradyskloof, BrandwachUDalsig, and intersect Van Riebeeck Street opposite Marais
Street, originated many years ago. Building plans for Boland College was since
approved across the said route. An adjusted route is thus now considered. The
proclaimed Eastem Link Road as menlioned above, starts at the R44ffechno
Avenue intersection, traverses Blaauwklippen Farm, runs along the existing
Wildebosch Road (through Paradyskloof), through Brandwacht, to the east of Oalsig,
across Welgevallen and Coetzenburg, and ties in opposite Marais Street.

tr

Contultlng Srrylcat
. Clvll Englneorlng S€rvlc(

. Roods

. Trafiic Engineoring

Stollonbosch otllco:
T€l: 021 8800,+43
Fax: 021 8800 390

Dlraclor.:

iCE Group (Ovorberg)Ua
aCE Group (Slsll€nboscn)
R6O Noi2006/13323823
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2. PROPOSEDDEVELOPMENT

2.1 Propo3od Dovelopment

The proposed residential development on the subject property will, at this stage,
consist of 263 erven varying between 350 to 800 m2 per erf. As previously
mentioned, the property will be developed in two pockets as result of the Eastem Link
Road. See the attached Conceptual Layout prepared by tv3 Architects and Town
Planners.

2.2 Acce$ to tho Property

Based on aerial photos, access to the property is cunently obtained from Trumali
Road, slightly to the east of its intersection with Ben du Toit Drive, as well as from
Ben du Toit Drive at the first bend. See the photo below. Access to the proposed
residential development will be obtained from Trumali Road, further east. Detail on
access will be discussed in paragraph 4 below.

Phofo , ; Existing access lo subject property

3. TRAFFIC

Trip generation rales as contained in the TMH17 South Afican Trip Data Manual
was consulted to calculate the potential peak hour traffic that can be generated by
the proposed development. The TMH17 suggests 1 trip per dwelling unit, with a
25175 in/out split during the AM peak hour and 70/30 during the PM peak hour.

Based on the above, lhe proposed residential development will have the potential to
generale 263 peak hour trips (66 in, 197 out during the AM peak hour and 184 in, 79
out during the PM peak hour).

4. ACCESS, EXISTING AND FUTURE ROADS

As previously mentioned, access to the proposed residential development will be
obtained further east of Ben du Toit Drive along Trumali Road. The future Eastern
Link Road crossing the subject property will also an future provide access to the
property (via an access road - no direct erF access). Trumali Road, as well as the
future Eastern Link Road, can be classified as Class 4-roads.

The accesses proposed, at this stage, are as indicated on the attached Conceptual
Layoua. With the implementation of the Eastern Link Road, Trumali Road will
intersect the said road t 431 metres southeast of Ben du Toit Drive (226 + 205 as
indicated below). lt is thus proposed that access to the western portion of the

lr Page 2 of 5
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proposed residential development be obtained at a position between the said
intersections. See the photo below. Access to the eastem portion of the proposed
development will be obtained from an access road intersecting the Eastern Link
Road. The said access will be siluated along the access road, t 360 metres
southeast of the Eastem Link Road. The two intersections along the Eastern Link
Road (i.e. Trumali Road and the access road) are proposed on the outside of the
horisontal curves, approximately 405 metres apart. lt is anticipated that these
intersections will have to be signalised. Based on the classmcation of the roads and
the sunounding development area, the spacing of these inlersections is considered
acceptable.

Photo 2: lntersection spacing along Trumali Road (and Eastem Link Road)

Trumali Road currently consisl of two lanes (one per direction), and serves an office
park, the Brandwacht Aan Rivier development, the Medi Clinic hospital currently
under coostruction, as well as the Stellenbosch Waterworks. Trumali Road
terminates at the access lo the said waterworks.

5. ANTICIPATEO ROAD IMPROVEMENTS REQUIRED

As part of the conditions of approval for the Medi Clinic hospital currently under
construction, the existing dedicated left{urn lane on Trumali Road (at its intersection
with the Rzl4) will be extended, as well as the existing left-slip lane along the R44 at
the said hospital (Elsie du Toit Drive).

As part of residential developments currently proposed within Paradyskloof, the
extension of Schuilplaats Road up to Trumali Road is currently being considered. lt
is anticipated that the said road exlension will be implemented prior to the operation
of the residential pockets mentioned.

Trumali Road currently intersects the R44 from the east by way of signalised T-
intersection. Additional turning lanes were suggested at this intersection as part of a
proposed office-development in the vicinity (not yet approved). Existing conditions
along the R44 in the vicinity of the said intersection during peak times (AM/PM) are
heavily congested. lt is thus anticipated that at least a section of the Eastern Link
Road will be required to accommodate the full proposed development. This will be
addressed in the full TIA during further development applications.

6. PARKING

Parking will be provided on the individual erven. Detail regarding parking
requirements and the layout will be addressed in the full TlA.
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7. PUBLIC AND NON-MOTORISED TRANSPORT (NMT)

8. CONCLUSIONSANDRECOMMENDATIONS

From th€ above the following conclusions and rocommendations are made:

1) That this TIS is in support of the proposal to includ€ Remainder Farm 1049,
Brandwacht, in the Urban Edge of the Stellenbosch MSDF 2018, and that a
full TIA will be compiled during further development application;

2) That the subject property is situated to the south of the Brandwacht
residential area and the Brandwacht Aan Rivier development, Stellenbosch;

3) That the proposed development will consist of 263 residential erven varying
betweBn 350 to 800 m2 per erf;

4) That the proposod residential development has the potential to generato 263
peak hour trips (66 in, 197 out during the AM peak hour and 184 in, 79 out
during the PM peak hour), with accsss obtained from Trumali Road al two
positions;

5) That pending road upgrades in the area include the extension of
Schuilplaats Road to Trumali Road (intersecting by way of roundabout)
along with the changing of the existing R44/Paradyskloof Road intersection
to allow only left-turn movements to/from Paradyskloof Road (right-turn
movements to/from the golf course still accommodated), the extension of the
dedicated lefl-turn lane on the Trumali Road-approach to its intersection with
the R44, as well as the extension of the existing left-slip lane along the R44
lowards Elsie du Toit Drive:

6) That additional pending upgrades anticipated are the provision of additional
tuming lanes at the R44/Trumali Road intersection;

7) That it is at this stage anticipated that at least a section of the Eastern Link
Road will be required to accommodate the proposed residential
development; and

8) That some public- and non-molorised transport facilities exist in the vicinily
of the subject property, but that it is anticipated that additional such facilities
will be provided along Trumali Road and the Eastern Link Road.

We trust that the Traffic lmpacl Statement will be to your satisfaction and will gladly
provide any additional information required on request.

Yours faithfully

BtJ
.--->

Yolandl Obermeyer (8. Eng Civll)
ICE GROUP (STELLENBOSCH}

Plet van Blerk Pr. Eng
icE GROUP (STELLENBOSCH)

Page 4 of 5

Existing formal public transport facilities in the area includes the public transport
embayment along the R44 at its intersection with Trumali Road. lt is anticipated that
public transport facilities will be provided along the Eastern Link Road. Public
transport embayments could also be considered along Trumali Road at the proposed
access (outbound legs).

NMT facilities exist along the R44. Sidewalks cunently exist along the northern side
of Trumali Road between the R44 and Ben du Toit Drive. lt is anticipated that the
said sidewalk will have to be extended up to the proposed access. With the possible
portion of the Eastern Link Road implemented, facilities along Trumali Road should
be extended to tie in with the probable NMT facilities along the Eastern Link Road.
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Locality

Layout (Brandwacht aan Rivier ll) (tv3 Architects and Town Planners,
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BART SENEKAL INC.
Consulting Civil & Structural
Engineers

12 Alexander Streel: Slellenbosch 7600
P.O. Box I 1 96l Sleltenbosch 75gg

Teleplbne (02t ) 883471 0
FalNo. (021) 8A7-6547

E-mait I inlo@bs-inc.co.za

DATE: 5 March 2018 YOUR REF OUR REF: 1377 I Az

PROPOSED RESIDENTIAL DEVELOPMENT ON
REMAINDER OF FARM BRANDWACHT No. 1049, STELLENBOSCH

REPORT ON PROVISION OF CIVIL ENGINEERING SERV]CES

1. INTRODUCTION

The proposed residential development on Remainder of Farm Brandwacht No. 1049, Stellenbosch
comprises approximately 250 residential erven of varying sizes in a private estate. This report
summarises the current situation with regard to the provision of the basic civil engineering services,
i.e. water supply, sewerage, slormwater drainage and solid waste removal to the proposed

development.

The development proposal is indicated on the site development plan by TV3 Planners & Architects
in Appendix A. The concept of the civil engineering services is as indicated on Drawing 1377101 in
Appendix B.

2. SITE LOCATION AND DESCRIPTION

The property is located in the Brandwacht area of Stellenbosch.

The property is bordered to the north by Brandwacht-aan-Rivier residential estale, the Upper
Brandwacht suburb and the Brandwacht Spruit, to the west by Brandwacht Oflice Park and the
Brandwacht Manor House property, to the south by Trumali Road, and to the east by lhe foothills of
Stellenbosch Mountain.

The site has a moderate to steep fall of approximately 1 in 10 in a north westerly direction

3. WATER SUPPLY

3.1 Demand

The demand lor potable water for the proposed development is calculated as follows:

Single residential: 250 units @ 0,80 kl/unit/day 200 kl/day

'l 377A2 Services Reporl.doc

Dfeclors: LJ Louw, Pr Eng, B Eng Bw Senekal, Pr Eng, B Eng. NDI



The development is classified as a "low-risk" fire protection area, with a required tire flow ol 15 Us at

7m minimum residual head.

3.2 Storage:

The development will be serviced with water storage capacity lrom two pressure zones due to the

substantial level dilference across the site. The lower portion of the development will be serviced
from the Municipality's Paradyskloof 2 reservoir system at TWL (Top Water Level) = 222.5m. Ihe
higher portion of the development will be serviced lrom the Municipality's Brandwacht reservoir

system at TWL = 280m. ln both cases fulure augmentation of the storage capacities form part of

the Municipality's Water lrilaster Plan.

3.3 Suppty :

Supply ol potable water to the lower portion of the development will be lrom a proposed supply line

ol approximately 200mm O from the Paradyskloof 2 reservoir system. The location of the municipal

watermain is as indicated on the drawing. Supply of potable water to the higher portion of the

development will be directly lrom the Brandwacht reservoir through a dedicated supply watermain of

approximately 160mm O.

3.4 GLS analysis :

The subject property has been taken into account in the latest Water Master Plan (reler luture
development area "566" = t 291 residential units) of the Stellenbosch Municipality compiled by

GLS. lt will be a requirement lrom the Municipality that the development proposal be evaluated
against the model for the Water lvlaster Plan by GLS lor indication ol any bulk water upgrades that
may be required. Bulk water upgrades are generally implemented through BICL's funding.

4. SEWERAGE

4.1 Run-oft:

Sewage run-off from the proposed development is calculated as follows:

Single residential: 250 units @ 0,65 kl/uniUday 163 kl/day

4.2 Drainage :

Similarly as for water supply, the subjecl property has been taken into consideration in the latest

Sewer Master Plan (refer luture development area "566") of the Stellenbosch Municipalily.

The municipality's Sewer Master Plan indicates a connection lor development area "566" to the
privately owned Brandwacht sewerage system, which drains across the Brandwacht Spruit and
becomes a municipal system in Lower Dalsig and along the R44 Main Road towards the

Stellenbosch Municipality's Waste Water Treatment Works (WWTW) in Devon Valley. As the

137742 Services Report.doc
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permission of the Brandwacht Master HOA will be required for a connection to their private system,
we propose that an alternative option lor sewerage be available.

The alternative option entails a connection to the municipality's 150mm O sewer main along the
lower portion of Trumali Road. The said pipeline connects to the 300mm O sewer main through Die

Boord residential suburb to Die Boord sewer pump station at the end of Rokewood Avenue. At Die
Boord sewer pump station, sewage is pumped across the Eerste River to the bulk sewer that
gravitates towards the Stellenbosch Municipality's Waste Water Treatment Works (WWTW) in
Devon Valley.

This alternative for sewerage will possibly not be lavoured by the Municipality, as it will convey the
sewage though a pump station (Die Boord PS), a principle that is generally less favourable if a
gravity flow system is available, as will be the case with a connection to the Brandwacht private

sewerage system.

4.3 GLS analysis :

Similarly as for water supply, it will be a requirement trom the Municipality that the development
proposal be evaluated against the model lor the Sewer Master Plan by GLS lor indication of any
bulk sewer upgrades thal may be required.

Sewage from the development will be treated at the Municipality's Waste Water Treatment Works in
Devon Valley. The treatment capacity of the WWTW has recently been upgraded, and suflicient
spare capacity exist lo accommodate this development.

5. STORMWATER DRAINAGE

5.1 General

5.2 Peak Run-off

The 50-year stormwater run-olt lrom the undeveloped site is estimated at 0.89 m3/s. The So-year

stormwater run-off f rom the lully developed site is calculated at 4.1 6 m3/s, thus an increase of
3.27m31s from the pre-development run-off.

1377A2 Services Reporl.doc

4.4 Treatment :

The general stormwater drainage direction of the property is to the north and northwest as indicated
on lhe concept engineering services plan. The Brandwacht Spruit is the natural drainage system of
the area, and all stormwater run-oft needs to reach the Brandwacht Spruit via existing pipe of
overland draining routes. One of these draining roules is across Farm 1049/3 (Manor House
property) and careful consideration will be given during the detail planning for protection of the said
property.



4

5.3 Peak Stormwater Attenuation

It is proposed that stormwater run-ofl from the development be drained lhrough attenuation ponds

on route towards the Brandwacht Spruit.

Our calculations indicate that a lotal storage volume of approximately 3 500 m3 will be required to
attenuate the postdevelopment 50-year run-otl to be in line with the predevelopmenl run-off from

the site. We propose that the stormwater attenuation be achieved by way of 3 separate attenuation
facilities, one ol them the existing dam. The proposed locations of the attenuation facilities are as
indicated on the concept engineering services plan.

The Stellenbosch Municipality indicated that they can provide a waste removal service to the
development. The Municipality's refuse truck does not enter private estates and a reluse bin

storage area needs to be provided at the entrance to the estate. Alternatively, the development will
make use ol a suitable, private, wasle collection company for the removal ol solid waste from the

development.

8. CONCLUSION

From the above it is concluded that:

(a) The required basic civil engineering services for the proposed developmenl, i.e. potable

water, sewerage and solid wasle removal can be accommodated by the Stellenbosch

Municipality in their existing infrastruclure.

(b) Attenuation ol peak stormwaler run-off from the developed site will be implemented on site

by way of three storage ponds.

FOT BART SENEKAL & PARTNEBS

z {*u
LJ w Pr. Eng.

1377A2 Services Report.doc

6. SOLID WASTE REMOVAL

Solid waste generated by the development is calculated as follows:

Single residential: 250 units @ 0,04 Vunivweek = 10,0 Uweek



APPENDIX A

DEVELOPMENT PROPOSAL
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APPENDIX B

c ONCEPT BULK ENGINEERING SERVIC
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STELLL,NBOSCH
STELI-ENBOSCH . PNIEL . FRANSCHHOEK

MUNISIPALITEIT . UMASIPALA . MUNICIPALITYoooaa
O

DIRECTORATE: PLANNING & ECONOMIC DEVETOPMENT
www. ste lle n bosc h. q ov.zo / o lo n nino-oorto l/

SUBMIT COMPLETED FORM TO londuse.o otions@stellenbosch ov.zo

tAND USE PTANN]NG APPTICATION FORM
Section l5 of the Stellenbosch Municipol Lond Use Plonning By-tow (2015) ond olher relevont legislotion)(

KINDIY NOIE: Ploose complele lhis form using BLOCK letlers ond ticking the oppropriote boxes

PARI A: APPLICANT DEIAII.S

Clif ford
First nome(s)

Compony nome
(if opplicoble)

TV3 Projects (Pty) Ltd

Postol

Code
7 600

Postol Address

Cell o83 n9 9770Tel 02r 861 3800

PARI B: REGISTERED OWNER(S) DEIAIIS (lf differe nt from opplicont)

Registered
owner(s)

Brondwochl Lond Developmenl (Pty) Ltd

Form Brondwocht
Trumoli Rood

Postol

code
7 600

Physicol oddress
Slellenbosch

E-moil
Cell 083 226 98s8FoxTel

PARI C: PROPERIY DEIAILS (in occordonce with tille deed)
Allolment
oreo

SlellenboschI 049
Portion(s)

if Form
Form

Trumoli Rood
SlellenboschPhysicol Address
7 600

Are there existing
buildings?

Agriculture & Rurol Zone Extent 30hoCunenl Zoning

Applicoble
Zoning Scheme

Poge I of 7

Heys
Surnome

Lo Grotilude Offices (l n flooi
97 Dorp Street

Stellenbosch

Emoil c lif f ord @tv3. c o.zo

Fox

diduloit@iofrico.com

Y

Slellenbosch Municipolity Zoning Scheme By-Low (2019)
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Current Lond Use Vocont

T
Tl r 8 r89/ 1998

Attoched
Conveyonce's
Certificote

N
Any Restriclions ito the Ailoched Conveyonce's Cerlificote? lf yes, pleose list

condition(s) os per certificote

Are the restrictive
conditions in

fovour of o third
porty(ies)?

N

ls the property
encumbered by
o bond?

N

lf Yes, list the bondholder(s)

ls the property
owned by
Council?

N

ls lhe building
locoted wilhin
ihe hisloricol
core?

ls the building
older thon 60

yeors?
N

ls the opplicotion
iriggered by the
Notionol Heritoge
Resources Act, 1999

(Act 25 of I 999)r

N

lf Yes, kindly
indicote which
section ore
lriggered ond
otloched the
relevonl permit if

opplicoble.
Any existing unoulhorized buildings ond/or lond use

on the subject property (ies)?
N N

N

Are there ony
registered on
property(ies)?

lond
the

cloim (s)

subject N

PART D: PRE-APPIICATION CONSUITATION

Hos there been ony pre-
opplicotion consultotion?

Y
lf Yes, pleose ottoch the minutes of the pre-opplicotion
consullotion.

Hos the pre-opplicotion scrutiny
form been submitted?

Y

PART E: LAND USE PLANNING APPLICATIONS AND APPLICATION FEES PAYABIE

AppUcATtoNs tN TERMS OF SECflON 15 Ot THE STEU.ENBOSCH MUNtCtPAt IAND USE PIANN|NG BY-IAW (2015)

Tick Type of opplicotion: Cosl ore obloinoble fuom lhe Council Approved taiffs
X 15(2)(o) rezoning of lond

I 5(2)(b) o permonent deporlure from the developmenl porometers of the zoning scheme
15(2)(c) o deporture gronted on o temporory bqsis to utilise lond for o purpose not permitfed in terms of
the primory riohts of the zoninq opplicoble to the lond
l5(2)(d) o subdivision of lond thol is nol exempted in terms of section 24, including the registrotion of o
servitude or leose ogreement
l5(2)(e) o consolidotion of lond lhot is nol exempled in lerms of section 24

l5(2){f) o removol, suspension or omendment of restriclive conditions in respect of o lond unil
I5(2)(g) o permission required in terms of the zoning scheme

r All opp icolions triggered by section 38(l )(o) - (e) in lerms ol the Nolionol Heritoge Resources Act. 1999 (Act 25 of 1999) moy nol be processed withoLrl o
permil issued by the relevont deporlrrenl
, No opplicolion moy be submilted to legolize unoulhorised building work ond or lond use on lhe propedy il o nofice hos been teNed in lerms ol Seclion
87(2)10), ond unti such tirne o section 9l Complionce CerUflcole hove been issued ln lerms of lhe Slellenbosch [ond Use Plonning By-low {2015)

Poge 2 of 7

Tille Deed
number ond
dote

lf Yes, list the porly{ies):

lf Yes, kindly oltoch o power of ottornev from the Monoger Property
Monogemenl

N

lf yes, is lhis opplicotion to legolize
the building / lond usez?

Are lhere ony pending court cose(s) / order{s)
relollng lo the subjecl property(ies)?

lf yes, pleose ottoch the writlen feedbock received.



Juty 2021v3

r s(2)(h) on omendment, deletion or imposilion of conditions in respecl of on existing opprovol
I 5(2)(i) on extension of lhe volidity period of on opprovol
I 5(2)(j) on opprovol of on overloy zone os conlemploted in lhe zoning scheme
l5(2)(k) on omendmenl or concellolion of on opproved subdivision plon or porl thereof, including o
qenerol plon or dioqrom
l5(2)(l) o perm ission required in terms of o condilion of opprovol
l5(2)(m) o delerminotion of o zoning
I 5{2)(n} o closure of o public ploce or port thereof
1 5(2)(o) o consenl use contemploted in the zoning scheme
I5(2)(p) on occosionol use of lond
I 5(2)(q) to disestoblish o home owner's ossociotion
l5(2)(4 1o rectify o foilure by o home owner's ossociotlon to meel its obligotions in respect of the control
over or moinlenonce of services
l5(2)(s) o permission required for the reconstruction of on existing building thot constitules o non-
conforming use thol is deslroyed or domoged lo the extenl lhot il is necessory to demolish o subslontiol
port of the building
r 512)(6) when the Municipolity on ils own initiolive intends to conduct lond development or on oclivity
l5(2)(l) omendment of Site Developmenl Plon

I 5(2)(l) Comp ilotion / Esloblishmenl of o Home Owners Associotion Constitution / Design Guidelines

OIHER APPI.ICAIIONS

RX Deviolion from Council Policies/By-lows
RConsent / Permission required in terms of o litle deed
RTechnicol opprovol in lerms of the Zoning Scheme Bylow, 201?

ROther (specify)

RTOTAL A:

PTESCRIBED NOIICE AND f EES" (for completion ond use by off iciol)

Type of oppllcolion CoslTlck
Nollflcollon ol oppllcollon
in medlo

R
Delivering by hond; registered post; eleclronic
communicotion methods

SERVING OF NOTICES

RPUBTICATION OT NOIICES
Locol Newspopetls); Provinciol Gozette; site nolice;
Municipoliiy's website

R
Sile notice, public meeling, locol rodio stolion,
Municipolily's websile, lelters of consent or ob.iection

ADDITIONAT PUBTICATION

OF NOTICES

RNOTTCE Or DECTS|ON Provinciol Gozette

RI.B.C

R

R
(IOIAI, A + B)

TOTAT B:

TOTAI. APPTICATION FEES'

' Ihe comprere opp cotlon shourd ,lrs, be submrrred wllhout lhe pdymenl of ony opp,,coble oppl|Eollon fees. Only when
ldris,ied ,ho, o comprete ond occwdre oppllcdllon hor been submlttad, wlll o ptolotmo ,nvoice be submnted to ,he
(,ppllc(Jnt wllh p(,ymenl lnshucrlons. Appticolion ,aes thot ote pold to lhe Munlclpory ote non-refundoble ond once prcot

ol poyment b rccelyed, the oppllcotlon wlll be rcgdtded $ duly submltled.

'.All lndlgent rcsldenls who ore regrsrcred os such wfih lhe Munlclpdltty ond wnh D,lool tubmlrled tooeth€, u/,th oppllcotlon
wifl be exempred fiom oppllcoble lees lot Pemonent Depd urc dppticotlons lncludlng bul nol lbnlled lo bulldlng llnes.

covetoge, helghi bulk, po*lng. Contoct: ,ndioenl.oftice@sre,lenboich.oov.zo or 021 EOE E50l ot 021 808 8579
... lhe oppllcont ls lloble ld rhe cost of publlshlng ond sefllng nollce ol on oppllcollon. Addltlonol teer moy become
oppllc(,blc ond thc oppllconl wlll ba lnlotmed occodlngly.
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INTEGRATED PROCEDURES
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BANKING DETAITS

AccountHolderNome: SlellenboschMunicipolity
BonK: FIRST NATIONAL BANK (FN8)

Bronch no.: 210554
Account no.: 62869253684
Poymcnl rerercncc: LU/- ond FARM 1049 SIELLENBOSCH

Preosc (,te both thc I,o nd Uta Appllcallon numbq ond thc AUFqm avmbet lndlcded on ,hG iovoicc qr q ,etetance vhen moklng EFf
goymenl

DEIAITS FOR INVOICE

Nome & Surnome/Compony
nome {detoils of porly responsible
for poyment)

Brondwochl Lond Development (Pty) Ltd

Postol Address P O Box 9l . Stellenbosch. 7599

Vol Number (where opplicoble) 412017 447

)uly 2A2lv3

Brief descriplion ol proposed developmenl / inlenl of opplicolion:
Applicollon is mode for o sile specific deviotion from the opproved Slellenbosch Municipolily's Spotiol

Developmenl Fromework, 2019 to initiote on urbon infill development oulside the opproved urbon edge
of Stellenbosch
AND

Applicolion is mode i.t.o. section I 5. (2) (o) of the Stellenbosch Municipolity Plonning By-low, 201 5 for the
rezoning of the Form Brondwochl No. 1049, Slellenbosch from Agriculture ond Rurol Zone lo Subdivisionol

PARI r: DEIAILS Ot PROPOSAI.

m ToStreel From

From m To mStreet
From m To mSide
From m To mSide

To mAggregole side From m

From m To m

Building line encroochmenl

Reor

ToFromExceeding permissible site

coveroge
From ToExceeding moximum

permilted bulk / floor foctor /
no of hobitoble rooms

From m To mExceeding helghl restriction
From m To mExceeding moximum storey

height

To

permi|...................
in terms of Section..

Consenl/Conditionol Use/Speciol Development

Zoning Scheme Regulotionsof the
Olher {pleose specify)
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Areo, consisting of Conventionol Residentiol Zone erven, Multi-Unii Resldentiol Zone erven, o Locol Business

Zone erf , Privote O enS oce Zone erven ond Public Roods ond Porkin Zone erven.

Complele lhe lollowlng checkllst ond otloch oll the lnformollon ond documentotlon ]elevont to the proposol.

tollure lo submll oll lnlormotlon ond documentotlon requlred wlll tesull in lhe opplicotion being deemed
lncomplele.

lnformolion ond documentotion required

Bondholder's consent (if opplicoble)

Proof of ony other relevonl right held in

the lond concerned

S.G. diogrom / Generol plon extrocl (A4

or A3 only)

Sile developmenl plon or concepluol
loyout plon (A4 or A3 only) lo scole
Proof of ogreement or permission for
required servitude
Proof of registered ownership (Full copy
of lhe title deed)
Wri'lten feedbock of pre-opplicotion
scruliny ond Minutes of pre-opplicolion
consultotion meeting (if opplicoble)

Lond use plon / Zoning plon

{A4 or 43 only) to scole

I : 50 / I :100 Flood line
determinotion (plon / reporl) {A4
or 43 only) lo scole

Home Owners' Associolion
consent

Services Reporl or indicotion of oll
municipol services / registered
servitudes

Proof of foilure of Home owner's
ossociolion
Any odditionol documents or
informolion required os lisled in

PARI G: ATTACHMENTS AND SUPPORTING INFORMATION AND DOCUMENTATION rOR

APPTICAIION

IAND USE PI.ANNING

NY
Power of otlorney / Owner's consent if

oppliconf is not owner

YY

Resolulion or olher proof thot
oppliconl is outhorised lo oct on
beholf of o jurislic person

YY
Wrilten motivotion pertoining lo the
need ond desirobility of lhe proposol

YY Locolity plon {A4 or ,A3 only) to scole

NY
Proposed subdivision plon (A4 or A3

onlyl to scole

YN Proof of poyment of opplicolion fees

YY Conveyoncer's certificote

Consolidolion plon (44 or 43
only) to scole

N/A

N/A
Stree't nome ond numbering
plon (A4 or A3 only) to scole

N/A
Londscoping / Tree plon {44 or
A3 only) to scole

N/AN/A

Copy of Environmentol lmpoct
Assessmenl {ElA) /
Heriloge lmpocl Assessment
(HrA) /
Troffic lmpocl Assessment (TlA) /
Troffic lmpocl Slotement (TlS) /
Mojor Hozord lmpoct
Assessmenl (MHIA) /
Environmentol Aulhorisotion
(EA) / Record of Decision {ROD)

Y

N/AN/A
Copy of originol opprovol ond
conditions of opprovol

N/AN/A Proof of lowful use right
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N/AN/A
Required number of
documenlolion copies

PART H: AUTHOR ATION(S) SUBJECI TO OR BEING CONSIDERED IN TERMS OT OTHER IEGIS TION

N

lf required, hos opplicolion for EIA /
HIA / TIA / TIS / MHIA opprovol been
mode? lf yes, ottoch documenls /
plons / proof of submission etc. N/A

Y
Subdivision of Agriculturol Lond Act,
I 920 (Act 70 ot 1970)

N/A

N/A
Spotiol Plonning ond Lond Use

Monogement Acl, 201 3 (Act l 6 of
20r 3)(SPLUMA)

N/A
Occupotionol Heolth ond Sofety Acf ,

I 993 {Act 85 of I 993): Mojor Hozord
lnstollolions Regulolions

N/A

Y
Lond Use Plonning Act, 201 4 (Act 3 of
20r 4) (LUPA)

N

SECTION l: DEC[ARATION

July 2021v3

Olher (specify)

Specific Environmenlol Monogement Act(s) (SEMA)

(e.9. Environmentol Conservotion Act, I989 (Acl 73

of I 989)

Notionol Environmenlol Monogement
Air Quolity Act. 2004 (Act 39 of 2004)

No'tionol Environmentol Monogement
wosle Act, 2008 (Act 59 of 2008)

Other (specify)

I hereby wish to confim the following:
l. Thot the inf ormotion contoined in this opplicolion f orm ond occomponying documenlor,on is complete

ond cofiect.
2. l'm owore ,hol it is on offense in terms of secfion 86(l)(e) to supply porticulors, informotion or onswers

knowing the porticulors, informotion or onswers to be folse, inconect or rnis/eoding or not believing lhern
lo be conecl.

3. I om properly outhorized to moke lhis opplicotion on beholf of the owner ond thot o copy of the relevont
power of ottorney or consenl is ottoched herefo.

1. Where on ogent is oppoinled to submil this opplicotion on ,he owner's beholt, it is occepred lhol
conespondence lrom ond notificorions by the Municipolity in lerms of the bylow will be senf only lo fhe
ogenl ond lhof fhe owner will regulorly consull w,lh lhe ogent in this regord.

5. l confirm rhot the relevont rifle deed(s/ hove been reod ond thot there ore no restrictive lille deed
reslrictions, which impact on ,his opplicotion, or olternotively on opplication tor removol/suspension or
omendment f orms porl of this subrnission.

6. I confirm thoi I hove rnode known oll informotion reloting to possible Lond / Reslilulion Cloims ogoinst
the opplicotion properly.

7. lt is lhe owner's resp onsibility to ensure thot opprovol is not sought for o building or lond use which wi// be
in conflict with ony opplicoble law.

8. The Municipolity ossesses on opplicotion on the informotion submitled and declorotions mode by the
owner or on his beho/f on lhe bosis lhol it occepts the information so submilled ond declorolions so

mode ,o be correcl, true ond occurote.
9. Approvol gronted by the Municipolity on informotion or declarorions lhol orc incorrect, folse or

mis/eoding moy be liable to be declored involid ond sel osrde which may render ony building or
developmen, pursuont therero illego/.
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lhe pre-opplicotion consullolion
form / minutes

Nolionol Woter Acl, 1998 {Act 36 of
r 998)

Do you wonl lo follow on inlegroted opplicotion procedure in terms of section 44(l ) of the
Stellenbosch Municipolily Lond Use Plonning By-Low? lf yes, pleose otloch motivotion.
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The Municipolity will not be lioble lo the owner for ony economic loss suffered in conseguence of
opprovol gronted on inconecl, folse or misleoding informotion or dec/orotions being set oside.
lnf ormolion ond declorotions include ony inf ormotion submified or dec/oroiions mode on beholf of the
owner by o Competent Person lprofessiono/person including such inf ormotion submitled or declorotions
rnode os to his or her quolificotion os o Cornpelenl person ondlor registrotion os o professionoi.

A person who provides ony intormotion or certificole required in terms of Regulolion Al9 of the Noliono/
8ui/ding Regu/orions ond Building Sfondords Acl No 103 of 1977 which he or she knows lo be incomp/efe
or folse sho// be guilty of on offence ond shol/ be proseculed occordingly.
A person who supplies poriiculors, informotion or onswers ln o lond use opplicotion ln ,erns of lhe
Sfei/enbosch Municipollty Lond Use P/onning By-low knowing it to be incorrect, fo,se or misleoding or not
be/ieving lhem lo be conect shol/ be guilty of on offence ond sho// be proseculed occordingly.
The Municipolity willref er o comploint to the prof essiono/ councii or similor body with whorn o Competenf
Person/professionoi person is regisrered in ,he even, tho, rt hos reoson to be/ieve tho, informotion
submitled or declorotion/s mode by such Compelenl Person/professionoi person is incorrect, folse or
misleoding.
I om owore thot by lodging on opplicotion, the informotion in lhe opplicotion ond obtoined during the
process moy be mode ovoiloble to the public.

Dote
4 Apnl2022

Full nome: Cllfford Heys - TV3 Projecls (Pty) Ltd

t2.

t3

l4

t5

,fr/h

TOR OFIICE USE ONI.Y

Dote received

Received By

Professionol Town Plonner {A/ I I 58/2000)
Professionol copocity
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Appliconi's signoture:

ll.
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