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Preamble

Stellenbosch and an appropriate approach to
spatial development and management

Spatial development frameworks are mostly
technical documents. In terms of the legislation
and procedures governing their preparation, they
have to address a host of matters, all of which are
not of equal importance to all stakeholders. The
framework may not resolve all the issues discussed
to the same extent; some matters need time to be
investigated further, while others are reasonably
firm. In its elaboration to meet requirements, spatial
frameworks can become dull, hiding the core
message.

We present the critical underlying narrative here
and argue that adhering fo it, through numerous
individual actions and decisions — across sectors of
society —is at the core of managing development
and land use in Stellenbosch better, at the heart of
a better future for all.

The narrative ...

“Stellenbosch is a special place; all of it ... its various
settlements, its nature areas, farms, education
institutions, its innovative corporations, small
businesses, its places to visit, its places to live, its
festivals, its history ... its people.

In terms of its space — activities in space,
landscapes, urban places, streets, and buildings
- Stellenbosch continue to impress and bring
opportunity, joy, and contentment; in different
ways, to visitors and residents alike. Many would
love to live here, work here, or visit more often.

Stellenbosch has been judged as a place of high
opportunity. Numerous factors combine to a
recognition that this place can contribute more

fo growing societal needs, in its region, and our
country. If one lives here, the chances are that you
can make a good livelihood. Stellenbosch is truly a
rich place.

Stellenbosch is harsh on some. Many who live here
do not have adequate shelter, or the opportunity to
work. Others feel that the time has come to depart
from farms, to give up farming. Many study here,
but cannot enjoy university life to the full because
there is limited residential opportunity for students.
Then again, many struggle in traffic every day, on
congested roads, wasting fime and money for fuel,
even if privileged enough to own a private vehicle.
Stellenbosch is not that easy on people anymore.
Its challenges increasingly impact on all, albeit in
different ways.

Citizens respond to challenges differently. Many
owners of agricultural land have indicated a desire
fo develop their land for other, predominantly
urban activities. These thoughts already involve

a large land area, comparable to the size of
Stellenbosch town. Others, tired of waiting for

a housing opportunity here or elsewhere — and
government support —invade land, staking a claim,
the right to a place to live, on virgin land, even if
the land is not deemed desirable for development
because of its agricultural or environmental value,
is prone to risk, or allocated to someone else. Some,
with the necessary material means, elect to close
themselves off, to obtain a place to live in gated
communities, secure from perceived or real threat
fo body and property.

Stellenbosch grows, both naturally, and

because more people are attracted here. Those
drawn include the poor, better off, and large
corporations. Stellenbosch has a special quality of
accommodating hope, good opportunities, and

a better life; the perception is that your needs can
be met faster, your children can get access to a
school promptly, or, your journey to work will be less
cumbersome.

However, Stellenbosch grows on top of unfinished
business. It grows on top of ways of a past that
had not been fixed, the separation of people,

the focus on some as opposed to all; needs not
met, exclusion. It also grows on top of limited
public resources. While the municipality and other
spheres of government collect and allocate funds
for service delivery, it is not enough to address
backlogs, fix the mistakes of the past, prepare for
unexpected crisis (for example, in the form of fires),
or meet anticipated future needs.

As Stellenbosch grows, things get worse. In terms

of how we manage development and space,

we know what direction to take. We know that

we should adopt a precautionary approach to
nature and agricultural land, we know that we
should contain and compact settlements, we know
that we should provide more choice in shelter

and housing opportunity, and that we should

focus on public and non-motorised transport.

This knowledge is also embedded in policy, from
global conventions to national, provincial and local
frameworks, including the Stellenbosch Municipal
Integrated Development Plan, the legal plan

which directs the municipal budget and resource
allocation.

The issue is that we have not implemented what we
believe the appropriate policy direction is well. We
should ask why. We can answer that achieving in
terms of new policy is not easy. It requires new ways
of living and doing. Higher densities, leaving the
car, more interaction between groups of society
sharing public space, more partnership in unlocking
development opportunity, and so on.



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

Despite difficulties, it appears as if our approach

is shifting. Land previously occupied by
manufacturing enterprises in critical locations in
Stellenbosch have slowly become available for re-
use. The potential of Klapmuts fo accommodate
enterprises requiring large landholdings and
dependent on good infra- and inter-regional logistic
networks is acknowledged. Landowners realise that
overcoming the resource constraints, infrastructure
constraints, and the cross-subsidisation required for
more inclusive development — the extent of energy
needed — necessitates joint work, joint planning,
and implementation of a scale and nature not yet
experienced in Stellenbosch. Corporations realise
that they have broader responsibility — not only in
contributing to good causes concerning nature,
education, or the arts, but in actively constructing
better living environments. We realise that we have
to enact partnerships to make our towns better.

We also have the benefit of history. In times past,
we have, as Stellenbosch, changed our destiny, did
things for the better. Starting with an individual idea,
a thought, often through an individual, great things
were done. With such ideas and actions the fown
established a university, saved historic buildings and
places, launched cultural celebrations with broad
reach, safeguarded unique nature areas, provided
families with homes, begun corporations with
global reach. When a fire destroyed homes, they
were rebuilt promptly with collective energy and
purpose. When children needed schooling, and
government could not provide, some established
schools.

Often, these initfiatives started oufside of
government, albeit assisted by the government.
They were started by those who thought beyond
current challenges, without necessarily being able
fo project outcomes over time in full. They just
understood that one step might lead to another.
Noft all the technical detail was resolved, not
everything understood in its entirety. They merely
acted in terms of core principles. As matters
unfolded and new challenges emerged, the
principles guided them.

The new Municipal Spatial Development Framework
recognises that the spatial decisions and actions

of many make what settlements are. It asks us

fo understand that plans cannot do everything,
predict everything. It asks all to consider action with
a few core beliefs, principles, or concepts, geared
fowards the common good. Specifically, it asks us
fo consider seven principles:

1 « First, maintain and grow the assefts of
Stellenbosch Municipality’s natural environment
and farming areas. Humanity depends on nature
for physical and spiritual sustenance, livelihoods,
and survival. Ecosystems provide numerous
benefits or ecosystem services that underpin
economic development and support human
well-being. They include provisioning services
such as food, freshwater, and fuel as well as

an array of regulating services such as water
purification, pollination, and climate regulation.
Healthy ecosystems are a prerequisite to sustaining
economic development and mitigating and
adapting to climate change. The plan provides
for activities enabling access fo nature and for
diversifying farm income in a manner which does
not defract from the functionality and integrity of
nafure and farming areas and landscapes.

2 « Second, respect and grow our cultural heritage,
the legacy of physical artefacts and intangible
attributes of society inherited from past generations
maintained in the present and preserved for

the benefit of future generations. Culfural

heritage underpins aspects of the economy

and differentiates places. Culture is a dynamic
construct; forever emerging in response fo new
challenges, new interactions and opporfunity, and
new interpretations. Spatially, we must organise
Stellenbosch in a manner which also sets the stage
for new expressions of culture.

3 « Third, within developable areas — areas not
set aside for limited development owing to its
natural or cultural significance - allow future
opportunity to build on existing infrastructure
investment, on the opportunity inherent in these
systems when reconfigured, augmented or
expanded. Infrastructure represents significant
public investment over generations, not readily
replicated over the short term. It represents
substantial assets for enabling individual and
communal development opportunity of different
kinds. From a spatial perspective, movement
systems are particularly significant. Elements of the
movement system, and how they interconnect,
have a fundamental impact on accessibility,

and therefore economic and social opportunity.
Specifically important is places of intersection
between movement systems — places which focus
human energy, where movement flows merge —
and where people on foot can readily engage with
public transport.



4. Fourth, clarify and respect the different

roles and potentials of existing settlements. All
setflements are not the same. Some are large,
supported by significant economic and social
infrastructure, offer a range of opportunity, and
can accommodate growth and change. Others
are small and the chance to provide for growth

or change is minimal. Generally, the potential of
settlements to help change and growth relates
directly to their relationship with natural assets,
cultural assets, and infrastructure. We must
accommodate change and growth where existing
assets will be impacted on the least or lend itself to
generating new opportunity.

5 o Fifth, address human needs - for housing,
infrastructure, and facilities — clearly in terms of
the constraints and opportunity related to natural
assets, cultural assets, infrastructure, and the

role of settlements. We must meet human need
in areas where the assets of nature will not be
degraded, where cultural assets can be best
respected and expanded, and where current
infrastructure and setflement agglomeration offers
the greatest opportunity. Generally, we can help
human need in two ways. The first is through infill
and redevelopment of existing settled areas. The
second is through new green-field development.
We need to focus on both while restricting the
spatial footprint of seftflements outside existing
urban areas as far as possible.

6. Sixth, pursue balanced communities. All
settlements should be balanced. That means they
should provide for all groups, and dependent

on size, a range of services and opportunities for
residents. It also says they should provide for walking
and cycling, not only cars.

7 . Finally, focus energy on a few catalytic areas
that offer extensive opportunity and address present
risk. Planning cannot afttempt to treat all areas
equally. Some areas offer more opportunity for
more people than others. We need to focus on

the areas and actions where a significant number
of people will benefit, where we will meet their
needs. There is also a need to focus on areas of
‘deep’ need, notwithstanding location, where
limited opportunity poses a risk to livelihoods. Some
informal seftlements and poorer areas may not be
located to offer the best chance for inhabitants, yet
services need to be provided and maintained here.
However, significant new development should not
occur in these places, exacerbating undesirable
impacts or further limiting the opportunity for people
to pursue sustainable livelihoods.

Spatial plans are ‘partial’ frameworks for action.
They deal with space. Command of space is not
enough to develop or manage a settlement in the
interest of all. Each spatial principle, each concept,
requires parallel actions in other sectors, including
how we form institutions for execution, how we
transport people, how we fund things, where we
focus resources, and so on.

The spatial principles must help us to think through
these implications, action by action, decision by
decision.”
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1. Introduction

Stellenbosch Municipality (SM) is located in the
heart of the Cape Winelands, a highly valued
cultural landscape with globally important natural
habitats. The municipality is bounded to the east
and south by the Drakenstein, Wemmershoek

and Limietberg mountain ranges. The Hottentots
Holland range (i.e. Stellenbosch, Jonkershoek and
Simonsberg Mountains) and the Bottelary Hills form
the backdrop to the town of Stellenbosch itself.
These mountains, and the fertile agricultural valleys
which they shelter, are key elements contributing to
the sense of place of the municipal area. Significant
portions of the municipality fall within globally
recognised biosphere areas with large tfracts of
land designated as public and private conservation
areas.

The greater part of the municipal area comprises
fertile soils, constituting some of the country’s
highest yielding agricultural land (in terms of
income and employment generation). The region’s
extensive agricultural areas, particularly those under
vineyards and orchards, also attribute scenic value
and character to the region, valued by both local
inhabitants and visitors. Nature, scenic value, and
agriculture add significantly to the value of the area
as one of South Africa’s premier tourist destinations.

The municipality is home to some 174 000 people. A
significant proportion of the municipal population

is poor, and reliant on the informal sector for
livelihoods. Yet, SM is also home to some of the
counftry’s strongest corporations with global
footprints, most esteemed education institutions,
cultural facilities, and places of historic value.

Politically, SM forms part of the Cape Winelands
District Municipality (CWDM) of the Western Cape
Province of South Africa. The municipality adjoins
the City of Cape Town (CCT) to the west and
south and the Breede Valley, Drakenstein and
Theewaterskloof Municipalities to the east and
north. Functionally, SM forms part of the Greater

Cape Town meftropolitan area. SM covers a
geographical area of approximately 830km?2.

The main settlements in SM are the historic towns

of Stellenbosch and Franschhoek, and Klapmuts.
There are also a number of smaller villages,
including Jamestown (contiguous with Stellenbosch
town), Pniel, Johannesdal, Lanquedoc, Lynedoch,
and Raithby. New nodes are emerging around
agricultural service centres, for example, Koelenhof
and Vlottenburg.

Northern Cape

As SM is sought after for the opportunity and quality
of living it offers, much of the municipal area is
constantly under pressure for development; in the
form of various types of residential development,
and commercial development ranging from
shopping malls, to tourist and visitors facilities in

the rural areas surrounding towns. Building on the
existing highly-valued institutions, the education
sector is also seeking further development
opportunity. The SM Municipal Spatial Development
Framework will play a key role in managing these
pressures.
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Figure 1. The location of SM within the Western Cape and Cape Winelands District
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1.1. Subject Matter and Role of the
SDF

Spatial Development Frameworks (SDFs) are public
policy statements that seek to influence the overall
spatial distribution of current and future land use
within a municipality or other described region to
give effect to the vision, goals and objectives of the
municipal Infegrated Development Plan (IDP) or
related business plans of government. The (MSDF)
covers the jurisdictional area of the municipality.

In the case of SM, the MSDF must answer the
following questions: “How is Stellenbosch going to
develop over the next ten to thirty yearse What kind
of development will take place, where will it take
place, and who will be responsible for what aspect
of the developmente”

This focus is important. Future growth, expansion
and innovation cannot be allowed to unfold in
haphazard ways as this is likely to result in expensive
outward low density sprawl of housing and
commercial areas and the related destruction of
valuable ecosystem and agricultural resources. This
kind of development is also likely to exacerbate
spatial divisions and exclude citizens with lesser
materials resources from opportunity to live in
proximity to work, commercial opportunity, and
social facilities.

Ad hoc development removes the certainty that
everyone needs to make long-term investment
decisions, including municipal leadership — planning
for associated infrastructure — and key players

like the property developers, financial investors,
development planners, municipal officials dealing
with associated approval processes, and ordinary
households.

In more detail, the MSDF aims to:

¢ Enable a vision for the future of the municipal
area based on evidence, local distinctiveness,
and community derived objectives.

e Translate this vision into a set of policies,
priorities, programmes, and land allocations

a Stellenbosch Municipality / Spatial Development Framework

together with the public sector resources to
deliver them.

e Create a framework for private investment
and regeneration that promotes economic,
environmental, and social well-being.

e Coordinate and deliver the public-sector
components of this vision with other agencies
and processes to ensure implementation.

1.2. Users of the SDF

The MSDF for SM targets two broad user categories.
The first is the government sector, across spheres
from national to local government, including

State Owned Enterprises (SOEs). While the MSDF is
informed by the spatial direction stated in national,
provincial, and district level policy, it also sets out
the municipality’s spatial agenda for government
departments across spheres of government to
consider and follow. Most importantly, the MSDF
ouflines the municipality’s spatial agenda to its
own service departments, ensuring that their sector
plans, programmes, and projects are grounded in a
sound and common spatial logic.

The second user category is the private and
community sector, comprising business enterprises,
non-government organisations, institutions, and
private citizens. While the private sector operates
with relative freedom spatially — making spatial
decisions within the framework of land ownership,
zoning, and associated regulations and processes —
the MSDF gives an indication of where and how the
municipality infends to channel public investment,
influence, and other resources at its disposable.

This includes where infrastructure and public facility
investment will be prioritised, where private sector
partnerships will be sought in development, and
how the municipality will view applications for land
use change.

1.3. Background to the 2019 MSDF

Over the last decade, the SM has completed a
considerable volume of studies, policy documents,
and plans, specifically related to spatial planning,
as well as studies, policy documents, and plans
that should inform or be informed by the MSDF (for
example comprehensive plans like the IDP covering
all the activities of the municipality, or sector
specific work related to economic development,
fransport, the environment, housing, and so on).
Some of these studies, policy documents, and plans
cover the whole municipal area, while others focus
on specific parts of the area.

Starting in 2008, and culminating in an approved
MSDF and the "Shaping Stellenbosch” initiative,
broad consensus has been achieved on the desired
future direction and form of development. Some
of the country’'s most accomplished professionals
were involved in this work, considerable fime and
money was spent, and citizens bought in. In 2013,
SM approved a MSDF and settlement hierarchy
for the whole Stellenbosch municipal area. An
updated version of this document was approved
on 31 May 2017.

Since approval of the MSDF in 2013 and 2017, MSDF
related work has focused on:

¢ The development of scenarios of land demand
to inform the development of a preferred
20-year growth strategy, development path,
and nodal development concepts for SM. This
work culminated in status quo and draft Urban
Development Strategy (UDS) documents during
2017.

* An analysis and synthesis of the rural areas
of Stellenbosch Municipality with a view to
prepare a Rural Area Plan (RAP).

e Draft heritage surveys and inventories of large-
scale landscape areas in the rural domain of
the municipality informing proposed heritage
areas (complementing previous inventory work
completed for urban areas).
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Figure 2. The 2013 Approved Stellenbosch SDF diagram illustrating hierarchy of settlement, linkages and investment priorities
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1.4. Process in Preparing the MSDF

Figure 3 illustrates the process for preparing an MSDF
in general terms. Broadly, it involves three phases.
While the first phase is predominantly analytical,
setfting out the “status quo” in relation to spatial
matters concerning the study area, the second and
third phases are more creative, encompassing the
preparation of the definitive guidelines reflecting
policy choices.

The first phase includes a review of higher level
plans and policy across spheres of government
and sectors, an analysis of the challenges

and opportunities in ferms of four themes (bio-
physical, socio-economic, built environment, and
institutional), and the perspectives of citizens and
inferest groups on issues facing their communities
and the municipality as a whole. This phase
culminates in a synthesis of key challenges,
opportunities, and spatfial implications to be
addressed in the MSDF.

The analysis phase is followed by preparing a spatial
concept for the future spatial development and
management of the MSDF area (based on a vision
related to the synthesis of key challenges and key
opportunities). The concept is then elaborated

info a fully-ledged MSDF plan or plans indicating
where various activities should occur in space and
in what form. The third broad phase comprises
preparation of an implementation framework,
including detailed plans, programmes, guidelines,
projects and actions, across services and sectors

of society. The implementation framework also
aligns government capital investment and
budgeting processes moving forward from a spatial
perspective.

The SM’s current work on the MSDF — and the
specific investigations in support of the SDF listed
in section 1.3 and undertaken since approval of
the 2013 and 2017 MSDFs — have taken place
with the inputs and oversight of an Integrated
Steering Committee (ISC), as prescribed in the
Land Use Planning Act (LUPA), and comprising
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Figure 3. The SDF Process (from DRDLR’'s PLUMA Guidelines, 2014)

representatives across spheres of government and
sectors.

During November of 2018 a series area based
public meetings were held throughout the
municipal area, where the background and
spatial concept for the SDF was presented. Inputs
received during these meetings are included

as Appendix 1. Further, it should be noted that
the approved MSDF, as well as specific sector
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documents and area studies listed in before and
used as inputs to the current MSDF, sought inputs
from various organisations and individuals as part of
public participation processes undertaken during
various stages of preparing these studies.!

1 For example, the “Shaping Stellenbosch” initiative involved a facilitated process of
engagement between directors of key municipal departments and members of the
Mayoral Committee (MAYCO), consultations with all ward councillors, meetings with
ward committees and 72 formal engagements with various groups, and four major
workshops that were attended by a wide cross-section of organisations. By August
2014, a total of over 200 ideas were submitted from around 108 stakeholders to a
dedicated web-site.



1.5. Structure of the MSDF
The 2019 SM MSDF is set out in the following parts:
Part 1: Infroduction.

Part 2: Legislative and Policy Context

Part 3: Status Quo, Challenges and Opportunities.

Part 4: Vision and Concept.

Part 5: Plans and Settlement Proposals.
Part 6: Implementation Framework.
Part 7: Capital Expenditure Framework.

Part 8: Monitoring and Review .

Appendices related to the status quo, guidelines,

and public input received.

Stellenbosch Municipality / Spatial Development Framework / Approved by Council on 11 November 2019 m



G Stellenbosch Municipality / Spatial Development Framework / Approved by Council on 11 November 2019



2.

The sections below outline key legislative and policy
informants of the MSDF.

2.1. Legislative Requirements for
MSDFs
2.1.1. Municipal Systems Act

The Municipal Systems Act, 32 of 2000 (MSA) first
infroduced the concept of a MSDF as a component
of the mandatory IDP that every municipality

must adopt to govern its allocation of resources.
Chapter 5 of the Act deals with infegrated
development planning and provides the legislative
framework for the compilation and adoption of
IDPs by municipalities. Within the chapter, section
26(e) specifically requires an SDF as a mandatory
component of the municipal IDP. In 2001 the
Minister for Provincial and Local Government issued
the Local Government: Municipal Planning and
Performance Management Regulations. Within
these regulations, Regulation 2(4) prescribes the
minimum requirements for a MSDF.

2.1.2. Spatial Planning and Land Use
Management Act

With the enactment of the Spatial Planning and
Land Use Management Act 16 of 2013 (SPLUMA),
a new planning regime was infroduced in South
Africa. It replaced disparate apartheid era

laws with a coherent legislative system as the
foundation for all spatial planning and land use
management activities in South Africa. It seeks to
promote consistency and uniformity in procedures
and decision-making. Other objectives include
addressing historical spatial imbalances and

the integration of the principles of sustainable
development into land use and planning regulatory
tools and legislative instruments.

In broad terms, SPLUMA differentiates between two
components of the planning system:

Legislative and Policy Contexi

e SDFs
* The Land Use Management System (LUMS)

As indicated above, SDFs are guiding and informing
documents that indicate the desired spatial form

of an area and define strategies and policies to
achieve this. They inform and guide the LUMS,
which includes town planning or zoning schemes,
allocating development rights, and the procedures
and processes for maintaining the maintenance of
or changes in development rights.

SDFs can be prepared for different spatial domains,
for example, the country, a province or region,
municipal area (MSDF), or part of a municipal area.
Plans for parts of a municipal area are referred to
as Local Spatial Development Framework (LSDFs) or
Precinct Plans. In ferms of SPLUMA, a MSDF covers
a longer time horizon (i.e. five years or longer) than
spatial plans, and sets out strategies for achieving
specific objectives over the medium to longer
term. SDFs are noft rigid or prescriptive plans that
predetermine or fry fo deal with all eventualities,

or sets out complete land use and development
parameters for every land portfion or cadastral
entity. They should, however, contain sufficient
clarity and direction fo provide guidance to land
use management decisions while still allowing some
flexibility and discretion. MSDFs need to distinguish
between critical non-negotiables and fixes, and
what can be left o more detailed studies. They
should be based on normative principles including
performance principles that form the basis of
monitoring and evaluation of impacts.

Chapter 2 of SPLUMA sets out the development
principles that must guide the preparation,
adoption and implementation of any SDF, policy
or by-law concerning spatial planning and the
development or use of land. These principles,
outlined in more detail in Table 1, include the
redress of spatial injustices and the integration of
socio-economic and environmental considerations

in land use management to balance current
development needs with those of the future
generations in a fransformative manner. SPLUMA
reinforces and unifies the National Development
Plan (NDP) in respect of using spatial planning
mechanisms to eliminate poverty and inequality
while creating conditions for inclusive growth by
seeking fo foster a high-employment economy that
delivers on social and spatial cohesion.

The SPLUMA principles are aligned with

key international tfreaties and conventions,
supported by South Africa, and including the UN
Agenda for Sustainable Development (and its
associated sustainable development goals and
implementation programmes).

Chapter 4 of SPLUMA provides requirements for
the preparation of SDFs, which includes stipulations
regarding the process of preparing a SDF and

the contents of an SDF. All spheres of government
must prepare SDFs that establish a clear vision

for spatial development, based on a thorough
inventory and analysis and underpinned by
national spatial planning principles and local long-
term development goals and plans. Sub-section
12(2) of SPLUMA requires that all three spheres must
participate in each other’s processes of spatial
planning and land use management and each
sphere must be guided by its own SDF when taking
decisions relating to land use and development.

Section 12 (1) of sets out general provisions which
are applicable to the preparation of all scales of
SDFs. These provisions require that all SDFs must:

e Inferpret and represent the spatial
development vision of the responsible sphere of
government and competent authority.

e Beinformed by along-term spatial
development vision.

* Represent the infegration and trade-off of all
relevant sector policies and plans.
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Guide planning and development decisions
across all sectors of government.

Guide a provincial department or municipality
in faking any decision or exercising any
discretion in terms of the Act or any other

law relating to spatial planning and land use
management systems.

Contribute to a coherent, planned approach
to spatial development in the national,
provincial and municipal spheres.

Provide clear and accessible information fo the
public and private sector and provide direction
for investment purposes.

Include previously disadvantaged areas,
areas under fraditional leadership, rural areas,
informal settlements, slums and land holdings
of state-owned enterprises and government
agencies and address their inclusion and
integration intfo the spatial, economic, social
and environmental objectives of the relevant
sphere.

Address historical spatial imbalances in
development.

Identify the long-term risks of particular spatfial
patterns of growth and development and the
policies and strategies necessary fo mitigate
those risks.

Provide direction for strategic developments,
infrastructure investment, promote efficient,
sustainable and planned investments by alll
sectors.

SDFs should include:

A report on and an analysis of existing land use
patterns.

A framework for desired land use patterns.

Existing and future land use plans, programmes
and projects relative to key sectors of the
economy.

Table 1. SPLUMA Principles

SPATIAL JUSTICE:

SPATIAL
EFFICIENCY:

SPATIAL
SUSTAINABILITY:

SPATIAL
RESILIENCE:

GOOD
ADMINISTRATION:

Past spatial and other development imbalances must be redressed through improved access to and use of
land.

SDFs (and associated policies) must address the inclusion of persons and areas that were previously excluded,
with an emphasis on informal settlements, and areas characterised by widespread poverty and deprivation.

Spatial planning mechanisms, including land use schemes, must incorporate provisions that enable redress in
access to land by disadvantaged communities and persons.

Land use management systems must include all areas of a municipality and specifically include provisions
that are flexible and appropriate for the management of disadvantaged areas and informal settlements.

Land development procedures must include provisions that accommodate access to secure tenure and the
incremental upgrading of informal areas.

In considering an application, a Municipal Planning Tribunal may not be impeded or restricted in the exercise
of its discretion solely because the value of land or property is affected by the outcome of the application.

Land development must optimise the use of existing resources and infrastructure.

Decision-making procedures must be designed to minimise negative financial, social, economic or
environmental impacts.

Development application procedures must be efficient, streamlined, and timeframes adhered to by all
parties.

Only land development that is within the fiscal, institutional and administrative means of government may be
promoted.

Special consideration must be given to the protection of prime and unique agricultural land.
Land use issues must be dealt consistently in accordance with environmental management instruments.

Land use management and planning must promote and stimulate the effective and equitable functioning of
land markets.

Current and future costs to all parties must be considered when providing infrastructure and social services for
land developments.

Land development should only be promoted in locations that are sustainable, limit urban sprawl, and result in
communities that are viable.

Spatial plans, policies and land use management systems must be flexible to ensure sustainable livelihoods in
communities most likely to suffer the impacts of economic and environmental shocks.

All spheres of government must ensure an integrated approach to land use and land development.

All government departments must provide their sector inputs and comply with any other prescribed
requirements during the preparation or amendment of SDFs.

The requirements of any law relating fo land development and land use must be met timeously.

The preparation and amendment of spatial plans, policies, land use schemes as well as procedures for
development applications, must include transparent processes of public participation that afford all parties
the opportunity to provide inputs on matters affecting them.

Policies, legislation and procedures must be clearly set out in a manner which informs and empowers the
public.
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¢ Mechanisms for identifying strategically located
vacant or under-utilised land and for providing
access to and the use of such land.

The fime frames for the preparation of a MSDF
overlaps with that of the municipal IDP. At the
municipal level, IDPs, which include budget
projections, financial and sector plans, are set
every five years correlating with political terms

of office in local government. MSDFs should be
subject to a major review every five years, with less
comprehensive reviews annually.?

In support of SPLUMA, the Department of Rural
Development and Land Reform prepared

detailed process and content “Guidelines for the
Development of Provincial, Regional and Municipal
Spatial Development Frameworks and Precinct
Plans”. The SM follows these guidelines in its work on
the MSDF.

2.1.3. National Environmental
Management Act

Similar to SPLUMA, the National Environmental
Management Act, Act 107 of 1998 (NEMA), is
identified as “framework legislation”, infended

to define overarching and generally applicable
principles to guide related legislation as well as alll
activities integral to environmental management.
Its broad purpose is to provide for co-operative
environmental governance by establishing
principles for decision-making on matters effecting
the environment, institutions that will promote
co-operative governance and procedures for
coordinatfing environmental functions exercised
by organs of the state, provide for certain aspects
of the administration and enforcement of other
environmental management laws, and related
matters.

NEMA is critical in so far as the issues of
environmental sustainability, resilience to climate
change, and wise use of the natural resource base,
are key to the current and future socio-economic
wellbeing of residents in the municipal area. This

2 This does prevent the SDF from preparing a longer ferm spatial development vision,
projecting ten to twenty years into the future.

is especially so because of the fact that sectors
such as agriculture and fourism, which all rely to

a great extent on the natural assets of the areq,
remain of great importance to the local economy
and are likely fo do so in future. In this regard, the
National Environmental Management Principles are
important and are to be applied in tandem with
the development principles set out in SPLUMA. It is
also notable that both SPLUMA and NEMA provide
for an infegrated and coordinated approach
tfowards managing land use and land development
processes. This approach is based on co-operative
governance and envisages the ufilization of

spatial planning and environmental management
“instruments” such as SDFs and environmental
management frameworks to align the imperatives
of enabling development whilst ensuring that
biodiversity and other critical elements of the
natural environment are adequately protected to
ensure sustainability.

2.1.4. The Western Cape Government

Land Use Planning Act

The Western Cape Government (WCG), through
the Land Use Planning Act 3 of 2014 (LUPA), has
adopted its own legislation to consolidate the
legal requirements that relates to spatial planning
and public investment in the Western Cape. There
is some overlap between SPLUMA and LUPA with
regard to aspects such as the content and process
of preparing and adopting a MSDF. In terms of
LUPA, a MSDF must:

*  Comply with other applicable legislation.
*  Promote predictability in the utilisation of land.
e Address development priorities.

e Where relevant, provide for specific spatial
focus areas, including fowns, other nodes,
sensitive areas, or areas experiencing specific
development pressure.

e Consist of areport and maps covering the
whole municipal area, reflecting municipal
planning and the following structuring elements:

- Transportation routes.

- Open space systems and ecological
corridors.

- Proposed maijor projects of organs of state
with substantial spatial implications.

- Outer limits to lateral expansion.
- Densification of urban areas.

LUPA also sets out the minimum institutional
arrangements for preparing SDFs, enabling
participation across spheres of government and
sectors. These institutional arrangements are
further described in the SM Municipal Land Use
Planning By-law 2015. The by-law will gives effect
to the municipal planning function allocated to
municipalities in terms of Part B of Schedule 4 of
the Constitution and certain requirements set out in
SPLUMA and LUPA.

2.2. Policy Context for SDFs

Numerous policy frameworks focus the work of
government holistically, the spatial arrangement
of activities or specific sectors. These are explored
fully in the SM IDP. In the sections below, only key
spatial policy informants are summarised, namely
the National Development Plan (NDP), the national
Infegrated Urban Development Framework

(IUDF), the WCG's Provincial Spatial Development
Framework (PSDF), the Greater Cape Metro (GCM)
Regional Spatial Implementation Framework (RSIF),
and the SM IDP. A fuller set of applicable policy is
attached in table form as Appendix A.

2.2.1. The National Development Plan

2030

The National Development Plan 2030 (NDP),
developed by the National Planning Commission
and adopted in 2012, serves as the strategic
framework guiding and structuring the country’s
development imperatives and is supported by
the New Growth Path (NGP) and other national
strategies. In principle, the NDP is underpinned
by, and seeks to advance, a paradigm of
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Figure 4. The National Development Plan Vision for 2030

development that sees the role of government as
enabling by creating the conditions, opportunities
and capabilities conducive to sustainable and
inclusive economic growth. The NDP sets out the
pillars through which to cultivate and expand a
robust, entrepreneurial and innovative economy
that will address South Africa’s primary challenge of
significantly rolling back poverty and inequality by
2030.

The legacy of apartheid spatial seftlement patterns
that hinder inclusivity and access to economic
opportunities, as well as the poor location and

under-maintenance of major infrastructure, are
two of the nine identified core challenges facing
the country’s development. Aimed at facilitating a
virtuous cycle of expanding opportunity for all, the
NDP proposes a program of action that includes
the spatial transformation of South Africa’s towns,
cities and rural seftlements given the “enormous
social, environmental and financial costs imposed
by spatial divides”.

Of particular relevance for the SM MSDF are
the recommendations set out in Chapter 8:
Transforming Human Seftlements and the National
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Space Economy, including the upgrading of alll
informal settlements on suitable, well-located

land; increasing urban densities to support

public fransport and reduce sprawl; promoting
mixed housing strategies and compact urban
development in close proximity to services and
livelihood opportunities; and investing in public
fransport infrastructure and systems (with a special
focus on commuter rail) to ensure more affordable,
safe, reliable and coordinated public tfransport.

2.2.2. Integrated Urban Development

Framework

The Integrated Urban Development Framework
(IUDF), approved by National Cabinet in 2016,

aims to steer urban growth nationally towards a
sustainable model of compact, connected and
coordinated towns and cities. The IUDF provides a
roadmap to implement the NDP’s vision for spatial
transformation, creating liveable, inclusive and
resilient towns and cities while reversing apartheid
spatial legacy. To achieve this fransformative vision,
four overall strategic goals are introduced:

e Spatial integration; to forge new spatial forms
in seftlement, fransport, social and economic
areas.

e Inclusion and access; to ensure people have
access fo social and economic services,
opportunities and choices.

e Growth: to harness urban dynamism for
inclusive, sustainable economic growth and
development.

* Governance; to enhance the capacity of
the state and its citizens to work together to
achieve spatial and social infegration.

These strategic goals inform the priority objectives of
nine policy levers, premised on the understanding
that infegrated urban planning forms the basis for
achieving integrated urban development, which
follows a special sequence of urban policy actions.
Integrated transport needs to inform targeted
investments into infegrated human settlements,



underpinned by integrated infrastructure network Table 2. The PSDF Spatial Agenda

systems and efficient land governance. The IUDF

states that, taken all together, these levers can
frigger economic diversification, inclusion and e Targeting public investment into the main driver of the Provincial economy (i.e. the Cape Metro
functional region, the emerging Saldanha Bay/ Vredenburg and George/ Mossel Bay regional

empowered communities, if supported by effective
governance and financial reform. industrial centres, and the Overstrand and Southern Cape leisure and tourism regions).

2.2.3. The WCG Provincial Spatial

¢ Managing urban growth pressures to ensure more efficient, equitable and sustainable spatial

performance.
Development Framework GROWING THE WESTERN CAPE
P Helol (O AL NZINISLIIN - Aligning, and coordinating public investments and leveraging private sector and community
The WCG's Provincial Spatial Development WHEI)LHEE)%\E/RALTV\SEENC;L?.R investment to restructure dysfunctional human settiements.
Framework (PSDF) sets out to: AND COMMUNITY BASED «  Supporting municipalities in managing urban informality, making urban land markets work for the

. . . - oor, broadening access to accommodation options, and improving living conditions.
e Address the lingering spatial inequalities SLEAEAIEIE P ° P P gving

that persist because of apartheid’s legacy
—inequalities that conftribute both to current
challenges (lack of jolbs and skills, education
and poverty, and unsustainable settlement
patterns and resource use) and to future

. Promoting an urban rather than suburban approach to settlement development (i.e.
diversification, integration and intensification of land uses).

e Boosting land reform and rural development, securing the agricultural economy and the
vulnerability of farm residents, and diversifying rural livelihood and income earning opportunities.

e Aligning infrastructure, transport and spatial planning, the prioritisation of investment and on the

challenges ‘(cllmo’rfe change, mumopql fiscal USING INFRASTRUCTURE ground delivery.
stress, food insecurity, and water deficits). INVESTMENT AS PRIMARY LEVER ) ) »
TO BRING ABOUT THE REQUIRED B Using public transport and ICT networks to connect markets and communities.
° Provide a shared SpOTICﬂ developmen’r VISionN URBAN AND RURAL SPATIAL

. . e Transitioning fo sustainable technologies, as set out in the WCIF.
for both the public and private sectors and TRANSITIONS 9 9

to guide to all sectoral considerations about
space and place.

*  Maintaining existing infrastructure.

¢ Safeguarding the biodiversity network and functionality of ecosystem services, a prerequisite for

* Direct the location and form of public a sustainable future.

investment and to influence other investment ) ) )
o Prudent use of the Western Cape’s precious land, water and agricultural resources, all of which

de<;|5|ons bY es_Tobllshmg a coherent and IMPROVING OVERSIGHT OF underpin fhe regional economy.
logical spatial investment framework. THE SUSTAINABLE USE OF THE . . . .
WESTERN CAPE'S SPATIAL ¢ Safeguarding and celebrating the Western Cape’s unique cultural, scenic and coastal
The spatial agenda advocated by the PSDF is ASSETS resources, on which the tourism economy depends.

summarised in Table 2. e Understanding the spatial implications of known risks (e.g. climate change and its economic

impact, sea level rise associated with extreme climatic events) and introducing risk mitigation

The PSDF sets out the key strategic spatial transitions and/or adaptation measures.

required tfo achieve a more sustainable use of
provincial assets, the opening-up of opportunities
in the space-economy and the development of
infegrated and sustainable settlements. These are
summarised in Table 3.

The PSDF includes a composite map which the Cape Metro functional region, which includes
graphically porfrays the Western Cape’s spatial the SM, as well as the emerging regional centres
agenda. In line with the Provincial spatial policies, of the Greater Saldanha functional region and the

the map shows what land use activities are suitable  George/ Mossel Bay functional region, is prioritised.
in different landscapes and highlights where

efforts should be focused to grow the Provincial
economy. For the agglomeration of urban activity,
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Table 3. The key PSDF Transitions
PSDFTHEME |FROM |10

Resources

and Assets
(Bio-Physical
Environment)

Opportunities
in the Space
Economy
(Socio-
Economic
Environment)

Integrated
and
Sustainable
Settlements
(Built
Environment)

Resource consumptive living

Reactive protection of natural,
scenic and agricultural resources

Fragmented planning and
management of economic
infrastructure

Limited economic opportunities

Unbalanced rural and urban
space economies

Suburban approaches to
settlement

Emphasis on ‘greenfields’
development and low density
sprawl

Low density sprawl

Segregated land use activities

Sustainable living technologies

Proactive management of
resources as social, economic and
environmental assets

Spatially aligned infrastructure
planning, prioritisation and
investment

Variety of livelihood and income
opportunities

Balanced urban and rural space
economies built around green and
information technologies

pproaches to settleme

Emphasis on ‘brownfields’
development

Increased densities in appropriate
locations aligned with resources
and space-economy

Integration of complementary
land uses

Car dependent neighbourhoods Public transport orientation and
and private mobility focus walkable neighbourhoods

Poor quality public spaces

inefficient community facilities

Fragmented, isolated and

Focus on private property rights
and developer led growth

Exclusionary land markets and
top-down delivery

Limited tenure options and
standardised housing types

Delivering finished houses through
large contracts and public finance

High quality public spaces

Integrated, clustered and well
located community facilities

Balancing private and public
property rights and increased
public direction on growth

Inclusionary land markets and
partnerships with beneficiaries in
delivery

Diverse tenure options and wider
range of housing typologies

Progressive housing improvements
and incremental development
through public, private and

and with standard levels of service | community finance with

differentiated levels of service
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2.2.4. The Greater Cape Metro Regional

Spatial Implementation Framework

The Greater Cape Metro (GCM) Regional Spatial
Implementation Framework (RSIF), completed
under the guidance of the WCG in 2017, aims

to build consensus between the spheres of
government and state-owned companies on

what spatial outcomes the GCM should strive for,
where in space these should take place, and how
they should be configured. The GCM covers the
municipal jurisdictions of Cape Town, Saldanha Bay,
Swartland, Drakenstein, Stellenbosch, Breede Valley,
Theewaterskloof, and Overstrand.

The regional settlement concept proposed by the
GCM RSIF is built on the following key tenefs:

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

e Targeting built environment investments within
regional cenfres, specifically in nodes of high
accessibility and economic opportunity.

e Targeting these locations for public and private
residential investment, especially rental housing,
to allow for maximum mobility between centres
within the affordable housing sector.

e Using infrastructure assets (specifically key
movement routes) as “drivers” of economic
development and job creation.

e Promoting regeneration and urban upgrading
within strategic economic centres as well as
high-population townships across the functional
region.

e Shifting to more urban forms of development
within town centres including higher densities
and urban format social facilities.

¢ Connecting these nodes within an efficient and
flexible regional public tfransport and freight
network.

*  Maintaining valuable agricultural and nature
assets.

In terms of role and function, Paarl and Wellington
is designated as the Northern Winelands service,
administrative, tertiary education, agri-processing
and distribution, and fourist centre, with very high or
high growth potential. Stellenbosch is designated
as the Southern Winelands service, administrative,
tertiary education and research, and agri-
processing centre, as well as home to multi-national
enterprise headquarters, a key tourism destination,
and focus for technology industry, with very high
growth potential.

In relation to Klapmuts, the RSIF recognises that:

- — —ilometers
0 5 10 20 30 40

Figure 6. Composite GCM RSIF 2017 (DEA&DP 2017)
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e Existing infrastructure in the area (i.e. the N1,
R101, R44 and the Paarl-Bellville railway line and
station), which dictate the location of certain
fransport, modal change or break-of-bulk land
uses.

*  Klapmuts is a significant new regional economic
node within metropolitan area and spatial
target for developing a “consolidated platform
for export of processed agri-food products (e.g.
inland packaging and "“containerisation port”)
and “an inter-municipal growth management
priority”.

Figure 6 illustrates the GCM RSIF in plan form.

Legend
Spatial Planning Categories

. Core 1
D Core 2
. Buffer 1

Buffer 2

Intensive Agriculture

- Settlement
/ National Freight Corridors

’ Regional Freight Corridors
"
x

Rail Network
Cape Town International Airport
Additional Airport Options
" Harbours
O Regional Centres
O District Centres
® Inland Port Site Options
® Sea Port
Proposed Agri-Hubs
@ Proposed Aqua Parks & Hubs
* Special Economic Zones (SEZ)

A Rural Development Area

AGULHAS



2.2.5. SMIntegrated Development Plan

The SM Integrated Development Plan 2017-2022
(IDP) is aimed at coordinating the efforts of various
municipal departments in achieving the vision

for the municipality as a "“valley of opportunity
and innovation”. Efforts to achieve this vision are
channeled into five specific focus areas:

e Valley of possibility — aimed at attracting
investment, growing the economy and
employment.

Table 4. IDP Strategic Focus Areas and the MSDF

IDP STRATEGIC
FOCUS AREA RELATED CONCERNS OF THE SDF SDF STRATEGIC DIRECTION

Valley of possibility

The way settlements, nature and agricultural

are spatially developed and managed to

enhance individual and collective livelihood

opportunities and enterprise development,
and overcome inequity and exclusion.

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

A focus on public and non-motorized
fransport and movement.

e Green and sustainable valley — aimed at
ensuring that the asset base of the municipality

‘ The way settlements, nature and agricultural
is protected and enhanced.

areas are spatially developed and managed
to maintain and enhance natural resources
and ensure future balance between human
settlement and its use of natural resources
and opportunity.

Green and
sustainable valley

Protection of nature areas, agricultural

¢ Safe Valley — aimed at ensuring that its residents : .
areas, and river corridors.

are and feel safe.
e Dignified living — aimed at improving conditions

for residents through access to education and
economic opportunities.

The way settlements, nature and agricultural
areas are spatially developed and managed
to ensure individual and collective safety in
living, in movement, at work, institutions, and
play.

¢ Good governance — aimed at ensuring that
municipality is managed efficiently and

| * Denser settlements with diverse activity to
effectively to the benefit of all stakeholders .

Safe valley ensure surveillance.

Budget expenditure is closely linked to these focus
areas and achieving these outcomes. Table 4
illustrates how the MSDF will conftribute, in terms of
its focus and contfribution, to achieving the aims
arficulated for each strategic focus area.

The way settlements, nature and agricultural
areas are spatially developed and managed
to ensure equal access to shelter, facilities
and services, notwithstanding material
wealth, age, gender, or physical ability.

e A specific focus on the needs of
“ordinary” citizens, experiencing limited
access to opportunity because of
restricted available material resources.

Dignified living

The way settlements, nature and agricultural
areas are spatially developed and
managed to ensure individual and collective
participation — based on accessible
information and open processes — in matters
related to spatial planning and land use
management.

Presenting information, including
opportunities and choices in a manner
that assists its internalization by all.

Good governance
and compliance
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2.3. Policy implications

The table below sets out key policy imperatives
for the MSDF in summary form, drawn from higher
level policy directives and organised in relation to
broad themes of enquiry identified in the SPLUMA
guidelines.

Table 5. Policy Implications

THEME

Water

Biophysical . .
phy Soils and mineral resources

Environment

Landscape and scenic assets

Biodiversity and ecosystem services

Resource consumption and disposal

IMPLICATIONS FOR THE SM SDF

Protection and extension of Critical Biodiversity Areas, protected,
and vulnerable areas.

Precautionary approach to climate change and sea level rise.
Responsible water use.
Protection of water resources.

Protection of valuable soils for agriculture.

Protection of mineral resources for possible extraction.
Energy efficiency and change to alternative fuels.
Waste minimization and recycling.

Retaining the essential character and intactness of
wilderness areas.

Regional and municipal economic

. B infrastructur
Socio-Economic astruciure

23\ (11103 =1 8 Rural space-economy

Settlement space-economy

Developing and maintaining infrastructure as a basis for
economic development and growth

The protection of agricultural land, enablement of its use and
expansion of agricultural output.

Focus on undeveloped and underdeveloped land in proximity
to existing concentrations of activity and people and as far as
possible within the existing footprint of settlements.

The protection and expansion of tourism assets.

The expansion of entrepreneurial opportunity (also for emergent
entrepreneurs).

Focus resources in those areas that have both high or
very high growth potential, as well as high to very high
social need.

Better linkages between informal seftlements/ poorer
areas and centres of commercial/ public activity.

A richer mix of activities in or proximate to informal
settlements (including employment opportunity).

The protection and expansion of tourism assets.

The expansion of entrepreneurial opportunity (also for
emergent entrepreneurs).

Sense of place and settlement
patterns

Accessibility

Built .
Environment Land use and density
Facilities and social services

Informality, housing delivery,
inclusion and urban land markets

The protection of places and buildings of heritage/ cultural
value (while ensuring reasonable public access, also as a means
of economic development).

A focus on public transport to ensure user convenience and

less dependence on private vehicles (there is a recognition that
many citizens will never afford a private vehicle and that the use
of private vehicles has significant societal costs).

Compact, denser development.

Pedestrian friendly development.

A focus on improving and expanding existing facilities
(schools, libraries, and so on) to be more accessible and
offer improved services.

The significance of well-located and managed public
facilities as a platform for growth, youth development,
increased wellness, safety, and overcoming social ills.

The clustering of public facilities to enable user
convenience and efficient management.

The upgrading of informal settlements.

Housing typologies which meet the different needs of
households and income groups.

Governance

Way of work

A more coordinated and integrated approach in government
planning, budgeting and delivery.

Partnering with civil society and the private sector to achieve
agreed outcomes (as reflected in the IDP and associated
frameworks/ plans).

Active engagement with communities in the planning,
resourcing, prioritization, and execution of programmes
and projects.
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3. Status Quo, Issues, Challenges and Opportunities

The sections below outline the status quo in SM

in relation to the themes identified in the SPLUMA
guidelines, and identifies specific challenges and
opportunities informing the MSDF.

3.1. Biophysical Environment

3.1.1. Attributes

The attributes of the biophysical environment

listed below have been summarised from the

draft Stellenbosch Environmental Management
Framework 2018 (SEMF) as well as the draft SM Rurall
Area Plan (RAP) dated June 2018. These reports can
be referenced for further detailed information.

s Stelienbosch Municipality

Local Municipalities

/
4

Figure 7. Scenic landscape elements and conserved landscaped/biophysical areas
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Table 6. Stellenbosch’s Biophysical context - key attributes summarised

THEME

Nature and
Scenic Areas

ATTRIBUTES

Significant portions of SM fall within globally recognized biosphere areas and designated public
and private conservation areas. Eleven public conservation areas cover some 28 741ha or
34,6% of the municipal area, with a further 3 000ha managed as private conservation areas.

The SM's landscape consisting of a series of valleys on a base of rolling hills to the west
culminating in steep and dramatic mountain backdrops to the east and south-east, highly
valued for its scenic beauty and sense of place. This landscape, which comprises the natura
and human-made, has been assessed and graded in terms of its heritage significance and
some of the landscape units identified, e.g. the Idas Valley has been classified as a Grade |
areaq, i.e. of national importance (Stellenbosch Heritage Inventory, 2018).

Water Resources

A large portion of the mountainous south east of the SM is defined as a Strategic Water
Source Area (SWSA). (SWSAs supply a disproportionate amount of mean annual runoff to a
geographical region of interest. They form the ecological infrastructure on which most of built
infrastructure for water services depends. Investing in SWSAs is also an important mechanism
for long-term adaptation to the effects on climate change on water provision growth and
development.)

The Eerste River and Franschhoek River are the two important river systems in the municipal
areaq, providing a source of water, recreation, contributing to the sense of place and assisting
with storm water drainage. The Franschhoek River flows into the Upper Berg River system.

The upper sections of the Eerste and the Berg Rivers are relatively pristine while most of the
rivers located in the intensively cultivated and built-up areas of Stellenbosch, Franschhoek,
Pniel and Klapmuts are largely modified and degraded. As an example, the Plankenbrug
River is highly polluted owing to uncontrolled discharge of pollutants from settlements and
agriculture along its course.

SM falls within the Cape Floral Kingdom, internationally recognised as one of the six floral
kingdoms of the world (occupying 0,06% of the earth’s surface). The Cape Floral Kingdom is
the only floral kingdom contained within a single country and characterised by its exceptional
richness in plant species and its endemicity.

Critical and vulnerable habitats are mostly found in the mountainous south-eastern parts of the
municipality, where large fracts of land are already formally protected. However, within the
municipal area nearly all the remaining vegetation is Critically Endangered or Vulnerable.

This area is the habitat of Mountain Fynbos, considered less threatened. This area is also
included in the Cape Floral Region Protected Areas World Heritage Site (part of the World
Heritage List of UNESCO and the Cape Winelands Biosphere Reserve).

The Simonsberg and parts of the Bottelary hills have also been identified as CBAs, with the
latter containing the last remnants of Sand Plain and Renosterveld Fynbos, which naturally
occur to the west of the municipal area, but have been virtually obliterated by agriculture.

Most of the wildlife of the SM is confined to the mountainous nature area to the south-east,
with the fauna consisting of endemic invertebrates, fish, amphibians and repfiles, birds, and
mammals.

Certain indigenous fish species (including the Witvis and Berg River Redfin), which occur in
this system, are critically endangered.

Agriculture

The greater part of the municipality comprises high to medium potential soils, capable of
efficient agricultural production, and constitutes some of the country’s highest yielding
agricultural land (in terms of income and employment generation).

The deeper soils, located around Stellenbosch town, Franschhoek and along major routes, are
potentially the best soils for arable agriculture. These are also the areas likely to face the most
pressure for urban development.

There are approximately 23 000ha of land under cultivation comprising approximately 3 000ha
of dryland crops, (mainly vineyards and orchards) and approximately 19 000ha of land under
irigation. Approximately 16 000ha are under vineyards, with approximately 4700ha of land
used for grazing (mainly cattle and horses).

The irrigated vineyards and orchard blocks mostly found in the western parts of the municipality
and in the Dwars River and Franschhoek valleys, represent a significant investment in
agricultural infrastructure and productivity.

The total extent of land under cultivation varies marginally over time depending on market,
climatic, and business cycle conditions. In recent years there appears to have been a slight
reduction in land under vineyards in favour of grazing.

Between 2000 and 2015 approximately 214ha of agricultural land was lost to development
and, in addition, approximately 60ha of agricultural land inside the urban edge was left
uncultivated by 2015.

The region’s extensive agricultural areas, particularly those under vineyards and orchards,
also attribute scenic value and character to the region, which is valued by both the local
inhabitants and visitors. This is a significant contributor to the value of the area as one of
South Africa’s premier tourist destinations and there is a strong interdependence between
tourism and the wine industry in Stellenbosch.

Municipally
Owned
Agricultural
Land

The SM currently owns 86 agricultural units comprised 1 680ha in total, of which 76 are
incumbered by long term lease agreements. Of these land units, 432ha have water rights. Of
the 76 land parcels currently under lease agreements, six individuals are currently leasing four
or more units, totaling 500ha, whilst a further eight individuals are leasing more than one unit,
totaling 234ha.

99% of the rented farm land owned by the SM is located to the south-west of Stellenbosch in
the Spier corridor. 60% of this land is rented by two large role-players. Most of the contracts
came to an end in 2007 (when it was decided to categorise the farms into lease categories
for short-term, medium, and long-term, depending on when the Municipality anticipate that
they will need the land). The existing income from land rental is small compared to the total
municipal budget (only about R2m per annum) or other income sources.

Climate Change

Global warming and climate change is likely o have the effect of reducing available water
especially for agriculture; increasing average temperatures, and more extreme weather events
and may lead to a reduction in yields, increased use of devices such as shade netting (already
evident) and changes in crops. This in turn willimpact on scenic landscapes.
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Table 7. Stellenbosch’s Biophysical context - issues and implications

KEY ISSUES

e Biodiversity and related ecological services
essential to human existence are threatened by
the fragmentation of eco-systems, transformation
and degradation of land.

* The most highly modified and polluted sections
of rivers in the municipal area are those that run
through agricultural and urban areas, where
natural buffer areas have been eroded and
rivers are impacted by agricultural run-off,
over-extraction, storm water and waste water
discharge, and the reduced flow resulting from
climate change.

e High potential agricultural land is lost to other land
uses, including urban development.

* The impact of climate change on the natural
resource base and agriculture is still unclear, but it is
likely to impact on the quality of life and economic
base of the municipal area.

SDF IMPLICATIONS

The outward growth of settlements should
be restricted to prevent the consumption
of valuable agricultural and natural
environments and associated economic
benefits.

The efficient use of centrally located
land within existing urban areas is critical
to prevent the erosion of agricultural and
natural assets.

The upgrading of existing poorer
settlements is essential to prevent the
degradation of natural assets.

New building and settlement expansion
should be limited to already disturbed
areas of lowest environmental and
agricultural value.

New development should consider

the impacts of climate change, for
example through ensuring sufficient and
appropriate landscaping that assists

in lowering temperatures. In addition,
the creation of atiractive urban public
spaces and places, where extreme heat
is mitigated, will be important for both
local residents and the tourism industry.

Figure 10. The impact of the recent severe drought conditions in
the Western Cape on grape yields is high, with poor yield years
coinciding with moderate or severe drought periods for the wine
industry.

Figure 11. Water quality and habitat diversity in the Plankenbrug
River have been reduced by stormwater and wastewater
discharges from Kayamandi and Stellenbosch. This river has been
identified as a high risk area for human health by the 2005 State of
the Rivers Report
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3.2. Socio-Economic Context

The information presented below is a summary

of the status quo investigations prepared as part
of the Stellenbosch Urban Development Strategy
(UDS) in 2017, the 2017-2022 IDP for Stellenbosch
(dated May 2018), the Socio-economic Profile for
the Stellenbosch Municipality, published by the
WCG in 2017, and the Municipal Economic Review
and Outlook published by the WCG Provinciall
Treasury during 2018.

3.2.1. Attributes

a Stellenbosch Municipality / Spatial Development Framework

Table 8. Stellenbosch’s Socio-Economic context - key attributes summarised

Population

SM, despite its relatively smaller land area, has the
second largest population in the CWDM, estimated
at 176 523 in 2018. The population is expected to
reach 190 680 by 2023 (a 8% growth rate off the 2018
base estimate).

The municipality’s population gender breakdown is
relatively evenly split between male and female.

SM’'s population is strongly concentrated within the
20-24 and 25-29 age categories.

THEME ATTRIBUTES

In 2011, there were 43 420 households within the
municipality. This increased to 52 374 in 2016.

The Black African grouping constituted 20,4% of
the total population in 2001, 28% in 2011, and
considering the projected population, could
contribute about 34,1% to the total population in
2021 and 38,3% in 2031.

The Coloured grouping contributed 57,5% to
the total population in 2001 which decreases, if
measured for the same three intervals above, to
52,2%, 48,4% and 45,7% respectively.

Urbanisation

In 2001, 67,5% of the total population in the municipal
area lived within the urban areas. This percentage
increased to 72,1% in 2011 and an estimated 74,2% in
2016. The percentage share of the total population
living in urban areas could increase further to 76% by
2021 and to 79% by 2031.

In 2021 and 2031, the Black African and Coloured
groupings will together comprise more than 80%
of the total population, as well as the population
residing in urban areas.

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

Almost 59% of the labour force residing in the
municipal area lives in Stellenbosch town and
Franschhoek.

Integration and
Inequality

The degree of racial segregation in terms of
seftflement pattern in SM is very high (just below that
of Overstrand Municipality, which has the highest
value of all local municipalities in South Africa).

The SM had a GINI coefficient of 6,2 in 2016, which
is higher than that of the Cape Winelands District
and the Western Cape Province as a whole.

Education

The literacy rate in SM was recorded at 84,9% in

2011 which was higher than the average literacy
rates of the CWDM (81,7%) and the rest of South
Africa (80,9%). However, it was lower than that of the
Western Cape Province (87,2%).

The learner-teacher ratio within SM remained below
30 learners per teacher between 2012 and 2014
but deteriorated to 33 learners per teacher in 2015.
Factors influencing the learner teacher ratio include
the ability of schools to employ more educators
when needed and the ability to collect fees.

The drop-out rate for learners within SM that enrolled
from Grade 10in 2014 to Grade 12in 2016 was

23%. These high levels of high school drop-outs are
influenced by a wide array of

socio-economic factors including teenage
pregnancies, availability of no-fee schools,
indigent households and unemployment.

SM had 39 schools in 2016, accommodating 26
085 learners at the start of 2016. The total number
of learners appears to have stabilised since 2014.

Given a challenging economic context, schools
have been reporting an increase in parents being
unable to pay their school fees. The proportion of
no-fee schools have dropped somewhat between
2015 and 2016, to 64,1%.

Poverty

Approximately 53,1% of households in SM fall within
the low income bracket, of which 20,4% have no
income. Less than 50% of households fall within the
middle to higher income categories, split between
35,6% in middle income group and 11,5% in the
higher income group.

The number of indigent citizens in SM increased
between 2014 and 2015.

The intensity of poverty, i.e. the proportion of poor
people that are below the poverty line within the

municipal area, decreased from 42,1% in 2011 fo

39,8% in 2016.




Table 9. Stellenbosch’s Socio-Economic context - key attributes summarised (cont.)

ATTRIBUTES

Health

SM has a mother-to-child HIV transmission rate of 2,6%, higher than the 1,7% District and the 1,4%
Provincial rate. The TB patient load had a slight decrease in 2015/ 16.

The number of malnourished children under five years in the CWDM in 2015 was 1,4 per 100

000 children. SM’s rate currently at 0,4. The District’s neonatal mortality rate of 6,5 is higher than
the Province's 2019 target of 6,0 per 1000 live births. Stellenbosch’s rate at 2,2 is lower than the
District rate and the Provincial target and has improved from the 2014 rate of 4,0. In the CWDM,
15.0% of babies born were underweight. At 9,0%, Stellenbosch’s rate is lower than that of the
District and the Province (14,5%).

SM has a zero maternal mortality ratio. In comparison, the District recorded 46,5 per 100 000 live births.
The Province has a maternal mortality ratio target of 65 by 2019. In 2015, the delivery rate fo women
under 18 years in the District was 6,1%. At 4,3%, Stellenbosch’s rate is lower than that of the District.

SM’s termination of pregnancy rate of 0,4 per 1 000 live births is lower than the District’s rate. Overall
almost all of the indicators for child and maternal health have improved in the last year which indicates
that Stellenbosch is making progress towards reaching its health targets.

With the average annual household growth rate exceeding the municipality’s ability to provide
piped water to households, the proportion of households with access to water declined from
99.1%in 2011 to 98,5% in 2016.

Approximately 39% of water supply infrastructure is in poor condition with backlogs in maintenance
requiring R325m to address.

SM allocated R203m to the capital budget to address the backlog and provide for future development.

Electri

2,8% of households make use of sources of energy other than electricity. Access to electricity
for lighting purposes improved by 17,9% from 40 352 households in 2011 to 47 594 households in
2016.

The proportion of households with access to electricity services decreased from 92,9% in 2011 to 90,9% in
2016.

A total of 988 households (1,9% of total households) within SM still make use of sanitation services
other than flushed and chemical toilets (i.e. pit latrines, ecological toilets, bucket toilets, or
none).

About 43,4% of the sanitation infrastructure is in a poor or very poor condition, with an estimated
R283,4m required to maintain sewer reticulation assets.

Despite the maintenance backlog, SM made significant progress in improving access to sanitation,
increasing the proportion of households with access to sanitation from 91,7% in 2011 to 98.1% in 2016.

The majority of household in SM has their refuse removed by local authorities at least weekly
(71,0%).

However, this service provision dropped from 87% in 2011.

The maijority of households in SM currently reside in formal dwellings (65,1%) whilst 34,9% of the
households resided either in informal (17 829), traditional (366), and “other” (107) dwellings in
2016.

The annual average household growth rate between 2011 and 2016 was 0,9% or 1 791
households per annum.

With only an additional 1 447 formal dwellings recorded over this period, the number of households
informally housed has increased faster than the provision of formal dwellings.

The proportion of formal households declined from 75,1% to 65,1% over this period.

SMis unable to cope with rate of household growth, with the percentage of formal households declining
from 75.1% to 65.1% from 2011 to 2016.

Crime

The murder rate within SM remained unchanged at 45 reported cases per 100 000 people
between 2015 and 2016.

Drug-related crimes within SM increased sharply by 20,9% from 1 195 reported cases per 100 000
people in 2015 to 1 444 cases in 2016.

The number of residential burglaries cases within SM increased by 6,9% from 1 037 in 2015 to 1 108 in 2016.

Economy

It is understood that Stellenbosch is the secondary municipality or “town"” with the most JSE listed
corporations in South Africa and the highest concentration of “dollar millionaires”.

SM's economy grew at an annual average rate of 1,7% between 2013 and 2017.
Employment growth remains fairly moderate, averaging 2,2% per annum since 2005.

The majority (30,7% or 23 064 workers) of the employed workforce SM operate within the informal
sector, which has grown by 9,0% per annum on average since 2005.

The semi-skilled sector (which employs 23 392 workers or 24% of the municipality’s workforce)
experienced marginal growth of 1,3% per annum over the past decade.

The skilled sector employs some 13 030 workers, and grew at a rate of 1,2% annum since 2005.
Overall, SM's unemployment rate increased to approximately 11% in 2017.

Commercial services (encompass the wholesale and retail trade, catering and
accommodation, transport, storage and communication and finance, insurance, real estate
and business services industries) comprised 52,3% of the municipality’s GDP in 2016. This sector
employed 45,2% of the municipality’s workforce.

Agriculture, forestry and fishing sector will see retfraction due to the severe impact of water
restrictions. The decline in output from agriculture will influence the manufacturing sector, which
will also contract until the impact of the water restrictions is overcome.

The tertiary sector is likely to see faster growth, but the government sector is not expected to show
growth.

The general government and community, social and personal services sector comprised 17,4% of the
municipality's overall GDP in 2016. This sector employs 24,3% of the municipality’s workforce and its
employment growth over the period 2005-2015 averaged 3,0% per annum.

Wholesale and retail, catering, and accommodation comprised of 20% of SM's overall GDP, and
employed 24,4% (largest contributor) of the workforce in 2016. Economic decline in this sector will have
an impact on its confribution to the employment.

The manufacturing sector comprised 17,1% of the municipality’s GDP in 2016. The sector has
experienced contraction of 0,2% per annum on average over the period 2005-2015. The largest sub-
sector contributor being that of food, beverages and tobacco (40%), petroleum products (13,3%) and
wood, paper, publishing and printing (12,8%). This sector accommodated 10,3% of the workforce.

The agricultural sector comprised 6% of SM's GDP in 20156. The sector grew by 1,4% for the period 2005-
2015. Employment picked up significantly after the recession and grew at a rate of 3,1% per annum on
average since 2010. On net employment, 2 976 jobs have been lost since 2005 and not all of the jobs
lost prior to and during the recession have been recovered. Despite contributing only 6% to GDP, the
agriculture sector contributes 14.7% (3rd largest) to the municipality’s employment, with its contribution
to work generation outweighing its comparative economic contribution. Economic decline in this sector
will therefore have a significant impact on the overall contribution to employment.

The construction sector comprised 5,5% of the SM's GDP in 2016. The sector grew by 2,5% over the period
2010-2015 and employed 5,1% of the workforce.
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Table 10. Stellenbosch’s Socio-Economic context - issues and implications

KEY ISSUE ’ SDF IMPLICATIONS
«  SMwill continue to grow, without the economy High levels of poverty and indigence imply an increased
necessarily being fully geared to provide work burden on municipal financial resources to provide in
opportunities or generate funds to provide needed community needs.
services. An urban structure and form which minimises household
* A growing youthful population, large student costs (e.g. for fravel), and maximises entrepreneurial
population, and seasonal influx of labour could opportunity and thresholds supportive of small businesses

potentially increase the municipality’s dependency is critical.
ratio and a smaller base from which local authorities

. : Given the backlog in the maintenance of infrastructure
can collect revenue for basic services. 9

and servicing existing residents, SM is challenged in
e Continued inequality is likely to lead to incidents of meeting the current demand for services. With the
social unrest and instability. infrastructure budget declining in future periods, an urban
structure and form which minimises municipal servicing

¢ Increased assistance to public facilities will be required . .
P Q and maintenance cost is critical.

— especially schools — given limited household means.

. N Albeit the contribution of agriculture to GDP is relatively
e Crime rates remain high.

low, it is very significant in relation to supporting tourism
¢ Significant upgrading and extension of basic services and employment.
to poorer citizens will remain a priority.

* The growth in the informal sector as the only means
to ensure livelihoods to poorer citizens is expected to
continue.

e Economic sectors accommodating unskilled workers
(especially manufacturing and agriculture) show slow
growth.

* SM’sinability to provide essential services (e.g.
refuse removal) lead to dumping, environmental
degradation and/ or the health-related problem:s.
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3.3. Built Environment Context

The challenges faces the built environment of the
SM have been documented in a variety of sector
plans prepared by the municipality, including a
Water Master Plan (2011) and (2017), a Stormwater
Masterplan (2013), a Sewer Master Plan (2017), a
Comprehensive Integrated Transport Plan 2016-2020

(2016), an Electrical Infrastructure Master Plan (2015)

3.3.1. Attributes

as well as area-specific plans such as the Klapmuts

to the MSDF.

Table 11. Stellenbosch’s Built Environment context - key attributes summarised

Settlement
Pattern and Role

Stellenbosch town remains the most significant settlement within SM, followed by Klapmuts,
Franschhoek, and a number of smaller dispersed settlements.

Special Area Development Plan (2017); and the
draft UDS (dated 2017),and draft Stellenbosch
Municipality Rural Area Plan (2017), the RAP

and previous MSDFs. The table below provides a
summary of the issues and challenges of relevance

THEME ATTRIBUTES

Rural Settlement

There is a backlog of over 3 000 housing opportunities in rural areas (based on information
form the Draft Rural Plan).

Historic Built
Assets

SM has a rich asset of historic places and buildings, in large part saved through the
intervention of Historiese Huise in the past.

There appears significant disused historical industrial buildings which in time could be
repurposed for alternative uses while recognising industrial and labour history.

Land Use and
Density

Dwelling densities have increased in Stellenbosch town, Klapmuts and Franschhoek but are
still significantly lower than the targeted density set in planning policy and studies of 25 du/ha.

In 2015 the average density in Stellenbosch was 8,17 dwelling units per hectare, with
Franschhoek only slightly higher at 10,22 units and Klapmuts falling between these two at 9,94
(densities vary significantly between neighbourhoods within settlements).

In the municipal area, the split in housing typology between 1996 and 2015 is: dwelling houses
(74%), flats (17%), other residential buildings (6%), and townhouses (3%).

The office development market in the municipal area has been relatively flat over recent
years compared to the highs of 2005-2010.

The retail property development market in the municipal area is highly sporadic in nature
with several spikes in building activity interspersed with short- to medium-term troughs.

Trends in the industrial property development market in the municipal area are hard to
discern, with some years showing a substantial spike in building activity compared to
previous years and other years showing very little (or no) building activity.

Facilities and
Social Services

There appears to be an adequate number of facilities within reach of the majority of
households to meet the educational and health care needs of SM, but challenges relate
to operational and household affordability as well as the capacity of these facilities (e.g.
overcrowded schools in poorer neighbourhoods)

Regional
Infrastructure

Plans to upgrade various regional mobility routes (R44, R310 and R304) are likely to improve
regional mobility. However, the impact of these at a local level are likely to be minimal
without targeted interventions to resolve local congestion.

Regional water supply remains constrained; however, recent rains and major augmentation
schemes being implemented by national and provincial departments are likely to improve
the security of supply over the medium term.

Municipal
Infrastructure

SM's water is of good quality and complies with National Standards.

The SM has been replacing old water meters on an ongoing basis. Systems have been
upgraded to address the accuracy of data readings.

The SM faces capacity problems at various waste water treatment works. Various projects
have commenced to undertake expansion and rehabilitation works.

97% of households in SM have access to sanitation services above the minimum service levels.

SMis highly dependent on the CCT for water security, with most of the towns making up
SM having a supplementary supply from the City. In the light of the projected growth of
Stellenbosch, this is not viewed as a sustainable situation.

The Devon Valley landfill site has a remaining life of less than two years.

SM’s significant challenges are the augmentation of existing water sources, the
replacement and upgrading of old infrastructure, the provision of sustainable basic services
to informal settlements and to ensure the provision of basic services to rural communities
located on farms.

According to the Electrical Infrastructure Master Plan (2015), the overall condition of the
existing infrastructure is good given the age of the equipment. On the whole the electrical
network is fairly robust, and should support future developments, provided timeous
upgrades are implemented as outlined in the Master Plan.

The stormwater infrastructure is in a good condition, with a few exceptions where localized
upgrading is required.

Service Related
Protests

Service related protests and land invasions occur intermittently.

Municipal Land
Ownership

A total of 40.4% or 33 544ha of the land in SM is owned by either government or Municipality.
The rest of the land, approximately 50 316ha, is privately owned.

The SM owns 4 219.4ha of urban and rural land spread out in fragments across the entire
municipal area. The tradability of this land, is by choice, low as the Municipality prefers long-
term lease agreements as confractual arrangements with third parties rather than selling
outright. Arguably, this is one of the reasons why house prices are so high in Stellenbosch
town. The supply side is artificially constrained.

@ Stellenbosch Municipality / Spatial Development Framework / Approved by Council on 11 November 2019




Table 12. Stellenbosch’s Built Environment context - key attributes summarised (cont.)

THEME

Housing
and Shelter

LUM Trends

Large Land
User Trends

Property
Market

Movement
and Access

ATTRIBUTES

The percentage of households in formal housing has decreased from 75,1% in 2011 to 65,1%, illustrating
the difficulty keeping pace with housing demand of the growing number of lower income households.

The current housing demand waiting list comprise some 15 780 applicants (Western Cape Housing
Demand Database extract for Stellenbosch, May 2018).

The middle to high income housing demand was projected to be 1 850 units in 2016 (Urban Econ's
Stellenbosch Market Assessment, 2016).

The student accommodation demand was recorded as 4 200 beds in 2016 (Urban Econ'’s Stellenbosch
Market Assessment, 2016).

Cloetesville, Idas Valley, Kayamandi, and Jamestown; all within a 5km of radius of Cenfral Stellenbosch
make up 45% (7 035) of the SM’s total BNG housing need.

Neither Idas Valley, Cloetesville, nor Kayamandi, have extensive land options to accommodate the
current demand.

.

74% (11 615) of the applicants has been on the waiting list for longer than 10 years, 24% (3 818) of
which are currently on the waiting list for more than 20 years. Cloetesville (84%), and Idas Valley
(88%) have the highest proportion of applicants on the waiting list for 10 years or more.

Given the current profile of those on the waiting list for less than 10 years, it is evident that housing
demand will be driven by applicants from Klapmuts and Kayamandi.

Those older than 40 years and on the waiting list for more than 10 years make up 8 390 (53%) of all
applicants. More than 50% of Kylemore/ Pniel, Jamestown, Idas Valley and Franschhoek’s housing
demand have applicants that are older than 40 years and have been on the waiting list for more
than 10 years.

The rate of housing delivery during the current MTREF period (466 units) and post the current
MTREF period (8166) is not meeting demand. The housing backlog will thus increase, as well as
the number of informally housed households.

Almost 70% of all recently submitted strategic land-development applications had a peripheral
location (i.e. contributing to urban sprawl with associated costs), and even more (89%) of these
applications were greenfields developments.

A very high number (55%) of all land-development applications submitted to SM between 2007
and 2015, were for (or included) a permanent departure. This is evidence of a changing pattern
in the use of land that is not yet accommodated in zoning schemes.

Only about 25% of all land-development applications submitted to SM pertains to rural land.

Distell - owner and user of the Adam Tas and Bergkelder land holdings — intends to relocate its
operations to a centralized facility in Klapmuts (north of the N1).

Considering all house-price bands in the urban areas, the mean and median values increased
significantly in almost all areas between 2012 and 2016. The value increase of full-title and sectional-title
properties combined in the urban areas was 47%, which equals an annual compound growth of 10%.

Between 2008 and 2017, nominal full-title property rentals in Stellenbosch town showed growth of
roughly 8,1% per annum while sectional-title property rentals grew by about 10,5% per annum.

Over the same period, building costs (as measured by the CPI) showed growth of roughly 6% p.a.
This implies that over the past eight years residential rentals in Stellenbosch were able to grow in
real terms.

The Municipality contains 312km of roads and an additional 35km of roads which are 80/20 subsided
by the Province.

Around 6km of the roads have block pavement surfacing, 11km of the roads are unpaved roads and
most are paved roads with bituminous, flexible pavement surfacing.

Around 80% of the roads are Class 5 Access roads with the balance being Class 4 Collectors, with a
few Class 3 roads mainly in the 80/20 Provincial subsidy category.

Road network condition assessments show an improvement in the overall condition of the SM's road
network over the last 12 years. The latest Road Asset Management Plan indicates that around 7km
(2.5%) of the roads in SM are in poor or very poor condition.

The current modal split in SM is as follows: light vehicles: 87%; minibus taxis: 7,5%; bus: 4,5%; heavy
vehicles: 1,5% (rail information is not available in the RMP).

Approximately 12% of all traffic within the SM are buses and mini-bus taxis (low compared to CCT with
approximately 36% public transport usage).

The RMP found that the present road network — particularly provincial roads - fails fo cope with the
longer-term growth needs of the Stellenbosch area and some roads, particularly in the historic fown
area, may in future operate at capacity during peak periods (unless modal shift changes).

The RMP found that the following road sections function beyond capacity: The R304 before its
intersection with the R44; The R44 (south) between Paradyskloof and the Van Reede intersection;

Bird Street between the R44 and Du Toit Street; Merriman and Cluver Streets between Bird Street and
Helshoogte Road; Dorp Street between the R44 and Piet Retief Street; Adam Tas Road between its
junction with the R44 and Merriman Street.Piet Retief Street; Van Reede and Vrede Streets between the
R44 and Piet Retief Street.

Access roads found to be under severe pressure are: The Welgevonden access road; Lang Street into
Cloetesville; Rustenburg Road info Idas Valley; The Techno Park access road.

60% of SM’s households do not have access to a car, and are dependent on unsupported informal
public transport or travel on foot.

Some 3 200 persons travel into town during the highest peak hour, if assumed 1 person per vehicle
and no buses or faxis.

70% of all trips entering Stellenbosch town are by private car. There is worsening peak period
congestion, with average traffic speeds pushed down to 13km/h (below cycling speed) and a
throughput per lane of only 600 persons per hour due to the very low vehicle occupancies.

Local (<5km) peak period person trips within the town of Stellenbosch total twice the number of
longer distance (>5km) passenger commute trips.

Approximately 80% of the workforce employed in the municipal area live in the town of
Stellenbosch and make trips of less than 5km in distance.

95% of all NMT trips within the Stellenbosch town are made by low income residents.
Over 80% of all local trips by choice-user are made by car.

A bypass tying in with the R44 in the vicinity of the Annandale Road in the south and with the
R304 in the vicinity of the Welgevonden Road intersection in the north is under investigation. The
route is envisaged as a dual carriageway, over a distance of £14 km, with no direct property
access and grade separated intersections (inferchanges). However, this proposal appears to
have no official status.

Scheduled passenger trains in the Stellenbosch area run over a total rail line distance of 18
km, and frains stop at seven stations in the municipal area (Lynedoch, Spier, Vliottenburg,
Stellenbosch town, Koelenhof, Muldersvlei and Klapmuts). Franschhoek, La Motte and
Wemmershoek are alongside the Franschhoek line which is no longer in operation).

Public bus services are limited. There are 28 scholar bus confracts within the Municipality,
fransporting up to 4 263 scholars.

According fo the Transport Register there are 43 routes operated by mini-bus taxis. Currently, 114
mini-bus taxis have been surveyed and 157 operating licences have been issued. The majority of
routes are operating at above 75% service capacity.
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Table 12. Stellenbosch’s Built Environment context - issues and implications

KEY ISSUES SDF IMPLICATIONS

*  Many households do not have access to water within their dwellings. Available municipal capital funding is required for

backlogs and maintenance, i.e. there are virtually no

funds to investment in support of new development

e Much of the sanitation infrastructure in the SM area is in a poor or very poor and improvements to address existing problems with
condition. infrastructure (e.g. limited provision for NMT).

*  Much of the key water supply infrastructure in the SM area is in disrepair.

e Relatively low density development predominates in the area. The current service and housing delivery model is

ineffective in addressing the municipality’s housing demand

and growth. Housing demand and the associated land

demand for the currently delivery model shows that the

«  Existing industrial/ manufacturing operations and land holding in the centre of municipality does not have access to adequate land to
Stellenbosch town impede large scale restructuring of the settlement. serve the current and projected housing demand.

e Most new development reinforces a pattern of low overall densities and seek
peripheral locations.

* There is a significant backlog in housing for the poor. Given the limited income of a large proportion of the
population, a settlement structure and form prioritizing

e There appears to be significant demand for student housing and affordable walking and public and NMT, should be pursued.

housing for employed, lower and middle income groups.
Given low levels of road space utilization in terms of vehicle
occupancy, there appears no basis for capacity increases
to infrastructure accommodating general traffic.

e The rate of current housing delivery for the poor and lower income groups
is significantly lower than that required to address backlogs and demand
meaningfully.

The proposed bypass is likely to stimulate further settlement

sprawl and “lock-out” projects aimed at restructuring

Stellenbosch town.

* Ifis expected that a significant proportion of housing backlogs for farm
workers — and future need for farm worker housing — will have fo be met in
urban areas.

Stellenbosch town has high potential volume of NMT users

should the environment be more encouraging of NMT

modes, particularly cycling.

e Property prices and rentals in SM have shown significant growth (of a higher
percentage than the increase in cost of building).

*  Many poor areas appear to have a high incidence of overcrowding.

The relocation of large industrial land users from

*  Many movement trip needs in SM remain unsatisfied or are undertaken with Stellenbosch town (to Klapmuts) presents significant
great hardship. For these captive populations, access to ever more dispersed opportunity to restructure Stellenbosch town.
activity is increasingly difficult.

e Virtually all available funding is allocated to providing general road
infrastructure rather than the development of transport systems and
approaches that serve the most effective and sustainable movement of
people and goods.
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3.4.

Institutional Context

Information regarding the institutional issues

that have a bearing on spatial planning and
development has been extracted from the IDP and
the 2018 Medium Term Revenue and Expenditure
Framework (MTREF) of the municipality.

Table 13. Stellenbosch’s Institutional context - key attributes summarised

THEME

Staff Resources

ATTRIBUTES

Few municipal staff resources are available for dedicated future planning
(across sectors) or driving larger, transformative, and catalytic programmes and
projects.

There appears to be limited capacity for planning and managing public and
NMT programmes and projects.

Infer-municipal and municipal-provincial institutional arrangements for addressing joint
planning challenges appears weak and intermittent.

Sector
Integration

There appears to be poor integration between spatial and transport planning.

Transport planning focus and expenditure remain focused on roads and accommodating
private vehicular transport.

Partnerships

Albeit many partnerships between communities and organisations (including
the municipality) exists to assist community based initiatives, address

specific community needs, and environmental issues, there appears no
high-level public-private partnership that will fundamentally “shape™ major
challenges facing the municipality (including infrastructure, transport demand
management, and housing).

Operating and
Capital Budget

The operating income (including grants and subsidies) of the SM increased
by 12,38% from 2012/ 13 to 2014/ 15 or 6,01% on average per annum over the
period. Operating expenditure increased by 17,43% over the period or 8,36%
per annum.

Grants and subsidies received do not exceed the operating income generated
by SM from its own activities, and the reliance on grants and subsidies will
probably decrease further should the emerging tfrend confinue.

Rates income per capita increased from R1 213,15in 2012/ 13 to R1 408,79 in
2014/ 15 (16,13% over the period). Over the period, the rates income increased
from R203,7m to R249,7m or by 22,49%, while the population increased by
5,48%. The increase in the population figures and the increase in the rates
income per capita may suggest that a larger number of the population

is contributing to an increasing rates base, but also reflects on the above
average increase in property values in the large parts of the municipal area.

The municipality spent 0% of its capital expenditure budget in the 2014/ 15
financial year, while capital spending in 2013/ 14 was 92% of the budget. Most
of the capital budget was spent on infrastructure and housing.

MIG expenditure increased from 2012/ 13 to 2013/ 14 at a faster rate than operating
income and operating expenditure. From 2012/ 13 to 2013/ 14, operating expenditure
grew at 17,43% while MIG expenditure increased by 60,98%, with operating income that
increased at 12,38%. From 2013/ 14 to 2014/ 15, MIG expenditure increased at a higher
rate (28,78%) than operating expenditure (9,8%). Operating income decreased by 2,07%.

SM experienced a general increase in outstanding consumer debt between 2012/ 13 and
2014/ 15 across all sectors, with the largest increase that accrued to rates.

SM’s MTREF capital budget increased by approximately 13% to R2 244 370 898 for 2018/ 19.
Of this, R1 716 330 147 (76%) is allocated to the operating budget and R528 040 751 (24%)
to capital investment.

Allocations from National government for the 2017-2021 MTREF will fotal R160m, of which
the bulk is MIG funding, with R70m from the PGWC, mostly allocated towards housing
development.

Infrastructure expenditure over the MTREF 2018-2021 period totals R1,1bn, and makes up
82% of the total capital expenditure allocation of R1,35bn.

SM has borrowed R340m (25% of the total infrastructure budget) to fund their priority
infrastructure needs. For the capital budget over the MTREF period 2018-2021, borrowings
total 30% (R160m) in 2018/ 19, 21% (R100m) in 2019/ 20 and 23% (R80m) in 2020/ 21.

Asset :
Management

The SM appears to have no processes or procedures for proactively using
municipal land assets as a resource to address identified developmental needs.

Planned
Government
Spending

Given the worsening fiscal outlook, National and Provincial Government grant
allocations towards the capital expenditure reduces over the MTREF period,
from the peak of R91m in 2018/ 19 to R58m and Ré8m in the following years.

Provincial government funding allocated to SM in the 2017/ 18 financial year was largely
focused on road infrastructure maintenance and upgrades (R?0m) with lesser amounts
spent on the upgrade of the Stellenbosch Hospital (R14m) and the PC Petersen Primary
School (R15m).
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Table 14. Stellenbosch’s Institutional context - issues and implications

KEY ISSUES

¢ SM has a limited institutional capacity and insufficient
funding for the management of fransport issues.

* Infegratfion between transport and spatial planning has
never been achieved in Stellenbosch.

¢ Given the extent and development potential inherent
in the very large municipal land resource, current
management arrangements for this resource appears
inadequate.

¢ With government’s contribution towards capital
expenditure declining and with SM needing to borrow
25% of their capital expenditure spend over the MTREF
2018-2021, SM is under increasing pressure to fund
capital expenditure from their own reserves.

e SM cannot maintain the current rate of infrastructure
spend post MTREF period. The decreasing loan
contribution amount and SM’s replacements reserves
towards 2021 leads to a significant decrease in the total
capital budget and investment in infrastructure 2021.

¢ SM’s ability to fund to fund infrastructure from their
own reserves primarily relies on the ability in achieving
96% collection rates for services. Mounting consumer
pressures in paying the increasing costs of service makes
the likelihood of achieving the projected collection rates
questionable, thus putting SM in a financially vulnerable
position to fund capital expenditure projects.

SDF IMPLICATIONS

Given budget constraints and existing maintenance
backlog, SM’s future capital budget should prioritise
critical infrastructure projects and addressing
backlog within the current urban footprint in lieu of
future growth prospects.

Development and densification efforts will need to
be focused on where the capital and operational
expenditure is concentrated.

Further expansion of SM’s current built footprint
will dissipate the SM’s ability to maximise the use
and productivity of existing infrastructure and
further extend the SM'’s future liability in needing
to attend to the building and maintenance of new
infrastructure.

SM should seek to maximise their return on

infrastructure assets by increasing the number of
people serviced by existing infrastructure assets and
by decreasing the number of indigent households
that need to be served by newly constructed
infrastructure (as they are unable to achieve a
return on the assets while it increases their future
maintenance burden).
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3.5. Synthesis of Status Quo

There are a number of concerns and observations
related to Stellenbosch’s existing mode of
settlement development and management. These
are summarized below under the themes used for
analysing the status quo.

Bio-physical

* The degradation of key ecological assets
and loss of productive agricultural land has
not been arrested. For example, there is no
indication that the condition of the river systems
in the municipal area has improved significantly
since problems first manifested. In addition,
significant amounts of agricultural land have
been lost to development over the past
decade.

e Climate change is likely to have a significant
impact on the natural resource base of the
municipal area, which will include a reduction
in water, increased temperatures, increased
fire risks, and increased incidences of extreme
weather events. This, in turn, willimpact on
agricultural production, scenic landscapes,
the livability of urban areas and the ability
to provide basic services such as water and
sewerage treatment.

e Considerable progress has been made at
provincial and local levels to prepare guidelines
enabling ancillary activities in nature and
agriculture areas, providing increased access
to nature and diversified farm income.

Socio-economic

* The population of the SM is likely fo continue to
grow above the average provincial rate, and
urbanisation is likely to increase, with the main
settlements having to absorb the bulk of this
growth.
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The ability of the economy to absorb growth,
particularly with regard to job creation, is a
concern. Indications are that the growth in
indigent households, who traditionally are
employed in unskilled and semi-skilled jobs,

is disproportionate to employment growth,
which has been slow in these categories (e.g.
agriculture).

The informal sector will continue to provide
livelihoods to a significant proportion of
residents, but the prevailing settlement structure
and form does not recognize the needs of
marginal entrepreneurs.

A growing youthful population, large student
population, and seasonal influx of labour is likely
to increase the municipality’s dependency
ratio, in addition to a smaller base from which
the municipality can collect revenue to provide
services and opportunities that will improve the
lives of the especially the poor.

Inequality in the municipal area, and
particularly the historic towns such as
Stellenbosch and Franschhoek, remains
significant. Although inequality is generally
accepted to be unsustainable and is likely
to lead to social unrest and instability,
current development patterns are simply not
addressing this issue.

Crime rates remain high. The market response

— focused on providing security for those who
can afford it (e.g. through gated development)
—is like to exacerbate inequality and
segregation.

The upgrading and provision of basic services
and housing will remain the focus of the SM and
other government agencies for the foreseeable
future, thus foregoing investment in other areas
that would likely have more socio-economic
spin-offs and result in improved place-making.

The SM’s inability to provide essential services
(e.g. refuse removal) leads to dumping,

environmental degradation and resulting
health-related problems.

Built environment

Infrastructure backlogs — specifically in

poor areas — and essential municipal
infrastructure requires significant investment
and maintenance. This applies to all basic
services (electricity, water supply, wastewater
management and solid waste disposal).

The need for housing and shelter — both for
the lower income groups and those with
employment — has not been adequately met.
The existing “housing pipeline” will not meet
the need for those requiring state assistance,
and little is built which is affordable to ordinary
workers. A pattern of intermittent land
invasions and associated “responsive” basic
infrastructure provision, as well as daily inward
commuting of ordinary workers and students, is
likely to continue.

Property and land is inordinately expensive

in SM (partficularly in Stellenbosch town and
Franschhoek), locking out both the poor

and lower/ middle income workers from the
property market. Without significant intervention
in the property market, this situation is likely to
worsen.

Inequality in SM is particularly evident

in the structure of settlements, with low
density development accommodating the
wealthy, while the poor is accommodated
in high density, poor quality peripheral areas.
Significant numbers of people live in informall
shelters. Many new developments reinforce
a pattern of low overall densities and are
located in peripheral areas, entrenching
dependency on private fransport, amongst
other inefficiencies.

New high density development mostly focus
on the student market, and target groups using
private vehicles.



KLAPMUTS FRANSCHHOEK

KOELENHOF

[ Urban edge expansion

Urban edge adjustment
[ Urban edge expansion not supported
[ Other

Figure 17. Current development pressures on the periphery of settlements in the SM
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The numerous heritage resources located within
the settlements of SM are assets of immense
value. Many of these (e.g. parts of the Rhenish
complex in Stellenbosch), are underutilized,
and have the potential fo become vehicles for
innovative development that can contribute to
creating a more inclusive economy.

The existing industrial/ manufacturing
operations and land holdings in the centre
of Stellenbosch town impede large scale
restructuring of the settlement.

The planned move of Distell - occupying large
tracts of strategic land in Stellenbosch town — to
Klapmuts presents very significant opportunities
for the future development of Stellenbosch,
Klapmuts, and the broader regional space
economy. If not rigorously managed as a
shared initiative between the public and
private sectors, the opportunity may be lost.
SM should focus maximum effort on utilizing the
opportunity presented to address the needs of
the town.

Transport planning practice within Provincial
government has maintained a “regional
mobility lens” with the bulk of planning effort
and funding allocated to road infrastructure
rehabilitation and expansions that provide for
and respond to demand side growth, largely
afttributed to unconstrained low occupancy
private vehicles at the cost of local mobility. Too
little focus is placed on progressively improving
the efficiency of use of existing road space
through shiffing modes and altering fravel
patterns.

This regional mobility approach and “roads
for growth” focus has very high financial,
economic, social and environmental costs, is
unsustainable and is exclusionary to most the
population, i.e. those who do not have access
to private transport. Furthermore, a regional
“lens” which attempts to accommodate
private vehicles growth has adverse
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consequences for managing transport at the
finer, localised level where trips concentrate.

Currently the provision of public fransport,
non-motorised modes and travel demand
management programmes are generally
considered as local municipal functions, and
not a core responsibility or competency of the
Province. Given the extent of transport issues

in SM, the municipality has limited institutional
capacity and funding for the management of
fransport issues. As a result, sustainable transport
approaches have been extensively overlooked
in favour of traditional engineering solutions.

The SM has recently developed a “living”,
continuously updated online housing
demand database and an associated mobile
application (fo be launched in August 2019).

The SM will embark on a programme of
cleaning the database, including calling all
applicants currently on the Western Cape
Housing emand Database to come forward
and update their details (this will ensure that
deceased applicants are removed from the
database) and a clear understanding of the
demand for different housing programmes as
determined by different income groups.

Those who have left the SM area will also be
removed from the online database system

The mobile application will ensure that residents

Service Backlogs

¢ While current funds are allocated to addressing
critical issues — specifically related to
infrastructure augmentation and maintenance
— it appears that the municipality does not
have the resources to fundamentally reverse
backlogs or negative trends in shelter or
infrastructure needs.

e The diagram below illustrates the focus of
public and private sector investment in the SM.
The municipality largely focuses on meeting
service backlogs, its ability to respond to crisis,
and asset mainfenance. There is little scope in
the budget for new “productive” investment
that will result in significant economic growth
to benefit the whole community. By confrast,
the private sector largely funds new assets for
a select group. Private sector investment is

Public
Sector

update their information without visiting the
office and also apply for housing using their
smart phones.

Institutional

The municipal budget is relatively small
considering the depth, range, and variability
of citizen needs, specifically in relation to the
needs of poorer cifizens.

Private
Sector

Crisis i New “Productive”

Diagram 1. Investment focus of the public and private sectors

Maintenance



not structured to contribute to the long term
maintenance of common assets or addressing
the developmental needs of the municipal
area.

Although rates income is expected to grow, this
additional income will be largely required to
maintain the existing infrastructure and services.

The municipality has significant land assets,
and although some programs have been put
in place to support small farmers, the bulk of
its land holdings has not been meaningfully
employed as a resource to address citizen
needs.

Significant partnering between the municipality
and the corporate sector (which has
considerable material and human resources) in
relation to addressing needs — and restructuring
the settlement — has not occurred.

The municipality has undertaken an inordinate
amount of planning studies, both overarching
in nature and sector specific. Collectively,
these comprise a huge volume of analysis and
guidelines for future management, difficult to
comprehend and “make sense of”. It appears
that there is significant disjuncture between
the extent of policy and process guidelines
available and what could be logically
managed by the municipality in day-to-day
decision-making. Considerable duplication
appears between plans — each “discovering”
the municipality anew — as opposed to focusing
on a particular functional area or focus in a
manner which supports others.

Despite the principles and proposals put
forward by these plans to address the skewed
pattern of development in most of the
settlements in the SM, particularly Stellenbosch,
there has been hardly any change in the
structure of these settlements since the
fransition to democracy. Most developments
follow a "business-as-usual” pattern.

e Sector planning remains fragmented, especially
in relation to spatial and transport planning,
where the drive to augment and extend road
space appear in confradiction to the public
and NMT focus required by spatial planning for
the municipality.

e Current planning initiatives have not addressed
the economic generative opportunity
associated with Klapmuts, its relationship with
settlement opportunity for people close to work,
and the associated opportunity to restructure
Stellenbosch town as manufacturing concerns
leave town in search of locations which better
meet current business strategy and plans.

3.6. Land Budget Considerations

Determining the future demand for housing,

other forms of development and the associated
infrastructure requirements form part of the
requirements for the preparation of an MSDF as set
out in SPLUMA. An understanding of the housing
need in particular has to be translated into land
requirements with a view to understanding the land
need and distribution thereof across the municipal
area.

Determining the demand for housing and services
is based on the current demand (i.e. backlog)
and the demand that will be generated through
growth. Land requirements are then informed by a
realistic projection of the density of development
required to accommodate the demand. An
understanding of the land requirements is also
informed by the type of housing demand. In

this regard it is traditional to distinguish between
the demand for affordable housing (indigent)

and housing taken up by the open market (non-
indigent) as the form of housing provision for these
markets may vary. The land demand as calculated
is then measured against available land. In the
current policy context, available land includes all
land that is potentially developable within urban
areas and within the urban edges determined by
previous spatial planning exercises, for the various

seftlements earmarked to accommodate growth.
In the SM context it is argued that affordable
housing, for which there is a considerable land
demand, will be accommodated in the main urban
centres of Stellenbosch, Franschhoek and Klapmuts
where housing beneficiaries will have access

fo socio-economic opportunities. The findings
presented in this section are largely based on the
work done for the 2018 SM UDS.

3.6.1. Projected housing and land

demand

Housing for indigent

e Estimated need for houses, municipality-wide, in
the "give-away” bracket in 2016: 11 6183

e Estimated unfulfiled need of houses by 2036,
assuming that no houses for the indigent will be
built between 2016 and 2036: 17 847

e However, if the current rate of delivery persists
only 7 805 units would have been added by
2036, thus still resulting in a significant backlog.

Housing for the non-indigent <80 m?

¢ Estimated need, municipality-wide in 2016: 15
042 (this includes a variety of unit types aimed
at various markets, such as GAP housing, flafs
and townhouses, and stand-alone units)

e If no supply is added by 2036: 23 106

These unit numbers have been translated into land
demand, based on various scenarios set on in

the UDS, ranging from a projection of the current
pattern of fairly low density development, to higher
densities based on certain economic forecasts.
According to these figures, the 5 year forecast for
land demand for housing in the middle of the road
scenario (or “*consensus scenario”) is projected

at 228ha by 2021. By 2036 the land demand for
housing would range from 1 33%ha, based on
current patterns, fo 741ha in a low growth scenario.
Wrecemﬁgures contained in the Western Cape Department of Human

Settlements Demand Database, May 2018, shows a housing demand of 15 780 units in
this bracket.
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The total gross land demand, also making provision
for other land uses that will result from growth such
as commercial, industrial and infrastructure, is
estimated to be 270ha by 2021 and 996ha by 2036
in the middle of road/ consensus development
scenario.

3.6.2. Allocation of demand across the
municipal area

The UDS allocates land demand to nodes based
on historic land take up and an "“adjusted nodall
location”. The historic land take-up in nodes is given
in Table 15.

The UDS adjusted nodal allocation (away from
historic tfrends) is based on:

*  Market preference for a certain land-use in a
specific location (based on market tfrends).

¢ The positioning strategies and a “normalized”
situation with respect to infrastructure and the
stock of developable land (it ignores backlogs
and surpluses in infrastructure provision and
availability of developable stock).

Based on this work, which includes a nuanced
understanding of the role of the various settflements
in the SM and their respective projected growth
rates, the overall demand for land for indigent
housing within a five and ten year forecast period
has been projected as indicated in Table 16.

The table indicates that the largest demand for
housing is, as to be expected, in the town of
Stellenbosch, which already accommodates 70% of
the urban population of the SM. Franschhoek and
Klapmuts together only accommodate 20% of the
SM urban population, with the remainder spread
throughout the smaller villages and hamlets. The
ratio for the proposed allocation of indigent housing
is thus a 7:2:1 spread between Stellenbosch,
Franschhoek and Klapmuts.

Table 17 indicates land currently available within
the urban edge as indicated in the UDS strategy.
This includes strategic landholdings such as the

Table 15. The historic land take-up in nodes

HISTORIC GROSS LAND TAKE-UP BY NODE 2000 - 2015 (ALL LAND USES)

Town / Settlement

Stellenbosch (Town) 271

Franschhoek 82

Klapmuts 56

Other 72

TOTAL

Distell land along the Adam Tas corridor will possibly
become available for development in future.

It is evident that there is more than enough land
to accommodate the indigent housing need.
Although it is obvious that the market demand
for development (for housing, commercial and
industrial demand) also requires consideration

in the MSDF, it is argued that providing housing
opportunities (in whichever form) for the indigent
is critical, whereas the municipality can exercise
it discretion when considering market driven
applications and thus have more control over the
supply-side. In any case, it is evident that there

is also sufficient opportunity for market driven
development, if considered that the current ratio
of built-up versus vacant land in the towns of
Stellenbosch, Klapmuts and Franschhoek is 5.4:3.5
(built-up/ vacant) within the urban edge.

In addition, current densities remain below 10 du/ha
for these settlements, and although they have been
increasing somewhat in recent years, densities are
still significantly lower than the targeted density of
25 du/ha set in higher level planning policies and
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Land Take-Up (ha)

Percentage Share (rounded to 10)

60%

20%

10%

10%
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studies. Thus, provision should also be made for
redevelopment and densification as a means to
accommodate market demand.

In conclusion, it is clear that the future development
demand could be met in an effective and inclusive
manner within the current urban edge of these
three towns.



Table 16. Land demand for housing per node

Settlement

% of municipal/

Indigent housing need

Land need in ha
(number of units x 120m?

Indigent housing need

Land need in ha (number

: . ,
urban population (2021) erven) (2026) of units x 120m? erven)
8 357 (based on 2,6% annual 9 363 (based on a 2,3%
Stellenbosch (Town) 51/70 growth) 100 annual growth) 12
1208 (based on 3,6% annual 1 420 (based on 3,3%
Klapmuts 517 growth) 14 annual growth) 17
Franschhoek 9.5/13 4 370 (based on 4,6% annual 50 5394 (based on 4,3% 65
growth) annual growth)
Dwarsrivier (Pniél,
Johannesdal) 59/8,2
Dwarsrivier (Kylemore,
Lanquedoc)
La Motte /1,4
Groot Drakenstein 0,8/ 1
Wemmershoek 0,5/0,7
Koelenhof 0,2/ 0,26
Muldersvlei 0,04/ 0,06
Vlottenburg 0,08/ 1
Raithby 0,5/0.8
Lynedoch 0,1/0.14
Table 17. Land availability
W\ \\]») STELLENBOSCH FRANSCHHOEK KLAPMUTS
Currently available (UDS 2018) 633ha 13Tha 146ha
2021 requirement for indigent housing 100 52 14
2026 requirement - cumulative for
. . 112 65 17
indigent housing
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4. Vision and Concept

4.1. Introduction

This section outlines a vision, key considerations, and
spatial concept for the spatial planning and land
use management of SM.

4.1.1.

In line with the SM’s vision as the "“Valley of
Opportunity and Innovation” (as contained in
the IDP), the vision for spatial development and
management is described as follows:

Vision

“We envisage a municipal area even more
special than it is today; a place of natural
beauty, rich in the way it preserves and
exposes elements of history and culture,

its produce from the land, the quality of

its institutions, and the mindfulness and
innovations of its people.

It is a future Stellenbosch municipal area
that remains familiar; it has retained what
differentiates the municipality from other
places, its landscapes, historic buildings and
settlement patterns, and the specialness of
its institutions. It is resilient; it has adapted

fo the needs of today without losing what

is special from the past. It is inclusive; it has
accommodated the needs of citizens from
all walks of life without fear. It is diverse and
therefore productive. In adapting to new
needs, and accommodating new people, it
has become the stage for new expressions
of culture, new businesses, and new ways of
doing.

In form, it comprises a set of compact
seftlements, large and small, surrounded by
natural and productive landscapes, and
linked by means of public transport. Internally,
settlements are relatively dense, cyclable and

walkable. Each portrays a unique character,
closely linked to its surrounding landscape,
the reach and extent of its public institutions,
and the capacity and opportunity of its
infrastructure. Each provides for a range of
citizens from all walks of life, with significant
choice in place of residence.”

4.1.2.

Working fowards this vision, a number of principles
are key:

Key Principles

First, maintain and grow the assets of the
Stellenbosch Municipality’s natural environment
and farming areas. Humanity depends on nature
for physical and spiritual sustenance, livelihoods,
and survival. Ecosystems provide numerous benefits
or ecosystem services that underpin economic
development and support human well-being.

They include provisioning services such as food,
freshwater, and fuel as well as an array of regulating
services such as water purification, pollination,

and climate regulation. Healthy ecosystems are a
prerequisite to sustaining economic development
and mitigating and adapting to climate change.
The plan provides for activities enabling access to
nature and for diversifying farm income in a manner
which does not detract from the functionality

and integrity of nature and farming areas and
landscapes.

Second, respect and grow our cultural heritage,
the legacy of physical artefacts and intangible
attributes of society inherited from past generations
maintained in the present and preserved for

the benefit of future generations. Cultural

heritage underpins aspects of the economy

and differentiates places. Culture is a dynamic
construct; forever emerging in response to new
challenges, new interactions and opportunity, and
new interpretations. Spatially, we must organise

Stellenbosch in a manner which also sets the stage
for new expressions of culture.

Third, within developable areas - areas not set
aside for limited development owing to its natural
or cultural significance - allow future opportunity

to build on existing infrastructure investment,

on the opportunity inherent in these systems

when reconfigured, augmented or expanded.
Infrastructure represents significant public
investment over generations, not readily replicated
over the short term. It represents substantial

assets for enabling individual and communall
development opportunity of different kinds. From

a spatial perspective, movement systems are
particularly significant. Elements of the movement
system, and how they interconnect, have a
fundamental impact on accessibility, and therefore
economic and social opportunity. Specifically
important is places of intersection between
movement systems — places which focus human
energy, where movement flows merge — and where
people on foot can readily engage with public
fransport.

Fourth, clarify and respect the different roles and
potentials of existing settlements. All settflements
are not the same. Some are large, supported by
significant economic and social infrastructure, offer
a range of opportunity, and can accommodate
growth and change. Others are small and the
chance to provide for growth or change is
minimal. Generally, the potential of settlements to
help change and growth relates directly to their
relationship with natural assets, cultural assets, and
infrastructure. We must accommodate change
and growth where existing assets will be impacted
on the least or lend itself to generating new
opportunity.

Fifth, address human needs - for housing,
infrastructure, and facilities — clearly in terms of
the constraints and opportunity related to natural
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assets, cultural assets, infrastructure, and the

role of settlements. We must meet human need
in areas where the assets of nature will not be
degraded, where cultural assets can be best
respected and expanded, and where current
infrastructure and settlement agglomeration offers
the greatest opportunity. Generally, we can help
human need in two ways. The first is through infill
and redevelopment of existing settled areas. The
second is through new green-field development.
We need to focus on both while restricting the
spatial footprint of settlements outside existing
urban areas as far as possible.

Sixth, pursue balanced communities. All settlements
should be balanced. That means they should
provide for all groups, and dependent on size, a
range of services and opportunities for residents.

It also says they should provide for walking and
cycling, not only cars.

Finally, focus energy on a few catalytic areas that
offer extensive opportunity and address present risk.
Planning cannot attempt to treat all areas equally.
Some areas offer more opportunity for more people
than others. We need to focus on the areas and
actions where a significant number of people will
benefit, where we will meet their needs. There is
also a need to focus on areas of “deep” need,
notwithstanding location, where limited opportunity
poses arisk to livelihoods. Some informal settlements
and poorer areas may not be located to offer the
best chance for inhabitants, yet services need to be
provided and maintained here. However, significant
new development should not occur in these places,
exacerbating undesirable impacts or further limiting
the opportunity for people to pursue sustainable
livelihoods.
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4.2. Concept

The concept for spatial development and
management of SM comprises seven key tenets:

1: Maintain and grow our natural assets

Valuable land areas, including critical biodiversity
areas, agricultural land, land affecting the
maintenance of water resources, and so on,
cannot be built upon extensively, it cannot be the
focus for significantly accommodating existing or
future seftlement need spatially.

2: Respect and grow our cultural heritage

The areas and spaces — built and unbuilt — that
embody the cultural heritage and opportunity of
SM needs to be preserved and exposed further.
Some areas and spaces need to be maintained
intact, others provide the opportunity for new
activity, in furn exposing and enabling new
expressions of culfure.

3: Direct growth to areas of lesser natural and
cultural significance as well as movement
opportunity

Within areas of lesser natural and cultural
significance, the focus should be on areas where
different modes of transport intersect, specifically
places where people on foot — or using non-
motorised transport — can readily engage with
public transport.

4: Clarify and respect the different roles and
functions of settiements

The role and potentials of different seftlements

in Stellenbosch require clarification. In broad

terms, the role of a settlement is determined by its
relafionship to natural and cultural assets and the
capacity of existing infrastructure fto accommodate
change and growth.

5: Clarify and respect the roles and functions of
different elements of movement structure

Ensure a balanced approach to fransport in SM,
appropriately serving regional mobility needs and
local level accessibility improvements, aligned with
the spatial concepf.

6: Ensure balanced, sustainable communities

Ensure that all settlements are balanced and
sustainable, providing for different groups,
maintaining minimal development footprints,
walkability, and so on.

7: Focus collective energy on critical lead projects

Harness available energy and resources to focus
on a few catalytic areas that offer extensive
opportunity fastest and address present risk.
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5.

5.1. Introduction

The sections below outline plans and written
proposals for:

1. The SM area as a whole.

2. Major towns (including Stellenbosch, Klapmuts,
and Franschhoek).

3. Small settlements in the Franschhoek Valley
(including La Motte and Wemmershoek).

4.  Small settflements in the Dwars River Valley
(including Grooft Drakenstein, Pniel, Lanquedoc,
Johannesdal, and Kylemore).

5. Small settlements along the R304 (including
Muldersvlei and Koelenhof).

6. Small settlements along Baden Powell Drive
(including Vlottenburg, Lynedoch, and Spier).

7. Raithby.

It is important to remember that the plans constitute
one type of planning instrument. Not all of the MSDF
objectives or intent can be readily illustrated two-
dimensionally on a plan. Therefore, the plans are
accompanied by a table describing plan elements
and associated proposals. The plans should be read
with the written information contained in the tables
accompanying the plans as well as the policies and
guidelines contained in the MSDF.

Each seftlement plan is infroduced by a concept
plan, an illustration of the core ideas related to
spatial management and development of the
seftlement.

Plans and Settlement Proposals

As indicated elsewhere in this document, spatial
plans and proposals can seldomly be fully
implemented without supportive actions in other
functional areas or sectors. For example, and
specifically in Stellenbosch town, it is doubtful
whether the desired form of compact, diverse,
inclusive, and walkable seftlements will be
achieved without parallel supportive initiatives to
manage the unimpeded use of private vehicles.
For this reason, the plan tables also include — where
important — related non-spatial proposals.

Broadly — and aligned to the SPLUMA MSDF
guidelines — the settlement plans entails three types
of actions or initiatives:

e Protective actions — things to be protected and
maintained to achieve the vision and spatial
concept.

e Change actions — things that need to changed,

fransformed, or enhanced to achieve the vision
and spatial concept.

* New development actions — new development
or initiatives to be undertaken to achieve the
vision and spatial concept.

Under these broad types of actions, strategic focus
areas and settlement elements are dealt with; for
example, protective actions will broadly relate to
protecting elements of nature, agriculture, scenic
landscapes, historically and culturally significant
precincts and places, and so on.

All of the seftlements in SM are not the same.

For example, they differ in population, range of
activifies, the extent to which they confribute to
livelihood potential in the area as a whole, and
the nature and extent of resources required to
unlock potential. For this reason, not all plans and
seftlement proposals are developed to the same
level of detail. The emphasis is on the larger ones,
those who confribute — today and pofentially in
future — to the lives of the majority of people.

With the above in mind, the plans for the smaller
settlements are grouped, especially where they are
located in proximity to each other.

It is also the SM’s intent to develop more detailed
LSDFs or Precinct Pans for each of the settlements
following adoption of the MSDF.

Stellenbosch Municipality / Spatial Development Framework



5.2. The Stellenbosch Municipal

Area as a Whole*

The overall plan indicates a municipal area largely
set aside as protected and managed areas of
natfure and high value agricultural land. These areas
of nature and agriculture are critical in delivering
various ecological and economic services and
opportunity. Significant change in use and land
development is not envisaged in the nature and
agricultural areas. Only non-consumptive activities
are permitted (for example, passive outdoor
recreation and tourism, traditional ceremonies,
research and environmental education) in core
natfure areas. In agricultural areas, associated
building structures are permitted, as well as
dwelling units to support rural fourism, and
ancillary rural activities that serves to diversify farm
income. However, these should not undermine

the sustainability of agricultural production, and
adhere to the guidelines contained in the SEMF
and “Western Cape Land Use Planning: Rural
Guidelines”.

A hierarchy of setflements, large and small - each
with distinctive characteristics and potentials —

and linked through a system of routes, is set in

this landscape. Both open areas of nature and
agriculture and parts of settlements and the routes
that connect them, carry strong historic and cultural
values, and contribute significantly to the tourism
economy.

While all sefttlements continually undergo change
and require change to improve livelihood
opportunity and convenience for existing residents,
not all are envisaged to accommodate significant
growth. Those envisaged to accommodate both
larger scale change and significant growth are
situated on the Baden Powell Drive-Adam Tas-R304
corridor. Further, given the railway running on this
corridor, the opportunity for settlement closely
related to public transport exists here. The corridor
is in not proposed as a continuous development

4 “Stellenbosch Municipal Area as a Whole" refers to the whole municipal area,
including all settlements and rural/ nature areas.

@ Stellenbosch Municipality / Spatial Development Framework

strip. Rather it is to comprise contained, walkable
seftlements surrounded by nature and agriculture,
linked via different transport modes, with the rail line
as backbone.

The largest of these seftlements, where significant
development over the short to medium term

is foreseen, are the towns of Stellenbosch and
Klapmuts. The potential of Klapmuts for economic
development and associated housing is particularly
significant, located as it is on the metropolitan
area’s major freight route. Over the longer term,
the Muldersvlei/ Koelenhof and Vlottenburg/
Lynedoch areas can potentially develop into
significant settlements. Although considerably
smaller than Stellenbosch and Klapmuts, these
expanded seftlements are nevertheless envisaged
as balanced, inclusive communities. Over the
longer term, these expanded setftlements are
foreseen to fulfill a role in containing the sprawl of
Stellenbosch town, threatening valuable nature
and agricultural areas. Importantly, they should not
grow significantly unless parallel public transport
arrangements can be provided.

The remainder of settlements are not proposed

for major growth, primarily because they are

not associated with movement routes and other
opportunity than can support substantial livelihood
opportunity for all community groups. The focus

in these settlements should be on on-going

improvements to livelihood opportunity for residents,

and the management of services and places.
The largest of these settlements is Franschhoek, a
significant tourism destination.

The SM Engineering Services Department supports
the focus on Stellenbosch and Klapmuts as priority
development areas as appropriate bulk service
networks exist which could be expanded upon. The
secondary investment areas identified along Baden
Powell Drive and the R304 will require significant
bulk infrastructure development. Extensive
development is not supported in these areas untill
sufficient capital funding is available to fund the
required infrastructure.

Engineering services also support the principle that
development in these secondary areas should only
be supported once appropriate public fransport
services are available.
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Table 18. Plan Elements and Proposals for the SM as a whole

Protective

Actions

Critical biodiversity and
nature areas.

Work to extend, integrate, restore, and protect a system of protected areas that fransect the
municipality and includes low-to-high elevation, terrestrial, freshwater, wetlands, rivers, and other
ecosystem types, as well as the full range of climate, soil, and geological conditions.

Maintain Core (and to an extent Buffer) areas largely as “no-go” areas from a development
perspective, only permitting non-consumptive activities (for example, passive outdoor
recreation and tourism, traditional ceremonies, research and environmental education).

Where value-adding development is required (for example for femporary accommodation),
preference should be given to currently disturbed areas as development footprints.

enon SDF ELEMENT SPATIAL PROPOSALS RELATED NON SPATIAL PROPOSALS

Provide active support for Stewardship Programmes,
Land-care Programmes, and the establishment of
Conservancies and Special Management which
protects and expands biodiversity and nature
areas.

Implement institutional/ management actions
contained in the SEMF.

Water courses

Improve public continuity, access, and space along all river corridors (including the Kromrivier,
Plankenbrug, Eerste River, and Blaauklippen River).

No development should be permitted on river banks below the 1:100 flood-lines.

Work to clean polluted rivers (particularly the
Plankenbrug).

Agricultural land

High potential agricultural land must be excluded from non-agricultural development.

Subdivision of agricultural land or changes in land-use must not lead to the creation of
uneconomical or sub-economical agricultural units.

Building structures associated with agriculture, dwelling units to support rural tourism, and
ancillary rural activities that serves to diversify farm income, are permitted and should adhere to
the guidelines contained in the SEMF and “Western Cape Land Use Planning: Rural Guidelines”.

Actively engage the CCT and DM related to land use applications which threaten agricultural
land located on the border with these municipalities.

Support the expansion and diversification of
sustainable agriculture production and food
security.

Urban edge

Prohibit the ad-hoc further outward expansion of urban seftlements through maintaining tight
urban edges.

Scenic landscapes,
scenic routes, and
special places of arrival

Protect critical scenic routes and landscapes (as identified in surveys).

Maintain a clear distinction between urban development and nature/ agricultural areas at the
entrances to settlements.

Historically and
culturally significant
precincts and places

Maintain the integrity of historically and culturally significant precincts and places (as indicated
in completed surveys).

Work to grow the extent of historically and culturally significant precincts and places in daily use
and accessible to the public (through appropriate re-design and use of disused places).

Consider the transfer of government owned
historically and culturally significant precincts
and places to entities geared to manage them
sustainably.

Actively support community involvement in cultural
and fourism activities celebrating history and
culture.

Settlement hierarchy

Maintain the existing hierarchy of larger urban towns and small rural settlements (with
Stellenbosch and Klapmuts prioritised for further development over the short to medium term).

a Stellenbosch Municipality / Spatial Development Framework




Table 19. Plan Elements and Proposails for the SM as a whole (cont.)

SDF ELEMENT SPATIAL PROPOSALS RELATED NON SPATIAL PROPOSALS

TYPE OF
ACTION

Change
Actions

New
Development
Actions

Informal settlements to
be upgraded

Progressively upgrade existing informal settlements, focusing on basic services and
community facilities.

Actively support development in areas between informal settlements and established
areas.

Utilise government land assets to enable integration
between informal settflements and established areas.

Areas for residential
densification and infill

Actively support residential densification and infill development within urban areas (with
due consideration to the valued qualities of specific areas).

Utilise government land assets to enable residential
denisification and infill development.

Areas for mixed land
use and improved
economic opportunity

Actively support the regional locational advantages of Klapmuts to support economic
development, job creation, and associated housing.

Actively support mixed land use in settlement centres.

Ensure adequate provision for small and emerging entrepreneurs at good locations in all
settlements.

Actively improve public space in fown centres (specifically Stellenbosch and Franschhoek).

Support private sector led institutional arrangements
assist with urban management in fown centres.

Improved access and
mobility

Distinguish between the roles fulfilled by different routes and ensure that design changes
and management measures applicable to routes support these roles.

Promote public and NMT (e.g. through densification, the re-design of existing routes, and
development of new routes).

Ensure that the design of all roads provide for
appropriate NMT movement.

Pro-actively, and in partnership with key corporations/
institutions, infroduce fransport demand management
measures favouring public tfransport and NMT.

Community/
Institutional use

Cluster community facilities together with commercial, tfransport, informal sector and other
activities so as to maximise convenience, safety and socio-economic potential.

Institutional buildings (accommodating community activities, educational and health
services, and entrepreneurial development and skills training) should be located at points of
highest access in urban seftlements.

Retain and expand University of Stellenbosch
functions and other large education institutions within
Stellenbosch town as far as possible (unless there are
place-specific reasons for favoring an alternative
location).

Improved landscaping
and public amenity

Actively improve landscaping and public amenity at places of high people concentrations
(e.g. community facilities and high streets).

Actively involve local communities in the development
and management of public amenities.

Significant new mixed
use development

Actively support the Adam Tas Corridor within Stellenbosch town for new mixed use
development.

Support the development of a “innovation precinct” or “smart city” in Klapmuts South.

Support private sector led institutional arrangements to
enable joint planning and redevelopment.

Support redevelopment by making available
government land assets.

Significant new
industrial development

Actively support the development of Klapmuts North for industries and employment
generating enterprises related to manufacturing, logistics, and warehousing.

Support private sector led institutional arrangements to
enable joint planning and development.

Significant new
residential
development

Explore the feasibility and pre-conditions of Muldersvlei/ Koelenhof and Vlottenburg/
Lynedoch to be developed as more significant, inclusive settlements over the longer term
(subject to the availability of public tfransport).

Support private sector led institutional arrangements to
enable joint planning and development.

Significant change to
access and mobility
provision

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

Support private sector led institutional arrangements to
enable joint planning and unlocking of the opportunity.

Stellenbosch Municipality / Spatial Development Framework / Approved by Council on 11 November 2019
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5.3. Stellenbosch Town

Stellenbosch town will remain the major seftlement
within the municipality; a significant centre
comprising extensive education, commercial and
government services with a reach both locally and
beyond the borders of the municipality, fourism
aftractions, places of residence, and associated
community facilities.

Retaining what is special in Stellenbosch town
requires change. The town has grown significantly
as a place of study, work, and tourism, while
perhaps inadequately providing residential
opportunity for all groups, and certainly lacking
adequate provision of public fransport and NMT
options. Managing residential growth of the town,
through providing more inclusive housing at higher
densities than the norm, is vital. This can and must
bring significant reductions in commuting by private
vehicles to and within Stellenbosch fown, and
provide the preconditions for sustainable public
fransport and NMT to and within the fown.

The most significant redevelopment opportunity
within Stellenbosch town is the Adam Tas Corridor,
stretching from the Droé Dyke and the Old
Sawmill sites in the west along Adam Tas Road
and the railway line, to Kayamandi, the R304, and
Cloetesville in the north. Large industrial spaces

— currently disused or to be vacated over time —
exist here. Redevelopment offers the opportunity
to accommodate many more residents within
Stellenbosch town, without a negative impact on
agricultural land, nature areas, historically significant
precincts, or “choice” lower density residential
areas. In many ways, the Adam Tas Corridor
represents the key to protect and enhance what
is special within Stellenbosch town, as well as the
relationship between the town and surrounding
nature and agricultural areacs.

Conceptually, the Adam Tas Corridor is the focus

of new town building, west of the old Stellenbosch
tfown and central business district (CBD). The “seam”
between the new and old districts comprises Die
Braak and Rhenish complex, which can form the

public heart of Stellenbosch town. The CBD or fown
centre in itself can be improved, focused on public
space and increased pedestrianism. A recent focus
on the installation of public art could be used as
catalyst for further public space improvements.

Other infill opportunities also exist in Stellenbosch
tfown, specifically in Cloetesville, Idas Valley,
Stellenbosch Central, along the edges of
Jamestown. There are also opportunities to change
the nature of existing places to become more
“"balanced” as local districts.

Kayamandi has been under new pressure for
outward expansion, specifically from new residents
moving to Stellenbosch from elsewhere (within
and outside the metropolitan region). This pressure,
arguably, hinders efforts to upgrade and fransform
the area. New residents, through land invasion,
increase pressure on municipal and other resources
which could be utilized for upgrading. Ideally,
Kayamandi should not be extended beyond the
northern reach of Cloetesville (with Welgevonden
Boulevard as the northern edge) and its reach to
the east should be minimized as far as possible (in
other words, a band of development along the
R304 should be promoted).

The inclusivity of infill housing opportunity — referring
fo the extent to which the housing provides for
different income and demographic groups —
whether as part of the Adam Tas Corridor or
elsewhere within Stellenbosch town —is critical.
Unless more opportunity is provided for both
ordinary people working in Stellenbosch, and
students, it will be difficult fo impact on the number
of people commuting to and from Stellenbosch
town in private vehicles on a daily basis.

Further development of Stellenbosch fown as a
balanced, inclusive settlement, with sustainable
public and NMT options available, will require
significant partnership between major institutions
across sectors. For example, most of the Adam
Tas Corridor is in private ownership, and a purely
commercial approach to redevelopment of

the land may not be in the best interest of the

town. Further, it would appear that much of the
fraffic congestion in Stellenbosch town relate to
the university, whether it is students commuting
from other areas in the metropolitan areas, or
students living within the town using cars for short
frips. A key prerequisite for implementation of the
spatial proposals for Stellenbosch town is therefore
establishing the institutional arrangements for joint
planning and implementation fowards common
objectives, beyond those of individual institutional
or corporate interests.

Also significant for the balanced development

of Stellenbosch town, and retaining a compact
fown surrounded by nature and agriculture, is the
development of the Baden Powel Drive-Adam
Tas Road-R304 transit and development corridor,
enabling public transport to and from Stellenbosch
tfown, and alternative settlement opportunity,
proximate to, but outside of Stellenbosch town.
Critical will be the feasibility of changing the rail
service along the Baden Powell Drive-Adam
Tas-R304 corridor fo a more frequent, flexible
service befter integrated into the urban realm.
Alternatively, a regular bus service should be
explored serving the same route.
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Table 20. Plan Elements and Proposals for Stellenbosch Town

SDF ELEMENT SPATIAL PROPOSALS RELATED NON SPATIAL PROPOSALS

TYPE OF
ACTION

Protective
Actions

Change
Actions

New
Development
Actions

CBAs, ESA’s, Protected
areas

Maintain and improve the nature areas surrounding Stellenbosch town.

Work to increasingly connect and integrate nature areas, also with the urban green areas, to form an integrated
green web or framework across the town and its hinterland area.

Implement management actions contained in the SEMF.

Water courses

Improve public continuity, access, and space along the Kromrivier, Plankenbrug, Eerste River, and Blaauklippen
River corridors.

Improve water quality in the Plankenbrug River (through
infrastructure improvements in Kayamandi).

Agricultural land

Retain and improve the relationship between Stellenbosch town and surrounding agricultural land.

Urban edge

As a general principle, contain the footprint of Stellenbosch town as far as possible within the existing urban
edge (while enabling logical, small extensions).

Scenic landscapes,
scenic routes, special
places

Retain the strong sense of fransition between agriculture and human settflement at the entrances to the town.

Historically and
culturally significant
precincts and places

Informal settlements to
be upgraded

Maintain the integrity of historically and culturally significant precincts and places (as indicated in completed
surveys).

Improve public space and movement routes within historically and culturally significant precincts, with a focus on
pedestrianism.

Work to grow the extent of historically and culturally significant precincts and places in daily use and accessible
to the public (through appropriate re-design and use of specifically disused industrial buildings along the Adam
Tas Corridor).

Define and hold the northern and eastern edges of Kayamandi.

Support land use change along George Blake Road to enable the integration of Kayamandi with the Adam Tas
Corridor and Stellenbosch central area.

Utilise government land assets to enable integration
between informal settlements and established areas.

Areas for residential
densification and infill

Pro-actively support higher density infill residential opportunity in the town centre, areas immediately surrounding
it, and along major routes (with consideration of historic areas and structures).

Utilise government land assets to enable residential
densification and infill development.

Areas for mixed land
use and improved
economic opportunity

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

Actively support pedestrianism and improved public space within the old town centre

Support private sector led institutional arangements assist
with urban management in the town centre.

Improved access and
mobility

Pro-actively improve conditions for walking and NMT within Stellenbosch fown.

Improve access to the Techo Park, specifically from the north-west.

Pro-actively, and in partnership with key corporations/
institutions, infroduce transport mode demand
measurements favouring public and NMT.
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