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1. Introduction

1.1 Background information

Portion 56 (Portion of Portion 1 of the consolidated farm Blaauw Klip 510) Stellenbosch, hereafter referred to as the
application site, is situated on the outskirts of Paradyskloof, west of Blauuwklippen Road. The owners recently bought
the farm and wish to use the existing buildings (the existing main dwelling house, 4 cottages and second dwelling)
as a tourist accommodation establishment and the covered stoep and part of the garden area as a tourist facility

(venue). No new buildings will be added.

The building on the eastern boundary of the site (the second dwelling) was build prior to 1985, when there was no
zoning scheme or building regulations with pre-scribed building lines. Though the building is within 5m of the building
line, it is argued that the building was build in line with the applicable legislation at that time, which did not require a
building line setback. It is thus argued that the building complied with the relevant legislation at that time and therefore
does not require a building line departure in terms of the current zoning scheme (2019).

1.2 Planning Brief

In light of the above-mentioned background information, Arch Town Planners has been appointed by the owners of
the property to prepare and submit the relevant application to the Stellenbosch Municipality to obtain their approval
for the proposed tourist accommodation establishment.

1.3 Application
Arch Town Planners herby officially submits an application in terms of Section 15(2)(0) of the Stellenbosch

Municipality Land Use Planning By-Law (2015) to allow for the following on Portion 56 of Farm 510 Stellenbosch.

i) Consent to use existing buildings for a Tourist Accommodation Establishment (17 bedrooms).
ii) Consent to use existing covered patio and garden area for a Tourist Facility (venue with maximum

seating capacity of 50 people).

This report serves as motivation for the above mentioned application. The official application form is attached as
Annexure A with supporting documents also attached as Annexure.

2. Property detail

21 Ownership Details and Title Deed

o

Partion 56 (Portion of Portion Sunset Trust 4,0468 ha T000032290/2021 None
1) of the consolidated farm
Blaauw Klip 510, Stellenbosch

Table 1 Property Defails
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Please refer to Annexure C for a copy of the Title Deed. As confirmed by the attached Conveyancer Certificate,
there are no restrictive title deed conditions which would restrict the proposed development.

2.2 Locality

The application site is situated on the southern side of Stellenbosch, in an area known as Paradyskioof, to the west
of Blauuwklippen Road. Please refer to Figures 1 and 2 below for the locality plans.
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2.3 Physical characteristics, existing and surrounding land uses

The application site is a total of 4,0468 ha in extent and has a main residential unit, 4 cottages and a second dwelling
house. No agricultural activities currently occur on site,however the new owner plans to use the vacant western and
south western portion of the site for agriculture (paddocks horse stables and vinyards). Please refer to Figure 3 for
an aerial view of the application site. The site borders on Blaauwklippen Vineyards towards to the north and west
and a smallholding (Portion 10 of Farm 512) which forms the southern and eastern boundary. The residential area
of Paradyskloof lies towards the north-east and Stellenbosch Golf Club toward the north-west. The aera is also a
popular trail running and mountain biking destination with Eden Forest and Stellenbosch Mountain within close

proximity. Please refer to Figure 4 for an aerial view of the application site and surrounding area.

Waidort
School

b

Figure 3 : Aerial View of the Appiication Site
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The application site has only one access point on its northern boundary. It takes access via Portion 18 of Farm 369

Stellenbosch (a road), to connect to the Blaauwklippen Road, there is no direct access to or from the Blaauwklippen
Road.

4x cottages"
Main: . - N2

dwellid§o >
Second
Dwelling

Figure 5: Existing buildings
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As mentioned, there are three existing main buildings on the farm, the existing main dwelling house, the four existing
cottages and the 3xbedroom second dwelling house (which previously were cottages converted to a store and then
converted to a single dwelling house). All of these buildings have undergone major renovations prior to 2015 when
a Heritage Study (please see Section 2.6 below for details on this study) was done. The main dwelling house was
always the main house, but the 4 cottages, were the former cellar/stables, the original stables were altered prior to

2015, to create four 2-storey apartments.

Figure 6: South west fagade of Main dwelling house (source: Heritage Statement 2015)

oy —

Figure 7: South east facade of 4 cottages(previous stables and cellar) (source: Heritage Statement 2015)
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Figure 8: North east facade of 4 cottages (source: Heritage Statement 2015)

24 Current zoning

The application site is zoned Agriculture. From a review of the Municipal files, it seems that there are currently no
additional land use rights in place of the application site. Table 2 below lists all the Primary Uses (In terms of the
Stellenbosch Municipality Zoning Scheme By-Law, 2019) allowed on the site. The land uses listed as Additional
Uses and Consent Uses (including a tourist accommodation establishment) requires formal approval from the
Stellenbosch Municipality.

Primary Uses Additional Uses (not exceeding Consent Uses
threshold and (Application
subject to technical Required)
approval)
Agricultural building (<2000m?2) Agricultural building (>2000m?2) Abattoir
Agriculture Agricultural industry (<2000m?2) Additional dwelling units
Dwelling house Bed and breakfast establishment | (max 4)
Forestry Employee housing (exceeding Airfield
Natural environment one unit) Airstrip
Occasional use (one event / year) | Guest house Agricultural industry
Private road Home day care centre (22000m?)
Polytunnel (<2000m?) Home occupation practice Camping site
Second dwelling Polytunnel (22001m?2 and Day care centre
Employee housing (one unit) <5000m?) Freestanding base
Rooftop base telecommunication | telecommunication station
station Helicopter landing pad
Tourist dwelling units Intensive feed farming
Tourist facility (existing buildings) | Kennel
Market
Occasional use (> one
event/year)
Plant nursery
Polytunnel (>5000m2)
Renewable energy structure
Service trade
Tourist accommodation
establishment
Tourist facility (new buildings
or
exceeding threshold)
Any additional use exceeding
the
/p\ Page 8
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threshold set out in this
chapter

Table 2 Permitted Land Uses

As the combined total number of bedrooms to be used for tourist accommodation exceeds 7 bedrooms, it is classified
as a Tourist Accommodation establishment which, with the proposed venue requires approval from the Stellenbosch
Municipality for a Consent Use.

When considering a consent use application, the Municipality shall adhere to the assessment criteria and other
requirements as set out in Section 213 of the By-Law which are listed below:

(1} Prior to approving a consent use application for the conversion of any existing buildings on a land
unit in this zone, the Municipality shall require a site development plan to be submitted in
accordance with therequirements in section 216.

{2} When approving new consent uses the Municipality shall have regard for the objectives of the zone
namely the preservation of agricultural land and the continued use of farmland for agriculture.

(3)  The scale of the individual buildings used for consent uses shall remain in keeping with the
character ofbuildings on the land unit, the character of the area and non-agricultural land uses may
not dominate thefarm activities or buildings form.

(4} A consent use application for an abattoir, airstrip, meeting facilities associated with a guest house, day
care centre, helicopter landing pad, hotel, outdoor sport, tourist accommodation establishment
and tourist facilities which exceed the threshold may only be approved if the Municipality is
satisfied that the use is subservient to the primary use of bona fide agriculture or natural environment
or combination of these two primary uses.

(5}  These consent uses may only be undertaken from a land unit where the primary use of the land unit is
bona fide agriculture/and or natural environment and where the proposed activity is subservient to
these twoprimary land use activities on the land unit.

(6)  If agriculture or natural environment use is not conducted from the farm, or if agriculture or natural
environment use ceases to be practiced on the land unit, a rezoning is required before non-
agricultural consent uses may be exercised.

{7} As far as possible, the consent uses should be undertaken from existing buildings on the property
which are no longer utilised for their original purpose, and the Municipality may approve internal
alterations and additions to these buildings within the parameters of this Scheme.

@) New buildings may only be approved if the Municipality is satisfied that there are no other suitable
unused buildings on the land unit which can be used for this purpose, or where the location or
configuration of existing buildings are obviously unsuitable or undesirable for the proposed use, or
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where the proposed new buildings are significantly more desirable given the purpose of the

Agriculture and Rural zone.

(9) The coverage or floor area of each approved consent use on the land unit shall be recorded on the

farm site development plan, and the Municipality may limit the floor area or coverage of each particular

land use or the total floor area or coverage that may be used for consent uses.

The following building lines, height and coverage thresholds shall apply to buildings and activities within this zone:

Building Type BUILDING LINES | HEIGHT PRIMARY | ADDITIONAL CONSENT
(m) Street & (Storeys) USE USE (SDP) USE
common Maximum Maximum Maximum
boundaries (incl. Coverage Coverage Coverage
ROW servitudes) Threshold Threshold
Accommodation
Guest house, bed & In existing Max 7 As approved by
breakfast & tourist approved dwelling bedrooms Municipality
dwelling units: in houses
existing approved 5m
dwellings
Table 3 Building Parameters

2.5 Restrictive title conditions

As confirmed by the attached Conveyancer Certificate (please refer to Annexure E) there are no restrictive title deed
conditions that would prohibit the use of the existing buildings for tourism accommodation.

2.6 Heritage

In 2015, the then owners of the application site wanted to demolish all the buildings on the site. As the buildings
were older than 60 years, the then owners appointed a heritage consultant to apply for the demolition of the buildings
to HWC. HWC confirmed that the demolition of the buildings did not trigger Section 38(1) of the National Heritage
Resources Act no. 25 of 1999. The heritage specialist concluded that the three buildings have undergone insensitive
alterations to result in buildings with no cultural significance to satisfy the requirements of the NHRA. Please refer
to Annexure G for a copy of the draft Heritage Statement compiled for the previous owner.

As the new owner of the application site does not want to demolish any of the existing buildings no demolition permits
are required. As concluded by the Heritage Statement, none of the buildings are considered to have historical value.
The proposed application, to use existing buildings for tourism accommodation, will therefore not have impact on

any heritage considerations.
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3. Development Proposal
3.1 Proposed development

The proposed development entails the use of all the existing residential buildings as tourist accommodation to be
used as self-catering units. No new structures are proposed. The main dwelling house and the 3-bedroom second
dwelling have recently been renovated, no additional renovations are proposed. Please see extract from SDP below
with the locality of each building, please refer to Annexure E1 and E2 for a copy of the full SDP, floorplans and

elevations.

Building areas:

1. Covered stoep 1 - 99m?

2. Main house - 324m?

3. Four existing cottages - 379m?

4. Covered stoep 2 - 27m?

5. Three bedroom guesthouse - 186m?

Figure 9: Extract from Site Development Plan

The existing 4-bedroom, single storey main house is the old farm house, to be used as self-catering accommodation.
The covered stoep/patio, with a coverage of £100m?, is situated next to the main house, The intention is to use the
covered patio as a small function venue (maximum seating capacity of 50) for birthday parties and intimate
weddings/functions for the guests staying on the farm. It is also proposed to have the option to use the outside garden
areas (next to the main house between the trees), if the weather permits. This will not result in any increase in guests
as the option will be to use either the patio or the garden area, the maximum number of guests will still be restricted
to 50 people. The outside function areas are indicated by the two yellow squares in the SDP below.
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Figure 11 Main House (Farm house) with 4 bedrooms

WE e S

Figure 12 Existing four 2-storey cottages
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The four existing 2-storey cottages have in the past been used for long term accommodation units. The intention is
to use these units for short-term, self-catering accommodation. Three of the units have 2x bedrooms each with the

fourth unit being a 4-bedroom unit. No new structures are proposed.

The existing single storey, 3xbedroom guest house is situated on the eastern boundary of the site. It is noted that
this building is situated approximately 2.2m from the eastern boundary of the site, thus within the allowable 5m
building line. As confirmed in the attached Heritage Report, this building is older than 60 years, it was therefore built
at a time when the 5m building line restriction was not in place. The existing 2.2m setback is therefore not in
contravention of the 5m building line requirement as the building was build long before this 5m building line restriction

was in place.

No new buildings or extensions are proposed, all renovations were done in internally.

Figure 13 Existing 3 bedroom guesthouse

Parking is provided next to the existing buildings with additional parking to be provided north-east of the existing four
cottages, close to the access gate. A total of 35 formal parking bays are proposed, with ample open areas available

for informal parking if required.

AN

TOWN PLANNERS
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3.2 Traffic impact Statement

It is considered that the additional trip generation as a consequence of the tourist accommodation establishment
would not result in a notable increase in traffic and would therefore not warrant a traffic statement. The 4 cottages
currently have long term tenants living in the cottages. It is considered that the traffic impact of future tourists to
these units will be similar/ less than currently experienced.

A venue with a maximum seating capacity of 50 people will generate less than 50 vehicle trips, it is therefore
considered that the proposed venue will also not require a TIS. It should future be noted that the guests staying in
the tourist accommodation establishment, will in most instances, be the same guests attending any function at the
venue, thus not resulting in an increase trip generation.

33 Services Capacity

All the houses/cottages are currently being used as residential accommodation and have all the required services.
The proposed venue will not result in any substantial increase in service capacity.

No upgrades or new services are required.

4. Motivation

Section 65(1) of the By-law, sets out certain criteria which needs be met in consideration of an application by
the decision- making authorities. In line with this section, Table 4, below, sets out the criteria and assesses the
application accordingly:

Section 65(1) Criteria| Assessment of Proposal

a. Application The application is submitted in terms of Sections 15(2)(0) of the By-law.
subm
itted in
terms of the By-
law.
b. Procedure | To be decided. The proposed development was presented to the Municipality by means

foll | of pre-application consultation. See Annexure F for feedback received during the pre-
owed in application scrutiny process. All relevant and required documentation are attached to
processing  the | this application and motivation.

application.
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c. Desirability of land
use

The approval of the application will not negatively affect the surrounding area, as
motivated for below:

o All uses will be accommodated in the existing buildings and no new footprints or
development are proposed. There will therefore be no loss of agricultural land or
densification on the farm.

¢ As there will be no new buildings, the scale of the proposed development will
remain in keeping with the character ofbuildings on the land unit and the character
of the area. The proposed use will not impact or dominate thefarm activities as it will
result in the re-establishing of agricultural activities on the farm as discussed
below.

o There are currently no agricultural activities on the farm. The income to be
generated from the accommodation will help enable the landowner to reinvest money
back into the farm to establish agricultural areas (paddocks, horse stables and
vineyards) on the vacant portions of farm, thus increasing the agricultural value of the
farm. The proposed land use will therefore help with the preservation of agricultural
land and the use of farm land for agriculture.

¢+ The farm can only be classified as a farm based on its location outside the
urban edge and due to its size, as there are no existing agricultural activities. The
undeveloped area of the farm is therefore considered to contribute to the natural
environment of the area. The proposed tourist accommodation establishment and
facilities will help to generate an income to establish agricultural activities and as
it will in no way effect the natural environment (as the proposed development will be
in existing buildings) it is considered that the proposed land use will be subservient to
the primary use of hona fide agriculture or natural environment or a combination of
these two primary uses.

¢« The proposed development and farming activities will create employment
opportunities in the area.

¢ The owners of the property do not live in Stellenbosch on a full-time basis. By
having the flexibility to use the buildings as tourist accommodation at the times when
they are not there ensures that the farm is not deserted for long periods, which will
increase security and safety on the farm and the area.

» There is very limited tourist accommodation options of this scale (without having to
build a large new hotel/guesthouse) in the area. There is a great need for
accommodation that can accommodate larger tourist groups in the Blaauwklippen
area.

¢ The proposed land use will not result in any overlooking and loss of privacy to
surrounding owners.

e A venue, such as the proposed is a generally accepted land use on agricultural
land. Potential Noise control (which could result from music from the venue) can be
controlled by placing restrictions on the closing time of the venue.

e The proposed land use will not result in a substantial increase in traffic and will not
add substantial additional load on any services infrastructure.

SN
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d. Comment inl The application to be advertised in accordance with the Stellenbosch Municipality’s
response to public requirements.
participation.
e. Applicants To be submitted as part of the Portfolio of Evidence upon conclusion of the Public
response to Participation Process.
comments
received.
f. Investigations in Not Applicable.

terms of other laws.

g. Written To be done by the Stellenbosch Municipality.
assessment by

planner.

h. Impact on None

municipal

engineering services.

i. The IDP and SDF

Stellenbosch Municipality recently approved a new MSDF, which is used to guide land use
decisions in both the short and long term. The section below indicates how the proposed

land use will comply with these proposals:

*  The proposed development will not result in the loss of agricultural land or will in any
way negatively affect the scenic character of the area.

¢  The proposed development will attract tourists to the area to the benefit of the wider
community.

¢ The proposed development will enable the establishing of new agricultural activities
which will add to the agricultural value of the area.

* The proposed development will make optimal use of existing services and will not
require any services upgrades.

j- IDP and SDF of
district

In line with this applicable plan and framework.

Municipality.
k. IDP and SDF | Discussed and addressed underiand j, above,
of local
Municipality

I. Applicable structure
plans

N/A

m. Applicable|
polic
ies for

decision making

Aligned.

n. Provincial
spatial
development

The application is in line with the Municipal and District SDF and IDP, which is informedby|
the provincial IDP and SDF which all promotes additional uses on Agricultural land to
provide additional income. Thus, the application is in line with the provincial SDF.
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framework

norms and criteria.

0. Regional spatial N/A
development
framework.

p. National policies,| N/A

q. Section 42 of th
Spatial Plannin
and Land Us
Management Act.

:

The application is considerate towards the requirement and provisions of Section 42 ofthe|
Spatial Planning and Land Use Management Act.

r. Chapter VI of th
Land UsePlannin
Act

e
g

Spatial Justice: Aligned. The proposed development will attract tourists to the area which
will help with local economic growth.

Spatial Sustainability: Aligned. The proposed land use will not require any additional
development, it will optimize the use of existing buildings and infrastructure. It not result
in urban sprawl.

Efficiency: Aligned. This application entails the utilisation of existing infrastructure on an
optimal level. The proposal will allow for the efficient utilisation of land.

Good Administration: The approval of this application will be in the best interest of the
Stellenbosch Municipality.

Spatial Resilience: Through the approval of this application, there will be no negative
impact on the surrounding area; nor would there be any additional risk to the resilience
of human residents in the area.

s. Applicabl
provisions of th

zoning scheme

X

As discussed, the proposed development is in line with the provisions of the Zoning
Scheme.

Table 4 Assessment of Application in terms of Section 65 of the By-law

5. Conclusion

In light of the above information, Council is respectfully requested to favorably consider the application for the following:

i. Consent to use existing buildings for a Tourist Accommodation Establishment (17 bedrooms)

ii. Consent to use existing covered patio and garden area for a Tourist Facility (venue with maximum seating capacity of

50 people).

Report compiled by:

(-

Marike Bolz (Pr. Plan A/060/2008)

for Arch Town Planners

IR\ Portion 56 of Farm Blaauwklip, No. 510, Stellenbosch: Consent Use for Tourist Accommodation and Facilities (Venu)

TOWN PLANNERS

Page 18



— o eI - Lot -] -t anos
o e ue|d Jo0L4 Isil4 UDREAR|J ISOM YHON
= %.Hﬂ.ﬂhﬂ.’|
— iz
o yeagpcy T leld V0L 3y PRI SBULmE]
WUIR] esung LD upgny SupIp =
p— _— = —_—
akfg‘i)x. 008 E 0018
e X R -
Lo Piwored il T SR A
TOTIT e = il —_——
IR BRGION: RNV B

s oY
-

olanits
1J3LIHDO Y Z UOJBA3)3 153M {N0S

— — S i | [ 2
,,,,, B S — S I_ 0 -
AsduLaty) umdg gy
(L r—t i1 !||ﬁ|| —
S = == = . = | e —
— e
» [T R " mm = ,—nﬂuﬁinﬂ.ﬂ ] et -
(8unspa) seSenod snod i - £ hmm ¥
10piasay Jpiu) ) s
UO[IeAS{] }Se] pnos
'y o erat w5y Sg.vw- uegvun ok AT — -
topwaaipag || whaspeg wosipeg 10 wosspen g v
. w S A
T — — —
: i
I — = I

I 3 1 ozt amas
_ UaEAd)] 1563 YUON

wocesy
A5 PIQ f alerg Faal

N N WVYDVIA 1X3LNOD:

.

6§ oo

BT e
N7 PN L
=) (e i
o = Y@ i
i
N ]
.\I.I“
T e B -
S alonkand [
g YT e e




™
uing Votans uo SBupmy s

UGREAI[T Z0 3PIS - dOLS IV

UOREAAN] IB3H - 4304S iVVUE

= .

f

,,,,,,_H: -

=

uD|iesdia Juodd - d30LS IVVHE

T

40a}4 punoig - 4101S IVVHB

P =
N L, R
e e
olanis
| 1o3LIHO'Y
(Funspa)
asnoY3Isang woolpag €

oty s

UOREAI Z0 3PIS - NUVE IHL

\[I|l|||lljr§
[S———
i

g T
i S
= ooy

out 7t aws

MOREARES T SPIS - NBVE 3HL

Lu\...\...\u\...\\.

et e —— o o

— s

oatet 3w

uogesd|3 Jedy - NYVE IHL

T RIo TR s
"n_l.|||.|u = % —n O —
u — oy g

ootz won

UOR2AINS 0] - NYVE IHL

||||||||

t
=0

v
X
S "
;
-—
-
J00)4 punouy - NYVE IHL

@ |

Iy

._—
_
_

WVYHOVIA 1X3INOD




e
SNOLLVATIH OlLvd d
oz e

400[4 punoss ~ ISNOHWYY IHL
UoREdf3 1583 -_ozl.to..“”
oL io0 - L.W'I
= —— — [
oianits s s
14034IHO Y VOREAD3I53M GHON - oRed =
== = =
-
{anuap, pasodoud) oned .
PRJSAC) pUB 3SNOH ey UPREAR1A 353 HInos - ofted
— = )
i
ftiad sjdoad g5 % Bupess
uofienaf3 1se3 Yanos - ojied ‘anuan, pasodad
e i

P
o N
UDJIBAR[I IS3M Yanos SNa H - O] @ [
_—— I_ E E T P T T o s | .__ ”_. OLIRNOIS / * _
Tl e B 7 7 () S |
TSR i
x
|
mmT— WVYYOVIQ IX3ILNOD
@ _ l..l...ll...“. -.l.n.ll.lu...ﬂm..u.r
o [ ——— ™ | T
oy a —
o -~ a SRIRSY
1 o —r——
- hmanad
o e
,ﬁs —
= 2
[ - g _
’
L — ,m‘.! E]
i ~
&
s B
T =Nl ¥
3 O g |
2./ 2\ \ 7
L . '3 |
oo H L .h,ﬂl.wml,{..




SIOABANE PUFT] RUOISTBI0NS
) " DUl STAGUIORE @Ay W] PRABORI BLmED) VO PETES
™ sl ul uenb ese sjuswemMsSeaw |y [S20N .
\t - yosoquajfels g1s "oN diiy mneejg we ayj Jo 95 uojuod
_4 “Aaains Ag pRILIGA 9q JSMu U S1Rwixoidde 5 Blep [egsepen o S
; uﬂﬂ)NU 20458 yrvid | VOVS Q._
_ w aais Hels 1eang diog 61
\ \‘_. 1v © 005:} oS BjU :SINOIU0D NV1d LNINJOTIAT oot St
LS ~
- 6107 tBSDOM ‘Bishs 220z Arerugad tateq _ S
’ .. - I AUDR| - asnolsenB woospay asily| g
| . n_ LWLZ = Z doo)s pasanod p
\\ f AUGLE - sebeyoo Bupsixe o4 ‘g
’ I ZAUPZE - BSNOY UIBI “Z
! (odoocf g Biajees - BUDA UonaLn4 pasodaid)
\\ | [AUE6 = | daoys peisaoy) L
__ :sease Dugpling

‘Kaains jenyoe Aq peppiea oq Jsnuw suooeaq jeliseped gz
‘yISOqUe(|eIS 01S "ON M Mneejg wiey

~

I aip) jo gg uopJod sjuesardel 3gogdy emBid syl’)
()
@Q@ @w _\ IS310N
%, %5
T ¢ /
Q&. |
b / wg X wg'z ® sheg ge
|
/ sheg DUPiEd JO Joquiny
|
CLSI0 BBIQEIS 95.0H pUB __
j20ppEY SN |
- /
e !
- _\
7
4 3
S \\
P
s
L& .
Y 8 ~ 7
Vs
> -
7
s
| -
_ .
P < /ﬂ\ o1g/L68
% |
|
& 1
\m.«w! i 224y oRdUR4 SPITIND | nw:
= e POy | oo N
Ww%: .,Haﬂr dery uoipLNg SHEIND “ sunynouby einind nlnH .uW
I 33
W~ ’ m,
i safenod 4 :
Bunsixe Ino4 o™
& o
e
pen o
2 P
_/
\ O, _
\ % |
\ % _
\ ® % _
\ =% - !
o — |/| IIIIIIIIIII © Py auy Supyng wg |
\ 0e'Lve N T T —— — x,
\ g v




