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1. INTRODUCTION

1.1 Background Information
Erven 834, Franschhoek (26 Uitkyk Street) hereafter referred to as the application site, is situated within the historical area
of Franschhoek. The surrounding neighbourhood has a residential character, with many houses which have been converted

to guest houses. The owner of the property would like to obtain land use approval to use the existing house as a tourist

dwelling unit, similarly to some of the houses in the surrounding area.

1.2 Planning Brief
In light of the above, Arch Town Planners (Pty) Ltd has been appointed by the owner of the application site to prepare and
submit the required land use application to the Stellenbosch Municipality to allow for the use of the existing house as a

tourist dwelling unit. Refer to Annexure A for the application form.

The power of attorney and resolution is attached to this report as Annexure B.

1.3 Applications to Stellenbosch Municipality

Arch Town Planners (Pty) Ltd hereby officially submits an application in terms of Sections 15(2) (o) the Stellenbosch
Municipality Land Use By-Law, 2023 (hereafter referred to as ‘the By-Law') to allow for the following on Erf 834

Franschhoek:

i. In terms of Section 15(2) (0) Consent to allow for a tourist dwelling unit on Erf 834, Franschhoek.

2, PROPERTY DESCRIPTION

21 Ownership Details and Title Deed

Property Details Ownership Erf Size Title Deed Restrictive Title Deed Conditions
Erf 834, William Roderick
Stellenbosch and Julie 768.9 m? T000002485/2018 None
Margaret Hermon

Table 1 Property Details

Please refer to Annexure C for a copy of the Title Deed.
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2.2 Locality

The application site is situated at 26 Uitkyk Street, situated on the corner of Uitkyk street and Akademie Street, in
Franschhoek. The application site has an existing vehicular access from van Akademie Street, providing access to the

double garage with on-site parking in front of the garage.

Figure 2: The Application Site — Erf 834 Franschhoek

> Erf 834, Franschhoek, 26 Uitkyk Street  #4%%
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2.3 Physical characteristics, existing and surrounding land uses

The application site is a total of 768.9 m? in extent and has an existing single-storey house with access points from both
Uitkyk Street and Akademie Street. The application site lies within the historical town area among many other guest houses
and tourist dwelling units. The site is situated within walking distance of all the surrounding tourist attractions, such as the
restaurants, shops, galleries, and museums. Though some of the surrounding houses in the area are still occupied by single
families, many of the houses have been converted to guest houses and tourist dwelling units such as the proposed.

There are no servitudes registered on this property.
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Figure 4: Aerial Photo of the Application Site and Surrounding Erven

As mentioned above, Erf 834 has an existing vehicle access from Akademie Street, and also from Uitkyk Street, which

provides access to two more parking bays, thus 4 on-site parking bays plus to additional parking in the garage. Please

refer to Annexure D for a full copy of the approved building plans which clearly shows the parking areas as well as Figures
5 and 6 below.

P eI

Figure 5: Parking on-site on Uitkyk Street side

-7 = .
Figure 6: Garage parking (on-site) on Akademie Street side
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2.4 Current Zoning

According to the Stellenbosch Municipality Zoning Scheme By-Law (2023), the application site is zoned Conventional
Residential Zone. The application site has to comply with the land use rights and building development parameters
applicable to the Conventional Residential Zone, as set out in Table 2 below:

s Street boundary Common boundary
IR LG LTS building lines (m) building lines (m) Govsoee Max Height
Up to 250m? 2m im 70% 2 storeys
The greater of 175m?
2 2 1
251m?* to 500m 3m m or 60% 2 storeys
2
501m? to 1 500m? am 2.5m The greater of 300m 2 storeys
or 50%
2
Greater than 1 500m? 4m 2.5m The greater of 750m 2 storeys
. or 40%

Table 2: Conventional Residential Zone Building Development Parameters

Primary Uses Additional Uses Consent Uses
¢ Dweliing house e Bed and breakfast establishment | ¢ Commune
o Home day care centre e  Extramural facility
¢ Home occupation practice e Group housing
¢ Home lodging o Guest house
e Second dwelling o House shop
¢ Qccasional use (one event/year) | ¢ Occasional use (>one event/year)
¢ Private road e Tourist dwelling unit
¢ Additional uses exceeding
parameters in this chapter

Table 3: Permitted Land Uses under Conventional Residential Zone

3. Stellenbosch Spatial Development Framework and Historical Core

The Stellenbosch Municipality Spatial Development Framework (SDF) 2023 outlines key guidelines for the development of
tourist facilities, including tourist dwelling units and similar accommodations:

Tourism in Franschhoek:
One of the key policy imperatives of the SDF (2023) is the protection and expansion of tourism assets. The SDF also

mentions that the role of Franschhoek town as a service and tourism center must be reinforced.

Design and Impact Considerations:
The SDF provides detailed guidelines to ensure that tourist facilities integrate well with their surroundings:



o Architectural Compatibility: Facilities should align with local architectural styles and scales, maintaining the visual
harmony of the neighborhood.

e Scale and Intensity of Use: The scale must be appropriate for the property and surrounding area to prevent
excessive strain on local infrastructure.

« Traffic and Parking: Adequate parking must be provided to avoid street congestion, and traffic impact assessments

may be required.
o Noise and Privacy: Measures should be implemented to minimize noise and ensure privacy for neighbors, including

soundproofing and strategic design.
e Environmental Impact: Development should minimize environmental impacts by preserving green spaces and

managing waste.
¢ Compliance with Local Regulations: Designs must adhere to local building codes, health and safety regulations,

and municipal guidelines.

Development Application Process:
Proposals for new tourist facilities or the conversion of existing properties require formal application and must demonstrate

compliance with the SDF and municipal regulations.

4. DEVELOPMENT PROPOSAL

This section should be read with the approved building plans Attached as Annexure D, which shows the Floor Plans and

Elevations.

It is firstly important to note the definition, as set out in the Stellenbosch Municipality Zoning Scheme By-Law (2019), of a

Tourist Dwelling Unit:

“tourist dwelling unit” means the use of a furnished dwelling house and/or second dwelling and/or a dwelling in flats,
where the entire dwelling unit is rented out for the accommodation of transient guests and where accommodation is only
provided on a self-catering basis, provided that if more than 4 dwelling units on the same property are rented out by the
same owner or proprietor as and enterprise it is deemed to be a tourist accommodation establishment.

The proposed development entails no internal alterations or external changes to the existing house. It is merely to allow for
the existing house to be used as a tourist dwelling unit, which can be rented out on a self-catering basis to either a family
or one group of people, which differs from a guest house which can accommodate more than one unrelated group of people.
It is also important to note that the proposed tourist dwelling unit can easily be converted back to a single-family house
without any changes. Ample parking is provided, being four on-site parking bays with two additional parking bays in the

garage.

The existing house consists of a three-bedroom house with a separate outbuilding with two bedrooms and a double garage

(please refer to an extract from the approved building plan below).
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Figure 11: Approved Building Plans

The study is currently being used as a fourth bedroom and bedroom 3 of the outbuilding is begin used as a study. The

proposed tourist dwelling unit will therefore have 5 bedrooms in total.

4.1

Building Development Parameters

Table 3, below, is a summary of the applicable building development parameters pertaining to development on this site.

Conventional Residential Proposed .
Land Use Parameters Compliance / Departs
Zone Development
Street Building Line (BL) (house) | 4m 4.6m Complies
Departs but has approval (as
Common Boundary BL 2.5m 1.47Tm indicated on the approved

Building Plans)

30% (excl garage)

Max Coverage The greater of 300m? or 50% ) Complies
37.59% (incl garage)

Max Height 2 storeys 1 storeys Complies

Parking (dwelling house) 2 bays 4 bays Complies

Table 4 Compliance with Development Parameters
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4.2 Traffic Impact and Availability of Services

It is considered that the change of use of an existing residential house to tourist dwelling unit will have a no impact on

services capacity and should therefore be supported. As existing access points will be used for both vehicular and

pedestrian access, it is motivated that the proposed development will not have a negative impact on the traffic

flow/movement.

5. MOTIVATION

51 Stellenbosch Municipality Land Use By-Law (2023)

As set out in Section 65(1) of the By-law, certain criteria need 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 submitted in
terms of the By-law.

The application is submitted in terms of Sections 15 (o) of the By-law.

b. Procedure followed in
processing the application.

To be decided.

c¢. Desirability of land use

The applications for consent use for a tourist dwelling unit is considered desirable. The
reasons for the desirability of the applications may be summarised as follows:

Franschhoek is seen as one of the main tourist hubs in the Winelands area. Tourism is
playing a leading role in Franschhoek. According to an article by Pam Golding,
Franschhoek has been rebranded as the Valley of Dreams and named a one of the
“World’s Greatest Places” in 2022 by Time Magazine. After the two-year pandemic
hiatus, international arrivals in Cape Town increased by 480% where many of these
visitors take a trip to Franschhoek to experience world renowned bistros, restaurants, art

galleries, wine farms and chocolatiers.

The proposed tourist dwelling unit will allow for optimal use of the property as it will allow
for it to be used as a tourist dwelling unit at times when the owner does not use the
house. This serves as additional income to the owner and allows flexibility to optimize
use of the house according to their needs. By using it as a tourist dwelling unit and not
a guest house or hotel, it ensures that the house can easily be converted back to a single
dwelling unit at times when it is not rented out to tourists.

The proposed development can provide accommodation to tourists who can then stay
over in town and stimulates the economy by supporting the restaurants/shop, where day
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visitors can choose to drive in for the day and leave without having to visit the
restaurants/shops to provide for their basic needs.

i. Socio-economic impact:
The proposed development is expected to boost local tourism, create jobs, and benefit
nearby businesses. Though the surrounding area is in general a residential
neighbourhood, many of the houses have been converted to guest houses/tourist
dwelling units similar to the proposed.

ii. Compatibility with surrounding uses:

There is multiple tourist accommodation in the surrounding areas. Thus, the proposed
development is compatible with surrounding land uses. The proposed land use will be
situated within an existing house and will have no impact on visual character of the area.
The tourist dwelling unit can easily be converted back to a single dwelling house without
requiring any changes to the existing building. The approval of the application will not
have a negative impact on the surrounding properties, the proposed development is in
character with the immediate surrounding area.

iif. Impact on the external engineering services:
The proposed development will have no impact on external engineering services.

iv. Impact on safety, health and wellbeing of the surrounding community:
The proposed development will have no negative impact on the surrounding community
with regards to safety, health and wellbeing.

V. Impact on heritage:
The proposed development, situated within an existing building will have no impact on

heritage.

Vi, Impact on the biophysical environment:
The proposed development will have no negative impact on the biophysical environment
as it is planning on upgrading an existing house which mostly consists of internal

alterations of an existing house.

vii. Traffic impacts, parking, access and other transport related considerations:
The proposed development will have minimal impact on increased traffic. The application
site provides two access points in order for all parking to be provided on site. Thus, no
street parking will be required.
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viil. Whether the impositions of conditions can mitigate an adverse impact of the
proposed use or development of land:
The proposed development complies with all relevant regulations and development

parameters. There are no adverse impacts that will require additional conditions.

. Comment in response to
public participation.

The application to be advertised in accordance with the Stellenbosch Municipality’s

requirements.

. Applicants response to

comments received.

To be submitted as part of the Portfolio of Evidence upon conclusion of the Public

Participation Process.

Investigations in terms of

other laws.

Not Applicable.

. The impact of the proposed
land development on

engineering services.

No impact

. The integrated
development plan,
including the municipal
spatial development

framework

The proposed development aims to utilise an existing house within the urban edge, thus,
the urban edge will not be expanded but rather maintained.

A tourist dwelling unit can boost the local economy as it accommodates tourists visiting

the area that support local businesses.

The proposed development of a tourist facility aligns with the Stellenbosch Municipality
Spatial Development Framework (SDF) 2023 in several key ways. The application
supports the SDF’s policy of enhancing tourism assets and reinforcing Franschhoek’s
role as a tourism centre. It adheres to the SDF’s design and impact guidelines by
ensuring architectural compatibility with the local character, maintaining an appropriate
scale to avoid overstrain on infrastructure and providing adequate parking to prevent

congestion.

Section 42 of the Spatial
Planning and Land Use
Management Act.

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

The principles referred to in
Chapter VI of the Land Use
Planning Act.

Spatial Justice:

The application site will provide accommodation to tourists and can be seen as optimal
use of property as it will be used as a tourist dwelling unit which can easily be changed
back to a dwelling house used by a family, in relation to market trends. It can create job
opportunities directly and indirectly as well as supporting the existing local businesses in

the area.

Spatial Sustainability:

The proposed application site will utilise the existing house and maintain the aesthetic
and character of the existing neighbourhood. It will make optimal use of existing
infrastructure and will not place strain on the environment or agricultural areas outside
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the urban edge as the proposed development is in an existing building within the urban
edge. The proposed tourist accommodation unit is within walking distance from the main
tourist area within Franschhoek.

Efficiency: As mentioned above, the proposed development will be within in existing
house that will make use of the existing urban infrastructure. No services upgrades are
required, and it will result in the more efficient use of well-located land and existing

infrastructure.

Good Administration:
The application includes transparent processes that involves relevant stakeholders
including public participation to ensures their inputs on matters that affects them.

Spatial Resilience: it is important to note that this is a tourist dwelling unit which is not
a hotel, guest house or bed and breakfast that can accommodate individual people or
different groups in one building which can result in a daily influx of people coming and
going. The proposed tourist dwelling unit will be rented out to one group or one family
which is considered to reduce the impact on the surrounding neighbours.

k.

The applicable provisions

of the zoning scheme.

As discussed, the proposal is in line with the building parameters of the Conventional
Residential Zone of the Zoning Scheme as it does not require any departures from either
building lines, height, or coverage. The Conventional Residential does allow for tourist
dwelling unit as a consent use, meaning with permission from council which is the aim

of this application.

Any restrictive condition
applicable to the land
concerned.

None, please refer to attached title deed.

. The impact of the proposed

land development on any
heritage resources as
defined in the National
Heritage Resources Act,

The application site within the Franschhoek Urban Conservation Overlay Zone, however,
as discussed above, the proposed development does not involve any alteration to the
existing building.

1999 (Act 25 of 1999).
Table 5 Assessment of Application in terms of Section 65 (1) of the By-Law
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6. CONCLUSION

The approval of this application is argued to be favourable, considering the nature of this application, the applicable policies
and frameworks of the Stellenbosch Municipality and the legislation in terms of land use regulation. It is therefore
respectfully requested that the following applications be considered for approval:

Application in terms of Sections 15(2) (o) the By-Law to allow for the following on Erf 834 Franschhoek:

i. In terms of Section 15(2) (o) Consent to allow for a tourist dwelling unit.

Report compiled by:
Carlien Coetzee (C/9982/2024)

s

Report reviewed by:

Marike Bolz (Director)

for Arch Town Planners (Pty) Ltd
October 2024
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