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NOTICE OF LAND DEVELOPMENT APPLICATION 

 

 

Sir/Madam 

 

APPLICATION FOR REZONING, SUBDIVISION, DEPARTURE & REGISTRATION OF ACCESS 

SERVITUDE ON FARM 716/5, PAARL 

 

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

refers:  

 

Application Property Address: R44 KLAPMUTS 

 

Application Property Number: Portion 5 of Farm 716, Paarl 

 

Applicant: Theo Steyn, NuPlan Africa, theo@nuplanafrica.co.za 0824404893 

 

Owner:  GOLDEN GLAZE INVESTMENTS (PTY) LTD. 

 

Application Reference: LU/16263(TP491/2023) 

 

 

Description of land development proposal:   

 

 

1. Application in terms of Sec 15(2)(a) of the Stellenbosch Municipal Land Use Planning 

By-Law (2023), for the rezoning of Portion 5 of Farm 716, Klapmuts, from Agricultural 

and Rural Zone to Subdivisional Area to create 110 portions Multi Residential Zone 

(Group Housing and Duplex Erven), 4 portions Private Open Space Zone, 1 portion for 

Natural Environment Zone and 5 portions Multi Residential Zone (Private Road 

purposes). 

2. Application in terms of Sec 15(2)(d) of the Stellenbosch Municipal Land Use Planning 

By-Law (2023), for the subdivision of Portion 5 of Farm 716, Klapmuts for 110 portions 

Multi Residential Zone (Group Housing and Duplex Erven), 4 portions Private Open 

Space Zone, 1 portion for Natural Environment Zone and 5 portions Multi Residential 

Zone (Private Road purposes). 

3. Application in terms of Sec 15(2)(b) of the Stellenbosch Municipal Land Use Planning 

By-Law (2023), for a Departure to permit 3 storey dwelling units in lieu of two storey 

dwelling units on the unregistered portions 47-62 of portion 5 of Farm 716, Klapmuts. 

4. Registration of an access servitude in favour of portion 5 of Farm 716, Klapmuts in 

terms of Sec 24(1) of the Stellenbosch Municipal Land Use Planning By-Law (2023).  

 

 

Notice is hereby given in terms of the provisions of the said Bylaw that the above-mentioned 

application has been submitted to the Stellenbosch Municipality for consideration.  The 

application is available for inspection on the Planning Portal of the Stellenbosch Municipal 

Website for the duration of the public participation process at the following address: 

https://www.stellenbosch.gov.za/planning/documents/planning-notices/land-use-

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

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

 

mailto:theo@nuplanafrica.co.za
https://protect-za.mimecast.com/s/iZk4CAnXLKsNGPAWf9XdPi?domain=stellenbosch.gov.za
https://protect-za.mimecast.com/s/iZk4CAnXLKsNGPAWf9XdPi?domain=stellenbosch.gov.za
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You are hereby invited to submit comments and / or objections on the application in terms 

of Section 50 of the said bylaw.  Written comment, which must include the reference to the 

application, the name, contact details and physical address of the person to submit the 

comments, the reasons for the comments, and the interest of the person who submits the 

comment in the application, may be submitted to the Applicant by electronic mail as 

follows: theo@nuplanafrica.co.za. By lodging an objection, comment or representation, the 

person doing so acknowledges that information may be made available to the public and 

to the applicant. 

 

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

on or before the closing date of 29 April 2024.  

 

The Municipality, in terms of Section 50(5) of the said Bylaw, may refuse to accept any 

comments/ objection received after the closing date.    

 

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

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

assistance at the e-mail address provided or telephonically at 082 4404 893 during normal 

office hours. 

 

 

Yours faithfully, 

T L Steyn 

NuPlan Africa 
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KENNISGEWING VAN GRONDONTWIKKELINGS AANSOEK 

 

Meneer/Me 

 

AANSOEK VIR HERSONERING, ONDERVERDELING, AFWYKING VAN DIE SKEMA EN DIE 

REGISTRASIE VAN ‘N REG VAN WEG SERWITUUT OP GED 5 VAN PLAAS 716, PAARL. 

 

Die volgende grondgebruiksaansoek in terme van Stellenbosch se Verordeninge op 

Grondgebruikbeplanning verwys:   

 

Adres van aansoek eiendom: R44 KLAPMUTS 

 

Aansoek eiendom beskrywing: GED 5 VAN PLAAS 716, PAARL 

 

Aansoeker: T L STEYN, NUPLAN AFRICA theo@nuplanafrica.co.za 0824404893 

 

Eienaar: GOLDEN GLAZE INVESTMENTS (PTY) LTD. 

 

Aansoek Verwysing: LU/16263 (TP491/2023) 

 

 

Besonderhede van die grondgebruiksaansoek:   

 

1. Aansoek in terme van Klousule 15(2)(a) van Stellenbosch se Verordeninge op 

Grondgebruikbeplanning (2023), vir die hersonering van Ged 5 van plaas 716, 

Klapmuts, vanaf Landbou en Landelik na Onderverdelingsgebied om die volgende 

gedeeltes te skep: 110 gedeeltes  Multi Residensiële Sone (Groephuise and Duplex 

Erwe), 4 gedeeltes Privaat Oop Ruimte Sone, 1 gedeelte vir Natuurlike Omgewing 

Sone en 5 gedeeltes vir Multi Residensiële Sone (privaat straat doeleindes). 

2. Aansoek in terme van Klousule 15(2)(d) van Stellenbosch se Verordeninge op 

Grondgebruikbeplanning (2023), vir die onderverdeling van Ged 5 van plaas 716, 

Klapmuts, om die volgende gedeeltes te skep: 110 gedeeltes  Multi Residensiële Sone 

(Groephuise and Duplex Erwe), 4 gedeeltes Privaat Oop Ruimte Sone, 1 gedeelte vir 

Natuurlike Omgewing Sone en 5 gedeeltes vir Multi Residensiële Sone (privaat straat 

doeleindes). 

3. Aansoek in terme van Klousule 15(2)(b) van Stellenbosch se Verordeninge op 

Grondgebruikbeplanning (2023), vir ‘n Afwyking om 3-verdieping wooneenhede toe 

te laat in stede van 2-verdieping eenhede op ongeregistreerde gedeeltes 47-62 van 

gedeelte 5 van plaas 716, Klapmuts 

4. Registrasie van ‘n toegang serwituut ten gunste van gedeelte 5 van plaas 716, 

Klapmuts in terme van Kl 24(1) van Stellenbosch se Verordeninge op 

Grondgebruikbeplanning (2023).  

 

 

 

Kennis word hiermee gegee in terme van die voorskrifte van die genoemde Verordeninge 

dat bovermelde aansoek by die Stellenbosch Munisipaliteit ingedien is vir oorweging. Die 

aansoek is beskikbaar vir insae op die Beplannings Portaal van die Stellenbosch Munisipaliteit 

se Webtuiste vir die tydsduur van die publieke deelname proses by die volgende adres:                    

https://www.stellenbosch.gov.za/planning/documents/planning-notices/land-use-

applications-advertisements. Indien die webtuiste of tersaaklike dokumente nie toeganglik is 

mailto:theo@nuplanafrica.co.za
https://www.stellenbosch.gov.za/planning/documents/planning-notices/land-use-applications-advertisements
https://www.stellenbosch.gov.za/planning/documents/planning-notices/land-use-applications-advertisements
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nie, moet die Aansoeker versoek word om ‘n elektroniese kopie van die aansoek beskikbaar 

te stel.       

 

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

Artikel 50 van die tersaaklike Verordening. Skriftelike kommentaar, wat besonderhede ten 

opsigte van die verwysings nommer van de aansoek, die name, fisiese adres en kontak 

besonderhede van die persoon wat die kommentaar lewer, die redes vir die kommentaar, 

en die belang van die persoon wat die kommentaar lewer in die aansoek, by die Aansoeker 

ingedien word by wyse van elektroniese pos as volg: theo@nuplanafrica.co.za. Deur 'n 

beswaar, kommentaar of vertoë te rig, erken die persoon wat dit doen dat inligting aan die 

publiek en aan die aansoeker beskikbaar gestel kan word. 

 

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

word en moet ontvang word voor of op die laaste dag van die sluitings datum van 29 April 

2024.    

 

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

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

die sluitingsdatum ontvang word.    

 

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

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

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

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

0824404893 gedurende normale kantoor ure. 

 

 

Die uwe  

 

T L STEYN 

NUPLAN AFRICA 

 

 

mailto:theo@nuplanafrica.co.za


EXECUTIVE SUMMARY OF THE DETAIL AND MOTIVATION FOR THE 

APPLICATION 

PROPOSED DEVELOPMENT 

NATURE OF THE ACTIVITY 

The proposal is to develop a residential estate on the property consisting of free-hold single, 

two and three storey group houses and town houses with a common architectural theme and 

that will be access controlled. A gatehouse with refuse collection facility, guard house and sub-

station will be provided at the access to the development. 

The proposed SDP is depicted below. 

 

The proposed development will consist of the following unit types: 

Table 3: Proposed unit types and sizes 



 

The following depicts a few typical unit elevations to illustrate the architectural theme: 

 

DOUBLE STOREY GROUP HOUSE 



 

SINGLE STOREY GROUP HOUSE 

 

DOUBLE STOREY TOWNHOUSE 

 

THREE STOREY TOWNHOUSE 

The following depicts a street elevation from the R44. Care has been taken to avoid a monolithic 

facade from the R44 by alternating pitched and flat roofs and by stacking the units downhill. 



 

R44 ELEVATION 

The following depicts the elevation of the Gate House.  

 

PROPOSED GATEHOUSE ELEVATION 

The development will comprise of 68 single and double storey group house units and 42 double 

and triple storey duplex units with a density factor of 27units/ha.  

ACCESS AND CIRCULATION 

Access to the site is possible from the R44 as a left-in only, leaving the site land locked in egress. 

Discussions with the municipality indicated that access would have to be taken over the 

adjoining property (Ptn. 27 of Farm 716) and along the yet to be constructed Heaford Street. 

The owner of 27/716 submitted an application for a housing development in terms of which a 

15m public road is provided to allow access to the subject property, as per their SDP below: 



 

SDP FOR PTN 27 OF FARM 716 

 



The proposed access, however, crosses the panhandle of Portion 57 of farm 716 and a servitude 

right of way must be registered over the required section of the panhandle. 

       

The proposed gated entrance will consist of a guard house, electricity sub-station, refuse 

collection yard and refuse pick-up bay. The access control is required to prevent the 

development from becoming a thoroughfare for pedestrians between the N1 and Klapmuts CBD 

and also for security in our crime ridden country. 

PARKING 

In terms of the Stellenbosch Zoning Scheme By-Law, parking should be provided at 1 bay for 

each residential unit as well as 1 bay/unit for visitors. All units in the proposed development 

make provision for 2 bays/unit to comply with the zoning scheme requirements. 

OPEN SPACE 

The Botanical Specialist identified an area at the northeastern corner of the property that must 

be conserved due to the occurrence of conservation worthy Renosterveld.  The said area is 

accommodated in the layout design of the SDP in a nature area to be managed by the 

Homeowners Association. The area is also at the lowest point of the site and must 

accommodate a stormwater attenuation dam and the proposed underground sewerage 

package plant. 



 

SCENIC ROUTE 

As the R44 was declared as a scenic route, it is essential to treat the interface between the R44 

and the proposed development with care. To mitigate the impact of the development on the 

scenic integrity of the R44 it is proposed that: 

• A 5m plus open space strip be provided between the R44 and the residential units to provide 
a set-back from the R44 reserve to the first structure of more than 10m. 

• A berm be constructed on the open space to screen visual and sound impact of the R44 

• The berm be extensively landscaped. 

• The proposed units along the R44 be semi-detached to have the effect of one structure. 

• The proposed units vary between two and three storey units. 

 

LANDSCAPING 

A Landscape Plan was developed by Antoinette de Beer from ARLA Consultancy. 

Figure 9 below depicts the landscaping plan proposals. 



 

FIGURE 9: LANDSCAPING PROPOSAL   

The landscaping plan incorporates the berm along the R44 with suitable planting as well as trees 

along the southern boundaries of the streets. It also incorporates rehabilitation of the 

Conservation area as well as suitable planting for the proposed retention dam. A Botanist 

identified all trees that must be retained and same have been incorporated on the landscaping 

plan. 

ARCHITECTURAL LANGUAGE 

The proposed development is envisioned as a modern Winelands village with an architectural 

language which is inspired by Cape Vernacular architecture and Modern Regionalism.   

The village character is reinforced though intimate streetscapes where the ‘village wall’ 

carefully defines street spaces through closely spaced buildings.  Street widths are a function of 

building heights to achieve a comfortable level of enclosure – in a way that streets will have a 

pedestrian bias and so become an extension of the home and encouraging social interaction.  

The development massing is fine-grained with buildings deliberately broken up to achieve a 

more human scaled environment.  Barns are linked with low unassuming clip-on structures 

which not only assist in breaking down the apparent massing of the development, but also sets 

up visual interest and variety.  

The buildings follow the principle of a simple barn style typology with strong pronounced gable 

ends.  Gable ends are treated in a classic manner with centralised and vertically proportioned 

apertures.  Following the vernacular, the building envelopes are predominantly heavy with 

apertures being secondary and smaller.  In places where an inside-outside connection is 

required, a modern approach has been taken to link garden and interior spaces.   The building 



arrangements are set up in a way that gardens are framed in a court like manner, with sufficient 

space to let light into the interiors.  

Pergolas and lightweight screening devices form an integral part of the Cape Vernacular 

architectural language.  It is proposed to make extensive us of timber pergolas to create 

shading, but also to create layering to private and public spaces while assisting in creating a 

human scaled environment.  

Where possible, walls have been designed to create the impression of being thicker than they 

are. Usually by setting joinery into walls or increasing the thickness of gables ends.  This echoes 

the massing embedded in some of the older Cape Vernacular buildings, which were constructed 

from stone, clay and lime.  

It is anticipated to make extensive use of trees and landscaping to nestle the development into 

its natural setting. Planted berms are anticipated on the outer edges to create privacy and to 

provide some degree of noise attenuation along those edges.  A careful balance of landscape 

and building will provide for an estate which is sensitive to its context, and which should provide 

for a comfortable and relaxing environment to its future residents.   

MANAGEMENT OF THE ESTATE 

The Estate will be called Mount Vista Estate and will be managed by a Homeowners Association. 

The constitution of the HOA will be submitted for approval after approval of this application. 

The HOA will be responsible for management of the Estate and will also be responsible for the 

maintenance and upkeep of internal services, open spaces, the Entrance Gate and perimeter 

fencing. The HOA documentation to be submitted will also incorporate Architectural Guidelines. 

INCLUSIONARY HOUSING 

During the pre-app meeting, applicant was told that the Council adopted an inclusionary 

housing policy, but that there is at this stage no obligation on us to include inclusionary housing. 

We were also told that we can however offer to voluntarily include inclusionary housing in the 

application. (See annexure 1 in the application).  

Due to the fact that there are a variety of options mentioned in the Policy, of which the final 

outcome is unknown at this stage, we stated in our application that this will be discussed with 

the municipality. (see last row in the 2nd table in section 9.1 of this report).  

So we acknowledged the policy and stated our intention to address it with further discussions 

with the municipality. As we understand the policy, this is something that will be finally 

formulated in an agreement with the municipality and in conditions of approval.  

Obviously, we cannot at this stage assess the options available to us in the Policy, as we do not 

know the final viability of the project due to unknowns such as:  

• The final sewer requirements as the Municipality are not able to accommodate the sewer at 
the treatment works; do we have to install network upgrades, only a temporary package plant, 
or both? 



• The cost of the above and impact on the viability of the project. 
• If we do bulk upgrades, how will it be off-set against DC’s and what amounts? 
• The final DC calculation is not available at this stage. 
• Will we be liable for the land cost of the public access road over the adjoining property? 
• Will we be proportionally held responsible for the construction of the access road? 
• What will be the final cost of our proportion, etc.  

The list goes on but suffice to say that it is way too early in the process to assess the options 

offered in the policy.  

Our suggestion is that we follow the following process:  

1. The applicant to make an appointment with the relevant officials at the municipality 
(Chantelle Hauptfleish?), to get a better understanding of the options available in the Policy. 

2. The application gets processed and as soon as the comments regarding civil services, road 
access and DC calculations are available, we enter into discussions with the relevant role 
players at the municipality to get the alternatives on the table and get to an agreement which 
can then be fed into the processing and conditions of approval.  

THE APPLICATION 

The application entails four components: 

• Application for rezoning to subdivisional area and subdivision. 

• Departure from the height restriction. 

• Registration of a servitude right of way 

• Approval of street names and numbering 

APPLICATION FOR REZONING AND SUBDIVISION 

 

 



 

The proposed layout comprises of 68 group house erven of 325m² with general dimensions of 

13m x 25m and 72 duplex erven of 55m² with general dimensions of 5,75m x 20m. The total 

number of erven for residential units is 110 with a density of 27u/ha. The erven are accessed by 

8m road reserves with 6m wide blacktop and 1m sidewalks on both sides. An area in the 

northeast corner of the site worth conserving was identified by the botanist specialist and is 

proposed to be zoned Private Open Space Zone Natural Environment. A Private open space 

along the R44 has been provided for extensive landscaping and a berm. The internal road will 

be a private road and will be maintained by the Homeowners Association to be formed. 

The development will be developed in 5 phases as identified on the subdivision plan.  

DEPARTURE FROM THE ZONING SCHEME BY-LAW: HEIGHT 

The Stellenbosch Zoning Scheme By-Law restricts the height of Group housing units to 2 storeys 

whereas the proposed duplex units consist of a mix between two and three storey units. This 

was deliberately done to achieve an articulated roofscape to create a more pleasing 

streetscape, rather than same height units that would form a “wall of buildings” along the R44. 

It is believed that this approach, as well as the building set-back of approximately 10m from the 

R44 warrant a departure from the height restriction. 

REGISTRATION OF AN ACCESS SERVITUDE 

An access servitude is required from the owner of Ptn. 57 of Farm 716. The consent from the 

said owner was obtained.  

STREETNAMES PLAN AND NUMBERING 

The proposed street names and numbering is depicted on the plan below. 

             



 

 

SERVICES 

CIVIL SERVICES 

A GLS Report has been commissioned and a Civil Services Report was done.  

Water 

In terms of the latter report the closest water reticulation network is a 150mm pipe located in 

Old Paarl Road. It is thus proposed that link services SKW1.20 (60m x 200mm supply line) and 

SKW 1.28 (215m x 160mm supply line) be constructed to provide water to the site. 

It is furthermore proposed that bulk upgrades SKW 1.19 (380m x 200mm supply line and 

connectors) and SKW 1.18 (225m x 200mm supply pipe and connectors) be implemented to 

improve network conveyance. 

Sewer 

Currently there are no existing services in proximity to the site. In order to service the proposed 

development a number of link and bulk network upgrades are required; these include the 

following: 

- 80m of a 160mm outfall sewer (link) 
- 70m of a 150mm gravity sewer line (link) 
- New 50l/s pump station (bulk) 



- 1380m of a 250mm rising main (bulk) 

 

Apart from the network upgrades, there is currently capacity constraints at the Klapmuts 

WWTW. Due to the constraints at the WWTW, accommodating the development temporarily 

by means of a conservancy tank, will not be a possibility. 

It is therefore proposed that the development is serviced by means of a package plant, until 

such time that capacity becomes available and the required bulk upgrades are constructed. As 

a minimum it is recommended that the link services (item 1 and SKS 1.12a) are fully constructed 

along with the construction of the internal network for the proposed development. 

Stormwater 

In order to achieve the calculated treatment volume of 541,98 cubic meter, it is proposed that 

an attenuation pond be constructed on site. 

An overland escape will be provided to the stormwater channel alongside the R44 for storm 

events larger than 1:50 year occurrence. 

I addition to the stormwater attenuation pond that will be constructed, runoff from the 

southeastern part of the site will discharge into the existing Uitkoms Dam. 

ELECTRICAL SERVICES 

An Electrical Services Report was done. 

In terms of the report, the site is currently served by means of a low voltage connection from a 

50kVA pole transformer on the erf. The transformer is owned and maintained by Eskom.  

An Eskom powerline runs across the intended build site. A 3m servitude area (1.5m on both 

sides of the line) will have to be provided.  

The After Diversity Maximum Demand (ADMD) is calculated to be 500kVA for the development 

and it is recommended that the electrical requirements of the site not be increased beyond the 

scope of these calculations as this may cause the site to require a connection larger than 

500kVA, which will result in the site requiring additional electrical equipment such as a Ring 

Main Unit (RMU). 

The external network up to the site boundary is medium voltage by means of a overhead 

network. 

Eskom will supply and install a 500kVA miniature sub-station on the property boundary to 

accommodate the supply required.  

The internal network will be as per the services report. 



TRAFFIC IMPACT ASSESSMENT 

A Traffic Statement Report was done. 

The following can be concluded from the report: 

1) That this TIS accompanies the application for rezoning and subdivision of Farm 716/5, 

bordered by the R44 (MR 27) to the east, and situated approximately halfway between Old Paarl 

Road (MR 189) and the N1, Klapmuts. 

2) That the proposed development consists of 110 townhouse-type erven, with access 

to be obtained via the neighbouring Farm 716/27, Heaford Street and Brounger Street to Old 

Paarl Road as per the AMP for the R44 (MR 27) as per WCG planning. 

3) That according to information, an application for the neighbouring Farm 716/27 was 

submitted for 40 townhouses, which included provision for the 15-metre-wide public street 

reserve along the Rozenmeer-boundary via which access to the proposed development will be 

obtained.  

4) That the proposed development will have the potential to generate 93 peak hour trips 

(23 in, 70 out during the AM peak hour and 65 in, 28 out during the PM peak hour). 

5) That to accommodate background traffic: 

a) At the R44/Old Paarl Road intersection, dedicated left-turn lanes are suggested on the 

western Old Paarl Road- and southern R44-approaches. 

b) At the Old Paarl Road/Brounger Street intersection, the Brounger Street-approach be 

provided with a dedicated right-turn lane (by way of painted road markings). 

6) That no external road upgrades are considered necessary as result of the proposed 

development. 

7) That the public street within its 15-metre road reserve is suggested to be provided 

with a 7,4-metre blacktop width, and sidewalk along at least one side thereof. 

8) That Heaford Street currently consists of a 9,45-metre reserve with an additional 5,5 

metres subdivided from the Rozenmeer parent property in order to provide Heaford Street with 

a 15-metre road reserve. 

a) That according to information the said subdivided strip has not yet been rezoned and 

transferred as per the development’s conditions of approval – this is to be addressed 

by the Municipality. 

b) And that similarly, the illegal structures currently encroaching into the Heaford Street 

reserve is also to be addressed by the Municipality. 

9) That permission has been obtained from the neighbouring ‘panhandle property’ for 

the proposed development to obtain access across a section thereof and that a servitude right-

of-way will be registered accordingly. 



10) That the security-controlled access will consist of two inbound lanes and one 

outbound lane, with a 4,0-metre horizontal clearance to accommodate emergency vehicles, and 

security booms setback approximately two vehicle lengths from the property boundary, with a 

refuse room and turning space for Municipal refuse trucks to the outside of the security 

controls. 

11) That internal circulation will be via internal streets (8 metre road reserves, with 5,5 to 

6,0 metre streets). 

12) That 2 parking bays per residential unit will be provided in line with the requirements 

of the Municipality, and that parking bay dimensions will be in line with normal parking 

standards, with available isle widths slightly substandard but expected to accommodate 

passenger vehicles manoeuvring in/out of their parking spaces within the residential estate; and 

13) That a sidewalk will be provided along at least one side of the public street providing 

access to the proposed development, that a pedestrian gate is proposed at the security-

controlled access, and that no additional public- or non-motorised transport facilities are 

considered necessary as result of the proposed development. 

From the above, it is recommended that the proposed residential development on Farm 716/5, 

Klapmuts, be considered for approval from a traffic flow point of view. 

It is further recommended that the DCs payable for the proposed development be contributed 

to either the construction of the public street required to access the subject property via Old 

Paarl Road, or alternatively, that it be contributed towards the background upgrades suggested 

to the R44/Old Paarl Road intersection. 

ENVIRONMENTAL 

A Basic Assessment application is required and being drafted by GNEC Environmental 

Consultants. As part of the application a Botanist as well as a Freshwater Specialist was 

appointed. The Botanist identified a conservation worthy patch of Renosterveld as well as all 

the trees on site that must be retained. The Freshwater specialist determined the development 

setback line from the dam. All recommendations of the Botanist and Freshwater specialist were 

incorporated in the SDP design.     

HERITAGE SECTION 38 APPLICATION 

A Notice of Intent was submitted to Heritage Western Cape and the consent to proceed without 

any further Heritage studies was received.  



MOTIVATION 

LAND USE PLANNING PRINCIPLES 

The following Development Principles per Section 7 of SPLUMA and Section 59 of LUPA is 

relevant: 

N PRINCIPLE CONSISTENCY 

a Spatial Justice The development proposal is accessible to 

all communities of South Africa, offer job 

opportunities during the construction 

phase to all communities and does not 

result in segregation of communities 

b Spatial sustainability The proposed development is privately 

funded, developed and managed; is 

environmentally friendly; make optimal 

use of the characteristics of the land and 

existing services; does not load any future 

financial liability on infra structure or social 

services and does not cause urban sprawl 

and is thus spatially sustainable.  

c Efficiency The proposal makes optimal use of the 

natural attributes of the site; will make use 

of existing services and infra structure; 

does not have any negative environmental, 

social, or economic impacts, but rather a 

positive social, economic, and 

environmental impact by providing a 

controlled, safe and privately funded 

residential opportunity that contributes to 

economic growth 

d Spatial Resilience The proposed development is located in an 

area with similar land uses, make use of 

existing infra-structure, and entails a multi-

million-rand private investment, thus 

ensuring spatial resilience. 

e Good Administration The proposed development will be 

managed by a Homeowners Association. 

 

The land use application is further motivated on the following grounds: 



▪ The proposed development is located in an existing town identified as a growth area 
in the MSDF.  
 

▪ The proposed development is furthermore located inside the Urban Edge of 
Klapmuts.  
 

▪ The MSDF designated the land for “Urban Development”.  
 

▪ Klapmuts is located on a primary development axis in the MSDF.  
 

▪ The proposed development will enhance the Urban Form and complement the 
existing Rozenmeer development.  
 

▪ Services can be provided in in a feasible and sustainable manner.  
 
 

The following table provides a summary of the motivation in terms of the statutory context 

and indicates if the application is in line or not in line with the relevant policies. 

POLICY 
IN LINE / NOT 

IN LINE 
SUMMARISED MOTIVATION 

MSDF, 2023 In line 

The proposed development is located in the 
Urban Edge of Klapmuts. 

The land is designated for urban 
development in the MSDF. 

Klapmuts is identified as a growth area in the 
MSDF. 

Klapmuts is located on the primary 
development axis as identified in the 
MSDF. 

It is a high-density development in Klapmuts 
South. 

Inclusionary Housing 

Policy 

 

In line 

 

To be further discussed with Council. 

 

DESIRABILITY CRITERIA 

The desirability of this development proposal is further illustrated by the following 

desirability parameters:  

CRITERIA MOTIVATION 

Economic Impact 
The economic impact of the proposed development 

is positive as it represents a R1.2 million investment 

from an upcountry company in the Western Cape. At 



the same time job opportunities are created during 

the construction phase of the project as well as some 

jobs on a permanent basis. 

 

Social Impact 

The social impact of the proposed development will 

also be positive. 

The creation of job opportunities will alleviate the 

poverty cycle and the resultant relieve on poverty 

crimes like house break, theft, gender violence, 

substance abuse and violence against children.  

Scale Of Capital Investment 
The scale of capital investment will be substantial for 

the Western Cape. 

Compatibility With Surrounding Uses 

The proposed rezoning is compatible with the 

surrounding uses as it is located adjacent to the 

existing Rozenmeer development and also adjacent 

to the proposed residential development on Ptn 7 of 

Farm 716. 

External Engineering Services 

The scale of the proposed rezoning will not have a 

negative impact on the external engineering services 

as the sewerage modular plant is on-site, bulk 

electricity and water is available, and storm water is 

cleaned and attenuate on site.  

Safety, Health, and wellbeing Of 

Surrounding Community 

The proposed rezoning will not have a negative 

impact on the safety, health or wellbeing of the 

surrounding community as it is complementary to 

the existing residential fabric of the area.  

Heritage 

The proposal was submitted to Western Cape 

Heritage which gave their support for the proposed 

development as per Annexure 18.  

Biophysical Environment 

The application does not have any impact on the 

biophysical environment as the SDP design took into 

account all specialist input. 

Traffic Impact, Parking, Access, and 

Related transport Considerations 

The proposed rezoning will require no bulk upgrades 

to the road infra-structure as per the attached TIS. 

Mitigating Issues 
No adverse impacts are foreseen and therefore no 

mitigation measures are required. 

 



CONCLUSION 

The proposed development is not restrained by any conservation worthy elements, 

environmental issues, title deed restrictions or any other restraints, is mostly consistent with 

the Zoning Scheme and Council Spatial Policies. As such, it is therefore recommended that the 

application for 

• REZONING TO SUBDIVISIONAL AREA OF PORTION 5 OF FARM 716 KLAPMUTS IN TERMS OF 
SEC 15 (2)(A) OF THE MPBL 

• SUBDIVISION OF PORTION 5 OF FARM 716 KLAPMUTS IN TERMS OF SEC 15(2)(D) OF THE 
MPBL 

• DEPARTURE FROM THE HEIGHT RESTRICTION IN TERMS OF SEC 15(2)(B) OF THE MPBL 

• REGISTRATION OF SERVITUDES IN TERMS OF SEC 15(2)(D) OF THE MPBL, 

 

be approved in order to enable this project to proceed. 
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Bulelwa Mdoda

From:
Sent:
To:
Cc:

Subject:

Theo Steyn < theo@nuplanafrica.co.za >

Monday, 18 September 2023 1 l :51

Bulelwa Mdoda
Robert Fooy; Chrizelle Kriel

[EX] RE: IP49112023 (FARM 71615 PAARL)

Dear Bulelwa,

Thank you for your q uick response to our application

During the pre-app meeting, we were told that the Council adopted an inclusionary housing policy, but that there is
at this stage no obligation on us to include inclusionary housing. We were also told that we can however offer to
voluntarily include inclusionary housing in the application. (See annexure 1 in the application).

Due to the fact that there are a variety of options mentioned in the Policy, of which the final outcome is unknown at
this stage, we stated in our application that this will be discussed with the municipality. (see last row in the 2"d table
in section 9.1 of our report).

5o we did acknowledge the policy and stated our intention to address it with further discussions with the
municipality. As we understand the policy, this is something that will be finally formulated in an agreement with the
municipality and in conditions of approval.

Obviously we cannot at this stage assess the options available to us in the Policy, as we do not know the final
viability of the project due to unknowns such as:

The final sewer requirements as the Municipality are not able to accommodate the sewer at the treatment
works; do we have to install network upgrades, only a temporary package plant, or both?
The cost of the above and impact on the viability of the project.
lf we do bulk upgrades, how will it be off-set against DC's and what amounts?
The final DC calculation is not available at this stage.
will we be liable for the land cost of the publlc access road over the adioining property?
Will we be proportionally held responsible for the construction of the access road?
What will be the final cost of our proportion, etc.

The list goes on, but suffice to say that it is way too early in the process to assess the options offered in the policy.

Our suBgestion is that we follow the following process

1. The applicant to make an appointment with the relevant officials at the municipality (Chantelle

Hauptfleish?), to get a better understanding of the options available in the Policy.

2. The application gets processed and as soon as the comments regarding civil services, road access and DC

calculatlons are available, we enter into discussions with the relevant role players at the municipality to get

the alternatives on the table and get to an agreement which can then be fed into the processing and

conditions of approval.

lf you are in agreement with the above, I can include it as a section in our application report and send you the
revised report.

Please let me have your take on this, so that lcan inform my client accordingly. As soon as I have your response, and
have discussed it with my client, I can then formally respond within 14 days to your letter received on 14 September
2023.

1



Kind Rega rds

IItn Stty ,\

N,.PLAN AF?ICA

From: Bulelwa Mdoda <Bulelwa.Mdoda@stellenbosch.gov.za>

Sent: Tuesday, September 12,2023 3:22 PM

To: Theo steyn <theo@nuplanafrica.co.za >

sub,ect: RE: TP49112023 (FARM 71615 PAARL)

Deor Theo;

Your opplicotion in lhe obove regord, refers.

Your opplicotlon hos been duly scrutinized for complionce to the requiremen'ts of the
Stellenbosch Lond Use Plonning Bylow, 2015.

The following motter needs lo be oddressed in order lo proceed with the processing of the
subject opplicotion:

Appliconl to include o Section on how o component of the development wili comply with
the inclusionory housing policy thot hos been opproved by Council.

Kind regords,
Bulelwa Mdoda
Land Use ManaBement
Planning & Economic Development

T: +27 21 808 8690
1" Floor, NPK Building

Cnr Plein and Ryneveld Street
Stellenbosch
1600
www,stellenbosch.cov.za

o(()
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STELLENBOSCH
]VIUNICIPALIry

PORTION 5 OF FARM 716 KLAPMUTS

MOUNT VISTA ESTATE
APPLICATION FOR REZONING TO SUBDIVISIONAL AREA,

SUBDIVISION, PERMANENT REGULATION DEPARTURE, SDP
APPROVAL AND REGISTRATION OF SEHVTTUDES

REVISION 1

APPLICANT

N,PIAN A1RIA
INN OV il M E P UNNINC'iOLIIT IO NS



PORTION 5 OT FARM 7]6 KIAPN,IUTS

PROJECT DETAIL

REGISTERED OWNERT GOLDEN GLAZE INVESTMENTS (PW) LTD.

DEVELOPER: GOTDEN GLAZE INVESTMENTS (Pty) Ltd

Mr Baven Reddi

Mobile: 072 699 1839

E-Mail: baven@reddevelopments.co.za

APPLICANT DETAI[5: NU PLAN AFRICA

Tel:(021) 300 1192

Mobile: 082 440 4893

CONTACT PERSON: THEO STEYN

t heo(a nu ola nafrica.co. za

PROJECT REFERENCE: 80027

DATE: SEPTEM BER 2023

2lPag€ 07

Rivierplaas

Lady Loch Road

wellington



PORTION 5 OT TARM 716 XIAPIUUTS

APPLICATION PARTICU LARS

. REZONING TO SUBDIVISIONAI AREA OF PORTION 5 OF FARM 716 KLAPMUTS in terms of Sec

1s (2)(a) of the MPBL
. SUBDIVISION OF PORTION 5 OF FARM 716 KLAPMUTS in terms of Sec 15{2)(d) of the MPBL

. DEPARTURE FROM THE HEIGHT RESTRICTION iN tErMs Of SEC 15(2Xb) Of thE MPBL

. REGTSTRATTON OF SERVTTUDES in terms of sec 15(2Xd) of the MPBL.

3lPage r
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ORTION 5 OT IAR 716 Kt

1. lNTRoousnoN

1,1 THE ASSIGNMENT

Nuplan Africa Town Planners has been appointed by GOLDEN GLAZE INVESTMENTS (PTY) LTD

to lodge a land use application to the stellenbosch Municipality on their behalf to enable the

development of a Group HousinB Estate on the subject property.

A pre-submission consultation was held with the municipality on 19 May ?O22 and again on 25

June 2023, the minutes of the latter which are attached as ANNEXURE 1.

L.2 THE APPTICATIoN

Application is made for:

r REZONING TO SUBDIVISIONAL AREA OF PORTION 5 OF FARM 716 KLAPMUTS in terms of Sec

15 (2)(a) of the MPBL
. suBotvtstoN oF PoRTtoN 5 0F FARM 716 KLAPMUTS in terms of Sec 15(2Xd) of the MPBL

. DEPARTURE FROM THE HEIGHT RESTRICIION in terms of Sec 15(2)(b) of the MPBL

e REGISTRATION OF SERVITUDES in terms of Sec 15(2)(d) of the MPBL

2. PROPERW DETAILS

2.1 LocAurY

The subiect property is located along the R44 in Klapmuts, opposite Butterfly World and in

close proximity to the

R44/N1 interchange. The

location of the property

is depicted on PI-AN 1.

,eD

The location of the
property in the bigger

Klapmuts area is

depicted on attached

PIAN 2.

On the western side of
the property is the

Uitkamp Dam, the

northern boundary is

formed by vacant

SANRAL land, and the southern boundary is bordered by the Rosenmeer HousinB Estate and

the vacant portion 27 of Farm 517.
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2.2

REGIONAI IOCALITY: PTN 5 OF FARM 716 xLAPMUTS

PRoPERTY DEScRIPTIoN

The sub.iect properties are depicted in table 1 below

TABTE 1: PROPERW DESCRIPTION

A Company Resolution from GOLDEN GLAZE INVESTMENTS in favour of NUPLAN AFRICA to act

on their behalf in this land use application is attached as ANNEXURE 2.

A Power of Attorney from GOLDEN GLAZE INVESTMENTS to NUPLAN AFRICA is attached as

ANNEXURE 3.

A Copy of the Title Deed is attached as ANNEXURE 4. A Conveyance certificate, attached as

ANNEXURE 5, confirm that there are no restrictive title conditions that could negatively affect

the application.

No Eonds are registered over the property

PTN 7 OF FARM

DIVISION PAARL

STETLE NBOSCH

MUNICIPALITY

7L6,
IN

GOLDEN GLAZE

INVESTMENTS (PTY) LTD.

Reg no:20?0 /652147 /O7 .

4.4104 HA
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PROPERTY TITTE DEED NUMBER

AND DATE

REGISTERED OWNER s rzE

123077 2023

The property zoning and land use details are depicted in Table 2 below.
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TABLE 2: PROPERTY DESCRIPTION, tAND USE RIGHTS AND TOPOGRAPHIvAt FEATURES

A topographical survey with 0,5m contours, alltrees, fences, and services are depicted below:
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2.3 SURRoUNDING LANO USE AND ZONING

The surrounding zonings are depicted below.

This indicates that the area in which the

subject property is situated is mainly zoned for
agricultural and rural purposes to the west,

north and east of the property. To the south is

the residential zoning for the Rosenmeer

Housing Estate and further to the south the

business zonings of the Klapmuts cBD.
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CU RRENT ZONING AGRICULTURAL ZONE 1- NOT FARMED

CU RRENT LAND USE RESIDENTIAL MAIN HOUSE, OUTBUITDINGS AND TABOURERS'

COTTAGES

WATERSHED IN SOUTH TO NORTH DIRECTION, GENTLE SLOPES

BOTH EASTWARDS AND WESTWARDS
TOPOGRAPHICAL

FEATURES
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PROPERTY: PTN 5 OF FARM 716, DIVISION PAARt, STELLENBOSCH MUNICIPAIITY
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The image above depicts the surrounding land uses. The property is surrounded by agricultural land,

tourist facilities, vacant land, and a housing estate.

3. STATUToRYCoNTEXT

3.1 IAND UsE MANAGEMENT ScHEME

According to the Stellenbosch Municipality Zoning Scheme By-Law (2019) Maps, the subject

property is zoned for Agricultural and Rural purposes.

STETTENBoSCH MEIRoPoIITAN SPATIAT DEVEToPMENT FRAMEwoRx (MSDF} MARCH

2023 DRAFI

3.2. 1 Spatial Strategies

3.2
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The MSDF is the applicable spatial policy document guiding spatial development in the

Stellenbosch M unicipal Area.
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3.2.2 Land Use Designation

The subject property is located within the Klapmuts Urban Edge and is designated for "urban

development" on the consolidated SDF Map in the MSDF.

For Klapmuts specifically, the MSDF included Klapmuts as a GroMh Area as depicted in the
plan below:
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Klapmuts is also located on a primary development axis in the MSDF as per the plan below
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Spatial proposals for Klapmuts includes the following elements relevant to the proposed

development:

As a General Principle, contain the footprint of Klapmuts as far as possible within the existing
Urban Edge.

Pro-actively support higher density infill residential opportunity in Klapmuts south.
Ensure that housing in Klapmuts South provide for a range of income groups.

From the above it is clear that the proposed development is consistent with the Stellenbosch

M5DF.

4. PROPOSEDDEVEToPMENT

4.t NATURE oF THE AcflvrrY

The proposal is to develop a residential estate on the property consisting of free-hold single,

two and three storey group houses and town houses with a common architectural theme and

that will be access controlled. A gatehouse with refuse collection facility, guard house and

sub-station will be provided at the access to the development.

The proposed SDP is depicted below and also attached as ANNEXURE 5.
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The proposed development will consist of the following unit types:

Table 3: Proposed unit types and sizes

EAt I - ERf at ;OqiPRlar

SIXGIE STONEY A

Slr,lGtE STOREY B

OOLBIE STOREY A

OOLELE SIOREY B

f @fPRIMI O' IYPE A
oPTro'6 AAOVE

FOOTFRII{I tr IYPE A
oPTtoi6 AaovE

tnf sl ul . ERF l.c ut4 r@TPEraT

rcr\fli+roJ sE
@UAI.E STOREY

TOIIgt{lTOUSE
TRIPIE STOREY
UNII BI
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IorvratousE
IRIPIE S]ORCY
UNII 82

62rnr

ERVEN IO ACCqDATE I/iI'IPLE
TYP€S TG HOIE OIII{ERS LATER
SELECTIOIT
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UNIT A2
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The floor plans and elevations for all the units are attached as ANNEXURE 7.

The following depicts a few typical unit elevations to illustrate the architecturaltheme
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DOUEI.E STOREY GROUP HOUSE
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SINGI.T STOREY GROUP HOUSE
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DOUBLE STOREY TOWNHOUSE
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THREE STOREY TOWNHOUSE

The following depicts a street elevation from the R44. Care has been taken to avoid a

monolithic facade from the R44 by alternating pitched and flat roofs and by stacking the units

downhill.

R44 EIEVATION

The following depicts the elevation of the Gate House. The Gatehouse drawing is attached as

ANNEXURE 8.

I l,
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PROPOSED GATTHOUSE EI.EVATION
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The development will comprise of 68 single and double storey group house units and 42

double and triple storey duplex units with a density factor of 2Tunits/ha.

4.2 AccEss AND CrRcurATroN

Access to the site is possible from the R44 as a left-in only, leaving the site land locked in

egress. Discussions with the municipality indicated that access would have to be taken over

the adjoining property (Ptn. 27 of tatm 716) and along the yet to be constructed Heaford

Street.

fhe owner of 27 /716 submitted an application for a housing development in terms of which a

15m public road is provided to allow access to the subject property, as per their SDP below:

SDP FOR PTN 27 OF FARM 716
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The proposed access, however, crosses the panhandle of Portion 57 of farm 716 and a

servitude right of way must be registered over the required section of the panhandle.

The consent from the owner of Portion 57 of Farm 716 is attached as ANNEXURE 9 and the
proposed servitude diagram as ANNEXURE 10.
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PROPOSED

DEVELOPMENT

The proposed gated entrance will consist of a guard house, electricity sub-station, refuse

collection yard and refuse pick-up bay. The access control is required to prevent the

development from becoming a thoroughfare for pedestrians between the N1 and Klapmuts

CBD and also for security in our crime ridden country.



4.3 PARKING

ln terms of the Stellenbosch Zoning Scheme By-Law, parking should be provided at 1 bay for
each residential unit as well as 1 bay/unit for visitors. All units in the proposed development

make provision for 2 bays/unit to comply with the zoning scheme requirements.

4.4 OPEN SPACE
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4.5 ScENrc RourE

As the R44 was declared as a scenic route, it is essential to treat the interface between the
R44 and the proposed development with care. To mitigate the impact of the development on

the scenic integrity of the R44 it is proposed that:

. A 5m plus open space strip be provided between the R44 and the residential units to provide a

set-back from the R44 reserve to th€ first structure of more than 10m.
. A berm be constructed on the open space to screen visual and sound impact of the R44
. The berm be extensively landscaped.
. The proposed units along the R44 be semi-detached to have the effect of one structure.
. The proposed units vary between two and three storey units.

a
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The Botanical Specialist identified an area at the northeastern corner of the property that
must be conserved due to the occurrence of conservation worthy Renosterveld. The said area

is accommodated in the layout design of the sDP in a nature area to be managed by the
Homeowners Association. The area is also at the lowest point of the site and must

accommodate a stormwater attenuation dam and the proposed underground sewerage

package plant.
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4.6

4.7

[ANDScAPING

A Landscape Plan was developed by Antoinette de Beer from ARLA Consultancy and is

attached hereto as ANNExURE 11.

Figure 9 below depicts the landscaping plan proposals.
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FIGURE 9: LANDSCAPING PROPOSAL

The landscaping plan incorporates the berm along the R44 with suitable planting as well as

trees along the southern boundaries of the streets. lt also incorporates rehabilitation of the

Conservation area as well as suitable planting for the proposed retention dam. A Botanist

identified all trees that must be retained and same have been incorporated on the

landscaping plan.

ARcHITEcIURAt TANGUAGE

The proposed development is envisioned as a modern Winelands village with an architectural

language which is inspired by Cape Vernacular architecture and Modern Regionalism.

The village character is reinforced thouBh intimate streetscapes where the 'village wall'

carefully defines street spaces through closely spaced buildings. Street widths are a function

of building heights to achieve a comfortable level of enclosure - in a way that streets will have

a pedestrian bias and so become an extension of the home and encouraging social interaction.

The development massing is fine-grained with buildings deliberately broken up to achieve a

more human scaled environment. Barns are linked with low unassuming clip-on structures

18 lr'.rge e
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which not only assist in breaking down the apparent massing of the development, but also

sets up visual interest and variety.

The buildings follow the principle of a simple barn style typology with strong pronounced

gable ends. Gable ends are treated in a classic manner with centralised and vertically

proportioned apertures. Following the vernacular, the building envelopes are predominantly

heavy with apertures being secondary and smaller. ln places where an inside-outside

connection is required, a modern approach has been taken to link garden and interior

spaces. The building arrangements are set up in a way that gardens are framed in a court like

manner, with sufficienl space to let light into the interiors.

where possible, walls have been designed to create the impression of being thicker than they

are. Usually by setting joinery into walls or increasing the thickness of Bables ends, This

echoes the massing embedded in some of the older Cape Vernacular buildings, which were

constructed from stone, clay and lime.

It is anticipated to make extensive use of trees and landscaping to nestle the development

into its naturalsetting. Planted berms are anticipated on the outer edges to create privacy and

to provide some degree of noise attenuation along those edges. A careful balance of

landscape and building will provide for an estate which is sensitive to its context, and which

should provide for a comfortable and relaxing environment to its future residents.

4.8 MANAGEMENT OF THE ESTATE

The Estate will be called Mount Vista Estate and will be managed by a Homeowners

Association. The constitution of the HOA will be submitted for approval after approval of this

application. The HOA will be responsible for management of the Estate and will also be

responsible for the maintenance and upkeep of internal services, open spaces, the Entrance

Gate and perimeter fencing. The HOA documentation to be submitted will also incorporate

Architectural Guidelines.

4.9 INCTUSIoNARYHoUSING

During the pre-app meeting, applicant was told that the Council adopted an

housing policy, but that there is at this stage no obligation on us to include

housing. We were also told that we can however offer to voluntarily include

housing in the application. (See annexure 1in the application).

inclusionary

inc lusiona ry
inclusionary

Due to the fact that there are a variety of options mentioned in the Policy, of which the final

outcome is unknown at this stage, we stated in our application that this will be discussed with

the municipality. (see last row in the 2"d table in section 9.1ofthis report).

19 lr a,', a

Pergolas and lightweight screening devices form an integral part of the Cape Vernacular

architectural language. lt is proposed to make extensive us of timber pergolas to create

shading, but also to create layering to private and public spaces while assisting in creating a

human scaled environment.
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So we acknowledged the policy and stated our intention to address it with further discussions

with the municipality. As we understand the policy, this is something that will be finally

formulated in an agreement with the municipality and in conditions of approval.

Obviously, we cannot at this stage assess the options available to us in the Policy, as we do not

know the final viability of the pro.iect due to unknowns such as:

o The final sewer requirements as the Municipality are not able to accommodate the sewer at

the treatment works; do we have to install network upgrades, only a temporary package

plant, or both?
. The cost of the above and impact on the viability of the project.
o lf we do bulk upgrades, how will it be off-set against DC's and what amounts?
. The final OC calculation is not available at this stage.
o Will we be liable for the land cost of the public access road over the adjoining property?
. Will we be proportionally held responsible for the construction of the access road?
. What will be the final cost of our proportion, etc.

The list goes on but suffice to say that it is way too early in the process to assess the options

offered in the policy.

Our suggestion is that we follow the following process:

1. The applicant to make an appointment with the relevant officials at the municipality
(Chantelle Hauptfleish?), to get a better understanding of the options available in the Policy

2. The application gets processed and as soon as the comments regarding civil services, road

access and DC calculations are available, we enter into discussions with the relevant role

players at the municipality to get the alternatives on the table and get to an agreement
which can then be fed into the processing and conditions of approval.

5. THE APPLICATION

The application entails four components:

Application for rezoning to subdivisional area and subdivision
Depanure from the heiBht restriction.
ReBistration of a servitude right ofway
Approval of street names and numbering

5.1 APPTICATIoN FOR REZONING AND SUBDIVISION

The subdivision plan for the erven is attached hereto as PLAN 3,

20 lr'a 1e e
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PROPOSED SUBDIVISION

The proposed layout comprises of 68 group house erven of 325mr with general dimensions of
13m x 25m and 72 duplex erven of 55m2 with general dimensions of 5,75m x 20m. The total
number of erven for residential units is 110 with a density of 27u/ha. The erven are accessed

by 8m road reserves with 6m wide blacktop and 1m sidewalks on both sides. An area in the

northeast corner of the site worth conserving was identified by the botanist specialist and is

proposed to be zoned Private Open Space Zone Natural Environment. A Private open space

along the R44 has been provided for extensive landscaping and a berm. The internal road will

be a private road and will be maintained by the Homeowners Association to be formed.

The development will be developed in 5 phases as identified on the subdivision plan

5.2 DEPARTURE FRoM THE ZoNING ScHEME BY-LAW: HEIGHT

The Stellenbosch Zoning Scheme By-Law restricts the height of Group housing units to 2

storeys whereas the proposed duplex units consist of a mix between two and three storey

units. This was deliberately done to achieve an articulated roofscape to create a more pleasing

streetscape, rather than same height units that would form a "wall of buildings" along the
R44. lt is believed that this approach, as well as the building set-back of approximately 10m

from the R44 warrant a departure from the height restriction.

5.3 REGISTRATIoN oF AN ACCESS SERVITUDE

As per paragraph 4.2, an access servitude is required from the owner of Ptn. 57 of tarm 7L6.

The consent from the said owner is attached as ANNEXURE 9. The proposed servitude

diagram is attached as ANNEXURE 10.
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5.4 STREETNAMES PIAN AND NUMBERING

The proposed street names and numbering is depicted on the plan below and is also attached

as PLAN 4.

5. SERVTCES

6.1 Crvrr SERVTCES

A GLS Report has been commissioned and is attached as ANNEXURE 12.

Refer to ANNEXURE 13 for the Civil and Storm Water Engineering Services Report.

Water

ln terms of the report the closest water reticulation network is a 150mm pipe located in Old

Paarl Road. lt is thus proposed that link services sKw1.20 (60m x 200mm supply line) and SKW

1.28 (215m x 150mm supply line) be constructed to provide water to the site.

It is furthermore proposed that bulk upgrades SKW 1.19 (380m x 200mm supply line and

connectors) and SKW 1..18 (225m x 200mm supply pipe and connectors) be implemented to
improve network conveyance.
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Sewer

Currently there are no existing services in proximity to the site. ln order to service the
proposed development a number of link and bulk network upgrades are required; these

include the following:

80m of a 160mm outfall sewer {link)
70m of a 150mm gravity sewer line (link)

New 501/s pump station (bulk)
1380m of a 250mm risinS main (bulk)

Apart from the network upgrades, there is currently capacity constraints at the Klapmuts

WWTW. Due to the constraints at the WWTW, accommodating the development temporarily

by means of a conservancy tank, will not be a possibility.

It is therefore proposed that the development is serviced by means of a package plant, until

such time that capacity becomes available and the required bulk upgrades are constructed. As

a minimum it is recommended that the link services (item l and SKS 1.12a) are fully

constructed along with the construction of the internal network for the proposed

development.

Stormwater

ln order to achieve the calculated treatment volume of 541,98 cubic meter, it is proposed that
an attenuation pond be constructed on site.

An overland escape will be provided to the stormwater channel alongside the R44 for storm

events larger than 1:50 year occurrence.

I addition to the stormwater attenuation pond that will be constructed, runoff from the

southeastern part ofthe site will discharge into the existing Uitkoms Dam.

6.2 ErEcrRrcAr.SERvrcEs

Refer to ANNEXURE 14 for the Electrical Services Report

ln terms of the report, the site is currently served by means of a low voltage connection from

a 50kVA pole transformer on the erf. The transformer is owned and maintained by Eskom.

An Eskom powerline runs across the intended build site. A 3m servitude area (1.5m on both

sides of the line) will have to be provided.

The After Diversity Maximum Demand (ADMD) is calculated to be 500kVA for the

development and it is recommended that the electrical requirements of the site not be

increased beyond the scope of these calculations as this may cause the site to require a

connection larger than 500kVA, which will result in the site requiring additional electrical

equipment such as a Ring Main Unit (RMU).

The external network up to the site boundary is medium voltage by means of a overhead

network.

23 lr'agc d
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Eskom will supply and install a 500kVA miniature sub-station on the property boundary to
accommodate the supply required.

The internal network will be as per the services report

7. TRAFFIC IMPACT ASSESSMENT

A Statement to this effect from the Traffic Engineer is attached as ANNEXURE 15

The following can be concluded from the report:

1) That this Tl5 accompanies the application for rezoning and subdivision of Farm

715/5, bordered by the R44 (MR 27) to the east, and situated approximately halfway between

Old Paarl Road (MR 189) and the N1, Klapmuts.

2) That the proposed development consists of 110 townhouse-type erven, with access

to be obtained via the neighbouring Fatm 7!6127 , Heaford Street and Brounger Street to Old

Paarl Road as per the AMP for the R44 (MR 27) as per WCG planning.

3) That according to information, an a pplication for the neighbouring Farm 7 76/27 was

submitted for 40 townhouses, which included provision for the 1s-metre-wide public street

reserve along the Rozenmeer-boundary via which access to the proposed development will be

obta ined.

4) That the proposed development will have the potential to Benerate 93 peak hour

trips (23 in, 70 out durin8 the AM peak hour and 55 in, 28 out durin8 the PM peak hour).

5) That to accommodate background traffic:

a) At the R44lold Paarl Road intersection, dedicated left-turn lanes are suggested on

the western Old Paarl Road- and southern R44-approaches.

b) At the Old Paarl Road/Brounger Street intersection, the Brounger Street-approach

be provided with a dedicated right-turn lane (by way of painted road markingsl.

6) That no external road upgrades are considered necessary as result of the proposed

development.

7) That the public street within its 15-metre road reserve is suggested to be provided

with a 7,4-metre blacktop width, and sidewalk along at least one side thereof.

8) That Heaford Street currently consists of a 9,45-metre reserve with an additional 5,5

metres subdivided from the Rozenmeer parent property in order to provide Heaford Street

with a 15-metre road reserve.

a) That according to information the said subdivided strip has not yet been rezoned

and transferred as per the development's conditions of approval - this is to be

addressed by the M unicipality.
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b) And that similarly, the illegal structures currently encroaching into the Heaford

Street reserve is also to be addressed by the Municipality.

9) That permission has been obtained from the neighbouring 'panhandle property'for

the proposed development to obtain access across a section thereof and that a servitude

right-of-way will be registered accordingly.

10) That the security-controlled access will consist of two inbound lanes and one

outbound lane, with a 4,o-metre horizontal clearance to accommodate emergency vehicles,

and security booms setback approximately two vehicle lengths from the property boundary,

with a refuse room and turning space for Municipal refuse trucks to the outside of the security

controls.

11) That internal circulation will be via internal streets (8 metre road reserves, with 5,5

to 5,0 metre streets).

72) That 2 parkinB bays per residential unit will be provided in line with the
requirements of the Municipality, and that parking bay dimensions will be in line with normal

parking standards, with available isle widths slightly substandard but expected to

accommodate passenger vehicles manoeuvring in/out of their parking spaces within the

residential estate; and

From the above, it is recommended that the proposed residential development on Farm

716/5, Klapmuts, be considered for approval from a traffic flow point of view.

It is further recommended that the DCs payable for the proposed development be contributed

to either the construction of the public street required to access the subiect property via Old

Paarl Road, or alternatively, that it be contributed towards the background upgrades

suggested to the R44lOld Paarl Road intersection.

8. ENVIRoNMENTAL

A Basic Assessment application is required and being drafted by GNEC Environmental

Consultants. As part of the application a Botanist as well as a Freshwater Specialist was

appointed. The report of the Botanist is attached as ANNEXURE 16 and the report of the
Freshwater Specialist as ANNEXURE 17. The Botanist identified a conservation worthy patch

of Renosterveld as well as all the trees on site that must be retained. The Freshwater specialist

determined the development setback line from the dam. All recommendations of the Botanist

and Freshwater specialist were incorporated in the SDP design.

2s li ,., (
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13) That a sidewalk will be provided along at least one side of the public street providing

access to the proposed development, that a pedestrian gate is proposed at the security-

controlled access, and that no additional public- or non-motorised transport facilities are

considered necessary as result of the proposed development.
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8.1 HERTTAGE SEcfloN 38 APPUCATToN

A Notice of lntent was submitted to Heritage Western Cape and the consent to proceed

without any further Heritage studies was received and is attached hereto as ANNEXURE 18.

9. MoflvATroN

9.1 LAND UsE PIANNTNG PRrNcrPrEs

The following Development Principles per Section 7 of SPLUMA and Section 59 of LUPA is

relevant:

The land use application is further motivated on the following grounds:

The proposed development is located in an existing town identified as a growth
area in the MSDF.

N PRINCIPLE CONSISTENCY

a SpatialJustice The development proposal is accessible to
all communities of South Africa, offer job
opportunities during the construction
phase to all communities and does not
result in segregation of communities

b Spatial sustainability The proposed development is privately
funded, developed and managed; is

environmentally friendly; make optimal
use of the characteristics of the land and
existinB services; does not load any future
financial liability on infra structure or
social services and does not cause urban
sprawl and is thus spatially sustainable.

c Efficiency The proposal makes optimal use of the
natural attributes of the site; will make use

of existing services and infra structure;
does not have any ne8ative
environmental, social, or economic
impacts, but rather a positive social,
economic, and environmental impact by
providing a controlled, safe and privately
funded residential opportunity that
contributes to economic growth

d Spatial Resilience The proposed development is located in

an area with similar land uses, make use of
existing infra-structure, and entails a

multi-million-rand private investment,
thus ensuring spatial resilience.

e Good Administration The proposed development will be
managed by a Homeowners Association.

26 lP agc
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L] F OT TARM 7I6 KLAPMUTI

The proposed development is furthermore located inside the Urban EdSe of
Klapmuts.

The MSDF desiBnated the land for "Urban Development".

Klapmuts is located on a primary development axis in the MSDF.

The proposed development will enhance the Urban Form and complement the
existing Rozenmeer development.

Services can be provided in in a feasible and sustainable manner.

The following table provides a summary of the motivation in terms of the statutory context

and indicates if the application is in line or not in line with the relevant policies.

10. DESIRABILIwCRITERIA

The desirability of this development proposal is further illustrated by the following

desirability parameters:

M5DF,2023 ln line

The proposed development is located in
the Urban Edge of Klapmuts.
The land is designated for urban
development in the MSDF.

Klapmuts is identified as a growth area in
the MSDF.

Klapmuts is located on the primary

development axis as identified in the
MSDF,

It is a high-density development in

Klapmuts South.

ln line
To be further discussed with Councillnclusionary Housing

Poliry

Economic lmpad

The economic impact of the proposed development
is positive as it repr€sents a R1.2 million investment
from an upcountry company in the western Cape.

At the same time job opportunities are created
during the construction phase of the project as well
as some jobs on a permanent basis.

The social impact of the proposed development will
also be positive.
The creation of job opportunities will alleviate the
povertv cycle and the resultant relieve on poverty

crimes like house break, theft, gender violence,

q

POLICY
rN UNE / NOT

IN LINE
SUMMARISED MOTIVATION

ICRITERIA MOTIVATION

Social lmpact

27 lt'age
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11. CoNcLUsroN

The proposed development is not restrained by any conservation worthy elements,

environmental issues, title deed restrictions or any other restraints, is mostly consistent with
the Zoning Scheme and Council Spatial Policies. As such, it is therefore recommended that the

application for

REZONING TO SUBDIVISIONAL AREA OF PORTION 5 OF FARM 716 KLAPMUTS IN TERMS OF SEC

15 (2)(A) OF THE MPBL

suBDrvtstoN oF PoRTtoN 5 oF FARM 716 KLAPMUTS rN TERMS OF SEC 1s(2XD) OF THE MPBL

DEPARTURE FROM THE HEIGHT RESTRICTION IN TERMS OF SEC 15(2XB) OF THE MPBT

REGISTRATION OF SERVITUDES IN TERMS OF SEC 15(2XD) OF THE MPBL

be approved in order to enable this project to proceed

28 l',, ,

substance abuse and violence aSainst children.

Scale Of Capital lnvestment
The scale of capital investment will be substantial
for the Western Cape.

Compatibility With SurroundinS Uses

Th€ proposed rezoning is compatible with the
surrounding uses as it is located adjacent to the
existing Rozenmeer development and also adjacent
to the proposed residential development on Ptn 7 of
Farm 716.

External Engineering Services

The scale of the proposed rezoning will not have a

negative impact on the external engineerinB
services as the sewerage modular plant is on-site,
bulk electricity and water is available, and storm
water is cleaned and attenuate on site.

Safetv, Health, and wellbeing Of
surrounding Communlty

The proposed rezoning will not have a negative
impact on the safety, health or wellbeing of the
surrounding community as it is complementary to
the existinS residential fabric of the area.

Heritage
The proposal was submitted to Western Cape

Heritage which gave their support for the proposed

development as per Annexure 18.

Biophysical Environment
The application does not have any impact on the
biophysical environment as the SDP desiSn took into
account all spe€ialist input.

Traffic lmpad, Parking, Access, and
Related transport Considerations

The proposed rezoning will require no bulk upgrades
to the road infra-structure as per the attached TlS.

Mitigating lssues
No adverse impacts are foreseen and therefore no
mitigation measures are required.

a
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PORTION 5 OF TARM 716 (LAPMUT5

APPLICATION PART!CU LARS

APPTICATION FOR:

. REZONING TO SUBDIVISIONAL AREA OF PORTION 5 OF FARM 716 KLAPMUTS in terms of sec
15 (2Xa) of the MPBL

. SUBDIVISION OF PORTION 5 OF FARM 716 KLAPMUTS in terms of Sec 15(2)(d) of the MPBL

. DEPARTURE FROM THE HEIGHT RESTRICTION in terms of Sec 15(2Xb) of the MPBL

. REGISTRATION OF SERVITUDES in terms of sec 15(2Xd) of the MPBL.
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PORTION OT TARM 715 KLAPMUTS

1. INTRoDUCnoN

1.1 THE AS5IGNMENT

Nuplan Africa Town Planners has been appointed by GoLDEN GTAZE INVESTMENTS (Pw) LTD

to lodge a land use application to the Stellenbosch Municipality on their behalf to enable the

development of a Group Housing Estate on the subject property.

A pre-submission consultation was held with the municipality on 79 May 2022 and again on 26

June 2023, the minutes of the latter which are attached as ANNEXURE 1.

L.2 THE APPI.ICATIoN

Application is made for:

. REZONING TO SUBOIVISIONAL AREA OF PORTION 5 OF FARM 716 KLAPMUTS in terms of Sec

15 (2)(a) of the MPSL
. SUBDIVISION OF PORTION 5 OF FARM 716 KLAPMUTS in terms of Sec 15(2Xd) of the MPBL
. DEPARTURE FROM THE HEIGHT RESTRICTION in terms ofSec 15(2Xb)ofthe MPBL
. REGISTRATION OF SERVITUDES in terms of Sec 15(2)(d) of the MPBL

2. PRoPERTY Drre|s

2.t LocAr.rrY

The subject property is located along the R44 in Klapmuts, opposite Butterfly World and in

close proximity to the

R44/N1 interchange. The

location of the property

is depicted on PLAN 1.

t{D

The location of the
property in the bi88er

Klapmuts area is

depicted on attached

PLAN 2.

On the western side of
the property is the

Uitkamp Dam, the
northern boundary is

formed by vacant

SANRAL land, and the southern boundary is bordered by the Rosenmeer Housing Estate and

the vacant portion 27 of Farm 617.
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PLAN 2 RTGIONAI
r-oc lrTY
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2.2

REGIOt{A! LOCALlWr PTI{ S Of FARM ,15 XTAPMUTS

PRoPERTY DEscRtPTtoN

The subject properties are depicted in table 1 below

TABTE 1: PROPERTY OESCRIPTION

A Company Resolution from GOLDEN GTAZE INVESTMENTS in favour of NUPLAN AFRICA to act

on their behalf in this land use application is attached as ANNEXURE 2.

A Power of Attorney from GOLDEN GLAZE INVESTMENTS to NUPLAN AFRICA is attached as

ANNEXURE 3.

A Copy of the Title Deed is attached as ANNEXURE 4. A Conveyance certificate, attached as

ANNEXURE 5, confirm that there are no restrictive title conditions that could negatively affect

the application.

No Bonds are registered over the property

7l

PROPERTY TITTE DEED NUMBER
AND DATE

REGISTERED OWNER srzE

PTN 7 OF FARM

DIVISION PAARL

STELTENBOSCH

MUNICIPALITY

7L6,
IN

r230772023 GOLDEN GLAZE

INVESTMENTS (PTY) LTD,

ReC no:2020 /652147 /O7 .

4.4104HA

The property zoning and land use details are depicted in Table 2 below
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TABLE 2: PROPERTY DESCRIPTION, tANo USE RIGHTS AND TOPOGRAPHIVAL FEATURES

PROPERTY: PTN 5 OF FARM 716, DIVISION PAARL, STETTENBOSCH MUNICIPALITY

CURRENT ZONING AGRICULTURAL ZONE 1- NOT FARMED

RESIDENTIAL MAIN HOUSE, OUTBUILDINGS AND LAEOURERS'

COTTAGES

WATERSHED IN SOUTH TO NORTH DIRECTION, GENTLE SLOPEs

BOTH EASTWARDS AND WESTWARDS

t

.}.1

l--J
I

It
\ ) I'l'-?'

\I+
/" \

2.3 SURRoUNDING LAND UsE AND ZoNING

The surrounding zonings are depicted below.

This indicates that the area in which the

subject property is situated is mainly zoned for
agricultural and rural purposes to the west,

north and east of the property. To the south is

the residential zoninB for the Rosenmeer

Housing Estate and further to the south the

business zonings of the Klapmuts CBD. t

8l /r

A topographical survey with 0,5m contours, all trees, fences, and services are depicted below:
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CURRENT LAND U5E
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PORTION 5 Of TARM 716 KI.APMUTS

The image above depicts the surrounding land uses. The prop€rty is surrounded by agricultural land,

tourist facilities, vacant land, and a housing estate.

3. SreruroRY Couexr
I

3.1 LANo UsE MANAGEMENT SCHEME

According to the Stellenbosch Municipality Zoning Scheme By-Law (2019) Maps, the subject
property is zoned for Agricultural and Rural purposes.

STELLENBoSCH METRoPoLITAN SPAnAt DEVEToPMENT FRAMEWoRK (MSDF) MARCH

2023 Dnarr

3.2.1 Spatial Strategies
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PORTION 5 OF TARM 716 KI,APMUTS

The MSDF is the applicable spatial policy document guiding spatial development in the

Stellenbosch Municipal Area.
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3.2.2 Land Use Designation

The subject property is located within the Klapmuts Urban Edge and is designated for "urban

development" on the consolidated SDF Map in the MSDF.

For Klapmuts specifically, the MSDF included Klapmuts as a Growth Area as depicted in the
plan below:
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Klapmuts is also located on a primary development axis in the MSDF as per the plan below

n

I
t.

(

.f-:-r

.\;d
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Spatial proposals for Klapmuts includes the following elements relevant to the proposed

development:

As a General Principle, contain the footprint of Klapmuts as far as possible within the existing
Urban Edge.

Pro-actively support higher density infill residential opportunity in Klapmuts South.
Ensure that housing in Klapmuts South provide for a range of income groups.

From the above it is clear that the proposed development is consistent with the Stellenbosch

M5OF.

4. PRoPoSED Drveropuerur

4.1 NATURE oF THE ACIIVITY

The proposed sDP is depicted below and also attached as ANNEXURE 5.

11 I G

I o

:

The proposal is to develop a residential estate on the property consisting of free-hold single,

two and three storey group houses and town houses with a common architectural theme and

that will be access controlled. A gatehouse with refuse collection facility, guard house and

sub-station will be provided at the access to the development.
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PORTION 5 OI FARM 716 KLAPMUTS

The proposed development will consist of the following unit types;

Table 3: Proposed unit types and sizes
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PORTION OF FARM 7I5 KTAPMUTS

The floor plans and elevations for all the units are attached as ANNEXURE 7.

The following depicts a few typical unit elevations to illustrate the architectural theme
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OOUBI.E STOREY TOWNHOUSE
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THREE 5TOREY TOWNHOUSE

The following depicts a street elevation from the R44. Care has been taken to avoid a

monolithic facade from the R44 by alternatinS pitched and flat roofs and by stacking the units

downhill.

R44 ETEVATION

The following depicts the elevation of the Gate House. The Gatehouse drawing is attached as

ANl{EXURE 8.
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PROPOSIO GATEHOUSf €LEVATION
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PORTION 5 OF FARM 716 XTAPMUTS

The development will comprise of 68 single and double storey group house units and 42

double and triple storey duplex units with a density factor of 2Tunits/ha.

4.2 AccEss ANo CrRcurATroN

Access to the site is possible from the R44 as a left-in only, leaving the site land locked in

egress. Discussions with the municipality indicated that access would have to be taken over

the adioining property (Ptn. 27 oI Fatm 716) and along the yet to be constructed Heaford

Street.

The owner of 27/716 submitted an application for a housing development in terms of which a

15m public road is provided to allow access to the subject property, as per their SDP below:

SDP FOR PTN 27 OF FARM 716
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PROPOSED

DEVELOPMENT

PROPOSE CESS

The proposed access, however, crosses the panhandle of Portion 57 of farm 716 and a

servitude right of way must be registered over the required section of the panhandle.

t
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The consent from the owner of Ponion 57 of Farm 716 is attached as AN EXURE 9 and the
proposed servitude diagram as ANNExURE lo.

The proposed gated entrance will consist of a guard house, electricity sub-station, refuse

collection yard and refuse pick-up bay. The access control is required to prevent the

development from becoming a thoroughfare for pedestrians between the N1 and Klapmuts

CBD and also for security in our crime ridden country.
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4.3 PAR(ING

ln terms of the Stellenbosch Zoning Scheme By-Law, parking should be provided at 1 bay for
each residential unit as well as 1 bay/unit for visitors. All units in the proposed development
make provision for 2 bays/unit to comply with the zoning scheme requirements.

4.4 OPEN SPAcr

The Botanical Specialist identified an area at the northeastern corner of the property that
must be conserved due to the occurrence of conservation worthy Renosterveld. The said area

is accommodated in the layout design of the sDP in a nature area to be managed by the

Homeowners Association. The area is also at the lowest point of the site and must

accommodate a stormwater attenuation dam and the proposed underground sewerage

packaBe plant.
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4.5 SCENIC RoUTE

As the R44 was declared as a scenic route, it is essential to treat the interface between the
R44 and the proposed development with care. To mitigate the impact of the development on

the scenic integrity of the R44 it is proposed that:

. A 5m plus open space strip be provided between the R44 and the residential units to provide a

set-back from the R44 reserve to the first structure of more than 10m.
r A berm be constructed on the open space to screen visual and sound impact of the R44
. The berm be extensively landscaped.
. The proposed units along the R44 be semi-detached to have the effect of one structure.
. The proposed units vary between two and three storey units.
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4.6 LANDSCAPI G

A Landscape Plan was developed by Antoinette de Beer from ARLA Consultancy and is

attached hereto as ANNEXURE 11.

Figure 9 below depicts the landscaping plan proposals.

\\\
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FIGURE 9: LANDSCAPII{G PROPOSAL

The landscaping plan incorporates the berm along the R44 with suitable planting as well as

trees alont the southern boundaries of the streets. lt also incorporates rehabilitation of the

Conservation area as well as suitable planting for the proposed retention dam. A Botanist

identified all trees that must be retained and same have been incorporated on the

landscaping plan.

4.7 ARCH]TECTURALTANGUAGE

The proposed development is envisioned as a modern winelands village with an architectural

language which is inspired by Cape Vernacular architecture and Modern Regionalism.

The village character is reinforced though intimate streetscapes where the 'village wall'

carefully defines street spaces through closely spaced buildings. Street widths are a function

of building heights to achieve a comfortable level of enclosure - in a way that streets will have

a pedestrian bias and so become an extension of the home and encouraging social interaction.

The development massing is fine-grained with buildings deliberately broken up to achieve a

more human scaled environment. Barns are linked with low unassuming clip-on structures
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which not only assist in breaking down the apparent massing of the development, but also

sets up visual interest and variety.

The buildings follow the principle of a simple barn style typology with strong pronounced

gable ends. Gable ends are treated in a classic manner with centralised and vertically

proportioned apertures. Following the vernacular, the building envelopes are predominantly

heavy with apertures being secondary and smaller. ln places where an inside-outside

connection is required, a modern approach has been taken to link garden and interior

spaces. The building arrangements are set up ln a way that gardens are framed In a coun like

manner, with sufficient space to let light into the interiors.

Pergolas and lightweight screening devices form an integral part of the Cape Vernacular

architectural language. lt is proposed to make extensive us of timber pergolas to create

shading, but also to create layering to private and public spaces while assisting in creating a

human scaled environment.

Where possible, walls have been designed to create the impression of being thicker than they

are. Usually by 3etting joinery into walls or increasing the thickness of gables ends. This

echoes the massing embedded in some of the older Cape Vernacular buildings, which were

constructed from stone, clay and lime.

It is anticipated to make extensive use of trees and landscaping to nestle the development

into its natural setting. Planted berms are anticipated on the outer edges to create privary and

to provide some degree of noise attenuation along those edges. A careful balance of
landscape and building will provide for an estate which is sensitive to its context, and which

should provide for a comfortable and relaxing environment to its future residents.

4.8 MANAGEMENT oF THE ESTATE

The Estate will be called Mount Vista Estate and will be managed by a Homeowners

Association. The constitution of the HOA will be submitted for approval after approval of this

application. The HOA will be responsible for management of the Estate and will also be

responsible for the maintenance and upkeep of internal services, open spaces, the Entrance

Gate and perimeter fencing. The HOA documentation to be submitted will also incorporate

Architectural Guidelines.

5. THE APPLICATIoN

The application entails four components

Application for rezoning to subdivisional area and subdivision
Departure from the height restriction.
Registration of a servitude riSht of way

Approval of street names and numbering

5.1 AppucAlro FoR REzoNtr{G Ar{D SuBorvrsroN

The subdivision plan for the erven is attached hereto as PI-AN 3.
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PROPOSED SUBDIVISION

The proposed layout comprises of 58 group house erven of 325m'1 with general dimensions of
13m x 25m and 72 duplex erven of 55m2 with general dimensions of 5,75m x 20m. The total
number of erven for residential units is 110 with a density of 27u/ha. The erven are accessed

by 8m road reserves with 6m wide blacktop and 1m sidewalks on both sides. An area in the

northeast corner of the site worth conserving was identified by the botanist specialist and is

proposed to be zoned Private Open Space Zone Natural Environment. A Private open space

along the R44 has been provided for extensive landscaping and a berm. The internal road will

be a private road and will be maintained by the Homeowners Association to be formed.

The development will be developed in 5 phases as identified on the subdivision plan

5.2 DEPARTURE FRoM THE ZoNING SCHEME BY-[Aw: HEIGHT

The Stellenbosch Zoning Scheme By-Law restricts the height of Group housing units to 2

storeys whereas the proposed duplex units consist of a mix between two and three storey

units. This was deliberately done to achieve an articulated roofscape to create a more pleasing

streetscape, rather than same height units that would form a "wall of buildings" along the

R44. lt is believed that this approach, as well as the building set-back of approximately 10m

from the R44 warrant a departure from the height restriction.

5.3 REGISTRATION OF AN ACCE5S SERVITUDE

As per paragraph 4.2, an access servitude is required from the owner of Ptn. 57 ol Fatm 716.

The consent from the said owner is attached as ANNEXURE 9. The proposed servitude

diagram is attached as A NEXURE 10.
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5.4 STREET AMES PI.A]I ANo NUMBERING

The proposed street names and numbering is depicted on the plan below and is also attached

as PLA 4.
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ln terms of the report the closest water reticulation network is a 150mm pipe located in Old

Paarl Road. lt is thus proposed that link services 5KW1.20 (60m x 200mm supply line) and sKW

1.28 (215m x 150mm supply line) be constructed to provide water to the site.

It is furthermore proposed that bulk upgrades sKw 1.19 (380m x 200mm supply line and

connectors) and SKW 1.18 (225m x 20omm supply pipe and connectors) be implemented to
improve network conveyance.
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6. Senvrcrs

6.1 Crvrr SERvrcEs

A GLs Report has been commissioned and is attached as ANNEXURE 12.

Refer to AI{IiIEXURE 13 for the Civil and Storm Water En8ineerinB Services Report.
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Sewer

Currently there are no existing services in proximity to the site. ln order to service the
proposed development a number of link and bulk network upgrades are required; these

include the following:

80m of a 160mm outfall sewer (link)

70m of a 150mm gravity sewer line (link)

New 50|/s pump station (bulk)

1380m of a 250mm rising main (bulk)

Apart from the network upgrades, there is currently capacity constraints at the Klapmuts

WWTW. Due to the constraints at the WWTW, accommodating the development temporarily

by means of a conservancy tank, will not be a possibility.

It is therefore proposed that the development is serviced by means of a package plant, until

such time that capacity becomes available and the required bulk upgrades are constructed. As

a minimum it is recommended that the link services (item l and sKs 1.12a) are fully
constructed along with the construction of the internal network for the proposed

development.

Stormwater

ln order to achieve the calculated treatment volume of 541,98 cubic meter, it is proposed that
an attenuation pond be constructed on site.

An overland escape will be provided to the stormwater channel alongside the R44 for storm

events larger than 1:50 year occurrence.

I addition to the stormwater attenuation pond that will be constructed, runoff from the

southeastern part of the site will discharge into the existing Uitkoms Dam.

ln terms of the report, the site is currently served by means of a low voltage connection from

a 50kVA pole transformer on the erf. The transformer is owned and maintained by Eskom.

An Eskom powerline runs across the intended build site. A 3m servitude area (1.5m on both

sides of the line) will have to be provided.

The After Diversity Maximum Demand (ADMD) is calculated to be 50OkVA for the

development and it is recommended that the electrical requirements of the site not be

increased beyond the scope of these calculations as this may cause the site to require a

connection larger than 500kVA, which will result in the site requiring additional electrical

equipment such as a Ring Main Unit (RMU).

The external network up to the site boundary is medium voltage by means of a overhead

network.

22 I G
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6.2 EtEcrRrcArSERvrcEs

Refer to ANI{EXURE 14 for the Electrical Services Report.
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Eskom will supply and install a 500kVA miniature sub-station on the property boundary to
accommodate the supply required.

The internel network will be as per the services report.

7. TRAFF|C lrupegr Assrssurrur

The following can be concluded from the report

1) That this TIS accompanies the application for rezoning and subdivision of Farm

716/5, bordered by the R44 (MR 27) to the east, and situated approximately halfway between

Old Paarl Road (MR 1891 and the N1, Klapmuts.

2) That the proposed development consists of 110 townhouse-type erven, with access

to be obtained via the neaghbouring Farm 7!6127, Heaford Street and Brounger Street to old
Paarl Road as per the AMP for the Rz14 (MR 27) as per WCG planning.

3) That according to information, an application for the neighbouring FarmT16/27 was

submitted for 40 townhouses, which included provision for the ls-metre-wide public street

reserve along the Rozenmeer-boundary via which access to the proposed development will be

obtained.

4l That the proposed devetopment will have the potential to generate 93 peak hour

trips (23 in,70 out during the AM peak hour and 65 in, 28 out during the PM peak hour).

5) That to accommodate background traffic:

a) At the Rtl4/Old Paarl Road intersection, dedicated left-turn lanes are suggested on

the western Old Paarl Road- and southern R44-approaches.

b) At the Old Paarl Road/Brounger Street intersection, the Brounger Street-approach

be provided with a dedicated right-turn lane (by way of painted road markings).

6) That no external road upgrades are considered necessary as result of the proposed

development.

7) That the public street within its ls-metre road reserve is suggested to be provided

with a 7,4-metre blacktop width, and sidewalk along at least one side thereof.

8) That Heaford Street currently consists of a 9,45-metre reserve with an additional 5,5

metres subdivided from the Rozenmeer parent property in order to provide Heaford Street

with a 15-metre road reserve.

a) That according to information the said subdivided strip has not yet been rezoned

and transferred as per the development's conditions of approval - this is to be

addressed by the Municipality.

23 I e

A Statement to this effect from the Traffic Engineer is attached as ANNEXURE 15.
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b) And that similarly, the illegal structures currently encroaching into the Heaford

Street reserve is also to be addressed by the Municipality.

9) That permission has been obtained from the neighbouring 'panhandle property'for

the proposed development to obtain access across a section thereof and that a servitude

right-of-way will be registered accordingly.

10) That the security-controlled access will consist of two inbound lanes and one

outbound lane, with a 4,0-metre horizontal clearance to accommodate emergency vehicles,

and security booms setback approximately two vehicle lengths from the property boundary,

with a refuse room and turning space for Municipal refuse trucks to the outside of the security

controls.

11) That internal circulation will be via internal streets (8 metre road reserves, with 5,5

to 6,0 metre streets).

l2l That 2 parking bays per residential unit will be provided in line with the

requirements of the Municipality, and that parking bay dimensions will be in line with normal

parking standards, with available isle widths slightly substandard but expected to

accommodate passenger vehicles manoeuvring in/out of their parking spaces within the

residential estate; and

13) That a sidewalk will be provided along at least one side of the public street providing

access to the proposed development, that a pedestrian gate is proposed at the security-

controlled access, and that no additional public- or non-motorised transport facilities are

considered necessary as result of the proposed development.

From the above, it is recommended that the proposed residential development on Farm

715/5, Klapmuts, be considered for approval from a traffic flow point of view.

It is further recommended that the DCs payable for the proposed development be contributed

to either the construction of the public street required to access the subject property via Old

Paarl Road, or alternatively, that it be contributed towards the background upgrades

suggested to the Rzl4/Old Paarl Road intersection.

8. EHvrRoHrurruret

/r

A Basic Assessment application is required and being drafted by GNEC Environmental

Consultants. As part of the application a Botanist as well as a Freshwater Specialist was

appointed. The report of the Botanist is attached as ANNEXURE 16 and the report of the

Freshwater specialist as ANNEXURE 17. The Botanist identified a conservation worthy patch

of Renosterveld as well as all the trees on site that must be retained. The Freshwater specialist

determined the development setback line from the dam. All recommendations of the Botanist

and Freshwater specialist were incorporated in the SDP desiBn.
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8.1 HERITAGE sEcfloN 38 APPUcATToN

A Notice of lntent was submitted to Heritage Western Cape and the consent to proceed

without any further Heritage studies was received and is attached hereto as ANNEXURE 18.

9.1

The land use application is further motivated on the following grounds:

The proposed development is located in an existing town identified as a growth
area in the MSDF.

N PRINCIPLE CONSISTENCY

a Spatial Justice The development proposal is accessible to
all communities of South Africa, offer job
opportunities during the construction
phase to all communities and does not
result in segregation of communities

b Spatial sustainability The proposed development is privately
funded, developed and managed; is

environmentally friendly; make optimal
use of the characteristics of the land and
existing services; does not load any future
financial liability on infra structure or
social services and does not cause urban
sprawl and is thus spatially sustainable.

c Efficiency The proposal makes optimal use of the
natural attributes of the site; will make use

of existing services and infra structure;
does not have any negative
environmental, social, or economic
impacts, but rather a positive social,

economic, and environmental impact by
providing a controlled, safe and privately
funded residential opportunity that
contributes to economic growth

d Spatial Resilience The proposed development is located in
an area with similar land uses, make use of
existing infra-structure, and entails a

multi-million-rand private investment,
thus ensurinS spatial resilience.

e Good Administration The proposed development will be
managed by a Homeowners Association.

2sI

['

9. Morrvarron

LAND UsE PTA ING PRINCIPLES

The following oevelopment Principles per Section 7 of SPLUMA and Section 59 of IUPA is

relevant:
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The proposed development is furthermore located inside the Urban Edge of
Klapmuts.

The MSDF designated the land for "Urban oevelopment".

Klapmuts is located on a primary development axis in the MSDF

The proposed development will enhance the Urban Form and complement the
existing Rozenmeer development.

services can be provided in in a feasible and sustainable manner.

The following table provides a summary of the motivation in terms of the statutory context

and indicates if the application is in line or not in line with the relevant policies.

10. DESIRABILITYCRITERIA

The desirability of this development proposal is further illustrated by the following

desirability parameters:

MSDF,2023 ln line

The proposed development is located in

the Urban Edge of Klapmuts.
The land is designated for urban
development in the MSDF.

Xlapmuts is identified as a Browth area in
the MSDF.

Klapmuts is located on the primary
development axis as identified in the
MSDF.

It is a high-density development in

Klapmuts South.
lnclusionary HousinS

Policy ln line
To be further discussed with Council

Economic lmpact

The economic impact of the proposed development
is positive as it represents a R1.2 million investment
from an upcountry company in the Western Cape,
At the same time iob opportunities are created
durin8 the construction phase of the project as well
as some iobs on a permanent basis.

Social lmpact

The social impact of the proposed development will
also be positive.
The creation of job opportunities will alleviate the
poverty cycle and the resultant relieve on poverty
crimes like house break, theft, gender violence,
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substance abuse and violence against children.

Scale Ot Capital lnvestment
The scale of capital investment will be substantial
for the Western Cape.

Compatibility With Surrounding Uses

The proposed rezoning is compatible with the
surrounding uses as it is located adjaceot to the
existing Rozenmeer development and also adjacent
to the proposed residential development on Ptn 7 of
Farm 716.
The scale of the proposed rezoning will not have a

negative impact on the external engineering
services as the sewerage modular plant is on-site,
bulk electricity and water is available, and storm
water is cleaned and attenuate on site.

safety, Health, and wellbeing of
Surrounding Community

The proposed rezoning will not have a negative
impact on the safety, health or wellbeing of the
surrounding community as it is complementary to
the existing residential fabric of the area.

HeritaEe
The proposal was submitted to Western Cape

Heritage which gave their support for the proposed

development as per Annexure 18.

Siophysical Environment
The application does not have any impact on the
biophysical environment as the SDP desi8n took into
account all specialist input.

Traffic lmpact, Parking, Access, and
Related transport Considerations

The proposed rezoninE will require no bulk upgrades
to the road infra-structure as per the attached TlS.

Mitigating lssues
No adverse impacts are foreseen and therefore no
mitigation measures are required.

11. CoNcLUsroN

The proposed development is not restrained by any conservation worthy elements,

environmental issues, title deed restrictions or any other restraints, is mostly consistent with
the Zoning Scheme and Council Spatial Policies. As such, it is therefore recommended that the

application for

o REZONING TO SUBDIVISIONAL AREA OF PORTION 5 OF FARM 716 KLAPMUTS lN IERMS OF SEC

1s (2){A) OF rHE MPEL
. SUBDIVISION OF PORTION 5 OF FARM 716 KLAPMUTS lN TERMS OF SEC 15(2XD) OF IHE MPBL
. DEPARTURE FRoM THE HEIGHT RESTRICIIoN lN TERMs oF SEc 15(2)(8) oF THE MPBL
. REGISTRATION OF sERVITUDES lN TERMS OF sEC 15(2XD) OF THE MPBL

27 I c

External Engineering Services

be approved in order to enable this project to proceed.
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PORTION 5 OF FARM 716 KLAPMUTS

ANNEXURE 1: PRE-APPLICATION CONSUTTATION NOTES
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STELLENBOSCH MUNISIPALITElT

VOOR-INDIENING VERGADERING: GED 5 OF PTAAS 716 lN (LAPMUTS

DATUM: 25 JUNE 2023

TEENWOORDIG: Chrizelle Kriel

Stiaan Carstens

Robert Foey

Nigel winter
Tyrone King

Leandro Hendriks

Theo Steyn

Ruaan Siebritz

Yolandi Obermeyer

Stellenbosch Municipality
Stellenbosch Municipality
Stellenbosch Municipality
Stellenbosch Municipality
Stellenbosch Municipality
Stellenbosch Municipality
NuPlan Africa

U05 Africa

UOS Africa

1. DIENSTE

Ten opsigte van riool verduidelik Ruaan dat, vanwed die beperkings by die suiweringswerke, daar
gekyk sal moet word na 'n modulEre riool installasie op-perseel. Ruaan noem ook dat hulle steeds

wag op die GLs verslag voordat hulle 'n diensteverslag kan finaliseer.

Die munisipaliteit deel egter mee dat voorsiening op die nuwe begroting gemaak is vir opgradering
van die suiweringswerke. Hulle kyk na 'n 2 tot 3 jaar horison. Hulle is egter ook bekommerd oor
die riool netwerk en noem dat'n nuwe pompstasie en bulk lyn benodig word. Dit kan moontlik
met die Ontwikkelingsbydraes betaal word.'n Tekort op die Ontwikkelingsbydrae sal deur die

ontwikkelaar betaal moet word.

Ten opsigte van stormwater noem Ruaan dat die kwaliteit van die water behandel sal word en

voorsiening vir'n vertragingsdam gemaak sal word.

2. GRONDGEBRUIK

Theo verduidelik die uitleg van die voorgenome ontwikkeling en 16 klem op die hantering van die
eenhede langs die R44. Hy verduidelik dat hulle 2 en 3 verdieping eenhede lanSs die Rzl4 wil plaas

om 'n aantreklike straat toneel vanaf die R44 te skep en daarvoor sal hulle'n afwyking van die
hoogte beperking moet verkry. Robert voeg by dat die R44 'n "scenic route" is en dat die sorg met
hanterinS van die eenhede langs die R44 verwelkom word. Hy kwalifiseer egter en se dat die
hoogte afwyking slegs vir die eenhede langs die R44 toegestaan sal word en dat hulle 'n
straataansig vanaf die Rtl4 as deel van die aansoek sal wil sien. Theo bevestig dat hulle die
straataansig sal insluit en dat die afwyking op slegs die eenhede langs die R44 aanvaarbaar is.

I

Ten opsigte van water noem Ruaan dat op8raderings aan die netwerk benodig word. Die

munisipaliteit noem dat hulle hulle sal laat lei deur die GLS verslag wanneer beskikbaar.

Ten opsigte van elektrisiteit verduidelik Ruaan dat daar'n oorhoofse Eskom lyn is wat geskuif sal

moet word en waarvoor'n serwituut geregistraar sal moet word.
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Chrizelle meld ook dat ons nou reeds straatname van ons keuse moet toeken solank dit nie'n
betaande straatnaam binne ongeveer 2km dupliseer nie.

Robert veBoek ook dat'n paragraaf ingesluit word om die voorgestelde toegangsbeheer te
motiveer.

Chrizelle bevestig dat die aansoek elektronies ingedien moet word en dat sy die link daarvoor aan

Theo sal stuur. Ook dat die publieke proses die normale By-Law proses sal wees.

3. TOEGANG

Yolandi verduidelik die toegangs probleem en dat toegang via Haefordstraat geneem sal moet
word omdat die plan vir die opgradering van die R44 sleg'n links-in toelaat. Dit sal ook beteken

dat toegang oor die aanliggende eiendom geneem sal moet word.

Theo noem dat die nuutste SDP van die aanliggende eiendom tot sy beskikking daarop dui dat'n
15 publieke pad voorsien word vir did doel.

Chrizelle noem dat dit inderdaad so is en dat daardie aansoek baie na aan afgehandel is

Yolandi verneem na die oorskryding van strukture oor die padreserwe en Stiaan bevestig dat dit
die munisipaliteit se veranwoordelikhied is om die oorskrydings te laat verwyder. Hy vermoed dat

die proses daarvoor reeds begin het.

Stiaan verduidlik ook dat die 5,5m strook aan die suidelike grens van Rozenmeer by die padreserwe

van Haefordstraat gevoeg word en dat dit 'n goedkeuringsvoorwaarde was dat Rozenmeer die

strook afgee vir die verbreding van Haefordstraat. Die Munisipaliteit dryf daardie proses.

4. VULLISVERWYDERING

Die munisipaliteit besorg oor die huidge vullisverwyderingsvooBtel en versoek dat ons dit
ondersoek en moontlik moet wysig.

5. INCTUSIONARYHOUSING

Theo verneem of die Munisipaliteit 'n "inclusionary housing" beleid het. Hulle bevestig dat die

Raad einde Mei 'n beleid goedgekeur het, maar dat daar nie nou enige vereiste aan die aansoeker

gestel word nie. Die aansoeker is egter vry om inclusionary housing in sy aansoek in te sluit sou hy

wou.

Robert veduidelik ook dat daar 'n voorwaarde van goedkeuring sal wees dat 'n argiteks handleiding

en implementeringsplan ingedien sal moet word. Ook dat die indiening en goedkeuring van die

Statuut van die huisienaarsvereninging 'n goedkeuringsvoorwaarde sal wees.
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PORTION 5 OF FARM 716 (I.APMUTS

ANNEXURE 2: COMPANY RESOTUTION
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PORTION 5 OF TARM 716 KLAPMUTS

ANNEXURE 3: POWER OF ATTORNEY
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VAN COLLER BLOM INCORPORATED
82 BUFFELDOORN AVE
FLAMWOOD
KLERKSDORP
2571

re by me

ONVEYANCER
RUVEIX HURTER VAN COLLER (M33OO3)

2 5 -0$- 20n

IiNDA NCAPAI

DEED OF TRANSFER

/1
BE IT HEREBY MADE KNOWN THAT I I

ffi ArllEErlltlRltlo ll+{8528q (u(t{ulttBiR95flr} :.,. ._ :\/
appeared before me, REGTSTRAR OF DEEDS ar CAPE TowN,-ttleigiid 

"pfu"r"r.being duly authorised thereto by a power of Attorney granled 
te lllnller'-by 

': -

The Trustees for the time being of
PF & M SLABBERT FAMILY TRUST
Registration Number: 1T0224il1201 4(cl

which said Power of Attorney was signed at STRAND on 10 March 2023

And the appearer declared that his/her said principar had, on 10 March 2o23, truly and
l-.gally sold by Private Treaty, and that he/she, the said Appearer, in his/hei ca6aaty
aforesaid, did, by virtue of these presents, cede and transfei to and on behalf of:'

GOLDEN GLAZE INVESTMENTS (PTY) LTD
Registration Number: 20201 6521 47 lO7 {

@

Act 47 1937Deeds ce stration as
Oflice Fee

Purchase Price -lcl.Srig g*-c

Reason for
exemplion

Ca(ego.y
ExemDlion

Exemptlon i t o
SedReg........
ActProc........

T

Lexlt@Convey 18.2.7.7

n

b

ci _C
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B

Page 2

or its Successors in Title or assigns, in full and free property

REMAINDER PORTION 5 OF THE FARM

GROENFONTEIN ANNEX NUMBER 716

IN THE STELLENBOSCH MUNICIPALITY

DIVISION PAARL

WESTERN CAPE PROVINCE

lN EXTENT 4,1044 (FOUR COMMA ONE ZERO FOUR FOUR) Hecrares

FIRST TRANSFERRED by Deed of Transfer Number T1337/1949 with
Diagram Number 7550/1948 relating thoreto and held by Deed of Transfer
Number T29952/2022

suBJEcr to such conditions as are refe,ed to in Deed of rransfer Number
T1 337 dated 1 7th FebruarI g21 .

SUBJECT FURTHER to the terms of an endorsement dated 15m Aprit 1966, on
said Deed of Transfer Numb€r T1337/1949, which endorsement reads as
follows:

'Endorsement in terms of Section 31(6) of Act No 47 of 1937 (as amended)

A portion of the herein mentioned property meas t .1.670 morgen has been
expropriated by Admin. Of the Cape province in terms of Sect. 130 of Ord.
1511952 read with section 2(3) of ord.3/1936. vice Noticeof Expropriation No
RN. 17l1095 dd 2112/66 fited as exprop. Caveat 265/66 ptans in fited herewith."

WHEREFORE the said Appearer, renouncing all rights and tifle which the said

The Trustees for the time being of pF & M SLABBERT FAMILY TRUST
Registration Number: lT0224S4t2O14lGl

heretofore had to the premises, did in consequence also acknowredge them to beentirely dispossessed of, and disentitled to the same, and that oy irtue of theiepresenls, the said

GOLDEN GLAZE INVESTMENTS (PTY) LTD
Registration Number: 20201652147 tO7

or its Successors in Title or assigns, now is and henceforth shall be
conformably to local custom, the State, however reserving its rig
acknowledging the purchase price lo be the sum of RIO 5OO OOO,O0
FIVE HUNDRED THOUSAND RAND) exctuding VAT in the sum of R0,
!0111 -9ojt:lderatiorr 

paid by the transferee to the transferor being
R10 500 000,00 (TEN M|LL|ON F|VE HUNDRED THOUSAND RAN6)

entitled thereto,
hts, and finally
(TEN MILL|ON
00 (NrL RAND),
the amount of

texis@ Co 7.7

() I

@
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lN WITNESS WHEREOF, lthe said Registrar, together with th6 Appearer, have
subscribed to these presents, and have caused the Seal of Office to be affixed thereto.

THUS DONE and EXECUTED at the Office of the REGTSTRAR OF DEEDS at CAPE

I

0rf 
'q.q

Page 3

0 g JUN 2021

F DEEDS

TOWN on

lnmyp

REGI
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LexbtD Convey 18.2.7.7@
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PORTION 5 OF FARM 716 KLAPMUTS

ANNEXURE 5r CONvEYANCER CERTIFICATE
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.at3.aaa?

STELLENBOSCH
lrrrrtt^!rrrrr. urrirar^. l.urrarrr!rry

CONVEYANCER CERTIFICATE

Situated at 296 MAIN ROAD, PAARL, WESTERN CAPE, 7646

Uirm ond plo.c ol p

ln respect of:

B_q!!.!A!.llPHB..P_9..8It9!!.9._o.t-_r..t1E.r..4Bti!..9..B_o_ENr-o..NI-E[!.AI$F.I..i!!ll]!_qF_B

IN THE STELLENBOSCH MUNICIPALITY, DIVISION PAARL

716

PROVINCE OF THE WESTERN CAPE

Hereby certify that a s€arch was conducted in the oeeds Registry, regarding the said
property (ies) (including both current and earlier title deeds/pivot deeds/deeds of transfer):

t Deed of Transfer No T2301712023

2 Deed of Transfer No f2995A2022

Deed of Transfer No T 33540/2015

4. .-D.999 of Transfer No T2l 389/1968

s. .Peeq.eJ.Irsreler..l!.e...I:!.Q92:! 919

6. .-os*.9.I.I_l?tlFt.Ir.9.I-1,qi1.9.?t99..1.1!h..F..e93,1?s.,1.9?:1.......

7. .Peeq. ej.Ircnrlsr..lLe..I:1989.q.+eg.l 7.1h..1e. P|Hsry.:!.9?.1

8. .9s*.el.I_r?1e19..r l!.e.iL7.?9.9.?.le9.l 9.99!99.e_r..1 9?-q

ot Ce.1lfrcoft ol Ragist....l Sectiono
ck.d durnbet ahd dot.)

Pa8e I of 3

t

Practising at:

VAN WYK VAN HEERDEN INC.

I

t
3.

t

n

T
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.*.aaa?
STELLENBOSCH
rtrLrrlrolat.rirlL.t

llr'irtrt^Lrtt tl . uxaarrrLr . ltriit( trAr lry

A. IDENTIFY RESTRICTIVE TITLE CONDITIONS (if any)

Categori6 Arc there

deed

restrlctlons
(indlcete

below)

Title Deed and Oausc number if
conditlons are found

1. X

2.

Use of land

BulldinS lines Y x

3. Height X

4, Number of DwellinSs X

Bulk floor area5. x

Coverage/built upon area6. x

7 5ubdivision x

x
Servitudes that may be

reBistered over or in favour

of the property

Other Restrictive

Condltions

8.

9. X

Page 2 of 3
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*.
t?.

O

STELLIINBOSCT{
r^it(xflorr

llLrrtlr^Lrrrrr ! tir^IIa.I^. Lr.rI.Ir ILrty

B. INDIGATE AFFECTED PARTIES AS PER TTTLE DEED (tf any)

.. Oryan(s) of State that mtght have an
intere5t in the restrktive condttion

b. A person whosc rights o.legltimatc
exp€ct.tionr will be affected by the
re.rpval/susp€nslon/amendment of a

estrictlon condltlgn.

c. All persons mentioned in the deed
fo. whose benefit the restrictive
condltion applies

C. PROCESS BY WHICH RETEVANT CONOINONS WITL BE ADDRESSED

Applicatbn ln terlrls of
S.ction 15 of the
Stelhnbos.h Munlcipal
Lnd Use Plannlng By-

Law (2015)

Nota/hl Deed ol
Cancellation
(Submit Copy of
SiSned

Agreement)

Actlon by way of lf other, Please Specity
court order (Submit
Copy of the Court
Order)

Slgned at.

or 20.?1.,.

PAARL
... (Place) on thtr...1-011..... loav) .......JUy............(Month)

Full names and Surntme CARLA 6ELDENHUYS

SiBnature:..

CATL;'(-' '' 
ro'J.,

c0'.,Mr

GELrHNHUy,g,",.
,1.$4fr r YAufJe 

.

SlOliER OF OAIIiS
PRO(UREUR / ATTOR}EY

8. Pq.O Vll.AG€ OFFCES V^l OE VIE E8?AIE PAARL

1.0 h^N,1,),ltl,-ttr[L_

frl:

Ccll:

021 871 1050 rmarr;.F.1?-@..3I!L co_za

021 871 1050

Page 3 of 3
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PORTION 5 OF TARM 716 I(LAPMUTS

ANNEXURE 6: PROPOSED SOP
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PORTION 5 OF TARM 7I6 KtAPMUTS

ANNEXURE 7: TYPICAI UNIT FTOOR PLANS AND ELEVATIONS
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PORIION 5 OF FANM 716 KI-APMUlS

ANNEXURE 8: GATEHOUSE FTOOR PLAN AND ETEVATIONS
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PORTION 5 OT IARM 716 XI-APMUTS

ANNEXURE 9: CONSENT FOR RIGHT OF wAY SERVITUOE
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FAU RE & FAU RE
'r.l'railnlliffiltdr..o-qa qa trta. 5.r'.F

r6t0

Our ref/Onc Verwi ZKnlcvl

Your ref/U Verw:

DaterDatum: 28 July 2023

baven @redddevelopments.co.za

Dear Sir

KI.APUUTS PROJECT: LIVINGSTONE+OUW, GOLDEN GLAZE INVESTMENTS

V\re refer to the above matter and to previous conespondence.

Our client met with Piet van Blerk and Yolandi Obermeyer of UDS Raadgewende lngenieurs to ascertain
from them whether planned servitude will be limiting br our clients in respect of their ingress and egress.
They confirmed that this will not be the case.

On the basis of this conftrmation our clients requested us to advise as bllows:

a) our clients give consent for the registration of a servitude over our clients' property for the use as an
access road to your proposed development;

b) this consent is subject thereto that your proposed development will make provision for any future
developmenUs of our clients' property directly next to your proposed development. Consent must be
given that any of our clients' future developments will form part of your proposed development should
our clients wish to exercise such option. This will include the incorporation of a Home Owners
Association, should there be one and also in t6rms of services connections such as roads, stormwater
refuse, water and electricity infrastructure;

c) it must also be agreed that the access road, which will be constructed within the servitude, will not be
limited in terms of movement by our clients on their property. A detailed design will have to be
submitted to our client to enable our client to confirm that they are happy with the design;

d) our clienB will not be held liable for any costs involved in the registration of the servitude as well as the
costs of any infrastructure with regard to the access road nor th€ maintenance of same.

l /e are instructed to do the necessary conveyancing and servitude registration in lhis regard.

e) Kindly advise how you would like to proceed with regarding to b), c) and d) above.

Perhaps a meeting will be of assistance, either virtually or in person.

We look foMard to hearing from you.

Id Ol Ol taD I f., t.r. @l O2 5lF / @! arz l75l

t-nall / [-9ea ra||b.Chrd,un coJl

P.tUPr.t&l.Lt/0.t.,22,LbStlrd/lb,t ..f,ttllL76a6

m 8.r A / i6!o! A, tir lti, P nt,620

OoG 7. ?lmt

D..d! offar Sa r llhtr.|l dtr! 268

W , mI r.r, b. lraolSl2aT

EtirIllEF arErtGEJt r i&h tHlrrSat
l-E .aia,dt r.r|i LtrrrDqlrr lli@l€ill/E(tdls
Of,ElGrhElUI llruEr[(t rGalrl t!Ll)tllrat|Illt.Crlh!OrL!U!.1tr [*UlrDrnE.rbl!0Ult.tFrr,
conlrtftrloturt 0 C r- !l i.rr( f luItB, C-.rartr,
sEol rt!@r!]t / tDEl 

^lflal, 
I C.4.. !lr| . I S 0r.!

PEEIII'II lll3tlxltraEEl$IElltE rElr3aql.l. Dtu llrld lirbr a qal.aat l, r !.ctr. t q.ttD tur,CrtliE
clragtfflEaii,l(lrtllfttiulali svLr (!coruo. J I&t 0ut). itu!lguo

ll r tEvil.hh lhrl x! mrt n..d lo roail !.nk &l,il3 h our danh ,lur1 ll. t0 lans Yt rill iorrl nryu ch:nft oltl b,lltino d.ttll3 w .firil
lnY emli lo tllrl rlhcl sheld oL.s! be irlgld hrihir fir br ino d.lrfi nirtni tour osEnrltilfy lindh cdrlfl q,l oliceJ lo rh !. ,id sEil drElly lo llE
Erlofl corEarn.ll !ak! nuhn! rln orymntk). Sho{ld vou trrL 0aymeil b!lad oll a lnudubol lrrrll. or ofucr caniol tc haid ,fim$ibh ht eny hrr.s rnauflld.

r^rv.faurclauE.@.za
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FAURE & FAURE
t .t rt { . Lrra lrr h...1_

r.rrrlla tla hnr lll.I,r
laao

Yours lly

F RE INC

Td Ul l7l l2O I f.rfrh@lE725t00/ 0211r23752

E.orli / t-0G: nalttirloanaral,!'c!.D

Prt Prrr &lldr8,/G.!o, A, Lb Sln l,lh.t$!.t, firnL 7616
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GOLDEN GLAZE INVEsTMENTS (PtY) Ltd T/A RED DEVELOPMENTS

Fax 03l-3379443 Cell No: 072 6991839 RED OEVELOPMENTS

REG. NO. 2OO 912149ta123
161Stamford Hill Road
rt001

Durban
Tel: 031- 072 O129

Ioj Faure & Faure
Ref: ZKM/cv
Carmenv@faurefaure.co.za
Resoonse to Letter rece

RE:KLAPMUTS PROJECT: LIVINGSTONE-LOUW / GOLDEN GLAZE INVESTMENTS

Your email dated 28 July 2023 is acknowledged with thanks. We are grateful to your Client for consenting to
the proposed ROW and for your assistance in this matter.

Regarding Clauses b), c) and d) our responses are as follows

b) We confirm that our proposed SDP is such that roads may be extended into your Clients adjacent land to
facilitate future development thereof when/if so decided by them. Our ioint consulting engineers UDS are

aware of this possibility and have been advised to design all services for our development such that they may

be extended in the future, should such requirement arise. We furthermore confirm that provision will be

made in our HOA MOU, that any future dwellings developed between our current boundary and the dam will
be incorporated into the residential estate developed by ourselves. Access to those dwellings will be via the
gate-house to be developed by ourselves.

c) The roadway construction that will take place in the ROW Servitude, consented to by your Client, will be

designed such as not to limit future development of the pan-handle to provide road access to the dam area

should that be your Client's choice. This will be achieved by design levels, determined by UDS, being such

that our roadway at the entrance will allow for extension east (to R,44) and westwards to the dam.

d)This Clause in its entirety is acceptable to ourselves. we would request that you please

engage with the Land Surveyor, whose draft ROw Servitude Diagram we have already
previously provided for your consideration, to progress the finalization of this item.
Both your and their costs will be met by ourselves.

Please advise whether this response is acceptable to finalize our agreement, or whether you

require that a formal Agreement between the parties be entered.

We will await your response.

Your Faithfully

Baven Reddi

Golden Glaze lnvestments T/A Red Developments

baven(areddevelooments.co.ra
0726991839
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PORTION 5 OT TARM 716 XI.APMUTS

ANNEXURE 10: RIGHT OF WAY SERVITUDE DIAGRAM
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DRAFT SERVITUDE DIAGRAM

SIDES
melres

ANGLES OF
OIRECTION

CO.oRDINATESY System: WG 19' x
S.G. o.

appioved

for
SURVEYOR.

GENERAL

Constants 0.00
AB
BC
CD
DA

27 ,27
10,14
23 ,52
9.43

2s1.s0.00
3.29.50

7r.49.10
151.49.r0

A
B

0

+11 996,13
+11 97 0.22
+11 9 7 0,84
+11 993.19

+3 700 000.00
+41 705.64
+41 697.13
+41 707.26
+41 7l'1.60

Trigonometrical Bsacons
Grosnfontein (tl3)
Van Wykskop (69) LT

+'l 3 153,85
+'l 1 160,73

+38 925.75
+ 10 287 .12

BEACON DESCRIPTIONS
A. 8. C. D :Nol placed

Notes:
1. This dratl diagram is subiect to f ie ld suryey as
vrell as municipal approval. lt is not legally binding
and can c hange in lutur€.
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No 1965,2007

Sc a le: 1/ 2000

The f igure A I C D represenls a
Ssrv itud€ Righl-ol-Way aI sa ovor

Portlon 57 ol the Farm
Groenlonteln Annex No. 716
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Adminislrativ6 0islrict ol Paarl
$reslern Cape P rov in ce
Compilsd ln June 2023 by me

SJ Duncan (PLS144l )
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No.
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PORTION 5 OT FARM i16 XLAPMUTS

ANNEXURE U: TANOSCAPING PtAN
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PORTION 5 OF FARM 716 XLAPMUT5

ANNEXURE 12: GtS REPORT
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GLS t I t I rnt'd,ucru'. pl.lml'te

6 July 2023

UDS Africa
P.O. Box 50487
V&A Waterfront
Cape Town
8002

Attention: Mr Ruaan Siebrits

Dear Sir

DEVELOPMENT OF PORTION 5 OF FARM 716, KLAPMUTS: CAPACITY ANALYSIS OF THE BULK
WATER & SEWER SERVICES

,|

1.1

WATER DISTRIBUTION SYSTEM

Distribution zone

The master planning indicated that the proposed development area should be accommodated in lhe
existing Klapmuts Lower reseNoirwater distribution zone. The connection to the existing system should
be done on the existing 150 mm diameler pipe in Old Paarl Road, as shown on Figure'l attached.

The proposed development is situated inside the waler priority area.

1.2 Water demand

Th6 original water analysis for lhe master plan was performed with a total annual average daily d€mand
(AADD) for development (future development area K13 in the June 2023 waleJ masler plan) of
114,4 kud.

For this re-analysis of the master plan, the total AADD and fire flows for the proposod development
were calculated as follows:

102 Group housing units @ 0,6 kUd/unit = 61 .2 kud

= 15Us@10mFire flow criteria (Low risk)

cls ConruhhS (Pty) ttl
T +27 21 880 0388
Stellenpart, Elock D Nonh, Cnr of R44 and School Rd,.lamestown, Stellenbosch, 7600, ZA I PO 8or E14, Stellenbosch, 7599, ZA

Re8 no: 2007/003039/07
ww.tlr.o.rr

I

Your requesl regarding comments on the bulk water and sewer supply to the proposed development (proposed
residential developmenl on portion 5 of Farm 716, Klapmuts), refers.

This document should inter alia be read in conjunction with the Water Master Plan (performed for the
Stellenbosch Municipality) dated June 2023 and the Sewer Master Plan dated June 2023.

Futuro development area K13, which includes the proposed developmont, was conceptually taken into
consideration for the recently completed master plans for the water and sewer networks.
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Drrecto.s Rebecca Pole, Manur de la Rey, Gerreth YounS
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Present situation

Network capacity

Accommodation of the d€velopment in the present syslem will require upgrading of the existing system
to comply with the pressure and fire flow criteria as set out in the master plan.

Furthermore, the following link services items will be required to connect the proposed development to
the existing system:

: 60 m x 200 mm O supply pipe
:215mx 160 mm O supply pipe

Total R 676 000',

(* lncluding P & G, Contingencies and Fees, but excluding VAf - Yeat 202223 Rand Value. This is a
rough estimats, which does not include major unforeseen costrs).

Take note that the routes of the proposed pipelines are schematically shown on Figure 1 attached, but
have to be finalised subsequent to detail pipeline roule investigations.

1.3.2 Reseryoir capaciU

The criteria for total rsservoir volume used in the Stellenbosch Municipality Water Master Plan is 48
hours of the AADD (of the ressrvoir supply zone). The existing reservoir volume available at the
Klapmuts Lower reservoir is suffcienl to accommodate the proposed development.

The Klapmuts Lower reservoir is supplied with bulk water through a pump station (located at the Old
Klapmuts reservoir site) and a 200 mm diameter dedicated supply pipelino. Ths Old Klapmuts roservoir
(which acts as a sump for the pump station) is supplied with bulk water from the City of Cape Town's
Wemmershoek bulk system through a dedicated 400 mm pip€ (new section) and 200 mm pipe (old
section).

The existing bulk system has sufficient capacity to accommodate the proposed development, but it is
however proposed in the water master plan for Klapmuts that the old 200 mm diameter bulk pipeline
between the Wemmershoek pipeline and the Old Klapmuls reservoir is reinforced with a new 400 mm
diameter pipe in the near future.

A new HDPE supply pipeline (500 m x 560 mm diameter section and 300 m x 450 mm diameter
section) has recenty been constructed between the Klapmuts Lower reservoir sile and the Old
Klapmuts reservoir site, in order to augment supply to the Klapmuts reticulation network. lt is proposed
that the old 250 mm diameter supply pipeline (this pipe was previously the main supply pipe from the
Klapmuts Lower reservoir to the network) is transfened from the reliculation network to the bulk system
in order to improve the capacity of bulk watsr supply to the Klapmuts Low6r reservoir.

1.4 lmplementation of the masler plan

The follor ring master plan items will be required to reinforce the existing Klapmuts reticulation network
in order to accommodate the proposed development together with other future development areas.

Network uoqrada

R

R
SKW1.20
sKw1.28

488 000 '
188 000 '

R

R

889 000 -

985 000 .

SKW1.18
sKw1.19

R 1 874 000.

I

1 .3.

1.3.1

Link sarvices

: 380 m x 200 mm O new supply pipe and connections
: 225 m x 2OO mm O new supply pipe and connections

(including railway crossing)
Total

1 .3.3 Bulk supply

I

I

I
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Accommodation of the development in the future syslem (logether with other future development
areas), will require upgrading of the existing bulk system as set out in the master plan.

Bulk suoolv: (Phase 1 upgrades)

SKW.Ma : 800 m x 250 mm O utilize old supdy pipe as part of the
bulk supply system R 300 000 -

Bulk supply (Phase 2 upgrades)

500 m x 500 mm O replace existing 200 mm O pipe
370 m x 500 mm O replace existing 200 mm O pipe

SuFtotal R 9 055 000'

(t lncluding P & G, Contingencies and Fees, but excluding VAT -Year 20221?3 Rand Value. This is a
rough estimate, which do€s not includ6 maior unforeseen costs).

Take note that the routes of the proposed pipelines are schematically shown on Figure I attached, but
have to be finalised subsequent to detail pipeline route invesligalions.

1 .5. Minimum ilems required

The minimum requirements to accommodale the proposed development in tho existing Yvater system
are masler plan items SKW1.18 & SKWI.lg to improve nelwork conveyance to the proposed
development, and link services items SKW1.20 & SKW1.28 to connecl the proposed d€vslopment to
the existing water network.

2. SEWER NETWORK

2.1 Drainage area

It is proposed in the sewer master plan that sewage from the proposed development area gravitatos to
the north of Farm 716/5 towards a new Main pumping station (PS) for Klapmuts. Sowage should be
pumped from this prorcsed "Klapmuts Main PS' directly towards the existing Klapmuts Waslewater
Treatment Plant (WWTP), as shown on Figure 2 attached.

2.2

The development is inside the sewer pdority area

Sewer flow

ln the original sewer master plan, the peak day dry weather flow (PDDWF) for the proposed
developmenl area (futurs area Kl3 in the June 2023 sewer master plan) was calculat€d at 92.5 kud.

2.3

For this reanalysis, the PDDWF for the proposed development was calculated as 42.8 kud

Present situation

New bulk sewer infrastructure will be required to accommodate the proposed development in the
existing Klapmuts sewer system.

2.4 lmplemonlation ol the master plan

The accommodation of the proposed developmenl within the Klapmuts sewer system requires the
construction of a new main sewer PS, located at the lowest point next to Nl (southem side) and the
R44 main Road (western side), as shown on Figure 2 atlached.

R

R
SSW.B,I A

SKW. B1b
5 1?2 000'
3 933 000 '

I

I

t

I
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The first phase of these bulk sewer upgrades is to decommission the existing Klapmuts PS 1 , redirect
sewage from the Klapmuts PS 1 drainage area to the proposed Klapmuls Main PS, and construct the
Klapmuts Main PS and an accompanying 315 mm rising main.

Bulk sewer uoqrades (Phase 1)

SKS1.8
SKS1.13
SKS1.14
SKS5.2
SKS5.3

SKS,I.7
SKS6.2
SK56.3

960 m x 400 mm 6 New collector sewer
New 50 Us Klapmuts Main PS
1 380 m x 3'15 mm O New rising main
45 m x 160 mm O New diversion sewer
Decommission existing Klapmuts PS 1

210 m x 400 mm 0 New collector sewer
40 m x 250 mm O New diversion sewer
Oecommission existing Klapmuts PS 2

850 m x 250 mm O New Gravity
Decommission existing Klapmuts PS 3

R 5 265 000'
R 4 682 000'
R 5 326 000'
R 217 000'

3 00'
Total R 15 820 000 '

The following link services item will then be required to connect the proposed development on
Farm 716/5 to the new Klapmuts Main PS:

Link services

. ltem 1 : 80 m x 160 mm O New outfall sewer
r SKS1.12a : 70 m x 250 mm O New Gravity

Total R 458 000'

The second phase of the bulk sewer upgrades is to decommission the existing Klapmuts PS 2 and
redirect sewage from the Klapmuts PS 2 drainage area to the new Klapmuts Main PS drainage area.

Bulk sewer uoqrades (Phase 2)

R

R

212 000 '
246 000 '

p

R

R

1 252 000 '
244 000'
330 000 '

R 3 202 000'
R 200 000'

Total R 1826000'

Ths last phase of the bulk sewer upgrades is to decommission the existing Klapmuts PS 3 and redirect
sewage from the Klapmuts PS 3 drainage area to the proposed Klapmuts Main PS.

Bulk sewer uoqrades (Phase 3)

sKS1.12b
SKS7.3

Total R 3 402 000'

2.5 Minimum ilems required

The minimum requirements to accommodate the proposed development in the existing sewer syslem
are link services items I & SKSl.'12a to connect the proposed development lo the luture Klapmuts Main
PS, and master plan items SKSl.13 & SKS1.14 to implement the new Klapmuts PS and accompanying
rising main towards the Klapmuts WWTP.

I

ln the sewer master plan for Klapmuls it is proposed that the existing Klapmuts pumping stations 1, 2
& 3 are decommissioned in the near future and thal sewage from their respective drainage areas are
then redirected to this proposed Klapmuls Main PS.

(. lncluding P & G, Contingencies and Fees, but excluding VAT - Year 2022123 Rand Value. This is a
rough estimate, which does not include major unforeseen costs).

Taka note that the routes of the proposed bulk s6wer upgrades and position of the propos€d s€wer
pumping station are schematically shown on Figure 2 atlached, but have to be finalised subsequent
to detail pipoline route and pump station location investigations.
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3. CONCLUSTON

The developer of portion 5 of Farm 716 in Klapmuts will be liabls for the Bulk Sorvicos Levy (as
calculated by the Stellenbosch Municipality)as a contribution towards water infrastructure 6nd the Bulk
Services Levy (as calculated by the Stellenbosch Municipality) as a contribution towards sewer
infrastruclure.

There is insufficient capacity in the existing water reticulation system to accommodate the proposed
development. The existing bulk supply system however has suflicient capacity to accommodate the
proposed development.

It is proposed in the sewer master plan that sewage from the proposed development area gravitates to
the north of Farm 716/5 towards a new Main PS for Klapmuts, thal discharges directly at the Klapmuts
WWTP.

The minimum requirements to accommodate the proposed davelopment in the existing sewar syslem
arg link sorvicos items 1 & SKS1.12a to connect the internal s€wer nstwork of th€ proposed
development to the future Klapmuts Main PS, and master plan items SKS1.13 & SKS l.14 to implement
the new Klapmuts Main PS and accompanying rising main towards the Klapmuts \&WTP.

We trust you find this of value.

Yours sincerely

GLS CONSULTING (PTY) LTD
REG. NO.: 2007/003039/07

cc.

Per PC DU PLESSIS

The Oirector
Dirsctorate: lnfrastructure Services
Stellenbosch Municipality
P. O. Box 17
STELLENBOSCH
7599

Attentionr Mr Paul Joubert

The minimum requiremenls lo accommodate the proposed development in the existing water system
aro mastor plan items SKW1.18 & SKW1.19 to improve network conveyance to the proposed
devolopment, and link services items SKW1.20 & SKW1.28 to connect the proposed development to
the existing water network-
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PORTION 5 OT FARM 716 KI-APMUIS

ANNEXURE 13: CIVIL AND STORMWATER SERVICES REPORT
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MOUNT VISTA ESTATE

PORTION 5 OF FARM 716, KLAPMUTS, WITHIN THE STELLENBOSCH MUNICIPAL
AREA, WESTERN CAPE

ENGINEERING SERVICES REPORT & STORMWATER MANAGEMENT PLAN

REVISION O

AUGUST 2023

Goldon Glaze lnvesfnents

2 O8rgndon Driw

Durban North

4051 qfrlco

UDS Africa

9 Eleclron Road

Techno Park

St€llenbosch, 7600
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ENGINEERING SERVICES REPORT & STORMWATER MANAGEMENT PLAN FOR THE
PROPOSED MOUNT VISTA ESTATE, PORTION 5 OF FARM 716, KLAPMUTS. WITHIN THE
STELLENBOSCH MUNICIPAL AREA

'1. Background

UDS Africa was appointed by Golden Glaze lnvestments to compile a services report and stormwater

management plan in support of the development application for the proposed Mount Msta Estate on

Portion 5 of Farm 716. The site covers an area of 4.13 ha and is cunently undeveloped. The site is zoned

for agricultural use.

The purpose of this report is to address lhe requirements of Stellenbosch Municipality with regard to the

provision of engineering services for the proposed development. The infrastructure design of the

development is based on the technical requirements and guidelines as stated in the Guidelines for Human

Setuements Planning and Design (Red Book: July 2019) and to the requirements and standards of

Stellenbosch Municipality.

2. Locality

The site is located Klapmuts, within the Stellenbosch Municipal area. The site is bordered to the north by

a SANRAL road reserve, to the east by the R44, to the south by an existing residential development

(Rozenmeer) and to the west by Uitkoms dam. Below is a locality plan for reference (outlined in red, area

highlighted in yellow).
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3. The dovolopment

The proposed development will b€ residential in nature. Please refer to Annexure A for a copy of the site
development plan produced by Jaco Botha Architects. Below is a summary of the land uses to from part
of the proposed development:

UNITS

Residential 1't0

Table 1: Summary of land uses

A capacity anal)6is was completed by GLS Consulting (Pty) Ltd for the proposed development in July 2023

A copy of th6 roport can be found under Annoruro B.

4. Water Demand

4.1 Water demand for proposed development

The water demand for the proposed development is calculated (in accordance with the Guidelines for

Human Settlement Planning and Design) as follows:

OEVELOPMENT unlts GLA (m'z) U uniu day l/ 100m2 TOTAL
(ud)

TOTA
L (us)

Residential

TOTAL

Annual Average
(AADD)

Peak factor

Peak demand

'l 10 600 66 000 0.764

66 000 0.764

Daily Demand 66 000 l/d
0.764 Us

4.00

264 000 yd

3.056 l/s

15 Us @ 10m

3

Fire flow requirement

Table 2: Water demand calculation

USE

WATER DEMANO



The intemal water reticulation network of the proposed development to comPly with the minimum

specifications as indicated in the "Red Book - Guidelines for Human Settlement Planning and De6ign" and

the municipal standards from Stollenbosch Municipality.

4.2 Existing services

The closest waler reticulation network is a 150mm pipe located in Old Paarl Road. lt is proposed that link

services SKW'|.20 & SKW1.28 are construcled in order to provide water to the site. Further to this it is

proposed that bulk upgrades SKW1.19 & SKW1.18 are implemented to improve network conveyance. The

minimum diameter of the intemal water network will be 1 1omm Class 12 UPVC pipes. Erf connections will

be 15mm for single connections and 25mm for split connections. Refer to Figure 2 below, showing the

location of the existing, proposed link and bulk network upgrades.

Connect to
150 0

Connect to
exrstrng 100 O

Figure 2: Eristing water reticulation servic€s

The cost of the abovementionad link and bulk servicss amount to R2 550 000 (Exduding VAT, but includss
contingencies and fees).
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5. Sewerage

5.1 Sewer demand for proposed development

The sewerage flow for the proposed development is calculated (in accordance with the Guidelines for

Human Settlement Planning and Design) as follows:

Average Ory Weather Flow (ADWF)
(7070 of annual average daily water demand)

Peak Factor

Peak Dry Weather Flow (PDWF)

Peak Wet Weather Flow (PWWF)

46 200 Ud
(0.s351/s)

4.00

2.14 lls

2.46 lls

Table 3: Sewer demand calculation

The intemal sewer reticulation network of the proposed development to comply with the minimum

specification as given in the "Red Book - Guidelines for Human Setllement Planning and Design' and the

municipal standards from Stellenbosch Municipality.

5.2 Existing services

Curently there are no existing services in proximity to the site. ln order to service the proposed

development a number of link and bulk network upgrades are required, these include ths following:

. 80m of a 160mm outfall sewer (link)

o 70m of a 250mm gravity sewer line (link)

o New 50 l/s pump station (bulk)

. 1 380m of a 250mm rising main (bulk)

The associated costs of the abovementioned upgrades amount lo R10466000 (Excluding VAT, but

indudes contingencies and fees). Apart from these network upgrades, there is currenty c€pacity

constraints at the Klapmuts WWTW, adding further difficulty in terms of servicing the site from a Municipal

perspective.

A pre-consultation meeting was attended with the Stellenbosch Municipality on the 26'h of June 2023. At

this meeting it was indicated that funding will be made available for the upgrading of the Klapmuts WWTW

over the next three financial years, estimating completion of the upgrades at the VVWTW by June of 2027.

t-
I
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Figure 3: Proposed sewer reticulatlon services

Due to the constraints at the Klapmuts WWTW, accommodating the development temporarily by means of

a conssrvancy tank, will not be a possibility.

It is therefore proposed that the development is serviced by means of a package plant, until such time that

capacity b€comes available and the required bulk upgradss are constructed. As a minimum it is

recommended that lhe link seNices (ltem 1 and SKS1.12a) are fully constructed along with the construction

of the internal network for the proposed development and that the development in future connect onto the

sewer network once the pump station and rising main has been constructed byfhe Municipality.

Refer to Annexuro C for the proposed package plant design

6. Stormwater

The site is considered to be relatively flat, draining from south in a north easterly direction at an average

slop€ of 4.9%. A topographical survey of the site was completed by Joubert and Brink Surveyors, refer to

Annexure O for a copy of the site survey.

Cu[ently the stormwater runoff drains lowards an open drain located along the R44. ln terms of stormwater

quantity and quality treatment, the following is proposed:

To limil the post{evolopment run-off to that of the pre-development run-off for storms with a

recurrence interval of up to 50 years

Providing quality treatment as recommended in The Neighborhood Planning and Oesign Guide

6
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Refer to Figure 3 below, showing the loc€tion ofthe existing, proposed link and bulk nehivork upgrade.
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The catchment area is very small and the rational method is deemed to be a suitable method to calculate

flood peaks. For further hydrological calculations a MAP of 700mm was used.

A Gootechnical lnvestigation was completed by GEOSS South Africa (Pty) Ltd. Refer to Annexure E for

lhe complete report.

6. 1 Predeyolopment run-off parameters

Below is a summary table, containing the slormwater runoff calculations for storm events up to the l : 100

year recunence interval.

PRE OEVELOPMENT LEVEL
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I
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6.2 Postdevelopment run-off parameters

Below is a summary table, containing the stormwater runoft calculations for storm evenls up to the 1: 100

year recurence interval.

POST DEVELOPMEI{T LEVEL

EXSIING,PRE OEVELOPMENT LEVEL

L = 0 183E3 tm
S= 00490508 nYm

0 0E9 houl3 5 34547 mn
002

Claar oound/ Cl€en comDacl€ 01
Slnl|t Gress SDsrss qasg ov, 03
Mod€rra G{as3 nredum qa! 04
Thrck Brush thrck grass co/or 08

002

s--
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0 01106Ctchm.nl SEe
Area olstnh,llon Faclo60 r 8383Lonoe3l Slream L

LakesUrbenAa SloF o, btgr3t 3lra&n
0.04fu.a Dolorrlg 096 16
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I Iacto, C.Surteco Slope 0a Cr t)..c.itsion
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Flats 07 0008 0
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09 00Tdsl
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6.3 Stormwater treatment requirements

The water quality volume is calculated by using the following formula as recommended in The

Neighborhood Planning and Design Guide, Section L4.1.2:

WQV=PxCxAx10 where

WQV = water quality volume in (m")

P = total rainfall depth in (mm)

C = the runoff coefficient

A = drainage area in (ha)

V = 25 x 0.479 x 4.106 x 10 = 491.69mr

Regarding compliance with the requirement to limil the post-development runtffs to that of the pre

development run-offs for storms with a recurence interval of up to 50 years, the following storage volume

is calculated by using the Abt and Grigg Method, and is calculated by using this formula:

V = Qp.t ('l-q)2, where

V = storage volume in (m')

Qp = the post-development peak discharge in (m"/s)

tc = time of concentration in (seconds)

q = p1e-development / post-development discharge ratio

V = 0.945 x 300 x (1-0.58)'z = 50.29 m'

A total treatmsnt (quantity and quality) capacity of 541.98mrwill therefoie bs roquired.

6.4 Stormwater treatment methods

ln order to achieve the calculated treatrnent volume of 541.98m3 it is proposed that an attenuation pond is

constructed on site.
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An overland escape will be provided to the stormwater channel alongside the R44 for storm €vents larger

than 1:50 year recurrence interval.

7. Maintenance

The body corporate will be responsible for the following maintenance procedures on the associated

stormwater inf rastructure:

Description of

infrastructure

Description of activities to be carried out Timeline for

implementation

and Clean and remove litter

Clean and remove sand and sill

lnspect for damages and implement

remedial action

Pipework Cloan and remove litter

Clean and remove sand and silt

lnspect for damages and implement

remedial action

6 month basis (at least

onc€ before winter)

Head wall and gabion

struclures

Clean and remove litter

Clean and remove sand and silt

lnspect for damages and implement

remedial action

6 month basis (at least

once before winter)

Aftenuation facilities . Clean and remove litter

r Clean and remove sand and silt

. lnspect for damages and implement

remedial action

. lnspect inlet and outlet structures for

blockages - remove blockages

Continuous, but not

less than once per

month

10

I

I
ln addilion to the stormwat€r attenuation pond lhat will be constructed, runoff from the soulh westem part

of the site will discharge into the existing Uitkoms Dam. Refer to Annoxurs F for a drawing showing the

preliminary services layout.
I

I

t

lnlet structures

manholes

6 month basis (at leasl

once before winler)
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Vegetated channels Clean and remove litler

Maintain grass to a height of below

50mm

Removs sedim€nt from channel as

required

Continuous, but not

less than onc€ per

month

Embankments of

veqetated channels,

swales and atlenuation

ponds

lnspect embankment for signs of

erosnn

lmplement remedial action as

required

6 month basis

Plant species lnspect plant spocies for successful

establishment. lf unsuccessful plant

new different species.

6 monlh basis

Table 4: iraintenance Schedule

8. Road Network

A full traffic impact assessment was completed by UDS Africa to model the impact of the development on

the existing road networt. This will be submitted as a separate report.

9. Solid waste

Refuse removal will occur at the front of the gate house through the Solid Waste Department of

Stellenbosch Municipality. Ac€ommodation for their vehicles will have to be ensured and be in line with

their relevant requirements.

't1

I

I

I

I

I

t
I

t

I

I

t



T

I
I
I
I
I
T

T

I
T

I
I
I
T

t
I
I
I
I
I
I



10. Conclusion

From the abovementioned information provided, it is concluded that the site can be serviced from an

engineering perspective. We trust that the information provided will be sufficient for the purposes ot the

application.

All aspects of this report will be confirmed in the detail design stage of the project.

Please do not hesitate lo contact the undersigned should you require any additional information.

Yours faithfully,

Compiled by

Ruaan Siobrits (Pr Tech Eng)

Attachments:

Annexure A - Site development plan
AnnexureB-GLsReport
Annexure C - Package Plant Design

Annexure D - Topographical survey
Annexure E - Geotechnical report
Annexure F - Proposed services layout
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GLS
6 July 2023

UDS Africa
P.O. Box 50487
V&A Waterfront
Cape Town
8002

Attention: Mr Ruaan Siebrits

Dear Sir

DEVELOPMENT OF PORTION 5 OF FARM 716, KLAP,I/IUTS: CAPACITY ANALYSIS OF THE AULK
WATER & SEWER SERVICES

Your request regarding comments on the bulk water and sewer supply to the proposed development (proposed
residential development on portion 5 of Farm 716, Klapmuts), refers.

This document should inter alia be read in conjunction with the Water Master Plan (porformed for the
Stellenbosch Municipality) dated Juns 2023 and the Sewer Master Plan dated June 2023.

Fulure dovelopmsnt ar€a K13, which includes the proposed development, was concsptually taken into
consideration for the recenlly completed master plans for the \,vater and sewer networks.

1

1.1

WATER DISTRIBUTION SYSTETI

Distibution zone

The master planning indicated that the proposed development arsa should be accommodated in the
existing Klapmuts Lower reservoirwater distribution zone. The connection to the existing system should
be done on the existing 150 mm diameter pipe in Old Paarl Road, as shown on Figure 1 atlached.

The proposed development is situated inside the water priority area.

1.2 Water demand

The original water analysis for the master plan was performed with a lotal annual average daily demand
(AADD) for development (future development area K13 in the June 2023 wale,. master plan) of
114,4 kud.

For this re-analysis of the master plan, the total MDD and fire flows for the proposed development
wsrs calculated as follows:

102 Group housing units @ 0,6 kUd/unit = 61.2 kUd

= 15Us@10mFire flow criteria (Low risk)

cls Coo$ldnf (Ptyl ltd
T +27 21880 0388
Stellenpark, Block O Nonh, Cnr of R44 and School Rd, Jamestown, Stelleobosch, 7600, ZA I PO Box 814, Stellenbosch, 7599, ZA

Ret noi 20OZm3O39/07
ww.tl.co.r.
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1.3.

1.3.1 Network capacity

Accommodation ofthe devolopment in the presont system will require upgrading ofths existing system
to comply with the pressure and fire flo$,/ criteria as set out in the master plan.

Furthermore, lhe following link services ilems will be required to connect the proposed development to
the existing system:

Link services

sKw1.20
sKw1.28

SKWl.18
SKW1,19

60 m x 200 mm 6 supply pipe
215 m x 160 mm O supply pipe

380 m x 200 mm 6 new supply pipe and connections
225 m x 200 mm O new supply pipe and connections
(including railway crossing)

Total

R
R

488 000 '
188 000 .

R 676 000.

(' lncluding P & G, Contingencies and Fees, but excluding VAT - Yeat 202223 Rand Value. This is a
rough estimats, which doss not include major unforeseen costs).

Take note that the routes of the proposed pipelines are schematically shorvn on Figure 1 atlached, but
have to be finalised subsequenl to detail pipeline route investigations.

1 .3.2 ReseNoir capacity

The crileria for total reservoir volume used in the Stellenbosch Municipality Water Master Plan is 48
hours of the AADD (of the reservoir supply zone). The existing reservoir volume available at the
Klapmuts Lower raservoir is sufficient to accommodate the proposed development.

1 .3.3 Bulk supply

The Klapmuts Lower reservoir is supplied with bulk water through a pump station (located at the Old
Klapmuts reservoir site) and a 200 mm diameter dedicated supply pipeline. The Old Klapmuts reservoir
(which acts as a sump for the pump station) is supplied with bulk water from the City of Capo Town's
Wsmmershoek bulk system through a dedicated 400 mm pipe (new section) and 200 mm pipe (old
section).

The existing bulk system has sufficient capacity to accommodate the proposed development, but it is
however proposed in the water master plan for Klapmuts that the old 200 mm diameter bulk pipeline
between the Wemmershoek pipeline and the Old Klapmuls reservoir is reinforced with a new 400 mm
diameter pipo in the near future.

A new HDPE supply pipeline (500 m x 560 mm diameter section and 300 m x 450 mm diameter
section) has recenuy been constructed between the Klapmuts Lower reservoir site and the Old
Klapmuts reservoir site, in order to augment supply to the Klapmuts reticulation network. lt is proposed
that the old 250 mm diameter supply pipeline (this pipe was previously the main supply pipe from the
Klapmuts Lower reservoir to the network) is transfened from the reticulation network to the bulk system
in order to improve the capacity of bulk watsr supply to the Klapmuts Lower reservoir.

1.4 lmplementation of the master plan

The following master plan items will be required to reinforce the existing Klapmuts reticulation network
in order to accommodate the proposed developmenl together with other future development areas.

Network uoorade

R 889 000 -

R 985 000.
R 1 874 000.

I

I

Present situation
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Total
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Accommodation of the development in the future system (togelher with other future development
areas), will require upgrading of the existing bulk system as sel out in the master plan.

Bulk suoolv: (Phase 1 upgrades)

. SKW.B4a : 800 m x 25O mm O utilize old supply pipe as part of the
bulk supply system R 300 000'

Bulk suoolv: (Phase 2 upgrades)

. SSW.Bla : 500 m x 500 mm O replace existing 200 mm O pipe R 5122000'

. SKW.Blb : 370 m x 500 mm O replace existing 200 mm O pipe R 3 933 000'
Sub-.total R 9 055 000.

Take note that the routes of the proposed pipelines are schematically shown on Figure 1 attached, but
have to be finalised subsequent to detail pipeline route investigations.

'1.5. Minimum items required

2. SEWER NETWORK

2.1 Drainage area

It is proposed in the sewer master plan that sewage from the proposed development area gravitates to
the north of Farm 716/5 towards a new Main pumping station (PS) for Klapmuts. Sewage should be
pumped from this proposed 'Klapmuts Main PS'directly towards the existing Klapmuts Wastewater
Treatment Plant (VVWTP), as shown on Figure 2 attached.

,.)

,1.

The development is inside the sewer priority area.

Sewer flow

ln the original sewer master plan, the peak day dry weather flow (PDDWF) for the proposed
developmsnt ar6a (future area K13 in the June 2023 sewer master plan) was calculaled at 92.5 kud.

For this re.analysis, the PDDWF for the proposed development was calculated as 42.8 kud.

Present situation

New bulk sewer infrastructure will be required to accommodate the proposed development in the
existing Klapmuts sewer system.

2.4 lmplementation of the masler plan

The accommodation of the proposed development within the Klapmuts sewer system requires the
construction of a new main sewer PS, located at the lowest point next to N1 (southem side) and the
R.l4 main Road (westem side), as shown on Figure 2 attached.

I

t

I

(t lncluding P & G, Contingencies and Fees, but excluding VAT - Year 2022123 Rand Value. This is a
rough estimate, which does not includs major unforeseen costs).

Tho minimum rsquirements to accommodate the proposed development in the existing water system
are master plan items SKW1.18 & SKW1.19 to improve network conveyance to ths proposed
development, and link servic€s items SKW1.20 & SKW1.28 to connect the proposed devslopment to
the existing water network.
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ln the sewer master plan for Klapmuts it is proposed that the existing Klapmuts pumPing stations l, 2
& 3 are decommissioned in the near future and that sewage trom their respective drainage arsas are
then redirected to this proposed Klapmuts Main PS.

The first phase ol these bulk sewer upgrades is to decommission the existing Klapmuts PS 1, redirect
sewage from the Klapmuts PS 1 drainage area to the proposed Klapmuts Main PS, and construct the
Klapmuts Main PS and an accompanying 315 mm rising main.

Bulk sewer uoorades (Phase 'l )

SKS1.8
sKs1.13
SKS,1.,I4
SKS5.2
SKS5.3

960 m x 400 mm O New collector sewer
New 50 Us Klapmuts Main PS
'l 380 m x 315 mm A New rising main
45 m x 160 mm O Naw diversion sewer
Decommission existing Klapmuts PS 1

R 5 265 000'
R 4 682 000.
R 5 326 000'.
R 217 000.
R 330 000'

212 000'
246 000 '

R 15 820 000 '

The following link services item will then be required to connect the proposed development on
Farm 716/5 lo the new Klapmuts Main PS:

Link services

R

R

R
R
R

Item 1

sKS't.'l2a
80 m x 160 mm O New outfall sewer
70 m x 250 mm O New Gravity

Total R 458 000'

The second phase of the bulk sewer upgrades is to decommission the existing Klapmuts PS 2 and
redirecl sewage from the Klapmuts PS 2 drainage area to the new Klapmuts Main PS drainage area.

Bulk sewer uoorades (Phasa 2)

210 m x 400 mm O New collector sewer
40 m x 250 mm O New diversion sewer
Decommission existing Klapmuts PS 2

Total R 1826000'

Tho last phase of th€ bulk sewer upgrades is to decommission the existing Klapmuts PS 3 and redirect
sswage from the Klapmuts PS 3 drainage area to the proposed Klapmuts Main PS.

Bulk sewer uoqrades (Phase 3)

1 252 000 '
244 000'
330 000 '

sKS1.12b
SKS7.3

: 850 m x 250 mm g New Gravity
: Decommission existing Klapmuts PS 3

R 3 202 000'
R 200 000'

Total R 3 402 000'

(' lncluding P & G, Contingencies and Fees, but excluding VAT -Yeat 2022123 Rand Value. This is a
rough estimate, which does not include major unforeseen costs).

Take note that the routes of the proposed bulk sewer upgrades and position of the proposed sswer
pumping slation are schematically shown on Figure 2 attached, but have to be finalised subsequent
to detail pipeline route and pump station location invsstigations.

2.5 Minimum items required

The minimum requiremenls lo accommodate the proposed development in the exisling sewer system
are link services items 1 & SKSI .'l2a to connect the proposed developmenl to the future Klapmuts Main
PS, and master plan items SKS1.13 & SKS1.'14 to implement the new Klapmuts PS and accompanying
rising main lowards the Klapmuts WWTP.

I
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SKS1.7
SK56.2
SKS6.3

Total
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3. CONCLUSION

The developer of portion 5 of Farm 716 in Klapmuts will be liable for the Bulk Services Levy (as
calculated by the Stellenbosch Municipality)as a contribution towards water infrastructure and the Bulk
Services Levy (as c€lculated by the Stellenbosch Municipality) as a contribution towards sewer
infrastructure.

There is insufficient capacity in the exisling water reticulation system to accommodate the proposed
development. The existing bulk supply system however has sufficient capacity to accommodate the
proposed development.

The minimum requirements to accommodate the proposed development in the existing water system
are master plan itoms SKW1.18 & St(\rV1.19 to improve network conveyance to the proposed
development, and link services items SKW1.20 & SKw1.28 to connect lhe proposed development to
the exisling water nelwork.

It is proposed in the sewer master plan that sewage from the proposed developmenl area gravitates to
the north of Farm 716/5 towards a new Main PS for Klapmuts, that discharges directly at the Klapmuts
WWTP.

The minimum requirements to accommodate the proposed development in the existing sewer systom
are link services itgms I & SKS'1.12a to connect ths int€rnal sower network of lhe proposed
development to the future Klapmuts Main PS, and master plan items SKS1.'13 & SKS1.14 to implement
the new Klapmuts Main PS and accompanying rising main towards the Klapmuts WWTP.

We trust you lind this of value

Yours sincerely

GLS CONSULTING (PTY) LTD
REG. NO.: 2007/003039/07

%l,,fl,-;"

cc. The Director
Directorate: lnfrastructure Services
Stellenbosch Municipality
P. O. Box 17
STELLENBOSCH
7599

Attention: Mr Paul Joubert
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Rrpoar:
GEOSS Rcpon No: 2023 / 06- 15

Pntplazo ron:
Baven Reddi

Cxrldcn Glaze Investrnents (PfY) Ltd t/a Red

Dwelopmeots
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EXECUTTvE Suturulnv

Jcrlene Govender of Red Devekrpmcnts approached GE()SS South Africa (?ty) l-td to complete a

georechnical investigation to determine the geotechnical properties and subsurface conditions of the

Groenfontcin Anncx, near Klapmuts, Westem Cape. Thc investigation aimed to determine whcther

the geotechnical conditions underlling the sitc posc a threat to the propxrsed smrcture(s).

During this investigation five (5) trial pits were excavatcd and five (5) samples were sent to a commercial

Iaboratr>ry for analysis to classift the respectivc horizons in terms of their engineering propertics.

4. Groundwater seepage was encountered at three of the five rid pits, suggesting an clevated

wate table at these locations

5. The investigation has reveded that the site is classed as'S2'according to the NHBRC site class

classifi cation categories.

6. Differential setdement ofmore than 10 mm may occur where occurrcnces ofthick (deep) and

thin (shallow) weathcrcd granitic soils lie direcdy adiacent to one afiother.

Based on these findings, the following recommendations area made.

1. A bcaring capaciry of 150 kPa should be assumed for the soils at a founding depth of 0.5 to 'l

mbgl on condition that founding docs n()t takc placc on top of thc uncontrollcd 6ll laycr.

2. Suitable drainage measures must bc instdled beneath and across the site to control surface and

subsurface water (whcre applicable).

3. Construction should ideally be scheduled to takc place during tle summer months.

4. An appropriately qualified professiond should bc appointed to inspect and approve the

f<runding conditions prior to castjng.

5. GEOSS has cndeavoured to highlight and charactcrise the subsoils Present at the properry.

However, duc to the anisc.rropic (variable) nature of eartl materials, each point on the sitc uill
present results that differ. Fot this reason, it is considered of the utmost imponance that

rcmedial works bc supcwised/inspccted by an appropriately quaiified professional-

GEOSS ReJxrn No. 2tJ23 / OGI 5 I 1 -lulr' 2023

Depth (mbgl) Gencralised Soil Profilc

0.0 t<t 0.9 /3.0 Moist, black, loosc, non-ccmcntcd silq'Sr\ND. Iikcly uncontrolled fill material.

{t.t) /1.6 rt 1.7 /3.0

1.7 to 3.2

(End of hole)

Moist, off-white with reddish stains, firm, weakly cemented gravel-rich CI-AY
Iikely deeply weathered granite

I

The following points are a summary of the Endings of the investigation:

1, Sevcral structures were present on the site, which did not show anv notable structural fractures.

2. The materids encountered on site in all five (5) trial holes are classed as easy excavation (SANS

1200D) for the first 2.5 meters, after severd trial pits presented some resistance to mechanicd

excavation by TI-8.
3. Thc intnrsive data collected on-site generallv confirmcd the anticiPatcd 5olog1'. The

cncountcred mate rials arc summarised as follows:

Moist, orange, soft, weakly ccmented pebblv CI-AYEY SILT to FINE SAND.

Likely rcworked ganitic colluvium.
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(]BR
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DWS
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LL
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L/"
m

NlDD
mm
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PI

TLB
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Califomia bearing ratio
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linear Shrinkage
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Optimum moisture content

Plasticity index

Tractor loader backhoe
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Aquifcr: a gcologicd formation, which has stmctures ol tcxtures that hold weter ol Pcmit
appreciable water movement through them [from Naoonal Watcr Act (Act No. 36 of
1ee8)1.

Borehole: includes a well, excavation, or any other anificially consm:cted or improved gtoundwater

cavity which can be used for the purpose of intercepong, collecting or storing water from

an aquifer; observing or collecting data and information on weter in an aquifet; or

recharging an aquifer [from National Water Act (Act No. 36 of 1998)l'

Factor of Safety: a measure used in engineering design to represent how much greater the resisting

capacity of smrcture or component is relative to an assumed load. With respect to slope

stability, factor of safetf is the ratio of shear resistance to driving force dong a potential

failure plain ({erza et a.1.,201V.

Groundwater: Water found in the subsurface in the sarurated zone below the water table or

piezometric surface i.e- the water able marks the upper surface of groundwater systems.
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1. INTRODUCTION

GE()SS South Africa Pty) l-td was approached by Jolene Govcnder of Red Developments to

complete a combined geotechnical investigation on the farm (iroenfontein ERF 5/716 to identi$

potcntial geotechnical risks in preparation for a housing development ()n the site.

A total of five trial pits were excevated according to positions proposed by the smrctural engineer

into the subsurfacc to dctcrminc soil characteristics, prescncc ofgroundwater end at what dcpth it
occurs.

2. SCOPE OF WORKS

A geotechnical assessment has been undertaken to assess and characterise the ptopenies of soils

r.rndedying the site. 'Ihis investigation was also aimed to identi$' an1' potentid geotechnical risks or
'problcm soils' that may bc locally prcscrrt, c.g. potcntially comprcssiblc/collapsible matcrids and

large, unweathered granitic core stones.

This repon includes a dcscription and evaluation of the founding conditions to aid in the design

of the foundations for the structures (e.g., bearing capacity and setdement characteristics).

The following aspects are included in this reporu

o Determine and describe the general geology of the site and surrounds with respect to

regional and local geololy, including a description of topography and surface drainage

systems through both a desktop level study, followed by physical observations of on-site

conditions and surrounds.

o Site and excavate a minimum of 5 trid pits to a suiable depth (preferably bedrock or refusal

ofa back actor). Describe the soil profrles exposed in terms of standard descriptors, namely

moisture content, colour, consistency, stnrcture, soil rype and origin O{CCSSO). A

representative photograph of each trial pit will be supplied.

o Identi& and comment upon the presence (or absence) ofwater or seepage within each of
the trial pits.

. Take representative bulk samples of the different soil rypes, mark and seal each sample and

Eansport to a geotcchnical laboratory to undertake the following laboratory tests:

o Foundation Indicators (Grading, Hydrometer Analysis, Atterberg Limits);

o Moisture,/Density relationship (Mod. AASHT())

o Califomia Bearing Ratio

. Present a comprchcnsivc report summarizing the abovc invcstigations, tests and

recommendations.

2.1 Information Aaailable

During the planning, desk study and compilation of the report, thc following documents wcre

made available and consulted.

1 1 July 2023 6
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o Topogaphicd Survey map clrawn by Joubcrt & Brink Surveys

. Topographical Design Concept map drawn byJACOB()TIlA ARCHITICTS

3

3.1 Desktop Sttdy

The procedure adopted for this study involved a desktr>p study followed by site work. The initial

desktop study involvcd obtaining and rcvicwing all rclcvant data to thc proicct. This includcd

analysing data from geologica! geotechnica.l and hydrogeological sources, which included the

tbllowing:

o The 'l: 50 000 geological series map - Sheet 33lSDD, Stellenbosch.

o The 1: 50 000 geotechnical series map - Sheet 3318DC, Bellville.

. The l; 10 000 topocadastral map - Sheet 331SDD, Stellenbosch.

o The 1 : 500 000 hydrogeological map - Shcct 3 1 26, Capc Town.

A site visit was then conducted to veriS as much of this data as possible, make on-site observations,

aod collect relevant soil samples from the trial pits to be sent for labotatory analysis. Specifically,

this included:

o Five (5) rial pits were excavated using a tractor loader backhoe (ILB) (Appoai* C).

o Bulk samples of materials encountered on site were collccted where possible and practical.

'fhe samples were collected to best represent the materials encountered on-site. Samples of
thc horizons wcrc submittcd to undertakc thc following laboratory tcsts:

o Foundation Indicators (Grading anal.vsis, Hvdrometcr Analvsis, Atterberg limits);
o Moisrure density tests;

o Califomia Bearing Ratio (CBR) tests;

The trial pit locations were set documented using the Rocklogqer App

The soil proEles were documented according to standatd terminology as recommended b,v

Jcnnings ct al. (1973) and SAIEG (2001). A reprcscntativc photograph of sclcctcd trial pits has

been supplied, and the trial logs have been capturecl using a commercially available hatching

software dotPLOT (Appendix A).

4. SETTING

'Ihe site is located on a gcnde east facing slope on ncxt to Adam 'las stteet. north of Klapmuts.

The large properq'is m<.rsdy underdeveloped, with the onlv current structures Present on the

westem halfofthe properq'. Current stnrctures consist ofseveral single storey dwcllings along with

METHODOLOGY

GIi()SS Report No. 2023 / 06-1 5 11 lLrlv 2023 7
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a smdl orchard. The property is bordered by undeveloped land to the nonh and to thc southcast.
()n tic southwcst thc propcrty is bordcrcd by a wcll-dcvelopcd housing esate. F-inally, a largc dam

Iies dirccdy to the west of the propert)'.

4.1 Topograplry, Existing Infrastractare, dnd Site History

Topographically the site lies on a slope of approximately 5 degrecs to the east with no terraces or
retaining structures prcscnt. Thc site is gcncrally frcc of natural frnbos vcgeation cndcmic to thc

area and is predominately covered by shallow gresses.

Several underground services exist on tle property; however their exact locations were not made

known during the course of this study. Based on historical Google Eanh Imagery, the structures

presently on t}le site were likely constructed prior to 2005.

4.2 Climate

The Klapmuts area experiences a Mediterranean climate with mild, wet winters and warm dry

sulnmers. Figure l shows the monthly average ait temperature disribudon and Figure 2 shows

the monthly median rainfall and evaporation distribution for the area (Schulze, 2009). The long-

term (1950 - 20fi)) mean annual evaporation valuc of I 291 mm/a for the studv arca exceeds the

long-term (1950 - 2000) mcan annual precipitation value of 612 mm/a for the same area. 'fhe

rainfall is greater than evaporation in the wintcr months (tr{ay to August). The winter rain leads to

peak pgoundwater recharge during that period.

Figure 1: Montbly ltserdge dir temperdtare distib tion for Klapmats (Scbulze,2009).
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Figure 2: Montbly dlterdge rdinfdll dnd eodpordtion distribaion for Klapmuts (Scbulze,2009)

The present and past climate is a helpful indicator of the tpical soil conditi<>ns encountered on a

particular site flWeinert, 1975). Weinen (1975) developed a general model to categorise the climate

of southem Africa based on what he termed the N'-value Figute 3. The Weinert 'N'-value for the

project area is lcss than 5 (Brink, 1983). Weinert (1975) showed that where'N'-values are less than

5, chemical decomposition is the dominant mode of rock weathering end relatively thin transponed

soil cover can be expected with deep residual profiles, and rocks present are rypically deeply

weatheredi and where pedocrctes are devekrped they are generally fcrricrete @rink, 1983).

Zimbabwe

Bot5wana \
Namibia

(

Figure 3: Climatic'N' ualue = 5 plotted for so*ben Africa (aftn Weinm, 1967).
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4.2 Geology

The Council for (leoscience (C{;S) has mapped the arca at 1:50 000 scde (33l8DD Stellcnbosch).

The geological setting is shown in Map 1 and the main lithologies of the area arc listcd in

Table 1.

Table 1: Geological formations toitbin tbe study area

Code Formation/Pluton Group/Suite Description

n/a - (]uarcrnarv Agc

Alluvium

(l t Scrce, quartzite to sandstone

(l-s
Coarse to medium -grained quanzite

sand

C-si Silcrcrc

(:- f Ferricrctc

(.I Franschhoek Flormation Nlalmesbun Quanzite, cooglomerate, and slate

(.lkn Knorhock Granite Cape (iranite Suitc
Nlainly coarse-grained porphvritic

granite

Nnr<r Moorrccsburg Formation

Grelwacke and phyllite with bcds and

lenses of quartz schist, limestone and

grit

'Iherc arc scveral gcological units indicated on the geological maps with the oldest units rcprcscntcd

by the Moorreesburg (Nm) and Franschoek (l',lpo)formations of the Malmesburv Group. These

formations consist of alternating beds of wacke (a muddy sandstone), siltstone, mudstone,

quartzitc, grit and conglomerates. The Moorreesburg and Franshoek f<rmations form tlre

uppermost units of the Swanland Subgroup, v'hich make up pan of the Neoproterozoic to the

eady Cambrian (575 - 5zt0 Ma) aged Saldania Belt.

'fhe Malmesbury Group is inruded bv late Precambrien aged granitic plutons of the CaPe Granite

Suite. These plutons qpically occur as rounded hills forming localised topographic highs in the

region. C)ne of these plutons occur to the south of Klapmuts, rcsulting in the slight topographic

rise. The intrusion of these gyanites also likely resulted in thermal and contact metamorPhism of
thc Malmcsbury ()roup shalcs into much hardcr homfcls.

This site itself is genemlly undedain by (]uatemary aged quarzitic sands sourced from the

surround.ing topographic highs. Considering the proximitv of these units, it is likely that the

quarzitic sands ovedy units ofeithcr the Franschhoek Formation. or Knorhoek Granite.

GE()SS Repon No. 2023 / OG1 5 11 .ldv 2023 10
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11,(,1 -33.801057 18.87107(r 167 2.70 'rPoI-

'f Poz -33.801667 I ti.870613 112 1'lr0

Tl.'{)3 -33.80125 r I rJ.870430 170 2.U0 TPO3

'l'P{ )4 1ft.869189 165 1?{)4

TP{)5 -33.80187tt 1tt.8(r9640 169 2.40 T?0s

4.3 Engineeing Geology

Stapclbcrg (2008) notcd that in ccrtain areas, granitcs of thc Capc Granitc Suitc are cxtcnsivcly

weathered and can produce colluvium deposits of weathcred granitic material proximal to granitc

outcrops. Furthermore, he indicates that colluvium soil horizons from granites as well as residual

granites possess low potential expansiveness. These materials also indicated a low to moderate

compressibiliw (Stapelberg, 2008). Although previously overkrked, Fouchd and Asante (2019)

found that many soils derivcd from granitic colluvium and rcsidual gtanites in thc Stcllcnbosch

region show a collapsible character. Irinaly, residud grenitic material is seen to be sronglv acidic,

but non corosive (Stapelberg, 2008).

5. SAMPT.E COLLECTION ANDANALYSIS

t.I Field Worh and Trial Pit Information

The geotechnical s.ite investigation involved a site walk over, the cxcavati<>n of three trial pits and

inspection of existing structures on neighbouring properties.

Thc trial pits were cxcavated using a tractor loadet backhoe (fl,B) to a ma,rimum depth of 3.2 m.

Following the excavation, each trial pit was logged and photographed (Appendix A). A site walk-

ovcr sought to idcntifr and confirm gcotcchnical, hydrological and hyclrogcokrgical fcarurcs of
intercst. Details of thc five trial pits are summerized and presentcd in Table 2. Thc location of thc

trial pits is presented in Map 2 w'hile Map 3 indicates the proposed positions of trial pits overlyrng

.the Site Development PIan and locations of rial pits excavated during the investilption.

I-abcl
Elevation
(mamsl)

TP EOH*
Imbgll

Sample #
(mbgl)

IIOH - End of llole

GE()SS Rcpon No. 2023 / OGl 5 'l'l 
Jr:dy 2{\23 't2

t-l

I

l
Table 2: Summary of tidl pits.

Latitude
(DD, VGS84)

Irngitudc
(DD. WGS84)

2.2o

-33.800323 2.50

Using the observations and data collectcd during the field work a tlpicd soil profile was dcveloped

and is summarised in Table 3. The soil profiles for each individual trial pit can be found in Appendix
A Figure 5 - Figure 11.
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Table 3: Generalised soil profile.

Depth
(mbgl)

Genetalised Soil Profile

0.0 to 0.9/3.0

Moist, black, lnose, non-cemenrcd silty

SAND. Iikely uncontrolled 6.ll

Note: Sporadically conta.ins buildiog rubble

0.9 /1.6 to 1.7 /3.0

Moist, orange, soft, weakly cementcd pebbly

CLAYEY SII,T to SILTY FINE SAND.
Likely reworked colluvium.

1.7 to 3.2 (End of hole)

Moist, off white with reddish stains, firm,

u'eakly cemented gravel rich CLAY. l.ikely

deepll' weathered granite
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Figure 4: DCP Test resulrs plotted with the thitd quanile (Q3) of all teste undenakenl cohesive

material interpretation boundariee showrt.
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5.2 DCP Testing

A total of fivc dynamic conc pencromctcr (DCP) tcsts wcrc conductcd outsidc and within tial
pits, reaching depths of 3.(r meters below ground level (mbgl)' Figure 4 and Appcndix B). The

only exception wrs at Trial Pit 4 (IP 04) where one DCP test was conducted inside ofthe pit due

to the highly contaminated topmost soil overburden Figure 9 and Figure 18. To assess the <x'erall

characteristics of the undedying materials at the site, the third quanile (Q3) of the DCP data was

plottcd at depth intervds of 0.3 mbgl (3fi) mm below ground levcl),600 mbgl,900 mbgl, and so

on (see Figute 4). These daa demonstratc that, on average, 75o/o of the data points for the same

units exhibit a range of consistencies, as indicated below. The 6gure displays the boundarics of
consistencies in brackets):

. 0.0 m to 0.6 m; Very stiff
o 0.6 m to 1.6 m: Very stiff to firm

c 2.4 m to 3.3 m: Very stiff
o 3.3 m to 3.6 m: Very sdff to 6rm

I
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5.3 Laboratory Testing

Irive (5) bu.lk disturbed soil samples (28368/ 1 to 28368/ 5) and one (1) were procured and sent for

laboratory analysis. These samples wcre collected to confim afld characterise dre weathcred granite

and weathered colluvium of the upper soil horizons.

Table 4: Summary of grading analysis

PI - Plesticity index NP - Non-plastic

Sample No.

crP##)

Depth
(-) Soil Type

Grading Analysie
PI
oh Pot. Exp.Silt

oh
Sand

%

Gmvel
o/o

2.o 2.5 Sandr'(.1-AY l3 36 50 1 12.7 I -orv

I rrs.
28361\ / 2

(rP02)
1.-5-2.0

Silty gravcly fine

SAND
l4 77 4 N.I)

1.4-1.7
Sandy to

gravell,v CI-AY
28 l+ :)) 5 16.3 l,ow

28368/ 4

(n 04)
L4-1.8

Silty gravely fine

SANI)
12 10 69 6.9 l,ow

28368/5

crP0s)
1.3-1.7

Silty gravelv fine

SAND
12 ll 69 IJ 9.4 l ,orv

GIiOSS Rcport No .2023/I)6-15 1 I .lulv 2023 1"7
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T

o Samples 28368/1 t<> 28368/ 5 were individuaLly analysed for f<rundation indicators, CBR

and MoD
Summeriscd results of thc rcspectivc laboratory tests are includcd in thc following tablcs:

o Table 4 prcsents a summary of thc rcsults for the foundation indicator and plasticity indcx

test results, including their calculated potential expansiveness.

o Table 5 indicates the results of the CBR test resuls, including the density/density results,

i.e. MDD and OMC.

t

I

Clay

%

28368/t

GPol)

(,

28368/3
(IP03)

[-
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Table l: Summary of CBR analysis.

CBR - Califomie beating ratio

Deosity

OMC - Optimum moisturc content

Pl - Plasticiq lndcx IUDD - Maximum Dq

NP - Noo-plastic

6. GEOTECHNICALEVALUATION

6,1 Excaoationconditions

During excavation of the trial pits the general depths and anticipated excavation classes of the

cncountcred substrarum wcrc asscsscd. All horizons cncountcrcd in thc trial pits could be rcmovcd

using light earthmoving equipment and would, therefore, classi& as 'soft cxcavation' material

according to SANS 1200D. The 'soft excavation' materid extends to depths of at least the

maximum reach of a TLB (i.e. 3.0 mbgl). The depth to'intermediate excavation' or 'harcl

excavation' materid was not confirmed during the present invesdgarion.

6.2 Beaing Capacity

Based on observations made in the trial pits and preliminary modelLing, the maximum bearing

capacities have been calculated based on Meyerhoffs method @raja,2017). IroLlowing this, for the

proposed stnrcture an allowable bearing capacitv of l -50 kPa should be used for foundation design.

Sample

Label
Triel
Pit

Sample

depth
(mbgl)

Soil

Typ.

CRR /a
PI MDD

kg/^'
oMc

100%, 98o/" 95"h 93Yo 90/o

28368/ 1 2.0-2.5
Sand1,

CT.AY
3 3 2 I I 12.7 t7 40 16.2

1 .5-2.0

Silty

gravely

fine

SAND

.5 2 ) I N.P 2t)46 9.5

28368 / 3 1'P03 l.4-',t.7

Sandy

to

gravelly

CI-AY

4 3 I I I 't6.3 1 889 r 4.3

28368/4 TP04 1 1 I 8

Sitty

gravely

fine

SAND

7 ,1 3 2 6.9 l9ti8 12.2

T'P05 1.3-1.7

Silty

gtavely

fine

SAND

9 tt 6 :) 4 9.4 2017 't2.2
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Granting information available of the proposed structures, the following recommendations shou.ld

bc considcrcd:

o l-ighter structures that are to be founded a ocar existiog ground level should be founded at

a depth of 0.5 to 0.7 mbgl. Compact soils beneath thc footings to a depth of 1.5 timcs

footing width to 97oh M<td AASTHO densitl', potentiallv creating presumed bearing

capacity values of 150 kN/m'z.

o A footing width of 700 mm should potentially be adopted.

o V.?rere hcavily loaded sructures are required, footings shou.ld be excavated 1.5 times the

footing width below the recommended founding level replacing suitablc material in

compacted layers of 150 mm at 977o MOD AASTHO or piled foundati<.rn systems should

be considered. This would be subject to funher deta.iled geotechnical investigations.

If the desired densities beneath the footings cannot be achieved, consideration should be given to

a ring-beam in conjunction with micropiles. This would also bc subjcct to further dctailcd

g'eotechnical inves tiga.tion s.

5.3 Settlement

It must be noted that in areas where (rccurences of thick (deep) and thin (shallow) weathered

granitic soils lie direcdy adjacent to one another diffcrential settlement may exceed 10 mm.

ljxcavated materid from foundation trenches will consist ofclay-rich gravelly SAND and gravelly

clays. This material is not suited for use in construction due to the h.igh fines content and should

be spoiled off sitc and/or scnt to wastc. Altcmativcly, thc clay matcrials cxcavatcd from thc site

ma1' be incr:rporated in landscaping operations.

6.5 Groundauto and subsurface drainage

Groundwater was intersected at three of the five trial pits. Considering the regional geolopl', it is
cvidcnt that a variably perchcd watcr tablc can likcly form in thc Grocnfontcin region during winter

with seepagc localised below thc fcrnrginised pebble lal'er at the wcathered colluvium - rcsidual

granite interface. The perched u'ater table is especially evident near t}le westem botder of the

propcrty, with the water table level likely matching the water lcvcl of the adiacent dam featurc.

Sub-surface drainage will need to be approprietely designed and deep excavations should take int<r

account the possibilitv for active dcwatering during construcdt>n.

6.5 Slope stability and bracing

The topmost soil exposed during the main excavation would tlpically comprise sandy frll

(comprising various clasts of variable sizes) ovedying slighdy humificd end humified sand. Thesc

soils are mosdv cohesionless. Cut faces shou.ld be battered back to suitable slope angles.'J(t

GI..()SS Rcpon No .2023/OG15 11 Jlulv 2023 19
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6.4 Reuse of in-sittt Soil
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recommend that the topmost silw sand soils (0.5 to 1.0 m) are battered back at an aogle of least 1:

1.5 in thc shon and long tcrm.

Excavations left opcn for extended periods of time with shallow water tables, e.g. during periods

of winter rain will induce sidewall failures. Therefore, constmction should ideally be planned to

allow for construction during the summer months. If excavations are required to remein open for
long durati<-rns of time, permanent or temporary lateral earth suppon svstem should be considered.

6.7 Preliminary NHBRC Classification

This site has been preliminarily designated as'S2'in accordance with the NHtsRC dassification

system (GFSH-2). This classification has been assigned based on the presence of potentially

compressible clays which underlie the site at variable depths and thicknesses.

6.8 Access road and parking area

Reuse of excavated material for pavement construction should be at the site engineers' discretion

and will only be potentially suitable for Rcradbed . The following generalised laycr works are

recommended:

. Scal Cape Seal 13/19 mm to be spccified by cngineer

. Basc lmported G4 150 mm 100% MMD

. Sub-basc Imponcd G7 150 mm 95% MDD

o Roadbcd In situ G10 150 mm 93% MDD

Apptopriate drainage precaution should be taken surrounding the constructed/upgraded roads,

parking lots and paved areas.

GE()SS Repon No. 2023/06-15 I I .futv 2023 2lt
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The following foundation solutions are recommended by NHBRC guidelines and could be

considcrcd during thc dcsign phasc of thc projcct:

r Stiffened strip fcrotings.

o Stiffened or cellular rafts.

. Deep strip foundations.

r Compaction of soils below individual footings.

o Piled or pier foundations.

r Soil rafts.
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7. RECOMMENDATIONS

Asscssmcnt of thc trial pits and soils paramctcrs indicatc a gcncrally continur>us soil profilc with

key locaLised variations, such as depth of weathered in-situ granite, Presence of large <luarzitlc

boulders, and the variable presence of a perched aquifer. These obsen ations indicate variation in

the thickness of the weathered horizon, which contains high amounts of clay and silt. As a result,

thc magnirude t-,f consolidation over time will also van and differential setdement is expected

whcrc shallow bascment is ediacent to deepcr granitc bascmcnt.

Based on this inftrrmation, the fr.rundation desiga should comprise one of the f<rllowing featurcs:

r Stiffened strip footings.

o Suffened or cellu.lar rafts.

. Deep strip foundations.

o Compaction of soils below individud footings.

o Pilcd or pier foun&tions.

o Soil rafts.

It is also recommended that the topmost soil layers on the slope are apered at 30 to 4O".

Due to the potentid for the development ofa perched grcrundwater table a subsurface drain system

may be required on all foundations. This should include vertica.l drains on the perimeter of the

gt<lund floor stnrcturcs..

Anv concentrated run-off during periods of high rainfall would have to be diverted awav from

foundation walls by means of a formal drainage system and discharged at an appropriate location.

(lonsiderat-ion may be given to grading of sl<.rpes that surround the building (particulady around

fcrundation walls), this may aid in the diversion of water away from potentidly compressible

horizons upon which the proposed dwellingn arc to be erected.

8. CONCLUSIONS

A geotechnicd srudy has been completed to determine and classi!' the engineering propertics on-

site and t<.r preliminarily inform tle design of a proposed hc,using devebpment in addition tt>

identi!,ing any potential risks associated w,ith thc developmcnt of the area.

The site is mosdy undedain by c<,rlluvial sediments and silry to clayey residual granite materials;

however, the possibility of encountering the less weathered g'ranitic basement during e(cavation is,

though not Likely, still possible given the variabil.ity of the subsoil encountered.

The materials encountered in the trid pits are easily excavatable by a TLB, with the only hard

excavation conditions likely <.rccurring in thc ccntral nonhem pxrrtions of the property.

The subsoil conditions are favourable for the development <.rf a perched water table; for this reason,

drarnage would have to be adequately addressed during the detailed smrctural dcsign of the

structure. This should include design of a dewatering slstem where required.
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Thc results of thc geotechnical investigation havc revealed that the site may be classified as 'S2'

according to the NHBRC site class classificadon system (GFSH-2,2002). Funhermore, the results

heve indicated that development on the site may procecd, provided that the geotechnical aspects

addressed in this report are considered and adhered to.

GEOSS has endeavoured to highlight and characterisc the geotechnical conditions present at the

property. However, due to the anisotropic (variable) nature of earth matcrials, each point on the

site will present resuls that differ. For this reason, it is considered of the urnost importance that

construction works be supervised/inspected by an appropriately quali6ed professiond

9. ASSUMPTIONS AND LIMITATIONS

A detailed services layout was not provided. Before excavation and/or on the sitc is to take place,

it is recommended that eitler a buried services survey is undertaken, or that a deuiled layout of the

existing serviccs is provided to the relevant contractor.

Although *ris study endeavoured to assess the physical characteristics of the soils encountered on

Erf 571, it may not contain all the information that is necessary to c2rry out the dctailcd

geotechnical design, particulady the retaining smrctures and structure setdements. I-ocal variations

in the dcpths and thickncsscs of thc rcspcctivc horizons cnc<>untcrcd on-site may cxist. This would

havc to be inspccted, confirmed and approved by a geotcchoical ptactirioner.
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11. APPENDIX A TRIAL PIT PHOTOS AND LOGS
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Test Pit 4

Test Pit 5

Figtre 5: Images sholrrirrg tests ?its dcross tbe site.
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14. APPENDIX D SITE PHOTOS
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Fiptre 22: A) sbolos tbe ldrge wdter body directly bordering tbe site to tbe uest. B) sboos tbe

ooerall flat lying nature of tbe site witb a sligbt slope to tbc east. C) sbotos medium grained gravel

layer which represents tbe main soarce of toater seepage. D) sborts fenuginots nodules

encotntered in some of tbe trial pits.

GFI()SS Repoft No. 2023 / 06-1 3 11 )dv 2023 49

I

Gcotabridl Att fi,rnl lot Fsn ,n16 Gtucnfon!.irt, KbPmn' Vcacm Capc

I

B

C

r.t .

t ,l
?,j
F.

\

l'{..-, r

|--.-----------.-

I I

r-- .-^/
I

I

I

i'



I
t
I
I
I
I
I
t
I
I
I
I
I
I
I
I
I
I
I
I
I



l,ast Page

GIIOSS Rcpon No. 2023/06-15 I I July 5()

I
Gcot$bnicdl At!.tsmcnt for Ftn 5n15 Grocnfottcin, Kkpattt, Watoa Capc

I

tr

L

I

l

I

I



T

I
I
I
I
I
I
I
I
T

I
t
I
I
I
T

I
I
T

I
I



ANNEXURE F



t
I
I
I
I
I
T

T

I
t
I
I
I
I
T

T

T

T

I
T

I



!

i
: ii!
.iI .! t::
t:ii )l ,!l
i!tl :i, : iiil:

I
II ;

I
I

e:
5t
i-:
lE
39

I

i!
:

3
E

,
!

I
Il

lr
u !t 1i

s

o

L
Bp

;t!!

t

6l

Err
ilil$s;
HV l?E
ET

ii
E

,
E

t
tr;r!e-i I

il:iiri
EI EII

aj
a
a
f

I

I

II
T!
I

rI
5

I
I
I
I
I
T

I
I
T

I
I
T

I
T

T

t
t
I
I
t
I

I
I

I

C

(

i

f.'-/



T

I
I
I
I
I
I
I
I
I
I
I
T

I
I
!
I
I
T

t
T



PORTION 5 OF TARM 716 XI.APMUTS

ANNEXURE 14: ETECTRICAL SERVICES REPORT

41 I a

t
I

I

t-



I
I
I
I
t
I
t
I
I
I
I
t
I
I
I
T

I
I
I
I
I



RE-DEVELOPMENT

G RO EN F ONTEI N D EVELO P M EN T

PORTTON s OF FARM 716; ADAM TAS RD (R44)

E LECTRI C AL'NFRA S T RU CTU RE RE PO RT

JULY 2023

For:

UDS Africa

otrlco

I

Report By:

DM Consulting Engineers Cape

I

I

l



)

Table of Contents

3

4

4

5

5

5

6

6

6

8

8

9

9

9

2. Tables

4.1 Genoral

4.2 Comments on Terms of Reference [f.O.R)

4.3 Project Team

5. BULK SERVTCES- EXTERA'AL................,........

5.1 General.........

5.2 After Diverse Maximum Demand of Development...............

5.3 Bulk lnfrastructure: Scope of Works........--......-....

6. DESIGN DEVELOPMENT - [NTERNAL............

6-l Scope of work

6.2 LV Network

6.5 Streetlighting/Parking lighting 11

6.8 Connection to th6 existing network 13

74

15

19

19

19

20

27

6.9 Eskom overhead 11ne...............

6.10 Proposals...

7. BULK CONTRTBUTTON - COSr ESrrlrATE......................

7.1 Eulk Contribution

7.2 Line Relocatlon: Optlon 1

7.3 Line Relocation: Option 2

8. COA'CLUS'ON AND RECOMMENDATION........,.

EI
ofrlcc

I

I

ii

ll

li

ll

I



l

ADMD
BDMD
CJKWh

CEL
CNC
DMCE
DMS
EMP
HV
KV
KVA
kw
kwh
kwp

MD
MSub
MV
NE
NMD
NW
POC
POS
PV
SANS
SDP
SE
soc
SW

After diversity maximum demand
Before diversity maximum demand
cent per kilo-watt-per hour
Cost Estimate Letter
Customer Network Centre
DM Consulting Engineers Cape (fty) Ltd
Department of Water and Sanitation
Environmental Management Plan
High voltage
kilovolt
kilo-volt-ampere
kilowatt
kilo-watt-per hour
kilowatt-peak
Low voltage
Maximum Demand
Miniature substation
Medium voltage
Northeast
Notified Maximum Demand
Northwest
Point of consumption
Point of supply
Photovoltaic
South African National Slandards
Site development plan
Southeast
State owned company
Southwest

a EI
olrlco

I

1. Abbreviations

I



t
I
I
I
t
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I



4

2. Tables

Table 1 - Eskom Power Line clearance.. . . ... .. . ......7

.......8Table 2- Load estrmation

Table 3 - Lighting values Group B and C........

Table 4 - Option 1 process

Table 5 - Oplion 2 process

12

..17

18

Table 6 - Line relocation estimation: Option 1

Table 7 - Line relocation estimation: Option 2

.........'t9

.........20

3. List of Figures

Figure

Figure

Figure

Figure

Figure

Figure

Figure

Figure

Figure

Figure

'l - Location of site .............

1 - Eskom Electrical Pole .........................

2 - Eskom Power Line across Site.."...........

5

6

4 - Distribution/Metering Kiosk....

....7

..10

..1 1

..12

..12

5 - Typical Trench Detail for MV and LV services....

6 - Beka LEDlume..........

7 - Beka Zela Post Top. .. .

8 - Site development plan . .... . . . .. .

9: Proposed new route

10: Existing structure 38M7481 ..........

.....................14

. . .... . . . . . . . . .. .. ..1 5

.....................16

o

alco

I

I

I

t



T

I
I
I
I
I
I
I
I
I
t
t
I
I
I
I
I
I
t
I
I



5

4.INTRODUCTION

4.1 General

DMCE has been commissioned by UDS AFRICA to report on the Electrical

lnfrastructure on PORTION 5 OF FARM 716, AOAM TAS ROAO (Rtl4).

Figure 1 - Location of site

4.2 Comments on Terms of Reference (T.O.R)

The T.O.R refers specmcally for a report on the electrical infrastructure for

developing:

. PORTION 5 OF FARM 716, ADAM TAS ROAD (R44)

. Bulk lnmming Electrical Supply-, the point of supply from Eskom
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4.3 Project Team

. Mr. Derek Muller

. Mr. Jaco van Rooyen

5. BULK SERVICES - EXTERNAL

5.1 General

lncoming Electrical Supply- Authority: Eskom

Figuro 3 - Eskom Electrical Pole

The Notified Maximum Demand for the property is cunently accepted to be 50kVA.

I
It

€c

Based on the size of the erf, the site is most likely fed by means of a Low Vohage

connection from a 50kVA pole top transformer on the erf. Representatives of DMCE

was unable to enter the property to confirm. The transformer is owned and maintained

by Eskom.
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Buildings not part ofthe power line may not encroach 3m from the outer conductor of

the powerline. See figure 3, which depicts the power line's span across the site. The

power line runs until the dam, after which it is suspended across the dam.

Annex A - Electrlcal machlnery regulatlons
ltntomalve)

I I OrEla

?.2

t2

21

36

aa.

t2

ro.
ra5

2a5

3ar)

362.

lm
a)

0 t5

0z)
0?
043

05r

on
ro
ta5

rt5
235

29
3Z)

550

a9

50

5t
52

53

5a

57

5.9

6t
67

f2
f6
8l
t0a

55

55

55

55

55

57

59

63

67

f2
ta
8l
t0a

6l
62

53

6l
55

66

69

fl
75

79

E'
90

93

I6

o8

07

08

09

10

!t
!a
t6
20

2a

29

35

38

6l

30

30

30

30

30

30

32

3a

3E

a2

a7

53

56

85

370 86 ! iit t3 6l

Table 1 - Eskom Power Line clearances
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Figure 4 - Eskom Power Line across Site
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5.2 After Diverse Maximum Demand of Development

The After Diversity Maximum Demand (ADMD) is calculated to be 500kVA for the
Development. The calculations are based on Typicel Design Load Parameters for
Domestic Consumers table as published by Eskom (NRS 034-1 Table 3a).

See calculations below

RESIDENTIAL ESTATE SITE LIGHTING LOAD ESfIMATE

Size. m' Oescriptlon kVA./sqm sqm Total kVAItem

17197 Site Liqhtinq 0,0003 17197.00 5,16

RESIOEI{TIAL ESTATE HOUSING LOAO ESTIMATEB
Item SlzG - m' Unlt Oescription Quantity Total kVA
8.1 >2fi Urban Upmarket I 4.7 60 282,00
8,2 <2il Urban Multi-Storey / Eslale 5.3 50 265.00

MO SUM s52,16
ADMD (90%

Divergity) ,196,94

Table 2 - Load estimalion

The required Notified Maximum Demand (NMD) for the new development is

500kvA.

5.3 Bulk lnfrastructure: Scope of Works

The external network up to the site boundary is medium voltage by means of an

overhead network, owned, maintained, and operated by Eskom. The current electrical

connection to the site must be upgraded to 500kVA for the new development.

Eskom will supply and install a 500kVA miniature substitution on the property

boundary to accommodate th€ supply required. The installation must comply with the

latest Eskom specifications.

The scope of works for intemal reticulatlon such as low voltage reticulation to each

individual erven will be to Eskom specification and approval.
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6. DESIGN DEVELOPMENT - INTERNAL

6.1 Scope of work

The project is intended to issue full title deeds and will thus comply with THE LATEST

REVISION OF THE ESKOM DISTRIBUTION STANDARDS.

The term "supply" means the manufacture, transportation to site, delivery, off-loading

and the storing of all the material necessary to complete the project.

The term 'installation" means the installation, commissioning, testing, and handing

over of the completed project.

The work to be canied out on the project comprises of the supply, installation, testing

and commissioning of the following:

Low voltage reticulation ftom miniature substation/transformer point(s) to the

individual erven low voltage POC.

6.2 LV Network

The LV networks shall comprise of a three-phase (four-core) SWA Cu cable installed

directly in the ground.

Distribution/Metering Kiosks will be used to distribute power to different buildings or

properties. The kiosk must comply to the standards set out by SANS 10142-1.

Standard Sizes:

Anangemenl:

Material:

lngress Protection Overall

6-Way, 9-Way, 12-Way

Double Door (Front and Back)

3CR12, 2mm thick

tP44

a EI

Sleeves will be installed if a road must be crossed with LV cables.
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Figure 4 - Distribution/Metering Kiosk

6.3 LV Conductor Types

LV PVC Steel Wired armoured Cables (Under Ground)

The low voltage PVC SWA cables shall conform to SANS

conductor sizes will be used:

o 16 mm2 PVC SWA 600/1000V Cu Cable

. 25 mm' PVC SWA 600/1000V Cu Cable

o 35 mm2 PVC SWA 600/1000V Cu Cable

. 50 mm' PVC SWA 600/'1000V Cu Cable

o 70 mm2 PVC SWA 600/1000V Cu Cable

. 95 mm' PVC SWA 600/1000V Cu Cable

o 120 mm? PVC SWA 600/1000V Cu Cable

1507-3. The following

6.4 !nstallation of Cables

Medium Voltage (HT) and Low Voltage (LT) cables shall be installed at the following

depths:

Medium Voltage Cables: 1000mm

Low Voltage Cables: 700mm
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Minimum spacing between other services

HT-HT: 300mm

HT-LV: 150mm

LV-LV: 150mm

Telkom services: 300mm

Preferred position in road reserve: 900mm from erf boundaries

ooo

Figure 5 - Typical Trench Detail for MV and LV services

6.5 Streetlighting/Parking lighting

The streetlights/parking lighting will be of LED type technology. Several mounted

heights and luminaire options is available and shall approved by the Architect and

Client.

Pole Finish:

Standard pole lengths:

Galvanised steel

4.2m,5.7m,7.2m, 10m & 11.5m

ln the case ofa streetlight pole an overhang the preferred fittings are a Beka LEDlume

Mini or Maxi.
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Figure6-BekaLEDlume

The Beka Zela Post top is approved and recommended in gated areas.

t ,l'
\

--,-

I

I

Flguro 7 - Beka Zola Post Top

The layout and design will be done at a later stage in collaboration with the Architect

and Client.

Below is the r€comm€nded Lighting values Group B and C streets and Foot Ways

according to SANS 10098-1
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6.6 Certificate of Compliance

6.7 Earthing

The earthing shall comply with SCSASAAC 9 of the EARTHING STANDARD

Standard earth electrode configurations shall comply with Table 3 of the earthing

standards for the applicable soil resistivity range. The Contractor shall undertake the

necessary soil resistivity tests prior to the installation of the earth electrode. The soil

resistivity results together with the Contractor's proposal for the electrode type shall

be submitted to the Engineer for approval prior to the commencement of the

installation.

The following are the maximum allowable electrode resistances

MV electrode resistanc€ : 30 ohms

LV electrode resistance : 20 ohms

The earthing of the transformers shall comply with the requirements of the Earthing

Standards.

6.8 Connection to the existing network

The Contractor shall liaise with Eskom for the connection of the LV feeders to the new

miniature substation. The Contractor shall be responsible for all scheduling.

0 EI
ot.lco

The Contractor shall, in terms of the SANS 10142 - Pan I issue and handover to the

consumer the Certificate of Compliance for the installation after testing and

commrssioning the installation. A copy of the Certificate of Compliance shall be

handed to the Engineer within seven days of the issue thereof. A copy of the

installation COC will be submitted to Eskom prior to commissioning.
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6.9 Eskom overhead line

Mentioned in 5.3 and figure 3, respectively, an existing overhead powedine (owned by

Eskom) runs through the intended development (figure 8). The required building

clearance of the existing powerline will influence the developm€nt layout. Relocation

of the powerline is deemed necessary. This overhead line will be required to be

relocated prior to construction phase of the development.

Figure 8: Site development plan
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6.10 Proposals

The existing overhead line is proposed to be relocated as indicated in Figure 9. The

route will be reviewed and approved by Eskom. The crnstruction of the new proposal

and decommissioning of the existing powerline can be done by either Eskom or by

means of a Selfbuild project.

Figure 9: Proposed naw route.

6.10.1. Expected Scope of Works

The existing drop out fuse set on structure "38M7481" (See Figure '10) will be required

to move one span structure down the radial feed towards Klapmuts. The existing

intermediate structures will be required to be changed to an inline strain A-Frame and

the existing drop out fuse set applied for protection of the existing transformer onwards

at Klapmuts (38M7481 ).

The inline strain direction at structure 38M7481 will be redirected to operated along

the Rtl4. The existing steel cross arm will be shifted to feed across the R44 towards

Paarl. The existing structure, 38M7481 will serve as the location from which the new

proposed feed route will run (position A) around the development and terminate at the

dam on the opposite side of the development (position B).
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Figure 10: Existing structure 38M7481

The following options are presented for review.

6.10.2. Option 1: Overhead line

Project description

Construct an overhead powerline, ACSR-Fox conductor (Eskom to confirm) on Cape

A-frame wooden pole structures along the proposed alternative route (See figure g).

Length of the overhead powerline will be 0.9km. The existing overhead line structure

will be decommissioned by and Eskom approved contractor and material deposit to

Eskom magazine/ local CNC yard.
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Action Estimated timeline
1 Submit application to Eskom (incl.)

/ Application for NMD upgrade point.
/ Application for decommissioning of

existing overhead line structure.
/ Application for relocation of existing line

1-3 weeks

Quotation Letter from Eskom 3-4 months
3 Eskom internal process 10-14 months

Surveyor profile and pegging (incl.)
r' Wayleave approvals
r' Road crossing approvals
/ Eskom to approve the route.
r' Post office / Telkom / fibre approvals

1-4 months

5

7

8

(EMP incl. )
EIA
Heritage investigation
DWS approval
Health and Safety

Appoint Eskom approved conlractor
Delivery of material + construction (incl.)

r' Decommissioning of exiting overhead line
r' New overhead power line
r' New miniature substation

Testing and Commissioning (Hand-Over)

l1

Expected Eskom process

1-3 months

1 month
Table 4: Option I process

Project description

Lay an HV armoured underground cable, 1000mm below final ground level along the

proposed alternative route (See figure 9). Route and depth to be approved by Eskom.

Length of the underground cable will be 0.93km. Areal pole terminations will be

required at both position A and B, respectively. The existing overhead line struclure

will be decommissioned by and Eskom approved contractor and material deposit to

Eskom magazine/ local CNC yard.

EIor.lco

6.10.3. Option 2: Underoround cable

2

4

1-3 months

6
1-2 months
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Action Estimated timeline
1 Submit application to Eskom (incl.)

r' Application for NMD upgrade point.
r' Application for decommissioning of

existing overhead line structure.
/ Application for relocation of existinq line

'1 -3 weeks

2 Quotation Letter from Eskom 3-4 months
3 Eskom internal process '10-14 months
4 Surveyor profi le (incl.)

/ Wayleave approvals
/ Road crossing approvals
r' Eskom to approve the route.
/ Post office / Telkom / fibre approvals

1-4 months

5 EMP (incl.)
r' EIA
/ Heritageinvestigation
r' DWS approval
r' Health and Safety

1-3 months

6 Appoint Eskom approved c.ntractor 1-3 months
7 4-7 months

8 Testing and Commissioning (Hand Over) 1 month

Expected Eskom process

This is a hlgh-level time estimation. Correspondenco and approvals are still

required from Eskom for both options, Once route preforcnce has been

approved by Eskom, more accurato timeline estimation can be applied.

a EI
otrlco

n
t

Table 5: Option 2 process

n

Delivery of material + construction (incl.)
r' Decommissioning of exiting overhead line
r' New underground cable
r' New miniature substation

t

t

t



I
I
I
I
I
T

I
I
I
I
I
I
I
I
I
I
I
I
I
I
I



l9

7, BULK CONTRIBUTION. COST ESTIMATE

7.1 Bulk Contribution

The total bulk contribution estimation payable to the Eskom is: Rl 800 000,00

(excl. VAT). That includes the credit for the existing connection. The costs are only

valid until the end of March 2023.

No. DoscriDtion

1,1 SHARED NETWORK CHARGES PAYABLE TO SUPPLY
AUTHORTry (R4000/}VA)

1,2 CREDTT FOR EXTSTTNG CAPACTTY (sOKVA)

TOTAL PAYABLE FOR UPGRADE OF SUPPLY

Amount

R2 000 000,00

-R200 000,00

R1 800 000,00

PayaHe by Client

Rofsronce

Estimate

Estimate

lncl. '15%

1 BULK coNNEcTIoN - NoTIFIED MAXIMUM DEMANo
2 BULK coNNEcTIoN . coNNECTED LoAD
3 BULK CONNECTION . AFTER DIVERSITY MAXIMUM OEMAND

AT SUBSTATION LEVEL

500 kvA
500 kvA

497 tve

7.2 Line Relocation: 0ption 1

The new proposed relocated line by means of an overhead powerline may be

calculated as follow:

Description Amount
,l Construction of new 'l l kV overhead line R375 000.00

2 Decommissioning of existing line R49 350.00

lnstallations of new supply point

4 Surveyor R40 000.00
OHS R38 500.00

6 Preliminary and Generals R75 285.00
7 Statutory requirements R45 000.00

-

R873 135.00

a

Table 6: Line relocation estimation: Option I

co

I

All cost must be confirmed by Eskom in writing.

I

I

R250 000.00

5

Total (excl. VAT)

c,
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7.3 Line Relocation: Option 2

The new proposed relocated line by means of an armoured underground cable may

be calculated as follow:

Table 7: Line relocation estimation: Option 2

Thig is a hlgh-level cost estimation. Correspondence and approvals are still

required from Eskom for both options. Once roule preference has been

approvod by Eskom, more accurato timoline estimation can be applled.

Description Amount
Rl 520 000.001 Underground armoured cable

Trenching R1 232 250.00

3 Terminalions R120 000.00
4 lnstallations R208 000.00

Decommissioning of existing line. R49 350.00

lnstallations of new supply point R250 000.00

7 Surveyor R40 000.00

8 OHS R38 500.00

R103 743.00I Preliminary and Generals
10 Statutory requirements R45 000.00

co

I

2

6

Total (excl. VAT) R3 606 843.00

f'
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8. CONGLUS!ON AND RECOMMENDATION

1. A NMD of soOkVA for the new development is recommended.

2. The existing NMD of 50kVA must be upgraded to 500kVA.

3. A formal application must be submitted to Eskom for the process to begin.

4. The estimated total bulk contribution payable is R1 800 000,00 (incl. VAT) for

a NMD of 500KVA. lt includes the credit for the existing connection. This

amount will be confirmed by Eskom.

5. lt is our recommendation that the electrical requirements of the site should not

be increased beyond the scope of the above calculations, as this may ceuse

the site to require a connection larger than 500kVA.

6. The existing overhead line located through the proposed development site is

recommended to be relocated around the development. Eskom to approve the

proposed roule and construction preference.

7. An overhead powerline is less expensive and more time efficient to construct

than laying of an underground cable.

Compiled by Approved by

-->

D. R. MULLER
Pr Eng

DM CONSULTING ENGINEERS CAPE (PTY) LTD

EIa

orrlco

l

The following conclusions/recommendalions are presented:

G.J. VAN ROOYEN
Pr Techni.

n
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PORTION 5 OT TARM 716 KLAPMUTS

ANNEXURE 15: TRAFFIC IMPACT REPORT
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Date: 17 July 2023

Our Ref: U DS442lReports/flS

NuPlan Africa Town and Urban Planners

P.O. Box 165

WELTINGTON

7654

ATTENTION: Mr Theo Steyn

Oear Sir,

This company was appointed by NuPlon Africa lo prepare a Traffic lmpact Statement (TlS) for
the proposed development of FarmT16/5, Klapmuts.

I. BACKGROUND AND LOCATITY

The subject property is bordered by the R44 (MR 27) to the east, and situated approximately
halfway between Old Paarl Road (MR 189) and the N1, Klapmuts. See the Locality Ptan

attached.

The property is currently zoned for agricultural use, with direct access to the R44 to opposite
(stagSered) the existing'Butterfly world'-access.

This Tls accompanies the Application for Rezoning and Subdivision of Farm 716/5, Klapmuts.

{crsn

DEKRA

t'

I

APPTICATION FOR SUBDIVISION AND REZONING OF PORTION 5 OF FARM 715, KLAPMUTS

{STEttENBOSCHI: TRAFFIC IMPACT STATEMENT

Urb.n O.ilor@ Solurions
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2. PROPOSEDDEVELOPMENT

2.1 Proposed Development

The proposed development is that of a gated residential estate, consisting of 110 townhouse-type
erven. Access to the individual erven will be via private streets, which is accessed via security controls
at a guardhouse.

The proposed layout is indicated on the attached Revlsed Dmft SDP rcv 74 prcparcd by Joco Bothd
Architects.

2.2 Access to the Property

As briefly mentioned above, access to the subject property is currently obtained from the R44 - see

Didgrum 7 below. Accordingtothe available 4rteriol Monogement Plon (AMP)fotlhe R44, access to
the properties within this node are to be provided from Old Paarl Road, and access to the R44 will only
be allowed via a future left-in as can be seen below. The Old Paarl Road-access will be via the position

oftheexisting Rozenrneer development, i.e. Brounger Street. Detail on possible access will be further
discussed in parogroph 4 below.

-
- ID

accEss /

r

Jr I
Dlogrom 7.' Access to subjed property and proposed development

3. TRAFFIC

3.1 Availablc Trafflc

Available traffic volumes were obtained from counts previously conducted in 2021 at the R44/Old Main
Road intersection and the two terminal points of the N1/R44-interchange. The peak hour volumes
derived from the said counts are indicated in Figur€ I below.
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Figure 7 : Avoiloble 2021 AM/PM Peok Hour froJfic volumes

3.2 Traffic Growth

To assess a future scenario (five-year-horison from date of report), the abovementioned peak hour
volumes were increased for seven (7) years to obtain estimated 2028 volumes.

ln the past few years, a number of development applications in the Klapmuts area were submitted,
and some approved. A number of development applications are also currently being prepared along
Old Paarl Road on the Drakenstein Municipality side of the Municipal Boundary (which is situated
approximately 2,5 km from the R44). The most significant development in the Klapmuts area is the
Stellenbosch Br,dge development, for which certain Framework Approvals have been granted, on
condition that details be confirmed during Site Development Plan (SDP) applications per pocket as they
are intended to be implemented. At this stage, such detailed applications have not yet been
submitted, however, construction of the first access-link to the said development will soon commence.

For the purpose of this report and to methodically provide for development roll-out, a slightly above
average 4% per annum groMh rate will be applied to account for general background growth, as well
as additional development. This is in line with the TMH17 recommended growth rates for average-
(3-4%) to above average (4-6%) growth areas.

According to information, approval of the development application on the neighbouring property
(Farm 716127l is imminent. The said development consists of 40 townhouses, and will obtain access

via the same route as the proposed development on the subject property. Therefore, the potential
peak hour trip Beneration of the said neighbouring property was added to the abovementioned
increased volumes (i.e. in addition to the annual traffic growth applied).

The future background peak hour volumes (estimated 2028) are indicated in Figurc 2 below.
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Flgure 2 : Estimoted 2028 AM/PM Peok Hour Trolfic Volumes

3.3 Trip Generation

Trip generation rates as contained in the TMH17 South Africon Trip Doto Monuol were consulted to
calculate the potential peak hour traffic that can be generated by the proposed development. The

TMH17 suggests 0,85 trips per unit for townhouses, with a 25/75 in/out split during the AM peak hour
and 70/30 during the PM peak hour.

Based on the above, the proposed development would thus have the potential to generate 93 peak

hours trips (23 in, 70 out during the AM peak hour and 65 in, 28 out during the PM peak hour).

3.4 Trip Distribution

As briefly mentioned above, access to Old Paarl Road will be via the position ofthe existing Rozenmeer
development-access, i.e. Brounger Street. From the Old Paarl Road/Brounger Street intersection, trips
were distributed along Old Paarl Road in accordance with the existing directional split in peak hour
traffic, and similarly also at the R44-intersections.

The said distribution is indicated in Frgure 3 below, whilst the distributed trips added to the background
traffic is indiGted in Flgure 4.
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Figure 4 : Expected 2028 AM/PM Peok Hou Troffic Volumes

3,5 Traffic Analysis

Traffic analyses of the intersections were done by means of the Sidra lntersection 9.0 software. Service
levels A to D are considered acceptable, with O the critical. ln congested areas, service level E can in
some cases also considered as the critical for the time being.

The intersections analysed consist of layouts as follows:
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Rtl4/Old Paarl Road intersection

This intersection is currently siSnalised with dedicated right-turn lanes on all approaches, and
dedicated left-turn lanes on the eastern Old Paarl Road- and northern R44-approaches. See DloEmm
2 below.
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Dlogrum 2 : Existing R44/Old Poorl Rood intersection lone loyout

NUR44 interchange:

The two terminal points along the R44 is currently stop-controlled on the off-ramp-approaches, with
free-flow conditions alonS the R44. No turninS lanes exist at these two intersections, however, the
wider off-ramp-approaches allow left-turning vehicles to pass right-turning vehicles waiting to enter
the R44. See Oiogrorr S below.
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Diogrom 3 : Existing N1/R44 interchonge lqne loyout
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Old Paarl Road/Broun er Street intersection

This intersection is currently stop-controlled on the Brounger Street-approach, with free-flow
conditions along Old Paarl Road. A fourth leg exists to opposite Brounger Street which accommodates
delivery vehicles from the retail centre on the corner of the R44 and Old Paarl Road, and also provides

access to the railway station. Dedicated turning lanes do not exist at the intersection, however, the
Brounger Street-approach is relatively wide, and thus able to accommodate left-turning vehicles to
pass right-turning vehicles awaiting to enter Old Paarl Road. see Diagram 4 below.
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3.5.1 Analysis of Available and Estimated Peak Hour volumes
(excluding proposed development)

Link Volumes:

As can be seen in Flgurc 7 and Flgurc 2 above, the link volumes (total two-way traffic) along the R44

to the north and south of its intersection with Old Paarl Road starts to reach a point during the peak

hours where the dualling thereof becomes required in the short term. This is a background issue that
would have to be attended to by the Roads Authorities. According to available information, the
Environmental Authorisation for the dualling of the R44 through Klapmuts is valid until the year 2031.

The link volumes along Old Paarl Road are expected in the order of approximately 820 and I 070 during
the future background AM and PM peak hours, which are still within the capacity of the existing sin8le

carriaSeway.

R44lold Paarl Road intersection:

According to the Sidra analyses, service levels D and above are experienced on all movements during
the available peak hours.

To accommodate groMh in traffic at this intersection, it is suggested that dedicated left-turn lanes be
provided on the two approaches where a shared through-left lane currently exists (i.e. western Old
Paarl Road- and southern R44-approaches). With these lanes in place, service level O can be expected
on most movements during the estimated 2028 peak hours.

It con thus be concluded thot to occommodote the background trorfic ot the Rtu/Old Pood Rood
inteEectlon, dedlcoted left-tum lones ore suggected on the westem Old Paorl Rood- and euthem
R/uapprcoches.

dogmm 4: Existing Old Poorl Rood/Brounget Street intersection lone loyout

PaEe 7 ol 12



N1/R44 interchanse

During the available peak hours, the Sidra analyses show service levels D and E on the right-turn
movements of the southern- and northern-off-ramps, respectively. During the estimated 2028 peak

hours, these can be expected to worsen to service level F.

According to information, the consultants of the Diste/lproject to the north of the N1 are busy with
designs forthe possible upgrade ofthis interchange (to a pinched teardrop-interchange). The upgrade
of the interchange forms part of the said DBtellproject's approval, as well as the ste//enbosch Bridge
Framework approval.

tt con thus be conctuded thot the upgrodtng ol the N7/Rtu interchange is requircd to occommodate
the bockground tralfic, dnd thot it is being deott with by the lorger sufiounding developments.

Old Paarl Road/Brounser Street intersection:

According to the Sidra analyses, this intersection can be expected to operate acceptably during the
estimated 2028 peak hours. The Brounger Street-approach seems to be wide enough to accommodate
separate turning lanes - it would thus be suggested that a right-turn lane be painted on the said

approach to assist left-turning vehicles to pass whilst right-turners are waiting to enter Old Paarl Road.

tt cdn thus be concluded thot to occommodote the backgrcund tmlfic, the Brounger Streetapprooch
to its intersecaion with Old Poorl Rood be provlded with o dedicoted dght-turn lane tby woy of
polnted rodd ma*ings).

3.5.2 Analysis of Expected Peak Hour volumes
(including proposed developmentl

Link Volumes:

The increase in total two-way traffic along the sections discussed above are not considered significant
enough that additional upgrades would be required as result of the proposed development-traffic.

lntersections:

With the addition of the proposed development traffic, the conditions as discussed above can be

expected to remain, with marginal increase in delays.

tt cdn thus be concluded thot no extemol rood upgrodes ore considered necessory as result ol the
proposed development.

4. GEOMETRY

As previously mentioned, access will be obtained from Old Paarl Road via BrounBer Street. According
to the Stellenbosch Municipalit/s Rood Master Plan (2018), Old Paarl Road is classified as a Class 3-
road, whilst Brounger Street is indicated as a Class 5.

The access configuration via Brounger Street is based on the proposal as contained in lhe R44 AMP of
Aecom (then 8,<5) prepared for WCG - see an extract in Dlogrum 5 below. According to the said plan,

the existing R44-access is to be closed, and the access-route to traverse the neighbouring FarmTt6/27
along its shared boundary wilh Rozenmeer, to continue into "Heaford Street" which intersects
Brounger Street between the Roze nmeer-access (1 25 metres) and Old Paarl Road (t 45 meters). The

limited spacing of these intersections along Brounger Street was raised as concern during discussions
with WCG regarding proposed improved access to this node from the Rtl4 in the form of a left-in/left-
out access with partial right-turn (along Rtl4 towards developments/inbound). However, it was the
opinion of WCG that the AMP-access configuration be adhered to.
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Oiogrom 5 : Extroct of R44 AMP (Aecom) in vicinity ol subject property (5n16)

According to information, the neighbouring Farm 776/27 application includes provision for the
required 15 metre road reserve along its shared boundary wilh Rozenmeer.

Heaford street currently consists of a 9,45 metre reserve (see Didgmm 6 below), whilst a 5,5 metre
strip was subdivided from the Rozenmeer parent property (during its development application process)

for the purpose of providing the said street with a t 15 metre reserve. According to information, the
strip of land for the purpose of the road reserve was to be rezoned and transferred accordingly, but
was not necessarily done at the time. During a meeting with townplanning- and engineering
representation of Stellenbosch Municipality it was mentioned that the Municipality would ensure that
the road reserve for the Municipal street be in place for the construction of this street providing access

to the subiect property and the neighbouring Fa(m 715/27. Similarly, the illegal structures currently
encroaching into the Heaford Street reserve is also to be addressed by the Municipality.

b

Subdivided strip (t 5,5m)

_y
+

$sEE1 
c ''t

\.grf$o

V
Dlogrum 6 : Extroct of SG Diogrom indicoting Heolord Strcet roqd reseNe ond subdivided pottion ol Rozenmeer

propefty for rcod purposes

The public street within the 15 metre road reserve, providing access to the subject property and the
neighbourin8 Farm 7f6/27, is suggested to be provided with a 7,4 metre blacktop width, and a

sidewalk along at least one side of the street.
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A panhandle currently providing access to Farm 716/7 (west of the subject property) from the R44 for
its existing zonin&/rights is situated between the subject property and the abovementioned public

street. According to the project team, permission has been obtained from the property owners ofthe
panhandle to obtain access across a section thereof and a servitude right-of-way will be registered
accordingly. Based on the position and width of the panhandle in relation to the rest of the said
neighbouring property (i.e. position of existing dam, etc.) it is not expected that access via the
panhandle will remain with the development thereof, especially in light of the access via the R44

possibly becoming a left-in only in future.

The access to the proposed development will be security controlled, with two lanes inbound and one
outbound. A horisontal clearance of 4,0 metres will be available for emergency vehicles, with the
security booms set back approximately two vehicle lengths from the property boundary.

lnternal circulation will be via private residential streets, consisting of 8 metre road reserves and 5,5

to 6,0 metre surfaced widths. The remaining space within the road reserve will be available for
pedestrians within the residential estate.

A refuse room is proposed at the security controlled access with space for refuse trucks to turn around.
Municipal refuse removal will thus be possible from the outside of the access controls. The turning
space provided is situated within the previously mentioned servitude right-of-way across a section of
the neighbouring Farm 776/7-panhandle. As noted a bove, it is not expected that the sa id neigh bouring
property would utilise the panhandle with possible future development of the property due to the
limited width and limited access to the R44 (possible left-in only in future). However, should the
panhandle be utilised by the parent property, the occasional turning of the trucks (most likely only
once a week), and the frequency of vehicles traveling via the panhandle from a possible future left-in
from the Rzl4 to FarmTL6/7 is not expected to be an issue.

5, PARKING

The Stellenbosch Zoning Scheme parking requirements for grouphousing are L bay per unit plus I bay
per unit for visitors, i.e. 2 bays per unit. The 110 units will thus require 220 parking bays.

Parking is planned to be provided on the individual erven in the form of garages/driveways at a rate of
2 bays per unit, as per the abovementioned requirements.

The dimensions of parking spaces will be in line with normal parking standards, i.e. 2,5 by 5,0 metre
bays. As mentioned above, the road reserves of internal streets are 8 metres, with streets measuring
between 5,5 and 5,0 metres wide. This would result in available isle widths of between 6,75 and 7,0
metres from the individual property boundary to the opposite edge of the street. Although slightly
substandard, this would be expected to accommodate passenger vehicles manoeuvring in/out of their
parking spaces within the residential estate.

6. PUBLIC- AND NON.MOTORISED TRANSPORT

Formal public transport facilities do not exist in the immediate vicinity of the subject property, but it is

also not expected that formal facilities would be required for the proposed development.

Pedestrian accommodation will be provided along at least one side ofthe public access street between
Old Paarl Road and the proposed development access, with a pedestrian gate at the security controlled
access.

It is not considered necessary to provide additional public- or non-motorised transport facilities as

result of the proposed development.
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The following can be concluded from the report:

1) That this Tls accompanies the application for rezoning and subdivision ot Fatm 716/5,
bordered by the R44 (MR 27) to the east, and situated approximately halfway between Old

Paarl Road (MR 189) and the N1, Klapmuts;
2) That the proposed development consists of 110 townhouse-type erven, with access to be

obtained via the neighbouring Farm 7L6/27, Heaford Street and Brounger Street to Old Paarl

Road as per the AMP for the R44 (MR 27) as per WCG planning;

3) That according to information, an application for the neighbouring Farm 716127 was submitted
for 40 townhouses, which included provision for the 15 metre wide public street reserve along
the Rozenmeer-boundary via which access to the proposed development will be obtained;

4) That the proposed development will have the potential to generate 93 peak hour trips (23 in,

70 out during the AM peak hour and 55 in, 28 out during the PM peak hour);
5) That to accommodate backSround traffic:

a) At the R44/Old Paarl Road intersection, dedicated left-turn lanes are suggested on the
western Old Paarl Road- and southern R44-approaches;

b) At the Old Paarl Road/Brounger Street intersection, the Brounger Street-approach be
provided with a dedicated right-turn lane (by way of painted road markings);

6) That no external road upgrades are considered necessary as result of the proposed

development;
7) That the public street within its 15 metre road reserve is suggested to be provided with a 7,4

metre blacktop width, and sidewalk along at least one side thereof;
8) That Heaford Street currently consists of a 9,45 metre reserve with an additional 5,5 metres

subdivided from the Rozenmeer parent property in order to provide Heaford Street with a 15

metre road reserve:
a) That according to information the said subdivided strip has not yet been rezoned and

transferred as per the development's conditions of approval - this is to be addressed by
the Municipality;

b) And that similarly, the illegal structures currently encroaching into the Heaford Street
reserve is also to be addressed by the Municipality;

9) That permission has been obtained from the neighbouring 'panhandle property' for the
proposed development to obtain access across a section thereof and that a servitude right-of-
way will be registered accordingly;

10) That the security controlled access will consist of two inbound lanes and one outbound lane,
with a 4,0 metre horisontal clearance to accommodate emergency vehicles, and security
booms setback approximately two vehicle lengths from the property boundary, with a refuse
room and turning space for Municipal refuse trucks to the outside of the security controls;

11) That internal circulation will be via internal streets (8 metre road reserves, with 5,5 to 6,0
metre streets);

12) That 2 parking bays per residential unit will be provided in line with the requirements of the
Municipality, and that parkin8 bay dimensions will be in line with normal parking standards,
with available isle widths slightly substandard but expected to accommodate passenger

vehicles manoeuvring in/out of their parking spaces within the residential estate; and
13) That a sidewalk will be provided along at least one side of the public street providing access to

the proposed development, that a pedestrian gate is proposed at the security controlled
access, and that no additional public- or non-motorised transport facilities are considered
necessary as result of the proposed development.
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8. RECOMMENDATIONS

From the above, it is recommended that the proposed residential development on Farm 716/5,
Klapmuts, be considered for approval from a traffic flow point of view.

It is further recommended that the DCs payable for the proposed development be contributed to
either the construction of the public street required to access the subject property via Old Paarl Road,

or alternatively, that it be contributed towards the background upgrades suggested to the R44/Old
Paarl Road intersection.

We trust that the Traffic lmpact Statement will be to your satisfaction and will gladly provide any

additional information required on request.

Yours faithfully,

Compiled by: Yolandi Obermeyer (B Eng)

ofrico

Aftachments:

Locality Plan

Revised Draft SDP rev 14 Uoco Botho Architectsl
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ANNEXURE 16: BOTANICAL REPORT
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THE SPECIALIST

l, Aiexander Stuart Wanen Hall, as the appointed specialist hereby declare/affirm the conectness

of the information provided or to be provided as part of the application, and that l:

. in terms of the general requirement to be independent:

other than fair remuneralion for work performed/to be performed in terms of this application,

have no business, financial, personal or other interest in the activity or application and that

there are no circumslances that may compromise my obiectivityl or

in terms of the remainder of the general requirements for a specialist, am fully aware of and meet all

of the requirements and that failure to comply with any the requirements may result in

disqualification;

have disclosed/will disclose, to the applicant all material information that have or may have lhe

potential to inlluence the decision of the Department or the ob.,ectivity of any report, plan or

documenl prepared or to be prepared as part of the application;

have ensured/will ensure that informalion containing all relevant facts in respect of the application

was/will be distributed or was/will be made available to interested and affected parties and the public

and that participation by interested and affected panies was/will be facilitated in such a manner that

all interested and affected parties were/will be providad with a reasonable opportunity to participate

and to provide comments;

have ensured/will ensure that the comments of all interested and affected parties wereA,vill be

mnsidered, recorded and submitted to the Oepartment in respect of the application;

havo onsured/will ensure the inclusion of inputs and racommendations from th€ specialist reports in

respect of the application, where relevant;

Note: The terms of reference of the review specialist must be attached

Signature of the specialist:

Date: 30th May 2022

I

t

have kepuwill keep a register of all interested and affected parties that participate/d in the public

participation process; and

am aware that a false declaration is an ofience in terms of regulation 48 of the 2014 NEMA EIA

Regulations.
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NATIONAL LEGISLATION AND REGULATIONS GOVERNING THIS REPORT

This is a 'specialist report' and is compiled in terms of the National Environmental Management

Act, 1998 (Act No. 107 of 1998), as amended, and the Environmental lmpact Assessment

Regulations, 2014, as amended.

APPOINTMENT OF SPECIALSST

Capensis Ecological Consulting (Pty) Ltd (Capensis) was appointed by Guillaume Nel

Environmental Consultants to provide specialist botanical consulting services for proposed

development of Groenfontein, portion 5 of REI/16 Klapmuts, Stellenbosch Municipality, Western

Cape Province.

CONDITIONS RELATING TO THIS REPORT

The content of this report is based on the authors best scientific and professional knowledge as

well as available information. Capensis Ecological Consulting (Pty) Ltd reserves the right to modify

the report in any way deemed fit should new, relevanl or previously unavailable or undisclosed

information become known to the author from ongoing research or further work in this field, or

pertaining to this investigation.

This report must not be altered or added to without the prior written consent of the authors. This

also refers to electronic copies of the report which are supplied for the purposes of inclusion as part

of other reports, including main reports. Similarly, any recommendations, statements or

conclusions drawn from or based on this report must make reference to this report. lf these form

part of a main report relating to this investigation or report, this report must be included in its

entirety as an appendix or separate section to the main report.

DETAILS OF THE SPECIALIST

Stuart Hall PhD (Conservation Ecology) Pr. Sci. Nat
Capensis Ecological Consulting
156 Main Road
Muizenberg
7945
Mobile: 06&831-9428
e-mail: ecostu@gmail.com

3
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I

Bolanical Constrcints Repoft - Podion 5 ol Ren16 Groenfonlein, Klapmuls, Stellenbosch Municipality

Expertise

. Qualifications: BSc. Hons. (Botany), PhD (Conservation Ecology)

. Botanist with 4 years' experience in the field of Botanical Surveys
o Has experience in Botanical exploration in South Africa and Malawi
. Has conducted over 20 botanical assessments for the EIA process
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l.INTRODUCTION

A proposal is underway for development of Groenfontein, Portion 7 of the remainder of Erf 716 in

Klapmuts, Stellenbosch Municipality in the Western Cape. Capensis Ecological Consulting Pty

(Ltd) (Capensis) was appointed by GNEC to undertake a botanical assessment for the proposed

development. The purpose of this study is to determine the development potential (Constraints

Analysis) of the proposed project based on the botanical attributes of the study area.

2. PROTOCOL FOR DETERMIN!NG LEVEL OF REPORTING

The new Protocols of the National Environmental Management Act, 1998 (Act No. 107 of 1998), as

amended (NEMA) prescribe general requirements for undertaking an initial site sensitivity

veriflcation and the protocols for the assessment and minimum reporting requirements of

environmental impacts (GN 43855 2020). The sensitivity of the site was predetermined using the

Departmsnt of Environmental Affairs (DEA) screening tool

(httpsJ/screening.environment.gov.zalscreeningtool/). The proposed area for development is rated

to have very high tenestrial biodiversity sensitivity, but low plant species sensitivity. This projecl is

cunently within the constraints analysis phase and therefore if any sensitive vegetation or SCC are

found on the site then the relevant report would need to be submitted as part of the application for

Environmental Authorization (EA). This report forms part of the input as required in the Protocol for

the assessment and reporting of environmental impacts on terrestrial biodiversity (Govemment

Gazette 2020).

t
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Flgurs l. Map ol relative terrest ial biodivorsity theme sensilivity generated from the DEA Screening Tool

(httos://screenino.environment.qov.za).

l..c.nd:

MAP OF RELATIVE PLANT SPECIES 1'IIIME SENSITIVIT\
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Figura 2. Map of relative planl species theme sensitivity generated ftom lhe DEA Screening Tool

httDsi//screeninq. environmenl.qov.za
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Botanical Constraints Repod - Pottion 5of Renl6 Groenfontein, Klapmuts, Slellenbosch Municipality

3. TERMS OF REFERENCE FOR IMPACT ASSESSMENTS

3.1. General

Department of Environmental Affairs and Development Planning (DEA&DP) Guidelines for

lnvolving Biodiversity Specialists in the EIA Process (Brownlie, 2005).

Ecosystem Guidelines for Environmental Assessment in the Westem Cape (Cadman et al.,

2016).

The requirements of CapeNature for providing comments on agricultural, environmental,

mine planning and water-use related applications (Turner, 2013).

Procedures for the assessmenl and minimum criteria for reporting on ldentified

Environmental Themes in terms of Sections 24(5)(a) and 44 of the National Environmental

Management Act (Govemment Gazette, 2020).

3.2. Specific

The specific terms of reference followed for this assessment are as follows:

Undertake a site visit and crmpile a Constraints Analysis Report that addresses the following:

. ldentify and describe biodiversity patterns at community and ecosystem level (main

vegetation type, plant communities in the vicinity and threatened/vulnerable ecosystems), at

species level (threatened Red List species, established indigenous trees, presence of alien

species) and in terms of significant landscape features;

. Assess the local and regional importance of the vegetation communities and plant species

within the affected areas based on the relevant biodiversity plans, bioregional planning

documents and Environmental Management Frameworks etc.;

. Describe the sensitivity of the site and its environs and map these resources;

. ldentify any areas not suitable for development or related activities (No-Go Areas) and

related buffers that should be observed:

. lnclude any rehabilitation or monitoring measures that may be required.

(:
7

Botanical assessments must follow guidelines set out in the following documents:
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4. METHODOLOGY, LIMITATIONS AND ASSUMPTIONS

The study area was visited on the 5h of May 2022. The site was surveyed on foot. Sample

waypoint positions were obtained using a Garmin GPS map 60C. Photographs were taken and

georoferenced by recording a conesponding GPS point using the Garmin GPS.

The following sources have been used to inform this study:

. Site boundaies: The property boundaries have been downloaded from the Cape Farm

Mapper Website (https://gis.elsenburg.com/apps/cfm/).

o Vegetation lypes: Based on The Vegetation of South Afica, Lesotho and Swaziland

(VEGMAPXMucina & Rutherford, 2006). The South African National Biodiversity lnstitute

(SANBI) has updated the mapping for the VEGMAP (2018) and these latest shapefiles

have been used.

. Ecosystem threat status: lnformed by (1) The National List of Ecosystems that are

Threatened and in Need of Protection (Government Gazette, 2011), (2) The Western

Cape State of Biodiversity 2017 Report (Turner, 2017), (3) The National Biodiversity

Assessmenl 2018 (SANBI, 2019).

. Biodiversity planning: The Western Cape Biodiversity Spatial Plan (WCBSP) for

Stellenbosch Municipality (CapeNature, 2017) is essential to determine lhe conservation

importance of the affected habitats. Ground-truthing is an essential component in terms

of determining the habitat condition.

. lmportant species: The presence or absence of threatened (i.e. species of conservation

concem) and ecologically important species informs the ecological condition and

sensitivity of the site. The latest conservation status of species is checked on the Red

List of South African Plants (Raimondo et al. 2009) via the website

(www.redlist.sanbi.org).

o Previous sfudies: Previous botanical studies in the region of the study area provide

additional information that can support the findings of the once-off nature of a typical

impact assessment report.

The site visit was canied out during late autumn. The peak flowering time in this region is spring,

which occurs from August to October. The timing of the survey is therefore regarded as

suboptimal in terms of accurately assessing the flora of the site. Many species, especially

geophytes, are cryptic when not in flower, and it is highly likely that several species may have

gone undetected and/or were not identifiable at the time of the survey. A number of species

typical of the habitat potentially present within the site are perennial shrubs and these would still

I
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Botanical Constraints Repoft- Podion 5 of Ren16 Groenfonlein, Kapmuls, Stellenbosch Municipality

5. STUDY AREA

5.1. LOCALITY

The study site, Portion 5 of Remainder of Erf 716 Groenfontein, is located on the northern edge of

Klapmuts, within the Stellenbosch Municipality in the Westem Cape (Figure 3). The R44, Adam

Tas Street, follows the eastem boundary of the site (Figure 4). The site is sunounded on the

south by residential development, on the west by Uitkoms Dam, and on the north side is the Nl

Highway.

5.2. LANDSCAPE AND GEOLOGY

The study sile comprises undevelopsd land on the eastern portion, consisting of a gontlo north-

east facing slope. Some previous agricultural activity has taken place on the southern part of this

site and rubble has been dumped on parts of the site more recently. The western portion contains

some existing houses and agricultural buildings, as well as an olive orchard on the westem side

of the site, and consists of a flat to gently west-facing slope running downhill to the edge of the

Uitkoms Dam. The soils across the site consist mosfly of gritty sandy soils most likely alluvial but

derived from Cape Granites. These soils contain predominantly prismacutanic and pedocutanic

diagnostic horizons (Rebelo et a/. 2006 in Mucina & Rutherford 2006).

I

I

be detectable at the time of the survey. The condition and likely sensitivity of the vegetation can

therefore be determined with a moderate degree of confidence, but a spring survey is necessary

to provide more accurate data.
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Botanical Constraints Repotl - Pottion 5of Ren16 Groenfontein, Kapmuls, Stellenbosch Municipality

6. OVERVIEW OF VEGETATION AND CONSERVATION PLANS

6.1. National vegetation type and ecosystem threat status

According to the Vegetation Map of South Africa, Lesotho and Swaziland (SANBI, 2018) (VEGMAP), the

vegetation type occuning in the study area is Swartland Granite Renosterveld (Figure 5).

The landscape and vegetation of Swartland Granile Renosterveld is described by Rebelo et al. (in

Mucina and Rutherford, 2006):

'Moderate fool s/opes and undulating plains suppoding a mosaic of grasslands/herblands and

medium dense, microphyllous shrublands dominated by renosterbos. Gtoups of small trees and

tall shrubs are associated with heuweltjies and rock outcrops. The boundary with Boland Granite

Fynbos is diffuse and patchy."

This is a Critically Endangered vegetation type since between 79.5olo (SANBI 2019) and 85%

(Govemment Gazefte, 2011) of the historical extent has been transformed mostly by cultivation and

almost none is protecled in formal conservation areas (Govemment Gazetle, 201 1). This is explained in

% (19 800 ha)(2014) of its oiginal extent, has been driven pimarily by agriculture, with 62 367 ha (65

%)(2014) of the ecosystem consisthg of croplands especially vineyards, olive orchards and pastures,

and a further 9150 ha (10 %)(2014) consisting of old fields (HABMOD 2018). Atliticial water bodies have

also transformed 1081 ha (1 %X2014) of Swartland Granite Renosterveld (HBMOD 2018). Additionally,

the ecosystem is degraded by erosion and alien invasions by Lolium multiflorum, Avena fatua, Bromus

diandrus, Acacia saligna, Pinus pinaster as wel, as vanbus specles of Eucalyptus, although alien

grasses are padiculady peruasive (Rebelo et al. 2006). Consequently, 177 plant species are threatened

mainly as a result of alien species (166 species) and overgrazlng (1 15 species), but also by altered fire

regimes (88 species) and pollution (66 species)(Red L,sf of Species 2078)." (NSBA, 2018; metadata

supplied by SANBI).

(
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Ecosystem threat status is derived from three sources. These include the following:

1. The National List of Threatened Tenestrial Ecosystems (NLTTE) (Govemment Gazette, 201 1).

2. The Western Cape State of Biodiversity (WCSB) Report (Tumer, 2017).

3. The National Biodiversity Assessment (NBA) (2018).
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Botanical Conslraints Repod - Pottion 5 ol Ren16 Groenfontein, Kapmuts, Stellenbosch Municipaliu

Tabls l. Ecosystem threat status according derived ftom availabl€ informatioo sources

Ecosyrtom

statu3

threat The National List ot

Throatonod Tsrrostrial

Eco!yrtemg

The Wcstom Capc State

of Biodiver3ity Tho l{atlonal Blodlvorsity

A5as3lment

Swartland

Renoatorveld

Granite CRITICALLY

ENDANGERED (A1 8 01)

CRITICALLY

ENDANGEREO (A1 & D1)
ENDANGERED

Reason lrreversible loss of natural

habitat; Threatened plant

species aasociation6.

lrrevers ible loss of natural

habitat; Threatened plant

species as6ociation6.

lrreversible loss ol natural

habital; lnvasive species;

Overgrazing: Alt€red fire

regime.

Romalnlng oh ol
ecosystem

15%

Conservation targst 26% (shorttall = 5.5%)

Specie! of Ep€cial

concorn

123 Threatened species

and 27 endemic species.

177 Threatened species

Ecological drivers

According to Cadman et al. (2016) the key ecological drivers in renosterveld ecosystems include (1) fire

and grazing pattems, (2) variations in edaphic conditions and water availability, (3) edaphic boundaries,

(4) undedying geology, (5) specialized plant-pollination interactions, (6) plant-plant interactions and (7)

living (biogenic) soil crust.
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Botanical Constraints Repotl - Portion 5ol Ren16 Grcenfontein, Kapmuts, Stellenbosch Municipality

6.2 Biodiversity plans

\he 2017 WCBSP Handbook (Pool-Stanvliel et al., 2017) distinguishes between the various

conservation planning categories. Critical Biodiversity Areas are habitats with high biodiversity and

scological value. Such areas include those that are likely to be in a natural condition (CBA 1) and thoso

that are potentially degraded or represent secondary vegetation (CBA 2). Ecological Supporl Areas are

essential for meeting biodiversity targets. They play an important role in supporting the functioning of

Protected Areas or CBAs and are often vital for delivering ecosystem services. A distinction is made

between ESAS that are still likely to be functional (i.e. in a natural, near-natural or moderately degraded

condition; (ESA 1)and Ecological Support Areas that are severely degraded, or have no natural cover

remaining, and therefore require restoration (ESA 2). Other Natural Area (ONA) sites are not cunently

identified as a priority, but retain most of their natural character and perform a range of biodiversity and

ecological infrastructure functions. Although not prioritized, they are still an important part of the natural

ecosystem. Ground-truthing of the assigned CBA sites are described in the vegetation and sensitivity

sections below (Sections 7 and 8). The distribution of these sites is shown in Figure 6.

fhe 2017 WCBSP conservation planning categories occupy the following proportions of the study area:

CBA1: 0.34 ha (8.2 ok of the study area). Reasons: Areas in a natural condition that are required to meet

biodiversity targets, for species, ecosystems or ecological processes and infrastructure.

CBA2: O.M ha (10.6 % of the study area). Reasons: Areas in a degraded or secondary condition that are

required to meet biodiversity targets, for species, ecosystems or ecological processes and infraslructure.

ESA2: 0.04 ha (1 % ol the study area). Reasons: Areas that are not essential for me€ling biodiversity

targets, but that play an important role in supporting the functioning of PAs or CBAS, and are often vital

for delivering ecosystem services.
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Botanical Constaints Repott - Potlion 5 ol Ren16 Grcenfontein, Kapmuts, Stellenbosch Municipality

7. THE VEGETATION OF THE STUDY AREA

The description of the vegetation and different habitats found within the study area is detailed below

(Sections 7.1 - 7.4). A description of the various habitat condition classes appears in Table 2. The

habitat map appears in Figure 8. Whereas the vegetation across the whole site is mapped as Swartland

Granite Renosterveld, the site visit determined that much of the site is Highly Degraded to Transformed,

with none to very litue indigenous vegetation present within these areas. Some very old and established

trees associated with this vegetation lype were however recorded across the westem part of the site. On

the north-east side of the site was however some representative Swartland Granite Renosterveld

present, although in a degraded state and furthermore with a lot of recent disturbance evident. Aerial

imagery from 2019 shows this area to have been in an apparently more intact state (Figure 9). This

imagery also shows the south-west side of the site to have been less disturbed than it was at the time of

the cunent survey.

Habitat condition Description

lntact vegetation

Semiintact Closely resembles the original v€getation type in terms of structure and species makeup but

has undeeone some torm of current or historical disturbance. Restoration potential is high.

Degraded Only a few species roprosentative of th6 o.iginal vegetation type are present. Th€ v6g6taticn

has undergone heavy dislurbance. Restoration polential is either low or moderate.

Highly degraded The original vegetation is usually absent and has been removed in the past. Only a few

remnant or pioneer species ars presont. Soils usually ploughed in th€ past. RestoGlion

potential is very low.

Transformed No remnant species exist anymore. The landscape is altered ineveBibly with no restoration

potential. Examples include cultjvated farmland and the built environment.

(:
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l

Table 2. The habitiat condition descriptons used to describe the vegetation on the site.

A tru€ represonlation of the original vegetat,on typs in t€rms of structure and specbs

mak€up. Minimal soil disturbance. Unlikely to hav€ ever b€€n ploughed. Disturbanco may be

evident.
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Botanical Constnints Repott - Potlion 5 of Ren16 Groenfontein, Klapmuts, Stellenbosch Municipality

Figur.8, HABITAT AP: The habitats identified on the site ovedaid on a Google tu aorial image
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Botanical Constaints Repod - Podion 5 ol Ren16 Groenlontein, Kapmuts, Stellenbosch Municipality

Figure 9. Google Maps aerial imagery from 2019 showing the extent of Swartland Granite Rgnosierveld prior to
brushcutting and dumping within the site, as well as the area partially mapped as CBA whidi was receniy bulldozed.

7.1 Transformed habitat

The majority of the site was found lo conlaln almost no indigenous cover and diversity to the point of

being considered to be a transformed ecosystem, apparently mostly as a result of a long history of

agriculture taking place on the site. However, much of the south and west side of the site had very

recenlly been bulldozed clear of any vegetation, and this makes it impossible to determine whether there

was any natural vegetation before this disturbance took place. Some very small patches of natural

vegetation were encountered on the western side of the site next to where bulldozing took place, which

c( \t,t:\sts 
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Botanical Constraints Repon - Poiion 5 of Renl6 Grcenfontein, Kapmuts, Slellenbosch Municipality

included Dune Tortoisetea Leysera gnaphalodes, Dune Currantrhus Searsia laevoata and Wild

Asparagus Asparagus capensis. lt is moderately likely that some geophles may be present in these

areas also, but would not have been apparent at the time of surveying the site. Other than these, there

were some established Wild Olive Trees Olea europaea ssp. cuspidata ol varying age but most likely not

planted, as well as one very large and ancient Candlewood Ptarocelastrus tricuspidatus, which even

included some large Cape MisUetoe Viscum capensis growing on its branches. Scattered buildings are

present around the north to central part of the site, with some gardened areas, and a cultivated olive

grove on the wesl side. Easl of the buildings is highly disturbed and with some cultivated species

present, including both indigenous but not locally occuning - Pelargonium hybrids, Greyleaf True-Eye

Euryops cf. pectlnatus, Cape Honeysuckle Tecomaia capensis, Nightshades Solanum sp., Giant

Honeyflower Melianthus major, Orchid f rce Bauhinia sp. - and exotic species Spanish Broom Spaneum

junceum. Scattered Black Wattle Acacia meamsii is present in places. Kweek Grass Cynodon dactylon

is otherwise dominant across much of the site.

ln the middle of the eastern side there was recently (between August and December 2021) a large area

filled with dumped material (mostly gravelly clay) and spread, although it appears this was most likely

Kweek{ominated transformed habitat before. Near the north-easl comer of the site, there is also a pile

of recently (between August and December 2021) dumped material (mostly building rubble), although

this is sunounded by degraded to highly degraded but representativ€ Swartland Granit€ RonosteNeld

vegetation. Aerial imagery ftom 2019 (Figure 9) shows this area to have been a continuous patch of

natural vegetation, although the vegelation across the site appears to have been brushout after that time,

and has slowly recovered over the subsequent three years. The natural vegetation integrity and diversity

was likely higher, based on the old aerial imagery as well as anecdotal records by the author. Therefore,

this patch of transformed habitat may still possess some restoration potential from the soil seedbank if

the rubble is removed and the undedying soil exposed to the surface.
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Botanical Constraints Report - Potlion 5 ol Ren16 Grcenfontein, Klapmuts, Sle enbosch Municipality

Figure 9. Kweek grass dominated area on the south east side of the site, with dumped and spread material in the background

to the north.

Figure 10. Bulldozed area on the south west side o, the sile, where previous habitat state cannot be determined. Note the Wild

Olive which has been left standing on the right of the above photo.
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Botanical Constaints Repod - Potlion 5 of Renl6 Groenfontein, Kapmuts, Stellenbosch Municipality

7.2 Highly Degraded vegetation

Part of the north-east of the site sunounding the degraded vegetation is mapped as Highly Degraded,

since very limited shrub cover and a low diversity of species was found to be present in this area.

However, although Kweek and alien annual grasses are dominant along with some Port Jackson Acacra

sarigna, this area still contains some diversity of (mostly opportunlstic) indigenous species, including

Three-tooth Kanniedood Athanasia tifurcata, Juniper Caperose Cliffortia juniperina, Dune Tortoisetea

Leysera gnapharoldes and Ridgestem Ragwort Senecio pubigerus. Within this area thers appsars to

have been much soil disturbance in lhe recent past, especially sunounding the dumped material near

the north-east corner. Most of the area mapped as Highly Degraded appears to have been

representative Swartland Granite Renosterveld based on aerial imagery from 2019 (Figure 9), as well as

anecdotal records by the author, and a more diverse soil seedbank and some diversily of geophytes may

still exist than what is present in the standing vegetation.

Flgure ll. Previously cultivated land with some species of cultivation persisting together with weeds in highly disturbed soils.
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Bolanical Constnints Repoft - Potiion 5 of Re,q16 Groenfontein, Kapmuls, Stellenbosch Municipality

Figuro 12. Restionaceae spp. persisting in habitat that has become highly degraded due to dislurbance associated with the

dumped rubble immediately to the lefr of the photo.

Figure 13. Highly degraded habitat with a patch of recent soil disturbance, dominated by Kweek and alien grasses, adjacent to

more diverse and shruFdominated degraded vegetation on the right of the photo.
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7.3 Degraded Swartland Granite Renosterveld

Patches of degraded vegetation representative of this vegetation type were found scattered throughout

the north-east side of the site, surrounding the recently dumped material and extending west and south.

This area has all experienced disturbance apparently due to brushcutting but without obvious soil

disturbance in 2019 (Shortly after the imagery in Figure 9 was recorded). The vegetation has recovered

somewhat since then, although lacking in diversity likely due to certain species sensitive to brushcutting

having been losl eg. Burchell's Sugarbush Prolea burchellii (Vulnerable), which occurs close to the site.

Perennial species present in this habitat include Cape Pegreed Restio cf. capens,s, especially on the

south side of the degraded vegetation patch, Athanasia trifurcata, Slangbos Seriphium plumosum,

Eightday Healthbush Lobostemon fruticosus, Cliffodia junipeina, Climbers Ftiend Cliftottia ruscifolia,

Bush Felicia Felicia fruticosa, Tall Flowerseed Anthopermum aethiopicum, Dark Rootthug Thesium

macrostachyum, Wild Rosemary Eriocophalus aficanus and Myrrhleaf Storksbill Pelargonium

mynhifolium. Between the shrubs were some indigenous grasses including False Hairgrass Pentameris

airoides and Hare Grass Tribolium unlolae. Some geophytes including Aftican Capeblue Aistea aficana

and Ostrich Threadstar Moraea cf. /ewis,ae were also recorded. Although the diversity of specres is

lower ttlan what would be expected in more intact Swartland Granite Renosterveld, and no SCC were

apparent at the time of surveying, the Critically Endangered conservation status of this vegetation type

means that this is still a valuable habitat fragment. There are likely to be a diversity of geophytes present

which would have been overlooked during the season of survey, likely including some SCC such as

Longbract Viooltiie Lachenalia longibracteata and Blackeye Bobbejaantlie Babiana melanops (bolh

Vulnerable) which have been recorded in close proximity to the site on iNaturalist. Furthermore, if the

site were to burn this may increase the species diversity of the vegetation due to stimulation of the soil

seedbank.
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Botanical Constraints Repod - Potlion 5 ol Ren16 Groenfontein, Klapmuts, Stellenbosch Municipality

Flguro '14. South end of the degraded palch of vegetation dominated by Restio cr. capensis

Figura 15. Degraded veg€tatiofl !ryith a mix ol some diversity of shrubs such as Anthosrytmum eethiJpicum, Athanasia

tifurcala, Eiocephalus arrbarus and Lobostemon fruticosus.

7.4 Established indigenous trees - Wild Olive and Candlewood

Scattered throughout the westem half of the site but especially towards the north side, some established

and potentially very old trees were recorded. Only two species are represented, and neither are SCC,

but due to their age and aesthetic value, the locations of all such trees were recorded on GPS. Although
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none of these trees were growing within natural habitat, the Candlewood contained some of the parasitic

plant Cape Mistletoe Viscum capense.

Flgure 17. A large and well established Wild Olrve Olea europaea ssp. cusp,?ata near the nonh west side o,lhe sile.

(:
26

Flgure 16. An old and well established Candlewood Ptsrocelastrus tricuspidatus near the north west side of the site.
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8. SENSITIVITY AND CONSTRAINTS

The categories assigned to the site by the WCBSP 2017 do not correspond with the observed habitat

condition, since most of the site mapped as CBA 1 and CBA 2 was found to have been recently

bulldozed, and it is therefore impossible to determine the habitat state prior to this impact. The 2019

aerial imagery however suggests that this area was at least not as intacl natural vegetation as whal was

present on the norlh east side of the sile. Only a small area on the north east side is mapped as CBA 1

and CBA 2, but in fact all of the degraded vegetation should at least be mapped as CBA 2.

Table 3. Sensitivity rating coupled with habilat occurrence and reasons (SCC - species of conservation concern)

Sensitivity rating Habitats Reasons

Transforrned habitat

Highly degraded vegotation

highly disturbed in proximity

to degraded Swardand

Granit€ Renosterveld.

'1. Some opportunistic renosteleld elements presenl,

low indigenous divorsity.

2. Likely to harbor more diversity o, non-peronnial

specles.

3. Moderate likslihood ot p€rsistent sdl seedbank

romaining.

4. Forms buffer to Swardand Granite Renostsrveld.

Hrgh Degraded Swardand Granite

Renostsrvdd, disturb€d in

patches.

1. Veggtation structure rapresenlativ€ of Swaruand

Granit€ R€nost€rvsld, although lacking sorns of thg

€xpocted diversity, nonferennial SCC likely to occur.

2. Low to Moderale cover of alen species.

3. High likelihood ol persistent soil seedbank remaining

4. Partially included in WCBSP 2017 (CBA1, CBA 2).

5. Moderate restoration poter ial.

(,
27

Sensitivaty is defined here as the 'consorvation value' together with the 'degree of resilience to

disturbance'. The conservation value relates to the conservation status (including the ecosystem threat

status) and other factors including ecological connectivity, habitat condition, persistence of ecological

process and the site's role in supporting biodiversity. The degree of resilience takes into consideration

factors such as sensitivity to disturbance and r€storation potential.

'1. Habitat is a completely alterod slate

2. No representative natural vegetation community

remaining, no likely SCC. only some established trees

remaining.

3. Low likelihood of peGistent soil seedbank remaining.
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Figure 18. SENSmUTY AP: The sensitivity lor the p.oposed developmanl site overlaid on a Google Maps n image, showing

the north east side to be of highest sensitivity, with indigenous trees mostly towards the west side ol the site.
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Tablo 4. The areas on the site and their sensitivity rating, constraints. opportunities and recommended actions from a

botanical perspective.
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Figuro 19. CONSTRAINTS MAP: The conslraints rating for the proposed development site based on vegetation integrity

and botanical sensitivity overlaid on a Google Maps image, showing the north €ast side to present the only conslraints

to dovelopmant ot tho site.

9. CONCLUSIONS AND RECOMMENDATIONS

The study area contains a CRITICALLY ENDANGERED v€getation type Swartland cranite

Renosterveld.

The areas proposed for development vary in condition from transformed to degraded. The

majodty of the site is transformed (3.32 ha) versus highly degraded (0.59 ha) and degraded

(0.2 ha).

ln terms of sensitivity, a much larger part of the site is very low sensitivity (3.32 ha) versus

medium (0.34 ha) to high sensitivity (0.3 ha). The Highly Degraded parts of the site are
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mapped as Medium sensitivity since it is possible that a persistent soil seed bank exists that

would facilitate recovery of natural vegetation if managed efiectively.

The study area which incorporates sensitive vegetation is not mapped as a CBA area apart

from a very small part, and it would be more appropriate to be mapped as CBA 2 since it is in

a degraded state.

This site presents an opportunity to conserve some degraded but conservation-worthy area

of Swartland Granite Renosterveld (if high and medium sensitivity areas are excluded from

development).

Since the optimal time for surveying the vegetation within this site is spring (August to

October), it is likely that SSC are present at the site even though none were observed at the

time of surveying, and ideally a follow-up survey should be conducted of the highly degraded

and degraded habitat to get a more accurate idea of SSC occurrence and habltat quality. lt is

unlikely that any SSC would be encountered in transformed habitat.

Even within transformed parts of the site, a number of Wild Olive trees and one Candlewood

tree were recorded, and these trees should be protected during and after construction with a

buffer of 5 metres from the base of each tree.

The proposed development of the entire site without mitigation would not be supporled from

a botanical perspective, but exclusion of High and Medium Sensitivity areas from

development would result in negligible impact on biodiversity. This would therefore be

acceptable from a botanical perspective.
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APPENDIX 1: MINIMUM CONTENT REQUIREMENTS FOR

TERRESTRIAL BIODIVERSITY SPECIALIST REPORTS AS

PER PROTOCOL FOR THE SPECIALIST ASSESSMENT OF

ENVIRONMENTAL IMPACTS ON TERRESTRIAL

BroDtvERstry (GN 43855 OF 30 OCTOBER 20201

Protocol
ref

Terrestrial Biodivsrsity Specialist Assossm6nt Report Content Sectlon
Pago

3.1 .1

3.1.2 a signed statement of independence by the specialist: Page 2

3.1.3 a statement on the duration, date and season of the site inspection and the
relevanco of the season to the outcome of the ass€ssment:

Section 4

a d€scription of the methodology used to undertake th€ site verirication and
impact assessment and site inspection, induding equipment and modelling
used. wh6re relevanti

3.1.6

a description of the assumptions made and any uncertainties or gaps in
knowledg€ or dala as well as a statement of the timing and intensity of site
inspection obs€rvations;

a location of the areas nol suitable tor development, which are to be avoided
during conslruction and operation (where rel€vant);

Section 8

3.1 .7 additional environmental impacts expected from the proposed development; N/A

any direct, indirect and cumulative impacts of the proposed development: N/A

3.1.9 the degree to which impacls and risks can b€ mitigated: N/A

3.'l .10

tha dogroa to which the impacls and risks can cause loss of ineplaceable
resources:

3.1.'13 a motivation must be provided if there were development footprints identified
as p€r paragraph 2.3.6 above that were identified as having a low- terrestrial
biodiversity sensitivity and that were not considered appropriate;

a substantiated statsmenl, bas€d on the findings of th€ sp€cialist assossm6nt,
regarding the acceptability, or not, of the proposed development, f it should
receive approval or not; and

Section I

any conditions to which thB statement is subiected Section I

(:
33

contact dstails of lhe specialist, their SACNASP registration number, their field
of exp€rtise and a cuniculum vitae;

Page2&3
and AppeMix
2

3.1.4. Section 4

3.1.5. Section 4

3.1.8.

lhe degre€ to which the impacts and risks can be reversed;

3.'1.1 1.

3.1.12. proposed impact rnanagement actbns and impact management oulcomes
proposed by the specialist for inclusion in the Environmental Management
Programme (EMPr);

3.1.14.

t-
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APPENDIX 2: ABBREVIATED CURRICULUM VITAE: STUART

HALL

Experience

. Expertise in field work in the CFR - vegetation surveys, plant identification, plant collection,
ecological monitoring

. Restoration of natural habitat following degradation
o PhD thesis entitled ?esloration potential of alien-invaded Lowland Fynbos". Graduation

date: March 2018

Career History

. November 2018 - present: lndependent botanical specialist

. January 2017 - present: Environmental consultant for lntaka lsland Nature Reserve

. March - October 2018: Horticulturist at Stellenbosch University Botanical Garden

. Apnl2012 - March 2013: Pollination Biology lntem in Department of Botany and Zoology at
Stellenbosch University

Education and qualifi cations

o Pr. Nat. Sci. (139074)
. PhD (Conservation Ecology) - Stellenbosch University (2018)
o BSc: Hons (Botany) - University of Cape Town (2010)
. BSc: Ecology - University of Cape Town (2007 - 2009)

Personal Details

. Stuart Hall

. 26 Santa Rosa Street, Die Boord,7086

. Phone: 0638319428

. ecostu@gmail.com

. Date of birth - 19/10/1988
o Marital status - Single
. Dependents - 0
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GLOSSARY OF TERMS

Buffer:

Aants that do not occur naturally within the area but have been introduced either
intentionally or unintentionally. Vegetation species that originate from outside of ttle borders

of he biome -usually intemational in origin.

The number and variety of living organisms on earth, the millions ol plants, animals and

micreo{anisms, he genes hey mntain, the evolutionary history and potential hey
encompass and th€ emsystems, ecological processes and landscape of which they are

integral parts.

A strip of land sunounding a wotand or riparian area in $/hich activities are controlled or
resbicled, in order to reduce the impaci of adjacent land uses on the s/etand or riparian

a(ea.
The area where water is collected by fE natural landscape, where all rain and runoff water

ultimately fows into a river, rve0and, lake, and ocean or contributes to the groundrvater

system.

To delermine the boundary ol a we{and based on soil, vegetation, and/or hydrological

indicatoc.

An ecoregion is a 'reojning pattem of scosystems associated rvith characteristic

combinations of soil and landform that characlerise that region'.

Species usually found in rvedands (7670-99o/o of occunences) but occasionally found in non-

wefand areas

A soil process resulting from prolonged soil saluration which is manifested by the presence

of neutral grey, bluish or greenish colours in lhs soil matrix.

A soil that in its undrained mndition is saturated or flooded long enough to develop

anaerobic conditions favouring the groMh and regeneration of hydrophytic vegetation

(vegetation adapted to living in anaerobic soil).

A procsss of gleying and mot(ing resulting from the intermittent or permanent presence of
excess water in the sdl prclile.

Vegetation occurring nalurally $/ithin a defined area.

Soil rvith variegated mlour pattems is described as being motted, wih the'background
coloud refened to as he matdx and he spots or blotches of colour refened lo as mottles.

Speciss almost alwaysfound in rve0ands (>99% of occurenc€s).
Flows all year round.

Organisms thatlallinto lhe Extinct in he Wild (EW), cdtically endangered (CR), Endangered
(EN), Vulnerable (VU)categories of ecological status.

The zone of a wedand that lies between he Temporary and Permanent zones and is

characterised by saturation ,rom three to ten months of he year, within 50cm of the surface

The ouler zone ot a wedand dEracterised by saturation within 50cm ol the surface for less

than three months of the year.

ln terms of he definitjon cootained v{ithin he National Water Act, 1998 (Acl No. 36 of 1998)

a watelmurse means:
. A river or spring:
. A natural channelwhich water flows r€gularly or intermittently;

. A wetand, dam or lake into wtrich, or from whidt, waler fowst and

. Any mllection of ,,vater whidr the Minister may, by notice in the Gazette, declare

to b€ a watercouBe;
. and a reference to a watercourse includes, where relevant, its bed and banks.

Bmad groupings of ryetand vegetation, refl€cting differences in regional context, such as
geology, dimate, and soil, rvhich may in tum have an influence on he ecological

characteristics and functioning of weiands.
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ACRONYMS

Water Research commission

"c Degrees Celsius

BGIS BiodiveBity Geoqraphic lnformation Systems

CBA Critical Biodiversity Area

0wA Department of Water Atrairs

OWAF of Water Affairs and

DWS Department of Water and Sanilatioo

EAP Environmenlal Assessment Practitioner

EC Class

EIS Ecological lmporlance and Sensitivity

EMC Class

EMP Environmental Management Program

ESA Ecoloaical Support Area

FEPA Freshwater Ecosystem Priority Areas

Grs Geoqraphic lnformatron System

GN Govemment Notice

GPS Global Positioning System

HGM

tHt lndex of Habitat lntegrity

m Meter

MAP Mean Annual Precipitation

MC Classes

NAEHITIP National Aquatic Ecosyslem Health Monitoring Programme

NBA National Biodiversity Assessment

NEMA The National Environmental Management Acl, 1998 (Act No. 107 of 1998)

NFEPA National Freshwater Ecosystem Priority Areas

NWA The National Waler Act, 1998 (Acl No. 36 of 1998)

NWCS National Wetland Classification System

Present Emloqical Management Class

Present Ecoloqical State

PEMC

PES

REC Recommended

Souh Afiican Council for Natural Scientific ProfessionsSACNASP
SANBI South Afiican National Biodiversily lnstitute

subWMA Sub-Water Management Area

Welveg Groups We(and Vegetation Groups

Water Management AreasWMA
wRc
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DOCUMENT GUIDE
The table below provides the specialist rsport requirements for the assessment and reporting of impacts

on areas with a low sensitivity to the aquatic biodiversity in terms ol Govemment Notice 320 as
promulgated in Govemment Gazette 43110 of 20 March 2020 in line with the Department of
Environmental Affairs screening tool requirements, as it relales to the National Environmental

Management Act, 1998 (Act No. 107 of 1998).

No. Requirements Section in Report

3.1 Appendix D

3.2 The compliance statement must:

3.2.1 be apdicable to he prelered site and the proposed development fooFrint;

1,'' confirm that the site is ot'low' sensitivity for aquatic biodiversity Sections 3, 5 and 7

3.2.3 indicate whehor or not hs proposed development will have an impact on the

aquatic fealures.

Section 7

The compliance statement must conlain, as a minimum, the follotving

information:

3.3.1 mntact delails of the specialist, their SACNASP registration number, their field

of expertis€ and a cufiiculum vitae;

Appendix D

3.3.2 a signed statement of independence by be specialist; Appendix D

3.3.3 Section 2.2

3.3.4 a baseline profile description of biodiversity and ecosystems of the site; Section 4.2

J,J.J the methodology used to venfy the sensitivities of the aquatic biodiversity

fealures on he sile induding the equipment and modelling used where relevant;

Section 2 and 4.1

3.3.6 in the case ofa linear aclivity, mnfirmation from the aquatic biodiversity spectalist

thal, in their opinion, bas€d on ttre mitigation and rsmedial moasures propossd,

the land can be retumed to the cunent state within two years of completion of
$e construction phasei

3.3.7 whsro required, proposod impacl rnanagsmont outcomes oI any monitoring

requirements for indusion in the EMPr;

Section 7

3.3.8 a description of he assumptions made as well as any uncertainties or gaps in

knowledqe or data; and

Section 1.1

3.3.9 any conditions lo whidr this statemenl is subjectsd. N/A

3.4 A signod copy of the compliance statsment must be appended to the Basic

Ass€ssrnent Report or Environmental lmpacl Assessrnent Report.

The compliance statement must be prepared by a suitably qualmed specialist

regislered wih he SACNASP, wih expertise in he field ofaquatic sciences.

Sections 1. 2 and 4

a statement on the duration, date and season of the site inspection and lhe

relevance ofthe season to he outcome ofthe assessment:

N/A

EAP to snsure his
requirement is met

li
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1. INTRODUCTION AND BACKGROUND SETTING

Freshwater Ecologist Network (FEN) Consulting (Pty) Ltd was appointed by Guillaume Nel

Environmental Consultants (the Environmental Assessment Practilioner (EAP)) to verity the presence

of freshwater ecosystems on Portion 5 of Farm 716 Groenfontein Annex in Klapmuts, Westem Cape

Province (hereafter refened lo as the "study area") (Figures 1 and 2), which could pose a constraint to

the proposed mixed-use development. As part of the scope of works, FEN has Prepared a fteshwater

scosystem impact and compliance statement as part of the Environmental Authorisation (EA) process

lor the proposed mixed-use developmenl.

The study ar6a is approximately 4.2 hectares (ha) in e)dent and located in a peri-urban setting with

ongoing agricultural activities and expanding urban development within the Stellenbosch Local

Municipality. Residential housing is prssent within the study area, however, the majority of the study

area is undeveloped. The proponent is proposing the development of the study area inlo a residential

and commercial development comprising residential erven and various amenilies. No layout of the
proposed development was avallable at the time of compiling this report. The proposed development

will hereafter be refened to as the 'proposed mixed-use development'.

ln order to identify all freshwater features that may potentially be impacted by the proposed mixed-use

development, a 5OO m 'zone of investigation" was imdemented around the study area, in accordance

with Govemment Notice (GN) 509 of 20'16 as it relates to the National Water Act, 1998 (Act No. 36 of
1998) (NWA), in order to assess possible sensitivities of the receiving freshwater environment. This

area - i.e., the 500 m zone of investigation around the sludy area - will henceforth be refened to as the
"investigation area".

This study aims to provide information to guide the proposed mixed-use development in the vicinity of
freshwater ecrsystems within the study area, lo ensure the ongoing functioning of the ecosystems,

such that local and regional conservation requirements and the provision of ecological services in the
local area are supported, while considering the need for sustainable economic development. This

report, after consideration of the above, must guide the Environmental Assessment Practitioner (EAP)

and proponent on the final layout of the proposed mixed-use development within the study area from a
frashwater resource management perspective and indicate any development constraints in terms of the

National Environmental Management Act, 1998 (Act No. '107 of 1998) as amended (NEMA) and the

National Water Act, 1998 (Act No. 36 of 1998) as amended (NWA), that should be mnsidered in line

with the principles of sustainable development and lntograted Environmental Management. FEN was

required to, if nocessary, assess the risk, if any that the proposed mixed-use development may pose to

lh6 receiving freshwater environmont.

1.1 Assumptions and limitations

The following assumptions and limitations are applicable to this report

> The ground-truthing and delineation of the watercourse boundaries and the assessment

thereof, are confined to a single day sile visil undertaken on the 16b of August 2022. All

freshwater ecosystems identified within the investigation area were delineated in fulfilmenl of
GN 509 of the National Water Act, 1998 (Act No. 36 of '1998) using various desktop methods
including use of topographic maps, historical and cunent digital satellite imagery and aerial
photographs, with limited site verification;

> The delineation of the freshwater ecosyslems, as provided in this report, is considered accurate

laking into consideration the conditions at the time of assessment (i.e., disturbances to soil and

vegetation, changes to the pattern, flow and timing of water within the freshwater ecosystems);
> No Prosent Ecological State (PES) and Ecological lmportance and Sensilivity (ElS)

assessment of the freshwater ecosystems was undertaken as part of the scope of work of this
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report, as this is based on the confirmed presence of freshwater ecosystems in the study area.
The obiective of this report is to present the locality of the fteshwater ecosystems to inform the
proposed development layout;

> Global Positioning System (GPS) technology is inherently somewhat inaccurate, and some
inaccuracies due to the use of handheld GPS instrumentation may occur; however, the
delineations as provided in this report are deemed appropriately accurate to fuml the
authorisation requirements;

> Wetlands and/or riparian zones and tenestrial zones create transitional areas where an ecotone
is formed as vegetation species change from tenestrial to obligate/facultative wetland or
riparian species. Within this transition zone, some variation of opinion on the freshwaler feature
boundaries may occur. However, if the Department of Water Affairs and Forestry (DWAF)i
(2008), method is followed, all assessors should get largely similar results: and

> With ecology being dynamic and complex, certain aspects (some of which may be important)
may have been overlooked. The watercourse delinealion as presenled in this report is,

however, regarded as the best ostimate of the boundaries based on the site conditions present
at the time of the site visit and are deemed appropriately accurate to guide any future
development plans.

1 Ths oepartnenl of Wator AFairE ard Forestry (DWAF) was fo{merly knorvn as h€ Departrnenl of Wal6r Afiairs (DWA). At pr6sent, lhe
Deparfnent is knorvn as the Departm€nt of Wat€r aM Sanilation (oWS). For tr€ purposes of referencing in lhis repod, he nam€ under
whi:h trlo Depsrtnsnt was knom durirt he time of pudicatix of rchrence mat€rial, wtl be us€d.

2 Allhough an updated manual is availau€ since 2008 (Updated Manual for he lden[fic€tiofl and Delin€ation of Wedan6 aM Riparian

Areas). This is still considered a draff document currenty under r€view.
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2. ASSESSMENTAPPROACH

> The desktop assessment, as presenled in Section 4.1 reports on the findings from the relevant

national, provincial and municipal datasets (such as the National Freshwater Ecosystem Priority

Areas [NFEPA], 201 1 database: the National Biodiversity Assessment [NBA], 2018 database; and

the Western Cape Biodiversity Spatial Plan database (2017)), were undertaken to aid in identifying

any freshwater features;
> The national web based Environmental Screening Tool (DEA, 2020) was utilised to scre€n the

study area for any environmental sensitivity, with specilic focus on aqoatic sensitivities. The results

are presented in Section 4;
> Section 4.2 reports the following:

o A description and dalineation of all freshwater features associated with the study area
according to 'Department of Water Affairs and Forestry (DWAF) (2008): A practical Guideline

Procedure for the ldentification and Delineation of Wetands and Riparian Zones";

o D€lineation of all frsshwater fealures (using desktop methods) within 500 m of the sludy area
in accordance with GN 509 as published in the Government Gazette 40229 ol 2016 as it
relates to activities as stipulated in Section 21(c) and (i) of the National Water Act, 1998 (Act

No. 36 of 1998) as amended: and

o The classffication of the freshwater features according to the Classification System for
Wetlands and other Aquatic Ecosystems in South Africa. User Manual: lnland systems (Ollis

et a|.,20131.
> Section 4 provides a summary of the legislative conditions that may be applicable.

2.1 FreshwaterDefinition

The NWA is aimed at the protection of the country's water resources, defined in the Act as:
"a watercourse, surfac6 water, estuary or aquifor"

According to the NWA a watercourse means:
(a) a river or sping;
(b) a natural channel in which water llows rcgulady or intemittently;
(c) a wetland, lakeordam into which, ot from which, water flows: and
(d) any collection of water which the Minister may, by notice in the Gazette, declare a watercourse.

It should be noted that in this report 'freshwater ecosystem / feature" is used and canies the same
meaning as lxatercourse" as defined by the NWA.

The NWA turther provides definitions of wetland and riparian habitats as follows:

Wedand habltat is "land which is transitional between terrestrial and aquatic systems whore the water

table is usually at or near the surface, or the land is periodically covered with shallow water, and which

land in normal circumstances supports or would support vegetation typically adapted to life in saturatad
soil.'

Anothsr widely used delinition of wetlands is the one used under the Ramsar Conventlon; watlands

are delined as:
"areas of marsh, fen, peatland or water, whether natural or arlilicial, permanent or temporary,

with water lhat is static or flowing, fresh, bnckish or salt, including areas of marine water the
depth of which at low tide does not exceed six metres"

This determining factor has been utilised in this assessmenl. Wetland soils can be termed hydric or
hydromorphic soils. Hydric solls are defined by the United States Department of Agriculture's Natural

Resources Conservation Service as being:
"so,/s rf,a, formed under conditions of saturation, flooding or ponding long enough during lhe
growing season to develop anaerobic conditions in the upper pad".
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These anaerobic conditions would typically support the groMh of hydrophytic vegetation (vegetation

adapted to grow in soils that are saturated and starvad of oxygen) and are typified by the pr€sence of
redoximorphic features.

Riparlan habilat includes the physical structure and associated vegetation ofthe areas associated with

a watercourse which are commonly characterized by alluvial soils, and which are inundated or flooded

to an extent and with a frequency sufficient to supporl vegetation of species with a composition and

physical structure distinct from those of adjacent area.

2.2 Freshwater Ecosystem Site Verification

Verification of potential freshwater ecosystems took place according to the method presented in the
"Updaled manual for the identification and delineation of wetland and riparian resources' (DWAF, 2008).

The foundation of the method is based on the fact that freshwater features have several distinguishing

lactors including the following:
> Landscape positjon;

> The prosence of water at or near the ground surface:
> Oist,nctive hydromorphic soils:
> Vegetation adapted to saturated soils; and
> The presence of alluvial soils in stream systems.

A field assessment was und€rtaken on the 16h of August 2022 (Westem Cape wet season)3, during

which the presenc! of any riparian or wefland characteristics as defined by DWAF (2008) and by the

NwA, was investigated (pl€ase rsfer to Section 5 of this report).

3. APPLTCATION OF THE DEPARTMENT OF FORESTRY,

FTSHERTES AND ENVTRONMENT (DFFE) WEB-BASED
SCREENING TOOL.

The protocol for the assessment of freshwater and aquatic biodiversity prepared in support of the

Oepartment of Forestry, Fisheries and Environment (DFFE) (previously the Department of
Environmental Atfairs (DEA)) national web based environmental screening tool (2020), Provides the

criteria for the assessmont and reporting of impacts on aquatic/fieshwater biodiversity for activities
requiring Environmental Authorisation (EA). For the aquatic/freshwater biodiversity theme, the

requirements are for sites which support various levels of biodiversity. The relevant aquatic/freshwater

biodiversity theme in the national web based environmental screening tool (2020) has been provided

by the South African National Biodiversity lnstitute (SANBI). Based on the sensitivity rating, a suitably
qualified specialist musl prepare the relevant report or opinion memorandum which is to be submitted

as part of the EA application.

As part of the process of ths background information gathering, FEN applied the DFFE screoning tool

to the study area. According lo lhe guidelines, an applicant intending to undertake an activity on a site

identified as being of "very high sensitivibf for an aquatic biodiversity theme musl submit an Aquatic

Biodiversity lmpact Assessment, or if lhe area is identified as being of 1ow sensitivity" then an Aquatic

Biodiversity Compliance Statament must be compiled and submitted to the competent authority. lt is

3 Site surveys arB r€commorded to bke place during a se,asdBl perbd where 0le pmbaHity ot &teding an irenlifaHo lib hbtory slage

of vegobtim sp€ctos (sud as ho.rltalive vegobtion species) is h€tEst and in S!€ raining period to ensure optimis€d conditbns for he
il€ntificalion of loasonal wa ercours€s, r*idr msy ofBrviso b6 ovEdool€d. The sits conditbos at he titne o{ Ule fuld ags€ssan€nt are

considerBd accsptaue having underbk8n th€ fdd assessment during Ul8 raining season.
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MAP OF RELATIVE AQUATIC BIODIVERSITY THEME SENSITIVITY

Lrgond:
I \,/.ry HEh

- 
Hlh

Figure 3: illap of relative aquatic biodiversity according lo tho OFFE Scrooning Tool, lndicating
'very high' sen8itivity wlthin the wider study area, but 'low' sensitlvity within the notth westorn
portion of the study area.

The national web based environmental screening tool report has assigned the areas of very high aquatic
biodiversity sensitivity as being associated with a strategic water source area. According to the Strategic
Water Source Area Database (2017), the eastern portion of the study and area and the area to the west
of the study area are situated within the Boland Surface Water Area. The verification sits assessment
was used to verify the designalion of very high sensitivity within lhe study area and sunounds (see

Sections 5 and 6).

$

t
noted, however, that during a site survey undertaken by a suitably qualilied freshwater ecologist should
the sensitivity be determined different from that assigned by the screening tool (i.e., that a high risk to

the regional aquatic biodiversity or freshwater ecosystems in the area is likely even though it is assigned
as a 'low" sensitivity, or if it is assigned a high sensitivity, however, the proposed development risks are
deemed low)then lhe relevant assessment approach must be followed based on the site survey results
and not the DFFE screening tool allocation.

According to the national web based environmental screening tool, the maiority of the eastern porlion

of the study area is located within an area of very high aquatic/ froshwater biodiversity significanco,
while the north western corner of the study area is indicated as being of low aquatlc/ freahwator
biodivsBity signifi cance (Figure 3).
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4. RESULTS

4.1 Desktop Asses sment Findings

4.1.1 Desktop asseasmont of historical vs. most recent imagery

ln preparation for the field assessment, historical aerial photographs, digital satellite imagery and
provincial and nalional watercourse databases were used to idontify points of interest in the sunounding

area at a desktop level. Signatures may be utilised to identify watercourses on historical Photographs
or digital satellite imagery, which includes the following:

> Linear features: since water flows/moves through the landscape, watercourses often have a

distinct linear element to their signature which makes them discemible on aerial photography

or satellite imagery;
i Vegetation associated with watercourses: a distinct increase in density as well as shrub size

near flow paths;
> Hue: water flow paths often show as white/grey or black and outcrops or bare soil displaying

varying chroma created by varying vegetation cover, geology, and soil conditions. Changes in

the hue of vegetalion with watercourse vegetation often indicated on black and white images

as areas ofdarker hue (dark grey and black). ln colour imagery these areas mostly show up as

darker green and olive colours or brighter green colours in relation to adjacent areas where

there is less soil moisture or surface water presenti and
> Texture: with areas displaying various textures, created by varying vegetation cover and soil

conditions.

On review of the available historical photograph from 1953 prior to the construction of the N1 Highway
to the north of the study area, digital signatures, as indicated by the blue dashed lines, are visible to the

w6st (in line with the Klapmuts River as indicated by the NFEPA (20'l l) database (Figure 5)), and to

the east of the study area (Figure 4). No digital signatures are visible within the study area. The artificial
impoundment associated with the Klapmuts River was already present to the west of tho study area
(Figure 4). The surrounding landscape is noted to be largely agricultural, with linear infrastructure
already present, including the R101, R44 and ths railway line (Figure 4).
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Figure 4: Historical imagery (1953) of the approximatc locality of the study (red outllne) and
sur;ounding areas (Job 335, Photograph 5986). Dlgital signatures repres€ntatlve of potentlal
frGshwater features are visible to the west (Klapmuts River) and east of the study area as
indicated by the blue dashed line6.

On review of the latest digilal satellite imagery from 2022 (Figve 5), the sunounding land uses remain

fairly unchanged from that visible in the '1953 photograph, however, the N1 Highway is now visible to

the north of the study area, with evidence of urban expansion also visible in terms of more linear and

building infrastructure development within the sunounding landscape. The digital signatures
representative of freshwater features as identilied in the historical pholograph are still easily discemible
(yellow anows, Figure 5). No digital signatures are visible within the study area. The artiticial
impoundment associated wilh the Klapmuts River is still visible to the west of the study area, however,

a channel diversion and the presence of artificial drainage channels are visible downgradient of this

artificial impoundment as indicated by the yellow anow, as well as more artilicial impoundments in the
general landscap€, including the further impoundment of the Klapmuts River to the north of the Nl
Highway (Figure 5). Therefore, at present day, the freshwater ecosystems of the local area are subject
to growing agricultural and urban land use practices.
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Figure 5: Digital satellite image (circa 20221 ol the study (red outline) and Surrounding areas.
Oigital signatures representative of potentlal freshwater features are visible to the west
(Klapmuts River) and east of the study area as indlcated by the blue dashed lines. The yellow
arrow6 depicts a channel diversion and potontially artificial drainage channels downgradient of
the artificial impoundment associated with the Klapmuts River compared to the historical
photograph.

As both the histodcal photograph and digital satellite imagery displayed distinctive signatures
presenting potential freshwater features within the vicinity of the study area, these were noted as areas

of interest for site verification, wh6re aftention would be paid to delineating the sxtent of these
freshwater features adiacent to the study area.

4.1.2 National and Provincial Dataaeta

The following table contains data accessed as part of the desktop assessment and presented as a
"dashboard-style" report below (Table 1). The dashboard report aims to present concise summaries of
the data on as few pages as possible in order to allow for integration of results by lhe reader to take
place. Where required, further discussion and interpretalion are provided.

It is important to note that although all data sources used provide useful and often verifiabls, high-quality
data, the various databases used do not always provide an entirely accurate indication of the actual site
characteristics at the scale required to inform the applicant of any potential environmental authorisation
and/or water uss aulhorisation processes that may bs needed. Given thesa limitations, this information
is considered useful as background information to the study and is important in legislative
contextualisation of the risks and impacts, and was thus used as a guideline to inform the assessment
and to focus on areas and aspects of increased conservation importance during the field survey- lt
must, however, be noted that site verification of key areas may potentially contradict the information
contained in the relevant databases, in which case the site verified information must carry more weight
in the decision-making process.
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FEN 22-5044 August 2022

1.2 Site Verification Resu/ts

A site visit of the study area was undertaken on the 16h of August 2022 duing lhe Westem Cape

weuwinter season, during which the presence of any areas within the study area presenting with

wetland or riparian characteristics as defined by the OWAF (2008) or watercourses as delined by the
National Water Act, 1998 (Act No. 36 of 1998) were identified.

The following indicators assisted in detemining the presence of freshwater features wilhin the study

area and immediate sunounds:

> fefiain units are used to delermine in which parts of the landscape a watercourse would most
likely occur;

> Surface water and/or saturated soil/alluvial soil can be used to determine if lhere is a permanent

zone and to define lhe outer boundaries (temporary zone) of a wetland/riparian feature;
), Soil form indicators are used to determine the presence of soil that is associated with prolonged

and ftequent saturation and a fluctuating water table within 50 cm of the land surface; and
> Obligate and facultative vegetation species could be used in conjunclion with terrain units as

well as the point where a distinct change in the vegetation composition was observed, to

determine the boundary of a watercourse.

It should be noted that for an area to be identified as a freshwater feature, at least two (2) of the above
indicators should be present (Pers Comm Prof. F. Ellery).

As part of the verirication assessment, in addition to the study area (Portion 5 of Farm 716 Groenfontein
Annex), effort was made to field verify the remaining extent (RE) of Portion 7 of Farm 716 (particularly

the portion to the north west of the study area), RE 31 of Farm 716, and Porlion 27 ot Fatm 716

Groenfontein Annex (Figure 8) for any fteshwater features/sensitivities at risk from the proposed mixed-
use development in the vicinity of the study area.

15

r$

lr

I

I

Figure 8: An indication of th€ farm portlons field verified during the field verification assossment
in the vicinity of the study area (rsd outline), lmage obtained from CapsFarmMapper version
2.6.10.
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FEN 22-5044 August 2022

1.2.1 Key obscivations of the site verification

During the site verifcation assessment, the following was noted:

> As per the findings of the desktop assessment (NFEPA (2011) and the NBA (2018) databases),
no freshwater fealures were identmed within the study area during the site verification. The
western portion of the study area contains residential erven and associated open space lawn
and garden areas. The maiority of the eastem portion ofthe study area is not developed (Figure
s).

Flgure 9: Representative photographs of the study area. (Left) Alien tree species associated wlth
the residenlial erven present on sit€; and (Right) view of the study area towards the R44 (eastern
portion) hosting ruderal vegetation and no freshwater features.

Freshwater features identified within the investigation area (outside the sludy area):

> The Klapmuts River, with clearly a defined riparian zone, was identified to the west of the study
area, wilh an instream artificial impoundment (known as the Uitkoms Dam) located dirsctly
outside the westem boundary of the study area, within the neighbouring property (RE of Portion
7 of Farm 716 Gro€nfontein Annex, Figure 8). The Klapmuts River flows in a generally northerly
direction and has been diverted downstream of the Uitkoms Dam (further discussed in Section
below 4.2.1.2)',

> A highly modified seep wetland was identified approximately 200 m north west of the study
area, downgradient of the Uitkoms Dam associated with the Klapmuts River (Figure 10). This
seep wetand supports facultative welland plant species including Pennisetum macrourum,
Zantedeschia aethiopica and Typha capensis, and contains soils displaying hydromorphic
indicators (i.e., saturated low chroma soil with slight mottling) (Figure 'l 1). The ongoing seepage
from th€ Uitkoms Dam, including water being actively pump€d into an artificial drainage channel
located directly downstream of the Uitkoms Dam, and the embankments of the N1 Highway
acting acl as a flow impending structure, have signmcanty modified the hydrological and
geomorphological characteristics of this sesp wetland- Artificial drainage channels, flowing in

an easlerly direction to confluence with the artilicial drainage channel downstream of the
Uitkoms Dam, wero also identified and are considered to contribute to the surface waler inputs
into the seep wedand (Figure 10). Consequently, the sediment and water distribution and
retention pattems of this seep wetland have been altered as a resuh of catchment wide land
use changes and associated anthropogenic impacts (e.9., artificial impoundments and artificial
drainage channels and the construclion of the N1 Highway). Nevertheless, this seep weland
still provides habitat for wetland vegetation species and can bo considered to have some
ecological importance on a local scale;
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FEN 22-5044 August 2022

17 o

Figure 1O: Artificial drainage channels from a) homestead to the north west of the Uitkoms Dam
(yellow arrows) and b) downgradient of tho Uitkoms Dam (orango arrow), contributing to waler
inputs into the seep wstland (blus dashed outline). The pink arrow depicts the artificial diyersion
downgradient of the Uitkoms Dam associated wlth the Klapmuts River.
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FEN 22-5044 August 2022

Figure l1: Characteristics ofthe identifiod seep wetland. (Top) Facultativo wetland plant species
within the seep wetland; and (Bottom) Hydromorphic soil indicators (Bottom left) saturated
sandy soil over a (Bottom right) clay layer displaylng low chroma and slight mottling (orange
patches) within the first 50 cm of thc soil surface of the soil samplea taken within the wetland
habltat.

A natural channelled valley bottom (CVB) wetland was identified approximately 65 m east of
the study area. This CVB wetland was noted to be dominated by Typha capsns/s (Figure 12).

The CVB wetland flows in a generally north westedy direction and flows undemeath the R44

road (along the eastern boundary of study area) via a culvert crossing located to the north east
of the study area, and eventually inlo the downstream reach of the Klapmuts River via the N1

culvert crossing. The CVB wetland was observed to be largely modified as a result of the
surrounding urban development, wilh direct impacts from the linear infrastructure and increased
stormwater input from the sunounding hard surfaces (Figure 12).

0-30cm 30-50cm

''.f)

I

i

I

a

II

L

I. -1

a

EL-r--o

s\

Y

L:
7

! N .t \..!
:

l/

\\\

i/
i

I

t

I

\ -.(
a

v
I I

E

l
It

I

I

I

r.l

f

I

I

I

T 18



FEN 22-5044 August 2022

Figure 12: CVB wetland idGntified to the oast ofthe study aroa (r€d outline) and the R44.

> Several artificial impoundments ware also identified in the larger investigation area. Due to the
artificial nature of these features, no further details/description are provided.

The delinealed extent of the identified natural freshwater features and artificial features within the
investigation area is depicted in Figure 13 below.

Considering the topographical setting of the sludy area and the R44 (to the east thereof) acting as a
divide behfleen the study area and the CVB wetland noted to the east, with no obvious stormwater
channel along the R44, it is highly likely that the stormwater generated from the proposod mix€d-usa
development will enter the Klapmuts River located to the west and north of the sludy area, thus placing

the Klapmuts River at higher potential risk from the proposed mixed-use dovelopment relative to other
freshwater features within the investigation area. Therefore, Seclions 4.2.1.'l and 4.2.1.2 below
provides the classificalion and summary of the Klapmuts River in terms of the hydrology,
geomorphology and vegotation components as a qualitative assessment of the present ecological state
and importance and sensitivity of this river at potentially higher risk from the proposed mixed-use

developmont.
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1.2,1.1 Freshwat€recosyslom classification

Classification oI the Klapmuts River identilied to the west and north of the study area at potentially

higher risk from the proposed mixed-use development was underlaken at Levels 'l - 4 of the

Classification System (Ollis el al,2013\ as outlined in Appendix C of this rercrt. This syslem was

classilied as an lnland Syst6m, located within the Southem Coastal Belt Ecoregion. Table 2 below
presents lhe classification from level 3 to 4 of the Classification System (Ollis et al,20131.

Table 2: Charactcrisatlon of the freshwator featuros assoclated wlth the study aroa.

RiYsr: A linear lardfom wih dearly
discemible bed and banks, which

permanently or periodically canies a

concentrated flow of water.

Klapmuts Rivel

Level 4: Hydrogeomorphic (HGltl TypeFt mrbfim Lcvd 3: lrndrcapc ull

1.2.1.2

a)

b)

c)

d)

e)

0

Summary of rosults of the Klapmub Rivor to thG rvost and north of tho study aroa at
hlgher potential rlsk from the proposed mlxed-use

The Klapmuts Riv6r is a tributary of the Mosselbank River, originating from the Hottontots-
Holland Mountain Calchment Area located approximately 5 km south of the study area. The
Klapmuts River flows in a generally northerly direction across adjoining farm land where it has

been purposely diverted into artificial impoundments associated with the ongoing agricultural
activities in the catchment, including the instream artificial impoundment (Uilkoms Dam)located
direcuy to the west of the study area;
As a resutt of the landuse changes in the sunounding landscape and site-specific impacts to
the Klapmuts River, predominantly cultivation practices and the development of linear
infrastructure (roads and railway lines) through the river, the instream and riparian habitat
integrity of the Klapmuts River is considered significantly transformed (Figure 14).

Consequently, a large change in ecosystem processes and loss of natural habitat has taken
place;

ThB reach of the Klapmuts River directly to the west and north of the study area has been

artificially impounded (Uilkoms Dam), with the active channel straightened and purposely

diverted to a culvert located undemeath the N1 Highway, approximately 134 m notth of the
study ar€a (Figure 14);

The riparian zone of the Klapmuts River is dominated by alien and invasive plant species (AlP)

including Acac,a sa/,gna (Port Jackson willow) and Eucalyptus sp. (Blue Gum) (Figure 14),

contributing to the overall disturbance to the system;
The artificial impoundment associated with the Klapmuts River has a spillway within the north

eastern portion. Seepage iiom this spillway has resultsd in a wetness response directly
downstream of the spillway (Figure 14). This wetness response is characterised by an isolated
patch of facultative wetland species including Pennisetum macrourum and Zantedeschia
aethiopica, a shallow gravel layer over a concrete substrate (potentially lining of the spillway)
and is limited in extsnt (confined by the embankments of the gravel roads on either side). Given

the limited extent and lack of hydromorphic soils, this wetnsss response is not considered a

naturalised wetland habitat and was nol delineated separately from the riparian habitat of the
Klapmuts Rivef
Based on the site observations and considering the ongoing impacts in the catchment and the
impacted state of the Klapmuts River, this river does still provide habitat for vegetation species
associated with wetness. The Klapmuts River also plays an important role in maintaining
hydrological functioning and connectivity in the landscape (considering its connection to other
important freshwater systems downstream, such as the Mosselbank River), and can be

considered important for water supply (e.9., the Uitkoms Dam). As such, the Klapmuts River is
considered to have an ecological importanco on a local scale. ln addition, scattered portions of

2',1

I

I

I

Vdl6y Floor: the base of a valley, situated

betrvsen two distinct valley sideslopes,
where alluvial or iuvial processes typically

dominate.
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the Klapmuts River are classified as a CBA 1 per lhe westem Cape Biodiversity Spatial Plan

(2017), while the majority of the Klapmuts River is classified as an ESA 2 (areas important in

supporting the functioning of CBAS but are severely degraded or have no natural cover
remaining and therefore require restoration). Consequently, the Klapmuts River is not

considered highly sensitive to changes in tho landscape due to the hislorical and ongoing
impacts which have compromised the ecological service provision and sensitivity of this riparian

watercourse. Nevertheless, adequate mitigation measures for any future development
associated with the Klapmuts River are slill deemed imperative to Prevent further significant
impacls and to retain the cunent level of ecological habitat provision and ecosystem services
providsd by this freshwater ecosystem. ln this regard, particular mention must be made of risks

from stormwater influxes as a result of the proposed mixed-use develoPment.

Figuro 14: (Top left) Riparian habitat of the upstream reach of the Klapmuts River (upsttsam of
the Uitkoms Dam) hosting sparse alien tree species lEucalyptus sp.); (Top right) Channel
diversion (to the east) downstream of the Uitkoms Dam and water actiyely pumPed into an
artificial drainage channel; (Bottom left) Spillway of th6 Uitkoms Dam has resulted in isolated
welland habitat; and (Bottom right) the active channols of tho KlaPmuts River downstream of
the Ultkoms Oam converge (i.e., the diverslon channel and channel from the spillway - blue
dashed linas) and flow into the culvsrt crossing undemoath the Nl Highway.
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5. Freshwater Ecosystem Sensitivity

As described in Section 3, the DFFE Web.based Screening Tool has designated the majority of the

study area as being of very high aquatic biodiversity ssnsitivity due to its location within a slrategic

water source area, with the exception of the north westem corner of the study area, d€signatod as low

sensitivity. The absence of wetland or ripadan habitat within the study area has been confirmed during

the fiold verification assessmsnt (Figures '13). The assigning of low sensitivity within the north eastem
portion of the study area is supported through the findings of this freshwater assessment. However, the

assigning of very high sensitivity within the eastern portion of the study area is not supported as the
study area was field verified to not host any wetland or riparian features as deflned by the DWAF (2008),

or watercourses as derined by the National Water Act, 1998 (Act No. 36 of 1998). The eastem portion

of the study area is located within a strategic water source area (areas that supply a disproportionate
amount of mean annual runoff to a geographical region of interest). However, strategic water source

areas are not gazsttsd under the National Water Act, 1998 (Act No. 36 of 1998) as amended, bul are

recognised as areas where land use practices must be regulated to minimise impacts on freshwater

ecosystems. Therefora, while the eastem portion of the study area is recognised as being part of a
much larger strategic water source area, it must be considered of low aquatic biodiversity / freshwater

sensitivity due to the field verified absence of freshwater features that may be at risk from the proposed

development. Nevertheless, adequate mitigation measures for any future devslopment within a
stratogic water source area are slill deemed imperative.

Under the Protocol for the Specialist Assessment and Minimum Repon Content Requirements for

Environmental lmpacts on Aquatic Biodiversity, (GN320 of March 2020\, for areas of low aquatic

biodiversity sensitivity, an Aquatic Biodiversity Compliance Statement must be produced. Due to the

designation of the study area as being of low aquatic biodiversity sensitivity based on the site survey

results and not the DFFE screening tool allocation, and due to the proposed development risks dsemed

low due to no direct impacts to freshwaler features (negative indirect impacts, with specific mention of
stormwater management, can be reduced to an acceptable level and managed with the implementation
of appropriate mitigation measures), the approach of producing such a compliance statemont was

taken. However, it is acknowledged that the Klapmuts River located directly to the west of the study

ar6a (classmed as high aquatic biodiversity sensltivity due to its loc€tion within a strategic water source

area, Figure 3) may be at higher risk from the proposed mixed-use development in terms of additional

stormwater influxes. However, the Klapmuts River is classified as an ESA 2 (severely degraded or have

no natural cover remalning and therefore require restoration) according to the Westem Cape

Biodiversity Spatial Plan (2017), and was verified to be not highly sensitive to changes in the landscape
due to the historical and ongoing impacts. Therefore, careful planning of the stormwater management
within the study area must ensure that stormwater is released in an attenuated manner outside the

delineated extent of the Klapmuts River to ensure the hydraulic regime is retained and not impaired by
stormwater inlluxes. Such mitigation measures (detailed in Section 7.2 below), will ensure that the
proposed mixed-use development remains a low risk to the receiving freshwater environmenl.

The confirmation of freshwater features of very high sensitivity would normally require that a Specialist
Fr€shwater Ecological Assossment be undertakan. Du€ to ths low risk protile associated with the
proposed mixed-use development (with the implementalion of sound mitigation measures), the

compilation of a freshwater compliance stat€m€nt was taken. ln addition, the findings and

recommendations of this report are meant to inform the proposed development layout to further ensure
reduced risks to the receiving freshwater environment. However, it is recommended that, should the
extent of the proposed development change (i.6., fall outside the bounds of the study area) or the type

of proposed development change from that cunently proposed by the applicant that would result in the
potential for impacts on freshwalsr resources not considered in this memo (e.9., inigation with treat€d

efiuent), that a future Specialist Freshwater Ecological Assessment be undertaken. Additionally,

Specialist Freshwater Ecological Assessment is likely to be required to be undertaken in future in

support of a Water Uss Authorisation (WUA), as the sludy area falls within a (100 m and 500 m) Zone
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of Regulation in accordance with the National Water Act, 1998 (Act No. 36 of 1998), as identified in this
assessment and as detailed in Section 6 below.

6. LEGISLATIVE REQUIREMENTS AND GONSTRAINTS
ANALYSIS

The following legislative requirements were considered during the assessment A detailed description
of these legislative requirements is presented in Appendix B of this report:

i The Constitution of lhe Republic of South Africa, 1996r;

> The National Environmental Management Act, 1998 (Act No. 107 of 1998) as amended
(NEMA);

> The National Water Act, 1998 (Act No. 36 of 1998) as amonded (NWA); and
> Govornment Notice 509 as published in ths Govemment Gazette 40229 of 2016 as it relatos to

the National Water Act, 1998 (Act No. 36 of 1998).

It is important to note that in terms of the derinition of a watercourse as per the National Water Act, '1998

(Act No. 36 of 1998) (See Appendix B), all of the natural watercourses (refened to as freshwater
features) within the investigation area will be regulated by Section 21(c) and (i) of the National Water
Act, 1998 (Act No. 36 of 1998) as well as the applicable zones of regulation. All ol the natural freshwater
faatures will thus require authorisation from the Department of Water and Sanitalion (DWS). This report
aids in providing relevant information for the authorisation processes.

According to Macfarlane et al. (20151 the definition of a buffer zone is variable, depending on the
purpose of the buffer zone, however, in summary, it is considered to be "a strip of land with a use,
function or zoning specifically designed to protecl one area of land against impacts from another". Buffer
zones are considered to be important to provide protection of basic ecosystem processes (in this case,

the protection of aquatic and wetland ecological services), reduce impacts on watercourses arising from
upstream activities (e.9. by removing orfiltering sediment and pollutants), provision of habitat for aquatic
and wetland species as well as for certain tenestrial species, and a range of ancillary societal benefits
(Macfarlane et. al, 2015\. lt should be noted, however, that buffer zones are not considered to be

effective mitigation against impacts such as hydrologi@l changes arising from stream flow reduction,
impoundments or abstraction, nor are they considered to be effective in the management of point-

source discharges or contamination of groundwater, both of which require site-specific mitigation
measures (Macfarlane el. al, 2O'l 5\.

The definition and motivation for a regulated zone of activity for the protection of a watercourse can be
summarised as follows:

Table 3: ArticleB of legislation and the relevant zones of regulation applicable to oach article.

I Since '1996, he Constitutirr has b€€n arnsdsd by ssventeeo arBndments ads. Ihe Coostitulion is fonndly entit€d he frns[hdioo of

tE Republic of South Atica, 19996'. It was previously dso numb€rsd as if it w6re an Act of Parliamenl - Act No. 108 ot 1996 - but sinc€
fie passage of he Citation of Conslitulional Laws Act, neitEr it mr fie acts arn€nding it aro allocated act numbers.
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Water Use Authorisation

Application in terms of
lhe National Water Act.
1998 (Act No. 36 of
1998).

Dopartmont of lvaler
and Sanitatlon (DWS)

Govemment Notico 509 as publishBd in tho Govsmment Gazrtte 40229 of 2016 aB it
rolatos to $s National Water Act, 1998 (Act No. 36 of 19!18)

ln accordance with GN509 of 20'16 as it relates to the National Water Act, 1998 (Act No. 36 of
1998), a regulatsd aroa of a ryatercouce in terms oI wator uses as lisled in S€c1ion 21c and 21i

is defined as:
. he outer edge of the 1 in 100 year flood line and/or delineated riparian habitat, whidlever

is the greatest distance, measured from the middle of the watercourse of a river. spring,

natural dlannel. lake or dam:
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ln accordance with ths abovs, the following Zones of Regulation (ZoR) are applicable to the identifed
natural freshwater features watercourses within the investigation area (Figure '15):

> A32 m ZoR in accordance with the National Environmental Management Act, 1998 (Act No.

107 of 1998), was assigned to all the watercourses in the investigation area;

> A 100 m ZoR in accordance with the National Water Act, 1998 (Act No. 36 of 1998), was

assigned to the Klapmuts River;
> A 500 m ZoR in accordance with the National Water Act, 1998 (Act No. 36 of 1998), was

assigned to the CVB wetland and seep wstland within tho investigation area; and

> A construclion and operational phase buffer was calculated for lhe freshwater features in the
investigation area using the "Preliminary guideline for the determination of buffer zones for
rivers, wetlands and estuaries" as developed by Macfarlane et a/. (2015). The results of the
buffer tool considering the typs of development proposed (residential and commorcial with
varying degrees of mix) and the practical, site-specific mitigation measures (as ouflined in
Section 7.2 below), indicate that a 15 m buffer is applicable for the construction and operational
phases of the proposed mixod-use davelopment, particularly to mitigate impacts associated
with altered patterns of flows within the sunounding freshwater features due to increasad flood
p€aks, as a resull of hardened surfaces typically associated with mixed-use developments.

It must be noted that if the proposed mixed-use development within the study area falls within the 100

m and 500 m ZoR of the delineatsd watercourses, authorisation in terms of Sections 21(c) and (i) of the
National Water Act, 1998 (Act No. 36 of 1998) will be required from the Department of Water and

Sanitation (DWS). With guidance from the freshwater specialist and the relevant aulhorisation obtained
ffom the competent authority, development wilhin the ZoR in accordance with GN509 as it relates to

the NWA is considered acceptable. The following must however be noted as per the opportunity and

constraints analysis map presented in Figure 16:

> The wat€rcoursgs within the investigation area as well as their associated 15 m construction
and operalional buffer must be considered 'no'go' areas. Though considered a'nGgo', the

crossing of linear infrastructure can be undertaken should appropriate mitigation measures be
applied;

> The 32 m ZoR in accordance with the National Environmental Management Act, 1998(ActNo.
107 of 1998), is considered an area where development is considered'not prefened'. However,

development is allowed in this area with implementation of mitigation measures and given that

in tho absoncs o, a detormined 1 in 100 ys flood line or riparian area the araa

within 100 m from the edge ot a watercourse where the edge ol the watarcourse is

tho first identifiablo annual bank fill flood bench; or

a sqlm radlus ftom the dellneated boundary (extent) ol any we0and or Pan ln tems
ofthis rugulatlon.

Aclivities of Listino Notico 1 (GN 327) of $e National Environmental Manaoement Act. 1 998
(Acl tlo.107 ot 1998) EIA reoulations. 2014 (as arnended)

Activlty 12:

fhe devebpment otr-
(i) dans u weits, wllre,/ru tho dan or wsir, indding inftaslnlclure aN watet sufac€ e|c,a,

excoods 140 {,uaB notes; or
(ii) inftasfudun ot slnJclutss with a phvsical footoint of 100 souaro mettes ot nore:
rfio@ suci developnent o@[s-;
a) wilhin a watercout*:
b) in ftonl ot a developnent sehack; or
c) if no devslopnent selDacr( oflsts, wtlhin 32 neles of a valercuttse, neasund lrcn llu

edge of a watetwuse.

Listed aclivities in terms

of the National

Environmental

Management Acl, 1998

(A.t l,,lo. 107 of 1998)

EIA Regulations (2014),

as arnsnded in 20'17.

Dopartment of
Forostry, Fisheries
and the Environmenl
(DFFE

Zone ol applicability
R.goLto{y
autlro.l|dlon nqulrad
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environmental authorisation is granted by the Oepartment of Forestry, Fisheries and the
Environment (DFFE); and

> All other areas in the study area are considered developable with the proviso of applying for
Water Use Authorisation (WUA) as stipulated in terms of Section 2'l(c) and (i) of the National
Watsr Act, 1998 (Act No. 36 of 1998) as development will most likely occur within th€ GN509
ZoR of the identified watercourses.
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7. CONCLUSION

7.1 Summary of the Site Verification Outcome/Findings

The designation of very high aquatic biodiversity / freshwater sensitivity to the majority of the eastem
portion of the study area by the OFFE Screening Tool is not supported through the findings of the
freshwater assessment which did not identify any freshwaler features within the study area. However,
it is acknowledged that this assigning of very high aquatic biodiversity / freshwater sensitivity is due to
the study area being situated within a strategic water source area and does not necessarily reflecl the
presence of sensitive fteshwater features.

It recommended that careful
planning of the stormwater
managemenl within the sludy area
is implemented to ensure reduc€d
indirect impacts to the receiving
freshwater environment, and in tum,
ensuring that the proposed mixed-
use development r€mains a low risk.

ln addition, il is recommended that a
future Specialist Freshwaler
Ecological Assessment must be
undertaken shoutd the ertent of
the proposed deYelopment
change (1.e., lall outslcte tho
bounds of the study arca) or the

Section 5

osed

29

Screening
Assigned
Sensitivity

Tool Verified SansitiYity Outcome Statomsnt / Plan of
Study

Rolovant
Soction
Motivating
Verlflcatlon

Very High
(applicable to the
eastem portion of the
study area located in
a strategic water
source area (i.e., the
Boland Surface
Water Area);
Remainder of Study
Ar€a - Low.

No freshwater
features were
identified within the
study area, therefore
the study area is
considered to be of
low aquatic
biodiversity I
freshwater sensitivity.

Based on the site varification undertaken by FEN Consulting (Pty) Ltd and lhe findings thereof
presented in this report, no freshwater features are located wtthin the study area which may pose a

development constraint. The Klapmuts River was identiried directy adiacent and outside ol the western
boundary ofthe study area. A natural CVB wetland was identified approximately 65 m easl ofthe study
area. A highly modified seep wetland with wetland characteristics (in terms of the soil characteristics
and wetland vegetation) was identified approximately 200 m north west of the study area. These
freshwater features outside the study area do not pose a development constrainl but should be

consid€red for indirect impacts from the proposed mixed-use development.

Under the Protocol for the Specialist Assessment and Minimum Report Contant Requirements for
Environmental lmpacts on Aquatic Biodiversity, (GN320 of March 20201, lor areas of low aquatic
biodiversity sensitivity an Aquatic Biodiversity Compliance Statement must be produced. Due to the
designation of the study area as being of low aquatic biodiversity sensitivity based on the site survey
results and not the OFFE screening tool allocation, and due to the proposed development risks deemed
low due to no direct impacts to freshwater features (negative indirect impacts, with specific mention of
stormwater management, can be reduced to an acceptable level and managed with the implementation
of appropriate mitigation measures), the approach of producing such a compliance statement was
taken. However, lhese field verified findings that the study area is of low aquatic biodiversity / freshwater
sensitivity due to the absenco of freshwater features while there are freshwater features present within
the investigation area has implications for the type of assessment undertaken discussed in Table 4
below.

Table 4: Outcome of Freshwater Assessment Findings.
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Screening
Assignod
Sensitivity

Tool Verified Ssnsitivity Outcome Statomont / Plan o,
Study

Relevant
Section
Motivating
V€rification

change from that cunEntly
proposed by the appllcant that
woutd result in the potential for
impac|s on freshwater
ecosystems not considercd in
this memo.

Additionally, a Specialist Freshwatar
Ecological Assessment is likely to
be required to be undertaken in
future in support of a WUA, as the
study area falls within the (100 m
and 500 m) Zone of Regulation, as
identified in this assessment and as
detailed in Section 6 above.
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7.2 Compliance Statemen lmpact Statement

No direct impacts are expected from the proposed mixed-use development to lhe surrounding
freshwaler features outside the study area. However, indirect impacts or edge effects from the

construction and operation of the proposed mixed-use developmenl are likely and include sediment
runoff into the downgradient freshwater features (e.9., the Klapmuts River) during construction, dust
generation and polential AIP proliferation which may be transported on windy days into the receiving

downgradient freshwater features. lncreased impermeable surfaces due to the presence of hardened

surfaces during the operational phase, have the potenlial to result in increased stormwater runoff as

and potential contaminants entering the receiving downgradient freshwater features, particularly the
Klapmuts River. These activilies are likely to impact on lhe water quality of the impacted freshwater

features resulling in decreased surface water quality, altered freshwater habitat and impacts to biota,

and altered runoff patterns as a result of increased water inpuls, altering the flow regime of the

freshwater ecosystem, and eventually resulting in changes to the ecoservice provision ofthis freshwater

ecosystem. The following mitigation measures are therefore, recommended lo be implemented in an

efforl to avoid impacts to the receiving freshwater environment:

> Suitable dust managemenl practices must be implemented for the duration of construclion;
> Sediment control devices (such as geotextile sediment traps) should be installed downgradi€nt

of the construction works, to avoid excess sediment entering the receiving freshwater features;
> Proliferation of alien vegetation as a result of the construclion and operation related

disturbances must be monitored and conlrolled:
> lt is strongly recommended that the proponent ensures that a suitably qualified specialist

prepares a stormwater management plan to service the proposed mixed-use development and
input from the freshwater ecologist is obtained;

> lt is thus recommended that the proposed mixed-use develoPment must mnsider implementing
Sustainable Drainage Systems (SUDS) to effectively manage stormwater generated within the
study area and the local catchment and avoid any direct and indirect impacts to the freshwater
features within the vicinity of the study area. Careful planning of the stormwater management
within the study area will ensure that stormwater is released in an attenuated manner outside
the receiving freshwaler features. This will ensure that lhe hydraulic regime of the receiving
freshwater environment is retained and not impaired by stormwater peaks: and

> General good housekoeping practices must be implemented during all phases of the proposod
mixed-use development, to ensure limited direct, indirect and cumulative impacts lo lhe
receiving freshwater environment.
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Should the abovemention€d control measure be implemented, the proposed mixed-us€ development
is expected to pose a low risk significance to the receiving freshwater environment. However, the risk
profile would change if the extent of the proposed development change (i.e., fall outside the bounds of
the study area) or the type of proposed development chango from that currenlty proposed by the
applicant that would result in the potential for impacts on freshwater ecosystems not considered in this
memo.

As per the opportunity and constraint analysis map as provided in Section 6, the study area falls within
the 100 m and 500 m ZoR in accordance with the National Watar Act, 1998 (Act No. 36 of 1998). As

such, it is recommended that the proponent consuh with the Oepartment of Water and Sanitation (DWS)

as the custodian of water resources in South Africa, to determine the relevant authorisalion process

that should be followed in terms of the requirements of the National Water Act 1998 (Act No. 36 of
1998). However, it must be noted that if the control measures as listed in this memo are implemented,
the proposed mixed-use dsvelopment is expected to pose a low risk significance to lhe receiving
freshwater features outside the study area, and it is the opinion of the freshwater ecologisl that
registration by means of confirmation of General Authorization is possible. The majority of the study
area is classified as being of very high aquatic biodiversity importance due to being part of a much

larger strategic water source area, however due to the field verified absence of freshwater features
within the study area and lhe nature ofthe proposed development, lh6 sludy area c.ln be considered
of low aquatic biodiversity sensilivity vrith the condition that c€reful planning of slormwaler management
takes place. This compliance statement must be submitted to the relevant compet€nt authority for
consideration as part of the EA process.
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APPENDIX A: lndemnity and Terms of Use of this Report

The findings, resulls, observations, condusions and recommendations given in this report are based
on the author's best scientilic and professional knowledge as well as available informalion. The report
is based on survey and assessment techniques which are limited by time and budgetary constraints
relevant to the type and level of investigation undertaken and FEN CC and its staff reserve the right to,
at their sols discretion, modify aspects of the report including the recommendations if and when new
informataon may become available from ongoing research or further work in this field or pertaining to
this investigation.

Although FEN CC exercises due care and diligence in rendering services and preparing documents,
FEN CC accepts no liability and the client, by receiving this document, indemnifles FEN CC and its
directors, managers, agents and employees against all actions, claims, demands, losses, liabilities,
costs, damag€s and €xpBnses arising from or in connsction with ssrvices rend€r€d, directly or indirocty
by FEN CC and by the use ofths information contained in this document.

This report must not be altered or added lo or used for any other purpose olher than that for which it
was produced without the prior written consent of the author(s). This also refers to electronic copies of
this repod which are supplied for the purposes of inclusion as part of other reports, including main
reports. Similarly, any recommendations, statements or conclusions drawn from or based on this report
must make relerence to this report. lf thes€ form part of a main report relating to this investigation or
report, this report must be included in its entirety as an Appendix or s€parate seclion to ths main report.I
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APPENDIX B: Legislative Requirements
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The environment and he heatt and r€ll-being of peode are safeguarded under the CorEtitution of lhe
Repuuic of Souh Ahica, 1996 by way ol sectioo 24. Sectioo 24(a)guarantees a right to ar envimomenl
tEt is not harnful to human h€allh or udl-being aad lo environmental pmtecton for lhe b€nefil of pres€nl

and future generations. Section 24(b) direcb tle stale to take reasonable legislative aM o$er measures
to prevent pollution, promote coflservalion, and seqre the ecologically suslainable developoent and use

of naluGl r€sourcos (induding waler and mineral resources) while promoling juslifiaue ecooomic and
social d€velopment. S€ction 27 guarantees ewry person the right ol access lo sufficienl waler, and lhe
stale is obliged to take reasonable legislative and ot rer rneasures within its available resources to achieve
ttre progressive normalizalion of this right. Section 27 is defned as a socioeconomic ight and not an
eovionrnenlal right. Ho{ever, read with seclion 24 it requires of ltE slale to ensure lhal watar is conserved
and Eolect€d and flat suffcie access to lhe resourc€ is provided. Water rEgulaton in Souh Aftica places

a great emphasis on proteding he reso{irce and on pfoviding access lo water fo. everyone.
The National Environrn€ntal l,lanagern€nt Ac1, 1 998 (Act No. 1 07 of 1 998) and the associated Regulatioos
as amendod in 2017, slatss trat prior lo any dovelopfii€nt taking plac€ wihin a r€{and or nparian ar6a,

an environmenlal auhorisation process needs to be foilo,,red. This could fdlorv ei$er the Basic
Ass€ssment Reporl (BAR) [ocess or the Environmental lmpacl Assessment (ElA) process depending on
he scale ofhe impact. Provincial regulations must also be considered.' 
The National Water Act, t Sea 1m H'0. lO ot t S98) reffgnises that $e entirs ecosystem d not just the
water itsslf in any given water resource consfifutes the resolrc€ and as sucr] needs to be conserved. No
aclivity may herefore lake dace ryithin a rvatercourse uriess it is autlrorisod by he Departneflt of Water
ald Sanibtfi (OWS). Any area titr n a wetand oI iparian zone is h€refore exdud€d from doyslopment
ur{ess aufiodsation is obtrined from SE oWS in lerms ol Seclion 21 (c) & (r).

A walercourse is defined as:
a) A river or spring;

b) A natural channel in rfiich water llows regularly or antermitten[y;

c) A,,i€Uand,lake ordam inlo which, or from which wateriows;and
d) Any cdlection of water which the minister may, by notice in the Gazette. dedare a

water@urse.

ln accordance wih C.ovemment Notice (GN)509 of 2016. a regulated area of a watercourse for seclion 21c
aod 2liof th€ NWA, 1998 is defned as:

> Ihe outer edge of he '1 in 100 year flood line andor delineated ripaian habilat, $,tidlever is the
greatest distance, measurBd from lhe middle of the watercoorse ofa river, spdng, natural drannel,
lake or dam:

> In the absence of a determined 1 in 100 year iood line or riparian area lh€ area rvitrin 100 m from
the edge of a rvalercq.Jrse rvhere the edge of the watercourse is the frst identifa e annualbank
fI nood bench; or

> A 500 m radius from lhe delineated boundary (exteflt) of any rve0and or pan.

This notice r!d.cr! Glll199 and may b€ exercis€d as fdlorNs:

i) Er6ns€ he waler use adivitjes in terms of Secuon 21(c) and (i) of he Acl as set out in the table
b€low, subied to the conditioos of this auhorisation;

ii) Use waler in lerms of seclion 21(c) or (i) of he Act if it has a low risk dass as delermines lhrough
the Risl Matix;

iii) Do maintenance with their existing lawful rvaler use in terms of ssction 21(c) or (i) of $e Act thal
has a LOW risk class as determined through the Risk Matrix;

iv) Conducl river and storm water managomeni actjvities as contained in a river management plan;

v) Condud rehabililalion of v/eiands or rivers where sudr rehabililation actvities have a LOW risk
class as determined hrorgh he Risk Mat ix: and

vi) Conducl ernerg€ncy wqk ansing frorn an emergency situalion o( inod€nt assochted wih lh€
persons' existing lastll mter us€. provlded flat all worl is executed and reporH in the manner
presclibed in he Ernergency protocd.

A C€neral Aulhorisation (GA) issued as per this notice will require the propon€nt to adhete wittl specifc
onditions. r€habililation critsria and monitoring and reporting programme. Furthermore, tr€ wator user
mustensurethat there is a suffcient budget to comdste, Ghabilitale 8nd maintain th€ water use as set out
in this GA. Upon comdetion of he registralion, lhe responsible authodty will provide 8 cerlifcate ol
registration to th€ water us€r wifin 30 wprking days of the submission. On Mitten receipt of a regishation
certifcale from the Departnent he person rvill be regarded as a registered ryaler user and can commence
wifin th€ water use as contemdated in he GA.
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Table Ct: Classificalion System for lnland Systems, up to Level 3.

Table C2: Hydrogeomorphic (HGM) Units for the lnland System, showing the primary HGli Types
at Level 44 and th€ subcategories at Level 48 to 4C.

LEVEL I: SYSTEM LEVEL 2: REGIONAL SETTIi{G LEVEL 3:LANDSCAPE UNIT

Valley Floor

Slope

Plain
lnland Systems

owA Level I Ecoregions
OR
NFEPAW€tvog Groups
OR
Other special framervork Bench (Hilltop / Saddle / Shel0

LEVEL 4:HYDROGEOUORPHIC (HG ) UNIT

HGMW Longi[rdind zooaliod tardlorm / O/tlow
drainag€

LaMform / lniory drainage

B c
Active channel

Mountain headt{ater stream
Rjparian zone

Mountain sfeam
Riparian zone

Aclive channel
Transilional

Riparian zone

Active channel
Upper foothills

Riparian zone

Active channel
Lower foohills

Riparian zone

Aclive channel
Lowland river

Riparian zone

Aclive channel
Rejuvenated bedrocl fall

Ripadan zone

Aclive channel
Rejwenaled foothills

Ripanan zone

Active channel

River

Udand nooddain
Riparhn zon€

Channolled vallef bottom rwdand (nol apdicable) (not apdicade)

Unchannelled valley-botlom wstaM (nol applicable) (nol applicade)

Floodplain deFession lnol apdicable)
Flooddam vredand

Flooddain fat (nol applicable)

Wrth channelled inffow
Exolheic

Withoul channelled inf ow

EMorheic0epression

0ammed
Wthout channelled infl ow

Wilh channelled outflow (not applicable)
Seep

Without channelled outflow (not applicable)

FUI{CTlOt{AL Ut{l.r

35 r$

I

FEN 22-5044 August 2022

APPENDIX C: Glassification System for Wetlands and
other Aquatic Ecosystems in South Africa (2013)

All wetland or riparian features encounlered wilhin the investigation area was assessed using the
Classificalion System for WeUands and other Aquatic Ecosystems in South Africa. User Manual: lnland
systems, hereafter refened to as the "Classification System" (Ollis et. al., 2013). A summary on Levels
'l to 4 of the classification syslem are presented in lhe tables below.

I

I

I

WETLAID / AOUATIC ECOSYSTETI COiITEXT

Aclive channel

With channelled iniow
Without channelled inioyj

Wilh channelled inforY
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Level 1: lnland aystems

From the classification system, lnland Systems are delined as aquatic ecosystems that have no
eristing connection to the ocean5 (i.e. characterised by the complete absence of marine exchange
and/or tidal influence) bul whlch are inundated or saturated wlth water, either permanently or
periodically. lt is importanl to b€ar in mind, howev6r, that certain lnland Systems may hav€ had a
historical connection to the ocoan, which in some cases may have been relatively recent.

Leyel 2: Ecoregions & NFEPA Wetland Vogetation Groups

For lnland Systems, the regionalspatial framework that has been included in Level 2 ofthe classitication
system is that of the DWA'S Lsvel 1 Ecoregions for aquatic ecosystems (Kleynhans er. al, 2005). There
is a total of 31 Ecoregions across South Aftba, including Lesolho and Swaziland. DWA Ecoregions
have mosl commonly been used to categorise the regional setting for national and regional t/vater

resource management applications, especially in relalion lo rivers.

The Vegetation Map of South Africa, Swaziland and Lesotho (Mucina & Rutherford, 2006) groups'
vegetation types across the country, according to Biomes, which are then divided into Bioregions. To
categorise the regional setting for the wetland component of the NFEPA proiect, wetland vegetation
groups (refened to as Wetveg Groups) were derived by further sditting Bioregions into smaller groups
through expert input (Nel el a/., 2011). There are currently 133 NFEPA Wetveg Groups. lt is €nvisaged
that these groups could be used as a special framework for the classification of wetlands in national-
and regional-scale conservation planning and wetland management initialives.

LoY6l 3: Landscap6 Settlng

At Level3 oflhe classification system for lnland Systems, a distinction is made between four Landscape
Units (Table Cl ) on the basis of the landscape setting (i.e. topographical position) within which an HGM
Unit is situated, as follows (Ollis et. al., 2013\:

> Slope: an included stretch of ground that is not part of a valley floor, which is typically located
on the side of a mountain, hill or valley;

> Valloy floor: The base of a valley, situatsd between two distinct valley side-slopes;
i Plain: an extensive area of low relief characterised by relatively level, gently undulating or

uniformly sloping land: and
> Bench (hilltop/saddls/shsl0: an area of mosuy lovel or neady level high ground (relative to

the broad sunoundings), including hilltopycrests (areas at the top of a mountain or hill flanked
by down-slopes in all directions), saddles (relatively high-lying areas flanked by do\ rn-slopes
on two sides in one direction and up-slopes on two sides in an approximalely perpendicular
direction), and shelves/tenaces/ledges (relatively high-lying, localised flat areas along a slope,
representing a break in slope with an up-slope one side and a down-slope on the other side in
ths same direction).

Level 4: Hydrogeomorphic Unit3

Seven primary HGM Types are recognised for lnland Systems at Level 4A of the classification system
(Table C2), on the basis of hydrology and geomorphology (Ollis el. a/., 2013), namely:

5 l ost riv6c are indls€dy qmecl€d to tle ocaan via an estuary at tl€ downstsam efld, but wh€{e marin€ exdange (i.e. Ulo pres€nc€ of
seamler) or lidd iudualions aro dsledabl€ in a river d]annol tlal is p€nnaneory or p€ridicdly onnecled to trle ocsan, it is defned as
part ol tlo ostuary.

LEVEL 1:HYDROGEOIIORPHIC (HGI{) UNIT

HGMW Loflgitudinal zonation/ Landform / Ou6os
dminage

Landtorm / lnflow dEinage

A B c
We[and flal (nol applicaue) (nol apdicable)

FUNCIIONAL UNIT
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i River: a linear landform with clearly disc€mible bed and banks, which permanenty or
periodically canies a concentrated flow of water;

)> Channelled valley-bottom wotland: a valley-bottom wetland with a river channel running
through it;

> Unchannollod valloy-bottom wotland: a valley-bottom wetland without a river channel
running through it;

> Floodplaln wotland: the mosty flat or gently sloping land adjacent to and formed by an alluvial
river channel, under ils present climato and sediment load, which is subject to periodic
inundation by over{opping of the channel bank;

> Oeprrsslon: a landform with closed elevation contours that increases in depth from the
perimBtor to a central area of graatost depth, and within which water typically accumulates;

> Wotland Flat: a level or near-level wetland area that is not fed by waler from a river channel,
and which is typically situated on a plain or a bench. Closed elevation contours are not evidenl
around lhe edge of a wetland flat; and

) Seep: a wetland area located on (gently to steeply) sloping land, which is dominaled by the
colluvial (i.e. gravity-driven), unidirectional movement of material down-slope. Seeps are often
located on the side-slopes of a valley, but they do not, typically, exlend into a valley floor.

The above terms have been used for the primary HGM Units in the classification system to try and
ensure consistency with the wetland classification terms cunenuy in common usage in South Africa.
Similar terminology (but sxcluding categories for "channel", "flat" and "valleyhead seep") is used, for
example, in the rocsntly developed tools producad as part ofthe Wetland Management Serios including
WET-Health (Macfarlane et. al., 2008), WET-lHl (OWAF, 20071 and WET-EcoServices (KoEe or. al.,
2009).

,rJ
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APPENDIX D: Details, Expertise and Curriculum Vitae of

Specialists

l. (a) (i) Details of the specialist who prepared the report

Rabia Mathakutha MSc Plant Science (University of Pretoria)
P da Cruz BA (Hons) Geography and Environmental Studies (University of the

Wtwatersrand)

f. (a). (ii) The expertise of that specialist to compile a specialist report including a curriculum
Yitae

Company of Specialist:

Name / Contact peBon:

Postal address:

Postalcode:
Telephone:

E-mail:

Qualifications

Regisfation / Associations

Scientific Aquatic Services (Pty) Ltd

221 Riverside Lofrs, Tygerfalls Boulevard, Bellville,

7539 Cell:

Fax:

083 739 2284

011 616 7893 086124 3132

MSC Plant Science

Registered Candidate Member of the Soulh African Council for Natural Scientific

Professions (SACNASP)

'1. (b) a declaration that tho specialisl is indepondent in a fom as may bo spscified by the
compotent authority

Llr,^

38

t)

Rabia Mattlakutha

rabia@!ase[vs]'oup. er.za

l, Rabia Mathakutha, declare that -

. lact as the independent specialist in lhis application;

. I will perform the work relaling to the application in an objective manner, even if this results in visws
and findings that are not favourable lo the applicant;

. I declare that there are no circumstances that may compromise my objeclivity in performing such
work;

. I have expertise in conducting the specialist report relevant to this application, including knowledge
of the relevant legislation and any guidelines that have relevance to the proposed aclivity;

. I will comply with the applicable lsgislation;

. I have not, and will not engage in, confiicting interests in the undertaking of the activity;

. I undertake to disclose to the applicant and the competent authority all material information in my
possession that reasonably has or may have the potential of influencing - any decision to be taken
with respect to the application by ths competent authority: and - the objectiv,ty of any report, plan
or document lo be prepared by myself for submission to the competent authority;

o All the particulars furnished by me in lhis form are true and conect

Signature of the Specialist
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1. (b) a doclaration that the spoclalist is indepondent in a fo]m as may be spocified by the
competsnt authority

l, Paul da Cruz, declare that -
. lact as the independent specialist in this application;
. lwill perform the work relating to the application in an objective manner, even if this results in views

and findings that are not favourable to the applicant:
. I declare thal there ars no circumstancos that may compromise my objectivity in performing such

work,
. I have expertise in conducting the specialist report relevant to this application, including knowledge

of the relevant legislation and any guidelines that have relevance to the proposed activity;
r I will comply with the applicable legislation;
. I have not, and will not engage in, conflicting interests in the undertaking of the activity;
. I undertake to disclose to the applicant and the compelent authority all mate,ial information in my

possession that reasonably has or may have lhe potential of influencing - any decision to b€ taken
with respecl to the apdication by the competent authority; and - the objectivity of any report, plan
or document to be prepared by myself for submission to the competent authority;

. All the parliculars fumished by me in this form are lrue and conecl

39
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SAS ENVIRONMENTAL GROUP OF COMPANIES -
SPECIALIST CONSULTANT INFORMATION

Joined SAS Environmental Group of Companies

Field Ecologist

Wetland ecology

2020

EDUCATION
Quallflcatlons

MSc Plant Science (University of Pretoria)
BSc (Hons) Environmental Science (Biogeography) (University of KwaZulu-Natal)
BSc Environmental Science (Life Science stream) (University of Kwazulu-Natal)

AREAS OF WORK EXPERIENCE
South Africa - Gauteng, Mpumalanga, Westem Cape, Northem Cape, Eastem Cape
Africa - Lesotho, Mozambique

Frashwater Assossmsnts
. Desktop Freshwater Delineation
. FreshwaterVerificationAssessment
. Freshwater (wetland / riparian) Delineation and Assessment
. Freshwater Eco Service and Status Determination
r Rehabilitation Assessment / Planning
. Maintenance and Management Plans
. Plant Species Plan

2018
2015
2014

40

CURRICULUM VITAE OF RABIA MATHAKUTHA

MEMBERSHIP IN PROFESSIONAL SOCIETIES
Candidate member of the South African Council for Natural Scientific Professions (SACNASP - Reg.
No. 120040)
Member of the Westem Cape Wetland Forum (WCWF)
South African Association of Botany (SAAB)

PERSONAL DETAILS
Position in Company

Short Coursea
Tools for Wetland Assessment (Rhodes University)
Official DWS Section 21 (c) and (i)Water Use Authorisation Course
Basic and Applied Statistics in R

2021
2018
2016

t
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PERSONAL DETAILS

Position in Company

Joinad SAS Environmental Group of Companies

August 2022

SAS ENVIRONMENTAL GROUP OF COMPANIES -
SPECIALIST CONSULTANT INFORMATION

CURRICULUM VITAE OF PAUL DA CRUZ

Senior Emlogist

2022

MEMBERSHIP IN PROFESSIONAL SOCIETIES

Registered Certificated Scientist at South African Council for Natural Scientific Professions (SACNASP)
Regislered Environmental Assessment Practitioner (EAP) with the Environmental Assessment Practitioners
Association of South Africa (EAPASA)
Member of the Soulh African Wetland Society (SAWS)

EDUCATION

Qualifications

BA (Hons) (Geography and Environmental Studies) (University of the Witwatersrand)
BA (Geography) (University of the Witwatersrand)

Short Courses

Taxonomy of Wetland Plants (Water Research Commission)

Advanced Grass ldentification (Frits van Outshoom)

Grass ldentification (Frits van Outshoom),

Soil Form Classification and WeUand Delineation; (TenaSoil Science)

AREAS OF WORK EXPERIENCE

South Africa - All Provinces
Southern Africa - Lesotho, Botswana

1998
1997

2017

2010

2009

2008

1

2

3

4
5
6
7

OEVELOPMENT SECTORS OF EXPERIENCE

Renewable energy (Wind and sola0
Linear developments (energy transmission, telecommunication, pipelines, roads, bordor

inftaslruclure)
Nature Conservation and Ecotourism Developmsnt
Commercial development
Residential development
Environmental and Development Planning and Strategic Assessment
lndustriaUchemical; Non-renewable power Generation
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KEY SPECIAUST DISCIPLINES

Leglslatlve Requlrsments, Procosaea and Assessments
. EIA / BA Applications

. Environmental Authorisation Amendments

. EMPr Compilation

. Environmental Compliance Monitoring (Environmental Auditing)

. Environmental Scr6ening Assessments and Listing Notice 3 Trigger ldentification / Mapping

. Strategic Environmental Assessments and Envlronmental Management Frameworks

. EIA / Specialist Study Peer Review

Freshwator Assoaamonts
. Freshwater (wetland / riparian) Delineation and Assessment

. Freshwater Eco Service and Status Determination

. Rehabilitation Assessment / Planning

. Maintenance and Management Plans

. Plant Species and Landscap€ Plans

. Freshwater Assessments in support of Environmental Screening Assessments, Precincl Planning & SEA

. Weland Construction (Compliance) Monitoring

BiodlYerslty AssosBmants
o AvifaunalAssessments

. StrategicBiodiversityAssessment

Visual lmpact Assosament
. Visual lmpact Assessments

GIS / Spatlal Analysls
. GIS Spatial Analysis and Listing Notice 3 mapping

12
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ANNEXURE 18: HERITAGE WESTERN CAPE APPROVAT
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Our nel:

Cole No:
Enqulries:
E.moll:
Iel:

Yours foilhfully

Coletle Scheermeyer
Depuly Dk€clo.

f'1
lLlr. l.Mv.ll

Ertonl!
Horlt!9a

HM /CAPE WINELANDS /STELLENBOSCH /KLAPMUTS /GROENFONTEIN
PTN 5 FARM 716
22072609 AMO728E
Ayondo Mdludlu
oyondo.mdludlu@weslerncope.gov.zo
02 r 463 59s9

Plete, Slobberl
t!lobbert3Sl @moll.com

nESPONSE TO NOTIFICAIION OF INTENT TO DEVELOP: tlNAl.
ln lerms ol Secllon 38(8) ol lhe Nollonol Hcrlloge Resourccr Acl (Act 25 ot '1999) ond tho Wcrlem Cope

tuovinciol Gozelle 6061, Nofice 2?8 o, 2OO3

NOTIfICATION Of INIENT TO DEVETOP: PROPOSED RESIDENIIAI. DEVETOPMENI ON PIN 5 FARM 7,I6
GROENFONTEIN, KTAPMI'IS, SUBMIIIED IN IERMS OF SECNON 38(I) OF THE NATIONAI, HERIIAGE
RESOURCES ACr (ACr 25 Ot 1999)

CASE NUMBER: 22072609 AMOT2AE

The motter obove hos reference

Heriloge Westem Cope is in receipl of oddilionol informotion for the obove moller received. This motter
wos discussed ol the Heritoge Officers' Meeting held on l6 Augusl2022.

You ore hereby notified thoi, since there is no reoson to believe thol the proposed residentiol
developmenl on ptn 5 form 716 Groenfoniein, Klopmuts will impocl on heriloge resource, no further
oction under Seclion 38 of lhe Nolionol Heriloge Resources Act (Acl 25 of 1999) is required.

However, should ony herifoge resources, including evidence of groyes ond humon buriols,
orchoeologicol moteriol ond poleontologicol moteriol be discovered during the execution of lhe
octivities obove, oll works must be stopped immediolely, ond Heritoge western Cope musf be notified
without deloy.

Ihis letter does not exonerole lhe oppliconl lrom obtoining ony necessory opprovol Irom ony olher
opplicoble slotutory outhority.

HwC reserves the right to requesl odditionol informolion os required

Should you hove ony further queries, pleose conlocl the officiol obove ond quote the cose number.

0
#&,

23 August 2022

ll \--1

www.w.tr.r^c.p..9ov.z./..t

dJlt"*-

Heritage Western Cape

Erfenis Wes-Kaap

lLifa leMveli leNtshona Koloni
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PORTION 5 OT FARM 716 (LAPMUTS

ANNEXURE 19: APPUCATION FORM
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t
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\ llrl\r'l)\r ll . l'\iil .lrl \\\i llll,'rf

\1 r \t\rt'\tt!rri . I \l \\ll)\1 \ . \l l\i( l1'\lli\

DIRECTORATE: PLANNING & ECONOMIC DEVETOPMENT

SUBMIT APPLICATION BY UPLOADING COMPLETED FORM AND RELEVANT INFO TO lHE
Town Plonnlng Appllcotlon l/lonogement System 0PArlts)

AFLA Porlol lstellenbosch.gov.zo|,
hllos://citvm os.stellenbosch. oov .zol at oortol/home

Firsl nome(s)
, t/&t f",oontrt"' l a1

LAND USE PTANNING APPTICATION FORM A
Section l5 of the Municipol Bylow on Lond Use Plonning 2023 ond other relevont legislotlon

Complele form using BLOCK letters ond ticking lhe oppropriole boxes

PAIT A: APPTICANT DEIAITS

Postol Address

t/r e.t, ?) nu /ana/n<A tt.<'.tz

P o. &x t/-E 1lg 2.t- irL'('ft '{'7/ s t7

Emoil Address

OQ) t7q.oq 993Contocl Number(s)

PARI B: tEGISIEIED tANDOWNEf(S) DEIAIIS Ilf different frcm opplicont)

(/ntoe*' 6,.rio Luurimr',trr< /ln) t-nRegistered
owner{s} Nome

E-moil Address k,,r,n 2 rc: dc/o*z /c'V or-a (g ((

2A /77 lsS'lContoct Number

PAII C: ?IOPERTY DEIAlut (in occordotrce wilh tille deed)

Town

Neoresl Town ttlPmztT3I
Suburb

Form
Ponion

Erl No

Form no

Surnome

Compony nome
(if opplicoble)

(rcyt
hflart 1Q7*.r-a

Poge I ol 7

I

I

I

www.slellenbosch.gov.zololonninq-oorlol/
FOR ENQUIRIES CONTACT londuse.enquiries@slellenbosch.oov.zo or 021- 808 8606
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1)ftt,ttra*'rr-uRl*, ktolr'u'rs
Property / Business /
Form known os

Physicol or Streel
Address

/qlP(itLft//{(Cunent Zoning

i/*'e
Addilionol or
Consenl Uses

Cunenl oclivities l/4rnof ft*uN{E patD Srrtrr o 77/14x9
Are there existing
buildings?

Property Size /
Extent 4, // /"// @ lno

r zaaft.r.z)

\,/
lf yes. list condition(s) os per certificole

tu'/p

Any restriclions ito
Conveyonce's
Certificote?
Are the reshictive
condilions in
fovour of o lhird
porly?

.lf yes, ottoch o power of otlornev signed by the Municipol Monqger or
delegoted outhority

lf yes. lisl the porty{ies)

,t'/A

ls the property

owned by
Council?

ls the opplicotion
triggered by the
Notionol Heritoge
Resources Act, 1999

(Act 25 of 1999) I

lf yes. indicote
which section
ore lriggered
ond otloch
relevonl
permit. J". JI

ls lhe building
older lhon 60
yeors?

ls the building
locoled within
the historicol
core?

, lf yes, is this opplicotion to
legolise lhe building / lond use2?

Any existing unouthorized buildings ond/or lond use

on the subject property(ies)?
Are there ony lond cloim(sl
regislered on ,he subjecl
propertylies)?

Are there ony pending court cosels) / order(s)
reloling fo lhe subjecl property(ies)?

PAiI D: PIE-APPIICAIION CONSUI,TATION AND oR SCIUIINY

lf yes, ottoch the minutes ot the prc.opplicotion
consullotion.

Hos thore been ony pre-

opplicotion consullotion?

lf yes. otloch the written leedbock receivedHos lhe pre.opplicolion scrutiny
form been submitled?
tbe sutrnision ot o pre-opdicolion scnrlhy ,orm ,o totrdulelpFfcorions@stq&bnboic/1.oov-?o rs

compulsory lar t|,e lotowing tyce of opplEorbns'ond wrrrten ,eedboct musl be ortoched to he ,ond use
ptonning c,pplicol'r,n foffn rczoning subdrvision ond consor:dorbn of ldnd, temovol. susoenson or
onlendment ol re\ticlive litle deed condilions, lhe omendrfieni de,eaim. or irnposrtion o, condirbns of
opptovol ond lhe concellolion ol on ooproved sJbdivision plon.

JUy 2O23vr

' Atopplcoflonr mgEs.ed by recton 38lt llol - le) I^ la.m! ol lhe Notonol Hediogp R€torrcos Act. 1999 lAcl25 ol 19991 moy nol b€ proceared wltho'",l o
p6mil i!,rt od by tho r6lcvonl cr.porlrncnt
1 No opptcofon moy b! tubrn{llad ro t.Odllre unoulhonied buldi.E wort dnd or lond ule oh the property ll o nolicc ho5 booh rewed ln lat,tB 6l Socnon
O7l4{ol, ond unA ruch tinE o S.ctlon 9l Complbnco Csrlillcote hove boon hluod in t€rms ol th6 Slell€nbosch tond Uro PlonninO By low

Pdge 2 ol 7

Title Deed
number
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PARI E: IAND USE PIANNING APPIICAIIONS AND PAYMENI Ot fEES

APPTICAIIONS IN TERMS Of SECIION 'I5 OFTHE MUNICIPAI 8YI.AW ON I.AND USE PTANNING 2023

Type ol oppllcoflon Iick

l5(2)(c) o deporture gronled on o temporory bosis to utilise lond for o purpose nol permitted in

15 rezoning of lond'2 o
schemeromelers of lhe zonintl C) neermo t ed rlUT olt thm ee de oel men

l5(2)(d) o subdivision ol lond thot is nol exempted in ferms of section 24, including the registrolion
of o servilude or leose eement'
t5 led in lerms of seciion 24'2 e o consolidotion of lond thol is nol exe
I 512) lt) o removol. suspension or omendm9!lt of reslrictive conditions in respecl of o lond unil.

l5(21(k) on omendmenl or concellotion of on opproved subdivision plon or port lhereof, including
o [om'enerol nord
t5 ermrssron2 I o ired in lerms of o condition of o ovol
t5 o determinotion of o zonin2 m

l5 scheme2 loled in lhe zonino o consent use conl

l5 scheme2 uired in terms of lhe zonino rnrs90n re
r_sa2lIh cl of on existion omendmenl. delelion or i sition of conditions in

t5 2 ono ol of on overlo schemezone os contem loled in lhe zonin
l5 on extension of lhe volid2

o vo
olriod of on o

t'

l5(2) lpl to disestobliih o homeowners' ossociolion

l5(21(r) o permission required for the reconslruction of on oxisting building thol constitules o non-
conlorming use lhol is deslroyed or domoged to the exlenf thot it is necessory to demolish o
subslontiol porl of the building
OTHER APPI.ICATIONS

Consent / Permission required in lerms of o title deed {includes where permission is required in terms
of the Advertising on Roods ond Ribbon Development Acl, Act 2l of l9/tO)

Deviotion from Council Policies/Bylows

DEIAITS fOR INVOICE

Nome & Surnome (porty responsible for poyment) arycor*' 

^t.azE 

7*\,;-5rz€* d/"r) t-A
2 4415!:4'.bw, !*."ou l,l*n q,st
45r?() //,/.2.5

l. Appllcdlon tcc! ore per the Covncll ApNovGd fottfrr, fhe complcra applicollon shouu ittl bc tubmltlad y]tthoul
tha poymcnt ol onl opptlcoble oppllcofion ,ae!. Only vhe'l rorft,led thol o co mplele ond occutole opprr,collon ho:
bGc[ rubmrltcd, t,ll a ptorofino lnvolca ba tubmllad ,o thc oplplkdat ||tah pdymcnl lnrf,Uc|/loor. App,ucarlon ,.c.
tho, otc pold to the Munlclpory qc non-.ctundoblc ot per lhc fofll nub' Once Nool ol paymcnl tt tGcolycd. the
oppllcotlon wU bG ,ogatd.d ot dvly ,vbmttlcd.

2. Al lndlgeot n ld.n t r,ho q. 
'tgldo{.d ot ruch wlth th. Menlcipol y ond wllh otool ,vbmltlad ,oaChct vll,i.

ooE.lcojdon wlt be axamplcd hom opplrcobb iEer io, Permoaen Deportue oppy'/Eotion, hcludtnj bvt not frmttcd
lo bululng llnct. covctogc. porfJng. Conroc,: ,ndioenr.orficc€rtcltenoosch.ooy.zo or 021 EoE Efil ot 021 E(tO E579

3. Ih. opprcon, ,t bbte lot lhe corl ol publbhlng ond tefling norlce d on opplkdtlon. Addttlonot t rr ,noy bccom.
opp0cobb, ond jhe oppficont $ll bc lnlo/.',,cd occotctlngty.

Postol Address

Vol Number {where opplicoble)

Stel16nbosch Municipolity
FrRSt NAI|ONAL EANT (FNB)
2 r 0554
628692$644
tU/_ ond ERr/FARM _

Pleore ut. bott ti€ Lond Ute Appllcotbn nvmbat ond lhc Et l!o,Ii]. numbct ind/raled on the iaycice o5 o retcrenco whcn moting
EFI polmenl

I

Poge 3 of 7

terms of the primory rights of the zoning opplicoble to the lond

l5(2)(n) o closure of o public ploce or port thereof

l5(2)(q) to rectify o foilure by o homeownors' ossociolion to meet its obligolions in respect of the
conlrol over or moinlenonce of services

BAN(ING DEIAII,S
Account Holder Norno:
Bont:
Bronch no.:

loyar-r, ,altlar|Cc:



PART f: DEIAILS Ot PROFOSAT (Br,ef desciption ot intent of development)

Nome ond Dote ol design guidelines (it oppllcoble)

Adjorning erf
number

Building line
encroochment

Streel m m

From m To m

Side From m To

Side From m To nl
Aggregole side From m To m

Reor From m To fi]

Exceeding permissible site

coveroge / footprint
From To

Exceeding moximum
permilted bulk / floor
foctor / hobiloble rooms

From To

Exceeding heighl
restriction

.M-?/?<:ft,,,te
k&t/4L->

From m7sr*ars To 3 m
s70qz;/9

Exceeding moximum
storey height

TO m

lLry 2023v1

From

I

I

tEzt.*ttrt,O fi. lu1Dtt't5r,ttp2 A,e*C fil-'D lu6ott//Sttt/, E/4872/p€

Fp.* flte flF/,Vr i'Fs;ro/('?7o// A^,/p tz)ifnzztt'u oFsttturzttt'
/fi, bE.D€/e. 7 fitt-t? f*a ,ElA /ofl'rleL'r af fl€ 1'4'so frz A

louZt,<tt,' €Sfort bat1"'"7zttQ zF rto l'PraP hb'usc ///a/b'

H /rrt:,r?t/477rN ,+E<n , P;eillz 
"PE^/ 

14','t6 fl',t''o BtL4r€

fiaos.

From lo
Streel

tTl

I

m

Poge 1 ol 7



PART G: AITACHMENTS ANO SUPPOnIING INfORMAIION ANO DOCUMENTATION FOR IAND USE ?tANNING

APPTICATION

Complcte tho followlng checkllsl ond olloch oll lh6 ln omotlon ond documentolion relcvonl lo lhe
prop6ol. tolure lo submll oll lnlo(mollon ond docum.nlollon requhed wlll Ieiull ln lhe oppllcoflon belng
deemed lncomplele.

Proof of ony olher relevont righi
held in lhe lond concerned

Power of oltorney / Owner's consent if

opplicont is not owner

S.G. diogrom / Generol plon
exlroct (A4 or A3 only)

Resolution or olher proo, thot
opplicont is oulhorised lo ocl on
beholl of o iuristic peBon

Sile development plon or
conceptuol loyout plon lA4 or A3
only) lo scole

written motivotion pertoining lo the
need ond desirobility of the proposol

Locolity plon (A4 or A3 only) to scole

Proof ot registered ownership (tull
copy ot lhe llie deed)

Proposed subdivision plon {A4 or A3

only) to scole

Conveyoncer's cerlificote

Consolidollon plon l44 or A3
only) lo scole
Sheet nome ond numbering
plon (A4 or A3 onlyl to scole

I : 50 / I :100 Flood line
delermholion {plon / report)
(A4 or 43 only) lo scole

Londscoping / Tree plon {A4 or
A.3 only) to scole

\./

Owners' Associofbn consenlAbutting owner's consent

Services Report or indicotion
of oll municipol services /
regislered seNiludos

\,/

Copy of Environmenlol lmpoct
Assessment (EIAI /
Heriloge lmpoct Assessmenl
(HrA) /
Troffic lmpocl Assessmenl (TlAl /
Troflic lmpocl Slotement (TlS) /
Moior Hozord lmpocl
Assessmenl (MHIA] /
Environmenlol Aulhorisolion
(EA) / Record of Decision (ROO)

Copy of originol opprovol ond
conditions of opprovol

Proof of loilure of owner's
ossociotion
Any oddilionol documenls or
informotion requirod os listed
in lhe p,e opplicolion
consultolion form / minutes

Proof of lowful use right

Other {specity):
gA< /4 z /:
Ett**j3,

Required number of
documentotion copi6s

lL4y 2O23Y I

Written feedbock of pre.
opplicolion scruliny ond Minutes of
pre-opplicolion consullotion
meeling lif opplicoble)

Lond use plon / Zoning plon
(A4 or ,q3 only) lo scole

Poge S ol 7

Proof of ogreemenl or pemission
for required servilude
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PAIT H: AUTHOIISAflO (S) SUBIECI TO OR BEING CONSIDERED lN IEiMS Of OIHER tEGlSl,ATlON

Specific Environmenlol Monogement Acl(s)

{SEMA) {e.9., Environmenlol ConseNolion Act,
1989 (Acl 73 of 1989):

Notionol Environmenlol
Monogement: Air Quolity Act, 2004
(Act 39 of 2004)

Notionol Environmenlol
Monogemenl: Woste Acl. 2008

lAct 59 of 2OO8)

ll required, hos opplicolion for EIA /
HIA / TIA / TIS / MHIA opprovol been
mode? lf yes, otloch documents /
plons / proof of submission elc.

Subdivision of Agicullurol Lond Act
1970 (Act 70 ol 19701

Spotiol Plonning ond Lond Use

Monogemenl Act, 2013 (Act I 6 of
20r 3) {sPruMA)

Notionol Woter Act, 1998 (Act 36 of
r 9981

Other (specify)
Occupolionol Heolth ond Sofety Act,
1993 (Acl 85 ot 1993): Mojor Hozord
lnstollotions Regulotions
Lond [Jse Plonning Act. 2014 (Act 3 of
20r 4) (LUPAI

t/ Do you wonl to lollow on iniegroted opplicotion procedure in ierms of section 44(ll of the
Stellenbosch Municipolily Lond Use Plonning By-Low? lf yes, olloch molivotion.

SECTION l: DECTARAIION

I hereby wish lo confim lhe tollowing:
l. fhol lhe intormotion conloined in this opplicolion fom ond occomponying documentotion is

complete and cofiect.
2. I'm owore lhot il is on orrense in lerms ol section 8611)le) ot soid bylow to supply podiculots,

inlormotion or onswers knowing the porticulots, intormotion, or onswers ,o be folse, lncofiect, or
misleading ot not believing them lo be conecl.

3. I om propedy oulhorized ,o moke ,his oppicorion on beholf of lhe owner ond thol o copy ot the
rclevonl powet of ottomey or consen, is olroched herero.

4. Where on ogent is oppoinled to subrnil this opplicot'on on ,he owner's behof, il is occepted tho,
coneipondence from ond nolificorions by lhe Municipolity in terms of lhe byJow wil/ be Jent on,y
lo the ogen, ond thot lhe ownet willregulotly consull wilh the ogenl in lhis regord.

5. I conftm thot lhe relevonl title deedls) hove been reod ond thol lhere ore no reslrictive litle deed
reslriclions, which impoct on lhis opp/,cofion, or oltemotively on ooplicolion for rcmovorlsuspension
or omendment forms por, of this submission.

6. I confirIr. lhot I hove mode known oll infomotion reloting to possiblo Lond / Restiturion Cloirns
ogoinsf the oppic otion propedy.

7. n is lhe owner's responsibility ,o ensure thol opprovol is not soughl lot o building ot lond use wh,ch
will conflict wilh ony opplicoble low.

8. Ihe Municipolily ossesses on opplicotion on the informotion submitted ond declorotions mode by
lhe ownet or on his beholf on the bosis lho, i, occepts the informotion so submilled ond declororions
so rnode to be conect, tue, ond occurole.

9- Approvol grcnted by the Municipotly on intomotion o, dec,ororbns that orc inconect, folse. or
misleoding moy be lioble lo be declored involid ond sel oside which moy tender ony building ot
deve,opmen, pursuont lherero i,,ego,.

10. The Municipolit / will not be lioble to ,he owner for ony economic,oss sutfered in consequence o,
opptovol gronted on inconect, folse, or misreod,n g inf otmotion or declorolions berng sef osrde.

Poge 6 ol7
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lurY 2023Yr

lntormotion ond declotolions include ony intormotion submilled ot declorolions mode on beholt of
the owner by o Competent PeEonlprofesiono, person including such informorion subrnitled or

declorotbns mode os lo his or her guolificolion os o Competenl pe$on ondlor rcgrsrrorion os o
professionol.
A person who provi'Ces ony intormolion or cedincob requked in ,erms of Regulotton Al9 o, ,he
Norionol Buiding Regulorions ond Building Sfondords Ac, No 103 of 1977 which he or she knows ,o
be incomp,ele or fo,se sho,, be guilty of on offence ond sho/l be prosecured occording;ly.

A person who supplies porlic ulo.l,, informotion, or onswe6 in o ,ond use opplicotion in terms of fhe

Sle,lenbosch Municipofily Lond Use Plonning By-low kno\ing il to be inconecf. lolse, or m,sleoding

or nol belieing lhern lo be conect sho,l be guiltY ot an otfence ond sholl be proseculed

occordinglY.
Ihe Municipolily will retel. o comploint lo ,he profession ol council o( similot body wtth whom o
Competent Person/professionol person is regisrered if il hos reoson lo believe that intomotion
submified, ot declorolionls mode by such Comperenl Personlprotessionol person is inconecr, fd,se

or misleoding.
I om owore lhol by lodging on opplicolion, lhe informolion in the applicotion ond obroned dunhg
lhe process rnoy be mode ovoildble ,o the publ,c.

12

,3.

t5

Dole l,/q/uApplicont's signolure:

Full nome: {/prr-rt bor'-.tr (r.'a"

Professionol copocily Drpxott,B ),lzle", /rtr,.t

14.

I

I

I

Poqe 7 ol 7
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PORTION 5 OF FARM 716 KIAPMUTS

PLAN 1: tOCAtlW PLAN - LOCAL CONTEXT
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PORTION 5 OF FARM 716 KLAPMUTS

PLAN 2: LOCAtlw PLAN - REGIONAL CONTExT
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PORTION S OF TARM 716 XLAPMUTS

PLAN 3: SUBDIVISION PtAN
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PORTION 5 OF TARM 716 KLAPMUTS

PIAN 4: STREET NAME AND NUMBERING PLAN
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16
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159.50

15
9.5
0

160.50

160
.50

166.50

159.50

160.50
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159.50

163.5
0
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