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NOTICE OF MUNICIPAL PLANNING TRIBUNAL MEETING
OF STELLENBOSCH MUNICIPALITY
FRIDAY, 2025-09-26 FROM 10:00-15:00

Ref. no. 3/4/5/2/40
2025-09-2¢
Chairperson

Mrs H Crooijimans-Lemmer

Deputy-Chairperson

Mr P Van zyl

External Members

Mrs C Havenga

MrD Leo

Mr S Boshoff

Internal Members

Mr A Barnes: Director - Planning and Economic Development
Mr M Williams: Senior Legal Advisor

Mr A van der Merwe: Senior Manager - Community Services

Mrs M Francis: Senior Manager - Infrastructure Planning, Development and Implementation,
Directorate Infrastructure Services

Technical Advisor

Mr K Munro - Director Environmental & Spatial Planning: Department of Environmental Afigirs
and Development Planning

Notice is hereby given in terms of Section 75(1) of the Stellenbosch Municipality Land Use
Planning By-Law (2023), of the Municipal Planning Tribunal Meeting which will be held at the
Stellenbosch Council Chambers, Stellenbosch Municipdlity, Plein Street, Stellenbosch on
FRIDAY, 2025-09-26 from 10h00-15:00 to consider the items on the Agenda.

i et

Mr P van Zyl
DEPUTY-CHAIRPERSON: MUNICIPAL PLANNING TRIBUNAL
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Observers

Mr K Erasmus
Mr E Ascott

Mr A Lakay

Mrs O Pakamile
Mr L Ndaba

Page 10f9



4

MINUTES: STELLENBOSCH MUNICIPAL PLANNING TRIBUNAL 29 AUGUST 2025

ITEM SUBJECT
SMPT OPENING AND WELCOME
01/08/25
Chairperson Crooijmans-Lemmer welcomed all present.
SMPT LEAVE OF ABSENCE
02/08/25
Mr Anthony Barnes
SMPT DISCLOSURE OF INTERESTS
03/08/25
None received
SMPT MINUTES OF THE PREVIOUS MEETING DATED 30 MAY 2025
04/08/25
The minutes of the previous meeting was noted.
MATTERS FOR CONSIDERATION
SMPT APPLICATION FOR CONSENT USE FOR TOURIST ACCOMMODATION
05/08/25 | ESTABLISHMENT ON FARM NO. 1674/4, PAARL DIVISION (LU/17504)

Discussion:

a. Chairperson Crooijmans-Lemmer handed over to Mrs Dafeti to give a
brief intfroduction of the application that served before the Tribunal.

b. Questions were raised about the number of dwelling units on the farm
and availability of farm worker housing. Reference was made to the
Boschendal Draft Conceptual Framework which was undertaken as a
spatial planning framework to inform development applications as the
farm falls within the Dwarsrivier Valley Rural Area Conservation Overlay
Zone and is of heritage and cultural significance.

c. Discussions followed on the conversion of farm worker housing units to
tourist accommodation. It was confirmed that the labourers who used to
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MINUTES: STELLENBOSCH MUNICIPAL PLANNING TRIBUNAL 29 AUGUST 2025

1

4.

stay on the farm moved to the nearby Lanquedoc urban area in the past
and are no longer accommodated on the farm.

UNANIMOUSLY RESOLVED:

. That it BE DECIDED that the application for Consent Use on Farm No. 1674/4,

Paarl Division to establish thirteen (13) tourist accommodation units deviates
from the provisions of the Stellenbosch Municipality SDF as contemplated in
terms of Section 19 of the Western Cape Land Use Planning Act, 2014 (Act 3
of 2014), for the following reasons:

1.1 The proposal exceeds the number of dwelling units permitted on an
agricultural land unit, as prescribed by the MSDF for agricultural
properties and thus conflicts with the spatial planning objectives of the
MSDF.

. That it BE DECIDED that the application for Consent Use on Farm No. 1674/4,

Paarl Division to allow a tourist accommodation establishment within the
footprint of the original seven (7) coftages does warrant site specific
circumstances as contemplated in terms of Section 22(2) of Spatial Planning
and Land Use Management Act, 2013 (Act 16 of 2013) for the following
reasons:

2.1 The proposed development will utilise the same cottages as approved in
2019 as temporary departure. The context of the development is the
same as that of 2019 and is subservient to agricultural activities found on
the farm.

. That the application in terms of Section 15 (2)(o) of the Stellenbosch

Municipality Land Use Planning Bylaw, 2023 on Farm No. 1674/4, Paarl
Division for Consent Use to allow a tourist accommodation establishment
within the footprint of the original coftages (13 dwelling units) that can
accommodate 52 guests

BE APPROVED in terms of Section 60 of the said Bylaw and subject to conditions
of approval.

The approval is subject to the following conditions imposed in terms of
Section 66 of the said Bylaw.

4.1 The approval only applies to the application under consideration and
shall not be construed as authority to depart from any other legal
prescriptions or requirements from Council or other legislation or Bylaws
or Regulations that may be applicable.

4.2 The tourist accommodation establishment must be confined within the
footprint of thirteen (13) self-catering units and no new buildings must be
constfructed.

4.3 Condition as imposed by Department: Transport & Infrastructure in their
letter dated 24 July 2025 be adhered to (See Annexure E).
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MINUTES: STELLENBOSCH MUNICIPAL PLANNING TRIBUNAL 29 AUGUST 2025

5.

6.

4.4 The tourist accommodation establishment be subservient to the
dominant agricultural use of the property.

4.5 Development conftributions are payable in accordance with the
prevailing and applicable Council Tariffs at the time of payment prior to
the approval of any building plans.

4.6 Conditions as imposed by the Directorate Infrastructure Services in their
memo dated 27 February 2025 be adhered to. See Annexure F.

4.7 The development must be undertaken generally in accordance with the
site plan as referenced (BOSCH_OC_20240710_01, drawn by: nm &
associates planners and designers & floor layout plans as referenced
2.01q, 2.02a, 2.03a, 2.04a & 2.05a drawn by Phillip Briel Architecture &
Urban design, dated: 24 July 2014 and attached as Annexure B.

4.8 Building plans be submitted for all changes of use in existing buildings and
which building plans be approved and related occupancy certificates
be issued prior to the vesting of any of the related uses.

The reasons for the above decision are as follows:

5.1 The aesthetic appearance of the site and surrounding environment will
not be altered and the proposal will not have a negative visual impact
from the nearby scenic route or the surrounding properties as it is is
confined to existing approved cotftages.

5.2 There are |justifiable site-specific considerations to depart from the
provisions of the MSDF.

5.3 The agricultural viability of the property will not be affected as the
proposal will be using existing structures, thus the primary land use of the
property will remain agriculture.

5.4 The proposal is in line with the Boschendal Draft Conceptual Framework,
September 2019.

5.5 The proposal is not inconsistent with the Dwars River Valley Rural Area
Conservation Overlay Zone.

Matters to be noted

6.1 The approval granted shall not exempt the applicant from complying
with any other legal prescriptions or requirements that might have a
bearing on the proposed use.

6.2 Should, after following due process —

6.2.1The subject approved land use remains in breach of complying with
any of the conditions of approval required for the vesting of the
subject approval, and/ or

6.2.2The operational use of the facility and establishment be in breach of
any of the conditions of approval, inclusive of persistent complaints of
undue noise levels, and/ or

6.2.3The property be used for any unauthorised uses not permitted in terms
of this approval, authorised official of the Municipality will exercise its
discretfion in terms of Section 90(c) of the Municipal Land Use Planning
By-Law to withdraw the subject approval granted and the building
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MINUTES: STELLENBOSCH MUNICIPAL PLANNING TRIBUNAL 29 AUGUST 2025

structures to be reverted to uses in line with the primary use of the
property.

SMPT
06/08/25

APPLICATION FOR THE CONSOLIDATION OF UNREGISTERED ERVEN 1111, 1114,
1115,1116,1117,1118, 1119, 1121, 1122, 1123, 1124, 1125, 1126, 1127, 1128, 1129,
1130, 1131, 1132, 1133, 1134, 1135, 1136, 1137, AND 1138, KLAPMUTS, AND THE
SUBDIVISION OF THE CONSOLIDATED UNREGISTERED PROPERTY (ERF 2046) IN
ACCORDANCE WITH THE AMENDED GP APPROVED BY STELLENBOSCH
MUNICIPALITY IN 2009. (LU/17086)

Discussion:
a. Chairperson Crooijmans-Lemmer handed over to Mr Fooy to give a brief
introduction of the application that served before the Tribunal.

b. Discussions followed on the national title deed programme to facilitate
the transfer of residential erven to the rightful housing beneficiaries. It is a
challenge on national level, and the Municipality is driving a few of these
projects on local level with the assistance of donor funding to rectify the
problem.

UNANIMOUSLY RESOLVED:

1. Application is made in terms of Section 15.2(e) of the Stellenbosch
Municipality Land Use Planning By-Law, 2023 for the Consolidation of erven
1111, 1114, 1115, 1116, 1117, 1118, 1119 ,1121, 1122, 1123, 1124, 1125, 1126,
1127, 1128, 1129, 1130 1131, 1132, 1133, 1134, 1135, 1136, 1137 and 1138,
Klapmuts to create Unregistered Erf 2046,

2. Application is made in terms of Section 15.2(d) of the Stellenbosch

Municipality Land Use Planning By-Law, 2023 for the Subdivision of
unregistered Erf 2046, Klapmuts into 49 Conventional Residential Zoned
portions and 2 Public Road and Parking Zone portion.

BE APPROVED in ferms of Section 60 of the said Bylaw and subject to
conditions of approval.

3. The approval is subject to the following conditions imposed in terms of
Section 66 of the said Bylaw:

3.1.The approval only applies to the proposed application under
consideration and shall not be construed as authority to depart from any
other legal prescriptions or requirements from Council or other legislation
or Bylaws or Regulations that may be applicable.

3.2. The approval granted shall not exempt the applicant from complying with
any other legal prescriptions or requirements that might have a bearing
on the proposed use.

3.3. The development be undertaken in accordance with the Subdivision Plan,
Drawing No: 2046-07-2025, Date: July 2025 and attached as Annexure B
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MINUTES: STELLENBOSCH MUNICIPAL PLANNING TRIBUNAL 29 AUGUST 2025

3.4. The applicant submits an electronic copy (shp, dwg, dxf) or hard copy of
the SG approved diagram for record keeping purposes.

3.5. The public road portion be transferred prior to, or simultaneously with the
transfer of the first land unit.

4. The reasons for the above decision are as follows:

4.1. The proposalis compatible with its surroundings and has no impact on the
biophysical environment, as the subject property is located within an
already developed residential area.

4.2. The residential units on the subject property have already been
constructed and are occupied by the beneficiaries.

4.3. The proposal will benefit existing tenants/ beneficiaries by enabling the
property to be transferred, thereby offering them secure tenure.

4.4. The current application seeks only to formalize the previously approved
but now lapsed approval granted for subdivision.

5. Matters to be noted:

5.1. An application for the approval of street names and numbers must be
submitted for consideration and approval in terms of the policy on Naming
and Renaming of Streets, Public Places, Natural Areas, Artefacts, and
Council-Owned Buildings and Facilities.

SMPT
07/08/25

APPLICATION FOR FOR THE SUBDIVISION OF FARM 1557 INTO PORTION B, PORTION
C. AND THE REMAINDER PORTION; THE CONSOLIDATION OF ERF 16576 WITH ERF
13836 TO CREATE A 4.44 HA PROPERTY; THE CONSOLIDATION OF PORTION B WITH
ERF 16566 TO FORM A 7.77 HA PROPERTY; AND AN EXEMPTION TO ESTABLISH A
SERVITUDE RIGHT-OF-WAY OVER THE REMAINDER OF FARM 1557 IN FAVOUR OF
PORTION C. (LU/16752)

Discussion:

a. Chairperson Crooijmans-Lemmer handed over to Mr Fooy to give a brief
infroduction of the application that served before the Tribunal.

b. Clarity on the proposal was given in relation to the proposed subdivided
portions and the infended use thereof. It was noted that the motivation
for the subdivision to create Portion C was not clear and one should be
cautious of the possibility of urban sprawl.

UNANIMOUSLY RESOLVED:
1. That the following application(s) in terms of Section 15(2) of the Stellenbosch

Municipal Land Use Planning Bylaw on Farm | 557 and Erf 16566, Stellenbosch
for:
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MINUTES: STELLENBOSCH MUNICIPAL PLANNING TRIBUNAL 29 AUGUST 2025

1.1 Subdivision of Farm 1557 into three portions, Portion B (5,5 ha), Portion C
(4.5 ha) and the Remainder Portion (44.7ha) in terms of Section 15.2(d) of
the of the Stellenbosch Municipality Land Use Planning By-Law, 2015.

1.2 Consolidate of Portion B (5,5 ha) with Erf 16566 (2.27ha) = 7.77ha portion is
made in terms of Section 15.2(e) of the of the Stellenbosch Municipality
Land Use Planning By-Law, 2015.

BE REFUSED in terms of Section 60 of the said Bylaw.

2. Thereasons for the above decision are as follows:

2.1 The subdivision and consolidation would result in part of the newly created
property extending beyond the designated urban edge.

2.2 The subdivision and consolidation would also permit structures to be
erected within the existing rural area that normally would not be permitted
as a primary land use right thereby potentially having a negative visual
impact on the surrounding area as a result of the topography of the
consolidated property.

2.3 The proposal would result in the creation of an economically non-viable
Portion of agricultural land, due to its size, orientation, and topography.

2.4 The proposal is also not aligned with the 2023 Stellenbosch Spatial
Development Framework for agricultural land which does not promote the
subdivision of agricultural properties located outside the urban edge.

2.5 The proposal is not aligned with the Western Cape Land Use Planning
Guidelines for Rural Areas (March 2019), which promote the consolidation
of agricultural land to prevent fragmentation and avoid compromising the
economic viability of existing farming operations.

3. The Consolidation of Erf 16576 (0,6989 ha) with Erf 13836 (3,74 ha) in terms of
Section 15.2(e) of the of the Stellenbosch Municipality Land Use Planning By-
Law, 2023.

BE APPROVED in terms of Section 60 of the said Bylaw and subject to conditions
of approval.

4. The approval is subject to the following conditions imposed in terms of
Section 66 of the said Bylaw:

4.1 The approval only applies to the proposed application under
consideration and shall not be construed as authority to depart from any
other legal prescriptions or requirements from Council or other legislation
or Bylaws or Regulations that may be applicable.

4.2 The approval granted shall not exempt the applicant from complying with
any other legal prescriptions or requirements that might have a bearing
on the proposal.

4.3 The applicant submits an electronic copy (shp. dwg, dxf) or A4 hard copy
of the SG approved consolidation diagram for record keeping purposes.

Page 7 of 9




10

MINUTES: STELLENBOSCH MUNICIPAL PLANNING TRIBUNAL 29 AUGUST 2025

4.4 No structures other than those related to agricultural activities may be
constructed on the portion of the consolidated property comprising Erf

16576, in order to preserve the current agricultural uses and maintain the

existing scenic and rural character of the area.

5. The reasons for the above decision are as follows:

5.1

5.2

5.3

5.4

The two properties are zoned Agricultural and Rural Zone and are located
within the urban edge.

The consolidation of these properties will not result in any additional land
use rights being granted but create a sustainable agricultural entity.

The approval will have no negative impact on the existing scenic and
rural character of the area.

The proposal is consistent with the 2019 Western Cape Land Use Planning
Guidelines for rural areas, which emphasize the consolidation of
agricultural land to prevent fragmentation, enhance the economic
viability of existing farms thereby creating sustainable agricultural entities.

SMPT
08/08/25

OTHER MATTERS

8.1

PLANNING POLICIES (REVIEWED OR APPROVED BY COUNCIL)

4.

. With reference to the discussion on the national title deed programme,

the external MPT members requested the Municipality to prepare a
statement on the current situation in Stellenbosch Municipality to be
presented to the MPT at the next meeting.

Upon request, it was noted that in future the Municipality will table and
discuss the draft rural guidelines and the review of the housing market
study, and the work done with the DAG on Inclusive Housing, as well as
the draft zoning scheme by-law.

It was also requested that the Municipality should be more proactive in
seeking input into policy and guideline documents from the external MPT
members as a useful resource to assist the Municipality.

The Chairperson noted the appointment of the new Mayoral Committee
Member for Planning, LED and Tourism, Councillor Tamryn Kumm, and
invited her to attend a future meeting.

8.2

APPEALS RECEIVED AGAINST MPT DECISION

1.

An appeal was received on the decision by the MPT to refuse the
application for consent use on Farm 1252, Stellenbosch for tourist
accommodation and facilities.
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MINUTES: STELLENBOSCH MUNICIPAL PLANNING TRIBUNAL 29 AUGUST 2025

2. An appeal was received on the decision by the MPT to refuse the
application for consent use for a tourist accommodation establishment
and departure on farm no. 266/11, stellenbosch division

3. An appeal was received on the decision by the MPT to refuse the
application for a consent use for a tourist accommodation
establishment and tourist facilities and permission in terms of the zoning
scheme for an agricultural industry on farm no. 1832, Paarl division.

8.3 GENERAL

1. The detail, quality and resolution of the plans included in the Agenda are
poor and not clearly visible, and a request is made that the Municipality
share site plans separately.

2. The Municipal Public Viewer can be accessed at the following link:
https://experience.arcgis.com/experience/b22e3950771444e48542edaf
4alafdce/page/Main-Map/

%zm—\]\;—\

Mrs H CréEoijmans-Lemmer

CHAIRPERSON: MUNICIPAL PLANNING TRIBUNAL

____—/_______--

Mr P van Zyl
DEPUTY-CHAIRPERSON: MUNICIPAL PLANNING TRIBUNAL
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| APPLICATION DETAILS

' DIRECTORATE: PLANNING & ECONOMIC DEVELOPMENT TOE |
DEVELOPMENT MANAGEMENT: LAND USE MANAGEMENT

PLANNING REPORT ON APPLICATION IN TERMS OF SECTION 15(2) OF THE
STELLENBOSCH MUNICIPAL LAND USE PLANNING BYLAW

Application Reference [LU/16567 | Commencement Date | 06-03-2024
' Last day for comments
Applicant Arch Town [Flamnies or additional 27-09-2024 08
(Pty) Ltd information
Erf 787 Place
: Conventional
Zoning Residential Zone | Other approvals None

| X_| TYPE OF APPLICATION

X

15(2){a) rezoning of land*

15(2)(b) a permanent departure from the development parameters of the zoning scheme

15(2)(c) a departure granted on a femporary basis to utilise land for a purpose not permiﬂed_in
terms of the primary rights of the zoning applicable to the land

15(2)(d) a subdivision of land that is not exempted in ferms of section 24, including the
registration of a servitude or lease agreement* - -

. 15(2)(f) aremoval, suspension or amendment of restrictive conditions in respect of a land unit*

15(2) (e) a consolidation of land that is not exempted in terms of section 24*

15(2)(g) a permission required in terms of the zoning scheme
15(2){h) an amendment, deletion or imposition of conditions in respect of an existing approval*

15(2)(i) an extension of the validity period of an approval

15(2)(j) an approval of an overlay zone as contemplated in the zoning scheme

15(2) (k) an amendment or cancellation of an approved subdivision plan or part thereof,
including a general plan or diagram*

15(2){l) a permission required in terms of a condition of approval
15(2)(m) a determination of a zoning

15(2)(n) a closure of a public place or part thereof
15(2) (o) a consent use contemplated in the zoning scheme

15(2)(p) to disestablish a homeowners' association

15(2)(q) to rectify a failure by a homeowners’ association to meet its obligations in respect of the
control over or maintenance of services
15(2)(r) a permission required for the reconstruction of an existing building that constitutes a non-
conforming use that is destroyed or damaged to the extent that it is necessary to demolish a
substantial part of the building |
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'_NATURE AND SCOPE OF PROPOSED LAND USE APPLICATION

The subject property, Erf 787, forms part of the historic “water erf,” which originally extended from Dorp
Street to the Eerste River before being subdivided into three equal portions. Over time, the erven to the
north were developed and, in some cases, restored. The historic building fronting Dorp Street, La
Gratitude, was inifially converted into a restaurant and now accommodates offices, with a modemn
office block constructed behind it. This office block was later subdivided, enabling the development
of a townhouse complex forming the northern boundary of the subject property. Access to these
developments, as well as to Erf 787, is provided from Dorp Street via an access servitude road.

The subject property which is the remaining "undeveloped portion”, which lies directly south of the
townhouse complex, abutting the Eerste River. Accessed to the subject property can be obtained via
a servitude road from Dorp Street or via Haomman Street. 32 on-site parking bays have been provided,
and accesses is taken from Hamman Street. The subject property measures nearly  000m?2 in size and
is zoned Conventional Residential. Given its size, use as a single residential erf is impractical and
therefore the application. The applicant also owns the adjacent Erf 786, which is vacant, and together
these two erven cover approximately 11500m? offering greater development potential if
consolidated.

In 2016 the owner obtained approval to utilise the existing dweliing for offices in the form of a temporary
departure. The approval granted was limited to five years in terms of LUPO. With the adoption of LUPA,
the applicant once again applied for a further five-years in 2023 which was supported by the Land Use
Section, but this decision was appealed by the adjoining property owner, and the Appeal Authority
subsequent approved the temporary departure but limiting it to one year. (Previous approvals
attached as Annexure F.) As a result of this the owners are now applying 1o rezone the property to
Mixed Use to utilize only the existing buildings on the property for office purposes, as a further extension
of the temporary departure is not possible and the only means of continuing to use the existing
buildings for offices as a land use right is o rezone the property.

Given the size and central location of the subject property, it is reasonable to expect that it will, in time,
be redeveloped inits entirety, however, as the landowner currently is uncertain about the most suitable
long-term development option and therefore is applying to utilize the existing buildings for office
purposes as previously permitted. This is seen by the owner as the 15t phase of redeveloping the property
as it will enable an income to be generated from the property without having an impact on ifs
surroundings and will permit the landowner additional fime fo determine the optimal redevelopment
approach, which is anticipated to be a complex, lengthy, and costly process.

Following consultation with the Spatial Section of the Municipality, the Mixed-Use Zoning was identified
as the most suitable zoning to allow offices as a primary land use right and to limit the impact of the
proposal to what had already in principle been supported in terms of a temporary departure, as only
the existing buildings on the property would be used / converted 1o office space (#800m3?), with any
future extensions, new structures, or redevelopment requiring / resulting in a revised application being
submitted which could be widely public participated, with the required detailed plans and studies

being in place.
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I_ ASSESSMENT CHECKLIST

CONSIDERATION CRITERIA

YES | NO

Comments, if ahy

Accurate intergovernmental and public
participation process followed

The application was widely advertised and

| included the Eikestad Nuus. An on-site notice

was placed on the property, with e-mails and
registered letters being sent to surrounding
affected property owners and community
organizations. Several objections were
received but most were withdrawn following
consultation between the applicant/property
owners and the objectors. Currently, only one
objection from the owner of Erf 14144 remains,
with the Stellenbosch Interest Group
submitting a conditional objection, which is
aftached as Annexure | to this item, thus out of
a fotal of 23 property owners notified
{excluding the press notice), excluding the
Stellenbosch Interest Group, the majority of
property owners support the proposal as
indicated.

Conditions imposed by departments

Directorate Infrastructure Services imposed
conditions of approval should the proposal be
supported Internal comments attached as
Annexure G.

DCs applicable

Yes should the application be supported.
Internal comments attached as Annexure G.

Objections received

Proposal complies with applicable iaws,
policies, guidelines, the IDP and SDP
and/or technical requirements in terms
of Section 65

Initially several objections were received
inclusive of the one received from the
Stellenbosch Interest Group, of which all were
withdrawn except 1 which was received from
the owner of Erf 14144, Refer to addendum to
the portfolio of evidence dated 11 April 2025,
attached as Annexure E & Objection
attached as Annexure I.

The Stellenbosch  Spatial  Development
Framework (SDF) promotes infill and
densification by prioritizihg brownfield over
greenfield development in areas with access
to good public transport facilities / routes. It
further encourages integrated, mixed-income
projects while discouraging segregated
estates fo support inclusive growth aligned
with the CBD’s urban character. The SDF
further advocates for locally integrated
commercial zones, retail in pedestrian-heavy
areas, and well-managed markets spaces to
strengthen opportunities for small-scale
business and traders within the Stellenbosch
CBD areaq.
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DESIRABILITY CONSIDERATIONS IN TERMS OF SECTION 65 OF THE BYLAW

Socio-economic impact

The proposal would prioritise short-term financial gain and return on
investment over the long-term best use of the land. Converting the
property to offices will contribute to worsening traffic congestion,
discouraging tourism and pedestrian activity, and undermining the
heritage and residential character of Hamman and Dorp Streets. This,
in turn, risks driving out permanent residents, weakening community
cohesion, and reducing the area’s vibrancy after hours since office
developments are largely inactive at night. The lack of continuous
activity can create opportunities for crime and urban decay,
threatening safety and security.

By contrast, medium-density residential development is viewed as more
socio-economically beneficial, as it would support tourism, integrate
better with surrounding land uses, promote non-motorised transport,
increase safety through continuous occupation, and complement the
appeal of the area as a mixed residential and tourist destination.
Overall, the socio-economic impact of office rezoning is assessed as
negative, as it jeopardises the long-term wellbeing, safety, and
liveability of the community while undermining tourism and heritage-
related economic opportunities

Compatibility with
surrounding uses

impact on the external
engineering services

' The proposed rezoning of Erf 787 for office use is considered

incompatible with the surrounding land uses, as the property is situated
within a predominantly residential environment along Hamman Street,
where many permanent residents still live, and where the character has
remained intact compared to nearby streets that have been eroded
by office conversions. Addition of a formal office development will
infroduce ftraffic and parking pressures that conflict with the residential
function of Hamman Street, in contrast to La Gratitude and other offices
that gain access directly from Dorp Street.

The proposal does not align with the spatial vision that encourages
residential and tourism-related development in this areq, as such uses
support vibrancy, safety, and compatibility with the historic and
residential character. By comparison, offices tend to generate activity
only during business hours, leaving the area inactive and vulnherable
after hours, which undermines both the wellbeing of residents and the
heritage quadlities of the street / precinct.

The proposed rezoning is seen 1o be at odds with the prevailing
residential and tourism-oriented land uses and risks disrupting the
balance and character of the neighbourhood / street.

The proposed rezoning of Erf 787 is expected to place additional strain
on the external engineering services, particularly the road and traffic
network. Office development on the site will contribute to the already
serious congestion experienced in Dorp Street and further exacerbate
traffic pressure at the Hamman Street and Dorp Street intersection.

The cumulative effect of existing and proposed office and commercial
developments along the Dorp Street tibutaries is significant and
requires proper investigation. Furthermore, Hamman Street, which

Page 4 of 9
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Impact on safety, health
and wellbeing of the
surrounding community

retains its residential character, will be negatively affected by increased
traffic accessing the cul-de-sac, in contrast to developments like La
Gratitude that take access directly from Dorp Street.

Due to the high traffic volumes passing through the Dorp Street
precinct, many residential houses have already been converted into
offices, some with permission and many being illegal. The combined
effect of this is that a high number of motor vehicles make use of Dorp
Street during peak ftraffic hours to access their offices, which often
results in gridlock during peak hours, resulting in the out-migration of
permanent residents not wanting to cope with the excessive traffic
volumes during this period. Krige Street which runs parallel to Hamman
Street, is a good example of where office use, both legal and illegal,
has degraded the character and quality of the street as the residential
character has been lost.

Impact on heritage

Impact on the biophysical
environment

The proposed rezoning of Erf 787 for office use is expected to negatively
affect the heritage significance of the surrounding areaq, particularly
Dorp Street and its historic precinct. Dorp Street dlready suffers from
excessive traffic volumes, which undermine its environmental capacity,
causing noise, air pollution, and unsafe conditions for pedestrians and
tourists.

Approving further office development will intensify these pressures,
eroding the cultural and historic value of the area and diminishing its
role as a premier tourist destination. The incremental conversion of
residential properties into offices has already altered the character of
nearby streets, such as Krige Street, and threatens to do the same in
Hamman Street. Further undermining the traditional residential and
heritage character of the neighbourhood. The proposal will aid in
degrading the unique heritage setting of Dorp Street by prioritizing
shorf-term commercial gain over the long-term preservation of its
historic, cultural, and tourism value.

The proposed rezoning of Erf 787 for office use may have several indirect
but significant impacts on the biophysical environment. The property is
located adjacent to the Eerste River and includes open land along the
riverbanks, which are described as a tranquil natural setting belonging
to the municipality.

Converting the site to office use would isolate this riverfront land,
potentially leading to neglect, reduced public accessibility, and an
increased risk of crime or environmental degradation.

Furthermore, the anticipated increase in vehicle tfraffic associated with
office development will contribute to higher levels of noise and air
pollution within the Dorp Street precinct, adversely affecting both
environmental quality and the experience of residents, pedestrians,
and tourists.

The rezoning proposal risks degrading the natural and environmental
assets of the area, particularly the Eerste River frontage and by
prioritizing traffic-intensive office use over more sustainable residential
and tourism-related land uses.

Page 5 of 9




Traffic impacts, parking,
access and other transport
related considerations
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The development will add to the already serious traffic congestion in
Dorp Sireet, one of the main east-west routes through the historic core,
where capacity cannot be increased without damaging heritage
resources such as historic buildings and oak trees. Increased office
activity will further strain the Hamman Street and Dorp Sireet
intersection, which is already problematic and unsafe for vehicles,
pedestirians, and non-motorized transport.

The subject property obtains access from Hamman Street, a cul-de-sac
that still retains a largely residential character, which may
accommodate the immediate needs but will still channel traffic into the
narrow cul-de-sac, exacerbating localized congestion and residential
disruption.

Whether the imposition of
conditions can mitigate an
adverse impact of the
proposed use or
development of land

The primary concerns raised relate to cumulative traffic congestion in
Dorp Street, increased pressure on the Homman Street cul-de-sac, the
erosion of the residential character of the area, and the undermining of
the historic and tourism value of the precinct.

These are structural impacts that cannot be fully addressed through
conditions such as limiting office numbers, managing parking, or
requiring minor access adjustments.

Similarly, conditions aimed at securing on-site parking or managing
hours of operation would not resolve the issue of offices being largely
vacant after hours, reducing surveillance and increasing risks to safety
and security.

In essence, while conditions could marginally regulate aspects of
access, parking, or traffic management, they cannot mitigate the
fundamental incompatibility of office development with the residential,
heritage, and tourism-oriented character of Hamman and Dorp Streets.
The adverse impacts identified are therefore inherent fo the proposed
land use change and cannot be meaningfully neutralized through
conditions.

| KEY FINDINGS OF PLANNING EVALUATION

After having independently considered and weighted all the relevant information the evaluation of
the subject land use and land development application concludes that:

- The precinct between the Eerste River and Alexander Street is better suvited to residential and
fourism related land uses such as guest houses, boutique hotels, townhouses, restaurants, and
cultural facilities, which contribute o vibrancy and safety.

— Office proliferation, both legal andillegal, has already caused severe congestion and out-migration
of permanent residents in nearby sireets like Krige Street, where the residential character has been
eroded due to the infroduction of offices.

— The location of the subject property is beftter suited to medium-density residential development,
which would complement both Hamman and Dorp Streets, supporting tourism, promoting NMT,
thereby mitigate the impact of traffic, and enhance safety.

Page 6 of 9
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— Therezoning to Mixed Use would encourage office development at the expense of a more suitable |
land use, jeopardizihg Hamman Street’s residential character, worsening congestion, and |
potentially leaving the riverfront land vulnerable to neglect and crime.

The subject land use and land development application is, having regard to the conclusions above,
viewed as Deviating from the relevant principles and policy and consequently grounds for not
supporting the subject land use and land development application.

Site Development Plan, Drawn by: AJK, Dated: 2504-2023; Pages
106 -

Annexure A: Locality Plan

Annexure B: Site Development Plan

Annexure C: Motivation Report

Annexure D: POE

List annexures to report Annexure E: Addendum to POE.

Annexure F: Previous Approval Letters.
Annexure G: Internal Departments Comments.
Annexure H: Traffic Impact Assessments.
Annexure |: Remaining Objection.

List relevant plan numbers

; PR ——

RECOMMENDATION

1. That the following application(s) in terms of Section 15(2) of the Stellenbosch Municipal Land Use
Planning Bylaw for the Rezoning of Erf 787, Hamman Sireet, from Conventional Residential Zone to
Mixed Use Zone to dllow for the existing buildings on the property to be used as offices.

BE REFUSED in terms of Section 60 of the said Bylaw and subject to conditions of approval.
2. Thereasons for the above decision are as follows:

2.1. The rezoning to Mixed Use would encourage office development at the expense of a more
suitable land use, jeopardizing Hamman Street's residential character, worsening congestion,
and potentially leaving the riverfront land vulnerable to neglect and crime.

2.2. The subject property is more appropriately suited for medium-denisity residential development,
which would align with the character of both Hamman and Dorp Streets, support tourism,

encourage non-motorized transport, help reduce traffic impacts, and contribute to a safer
environment.

| ASSESSMENT RECOMMENDATION BY TOWN PLANNER

The proposed land use and land development application has been duly evaluaied in terms of
process and desirability with the recommendation for consideration.

Name: R Feogg

Capacity: <<, .7 'P
SACPLAN Registration:

Signature: <L e 1
Date: je[¢7 [Pz <
REVIEW OF ASSESSMENT AND RECOMMENDATION
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The recommendation for decision is hereby submitted for consideration to the authorised decision-
maker in accordance with the Categorisation Model approved vide [tem 10.8.1 dd dated 26

February 2025.

Cateqory / Delegation ltem Number: A.c.

Decision Making Authority: MPT
Rational: Rezoning of any land to use in A nature that are deemed too may cause the transformation of an

Name: }@%M
Capacity: MM
SACPLAN Registration: M{ gS/(

27 bo2s
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MPT ADMINISTRATION OF PLANNING APPLICATION ASSESSMENT REPORT

Administrator to Stellenbosch Municipal Planning Tribunal:
Itis hereby confirmed that proper notice was served of the Municipal Planning Tribunal meeting
at which this land use and land development application will serve for consideration.

The land use and land development application will serve at the scheduled meeting of the
Stellenbosch Municipal Planning Tribunal on:

Date: .o,

Name:
Capacity:

Signature:
Date: ]
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1. INTRODUCTION

1.1 Background Information

Erf 787 Stellenbosch, hereafter referred to as the application site, is situated within Stellenbosch in an area known as
Stellenbosch Central. Though the property is zoned Conventional Residential, the scale of the erf, being almost
9 000m?, makes it impractical to use the property as a single residential property. In light of this, the owner has in recent
years obtained approval to use the existing dwelling house as offices. As the Conventical Residential zoning does not
allow for offices of this scale as a permitted right, approval was only granted on a temporary basis (5 years), with the
option to extend this right for a further 5 years. The first 5 years have already expired, and approval has recently been
issued for another 5 years extension. (Please note the appeal process for this approval is still in process).

The owner would also like to convert the existing garage to offices. As the temporary right for offices cannot be extended
again, the only way to establish this right as a permanent right is to rezone the application site to a more suitable zoning
category which allows for offices as a primary right. Due to the size and central location of the property it can reasonably
be expected that the application site will at some stage in the future be fully redeveloped. However, at this stage, the
landowner is still unsure as to the most suitable development option for the application site and would first like to utilize
the existing buildings and infrastructure on site to its full potential. This will enable the landowner to generate income
from the existing buildings and provide them with time to decide on the best redevelopment option for the application

site, which will be a lengthy and costly process.

In consultation with the Municipality, it is considered that the most suitable zoning category to allow for the proposed
offices as a primary right, is the Mixed-Use Zoning category. If the proposed rezoning is approved, the approval will be
tied to the existing buildings and GLA only and any extensions to the existing building or any new buildings/development
will require a new application (for an amendment of the SDP), including all required specialist studies and full public

participation which is usually required as part of a rezoning application.

1.2 Planning Brief

In light of the above, Arch Town Planners (Pty) Ltd has been appointed by the owner of the application site to prepare
and submit the required land use application to the Stellenbosch Municipality to allow for the rezoning of Erf 787 from
Conventional Residential to Mixed-Use zone.

Refer to Annexure A for the application form.

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

Erf 787 Stellenbosch, Hamman Street Pr= %
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1.3 Applications to Stellenbosch Municipality

Arch Town Planners (Pty) Ltd hereby officially submits an application in terms of Sections 15(2)(a) the Stellenbosch
Municipality Land Use By-Law, 2015 (hereafter referred to as ‘the By-Law’) to allow for the following on Erf 787

Stellenbosch:
i. Rezoning of Erf 787 from Conventional Residential Zone to Mixed Use Zone to allow for the existing buildings to

be used as offices.

2. PROPERTY DESCRIPTION
2.1 Ownership Details and Title Deed

Property Details | Ownership Erf Size Title Deed Current Zoning
Erf 787, Jeanette Winshaw 8795 m? T1171/1939 Conventional Residential
Stellenbosch Zone

Table 1 Property Details

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

From our study of the deed, it seems that there are no restrictive titie deed conditions in the current deed that will prohibit

the development of a mixed-use nature.
Also please refer to the attached Conveyancer Certificate in Annexure D.

2.2 Locality

The application site is centrally located within Stellenbosch town, situated between Dorp, Piet Retief and Hamman
Streets and the Eersterivier, which forms the southern boundary of the site. It is the last portion of undeveloped, private

owned land of this extend within the town centre (please refer to Figure 1 below)
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Figure 1: Locality within Stellenbosch

The application site is centrally located within Stellenbosch town, situated between Dorp, Piet Retief and Hamman
Streets and the Eersterivier, which forms the southern boundary of the site. It is the last portion of undeveloped, private
owned land of this extend within the town centre. Hamman Street, on the western boundary, is a cul-de-sac street with
mostly single residential houses of which many have been converted to offices and guest houses. La Gratitude
Dorpshuise and offices lies directly north of the site, with the Helderberg Men’s Residence on the eastern boundary.
The site is within walking distance from Coetzenburg stadium, town centre and various schools, including Bloemhof,
Paul Roos and Rhenish, it is well positioned within the context of Stellenbosch thus providing an excellent opportunity
for the appropriate development. Erf 786, which is currently vacant and lies adjacent to this property, is also owned by
the applicant. Together these properties make up nearly 11 500 m? of underutilised property in a mixed area in

Stellenbosch Central.
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Figure 2: Local Context

2.3 Physical characteristics, existing and surrounding land uses

The application site is a total of 8795 m? in extent. There is an existing house and outbuilding (garage) on the property.
In line with a previous land use approval, the house has been converted (through minimal internal alterations) to offices.
The outbuilding (which includes a garage) is not currently in use. The remainder of the site is used for parking and
garden area. There is currently one vehicular access point to the property on the western side of the property taking

access directly from Hamman Street.

2.4 Current zoning

Properties within the Stellenbosch Municipal Area are regulated in terms of the Stellenbosch Municipality Zoning
Scheme By-Law, 2019 (hereafter referred to as “the Zoning Scheme”). According to the zoning map below, Erf 787 is

zoned Conventional Residential, please refer to Figure 3 below:
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The zoning scheme allows the following uses under conventional residential zoning.

iZoning Scheme 2018

| Lens Formal Resiommat 2oy
I avuunit Residencsl Zees

“{Colour atthe

: Convantionsl Remdentisl Zone

Erf 787 — conventional
residential zone

39

with Boving od the st Boral

Figure 3 Exiract of the Zoning Map

Primary Uses

Additional Uses (not

exceeding threshold in this

Consent Uses (application

Dwelling house

chapter and subject to required)
technical approval)
o Bed and breakfast e Commune

establishment

Home occupation practice
Home lodging

Second dwelling
Occasional use (one
event/year)

Private road

Extramural facility

Group housing

Guest house

House shop

Occasional use (>one
event/year)

Tourist dwelling unit
Additional uses exceeding
parameters in this chapter

Table 2: Conventional Residential Zoning
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2.5 Existing approvals

On 5 September 2017, the Stellenbosch Municipality issued an approval for the following:

“a temporary departure on Erf 787, Haman Street Stellenbosch, in order to utilize the existing dwelling on the
property for offices....”

Please refer the Annexure H for a copy of the approval letter with the conditions of approval. Figures 4 — 6 below shows
the approved Site Development and Floor Plans.
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Figure 4: Approved SDP (September 2017)

Please note that the 5-year temporary departure lapsed on 4 September 2022. Prior to this date, an application was
submitted to the municipality for the extension of time, which has been approved by the Municipality and is now in an
appeal phase.
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3. DEVELOPMENT PROPOSAL

3.1 Proposed Development
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The proposed development is purely to allow for permanent rights to convert and use the existing garage (of £170m?)

as offices and to be able to continue to use the existing house as offices. It is important to note that the proposed

development will not include any new development or extension of any of the existing buildings.

The existing garage is currently only being used for storage. It has two double garages, a storeroom, bathroom and two

smaller storerooms. The intention is to convert the +170m? garage to offices, with a GLA of £145m?. The footprint off

the garage will not be altered or changed. The conversion will include internal and external alterations such as

subdividing the double garages into smaller offices, replacing the existing garage doors with office doors, adding new

doors and windows to allow access and ventilation to the proposed offices and adding a covered walkway on the
northern, eastern and southern facade of the building. Parking for the new offices (8 x parking bays) will be provided

west of the existing parking area, on the opposite sides of the existing access road. Please refer to Figures 7 below for

the layout of the proposed office conversion (please refer to Annexure E for a more detailed layout and site development

plan):
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Figure 7: Proposed Outbuilding to Office Conversion Plan
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As mentioned above, the existing dwelling house has already been converted to offices, under a temporary departure,
which will lapse within a period of 5 years from the date of final decision. For the purposes of this application, it is
important to include the offices in the existing dwelling house, as the proposed rezoning will establish the use of the

dwelling house as a permanent right.

The existing dwelling house (offices) has a footprint of approximately 565m?, including the main building, stoep and
cellar, and a GLA of £330m2. Parking is provided in the existing parking area, south of the swimming pool. This
application does not include any extensions to the existing dwelling house. Please refer to Figure 8 below for the floor

plans of the existing offices (Refer to Annexure E for the elevations):
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Figure 8: Floor Plan: Offices in Existing Dwelling House

The proposed offices (in the garage and the dwelling house) will have a combined GLA of approximately 475m? which
requires a minimum of 19 parking bays. The parking bays as proposed on the SDP therefore comply with the minimum

parking required.

It is important to note that the total area of the buildings (including new covered walkway and existing terrace) on site is
+860m?2 which on a site of 8 795m? equates to £10%, which is substantially less than that allowed for any erf zoned

Conventional Residential (allowable coverage of 40%).
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The zoning scheme allows the following uses under mixed use zoning.

Primary Uses Additional Uses (technical Consent Uses (application
approval) required)
e Commune None e  Adult Entertainment
Business premises ¢ Builders yard
(including shops, ¢ Commercial gymnasium
markets, restaurants, ¢ Conference facility
office) e Day care
e Clinic e Filling station
¢ Community residential * Freestanding base
building telecommunication
o Extramural facility station
e Flats e Funeral parlour
s Guest house e Gambling place
e Hostel e Helicopter landing pad
o Hotel e Hospital
¢ QOccasional use (one ¢ Indoor sport
event/year) ¢ Liquor Store
e Plant nursery e Motor vehicle fitment centre
e Public institution e Motor showroom
e Public parking area e Occasional use (> one
e Private road event/year)
¢ Tourist dwelling unit e Parking garage
e Tourist e Place of assembly
accommodation e Place of education
establishment ¢ Place of entertainment
¢ Welfare institution e Renewable energy structure
¢ Rooftop base
telecommunication station
o Tertiary educational
institution
e Warehouse

Table 3: Mixed Use Zoning

3.2 Availability of Services

A civil engineering services report was prepared by BART SENEKAL INC. Consulting Civil & Structural Engineers.

This section serves as a summary of the report (Refer to Annexure G Services Report).

o Water supply
Potable water supply to the development will be from the existing water connection and municipal meter on the water

network in Dorp Street. The existing supply line across the adjacent properties is protected by a servitude
agreement.The existing water demand is estimated at 1 unit at 1,2 kl/unit/day amounting to 1.2 kl/day. The estimated
water demand for the proposed offices is 475m? GLA @ 0.4 kl/100m? GLA amounting to 1.9 kl/day. With an increase of
0.7 kifday, that additional water demand is minimal, and sufficient spare capacity is available in the existing municipal

network to accommodate the additional demand.

¢ Sewage
An existing 150mm @& sewer main runs from east to west across the erf and provides a connection point for the property
sewerage. The existing sewage run-off from the residential dwelling unit is estimated as follows: 1 unit @ 0.7 kl/unit/day

for an estimated 0.7 kl/day. The sewage run-off from the proposed office development is calculated as follows: 475m?

Erf 787 Stellenbosch, Hamman Street SN
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GLA @ 0.35 kl/100m? GLA for an estimated 1.7 kl/day. The proposed office development will increase sewage run-off
by 1 kl/day. The existing municipal sewer network has sufficient spare capacity to accommodate the additional run-off.

3.3 Traffic Impact

A traffic impacts statement was prepared by ITS Innovative Transport Solutions. Please refer to Annexure F traffic

impacts statement.

The TIS concluded that the estimated number of trips associated with the proposed development will be marginal and

will have an insignificant impact on the external road network.

It is proposed to use the existing access from Hamman street. A total of 32 parking bays will be provided on-site,

which is sufficient.

4. MOTIVATION
4.1 Stellenbosch Municipality Land Use By-Law (2019)

As set out in Section 65(1) of the By-law, certain criteria needs to be met in consideration of an application by the
decision-making authorities. In line with this section, Table 3, below, sets out the criteria and assesses the application

accordingly:

Section 65(1) Criteria Assessment of Proposal

a. Application submitted in | The application is submitted in terms of Sections 15(2)(a) of the By-law.

terms of the By-law.

application and motivation.

b. Procedure followed in | To be decided. The proposed development was tested with the Municipality by means
processing the application. | of pre-application consultation. See Annexure | for feedback received during the pre-
application scrutiny process. All relevant and required documentation is attached to this

The reasons for the desirability of the applications may be summarized as follows:

space within this area.

owned by the applicant, which will inevitably be required to be developed.

inevitable.

located in Stellenbosch Central in a mixed-use area.

c. Desirability of land use The application is for the rezoning of Erf 787 from conventional residential to mixed use.

— The application site is one of the only remaining underdeveloped portions of land

in central Stellenbosch, and there is a large demand for business and office

— The property is adjacent to a vacant property of approximately 2600 m?, also

— The development pressure on this site is significant, making its development

— The proposed development will not negatively impact the area's character since
other business and office uses already exist in the vicinity. The property is

Erf 787 Stellenbosch, Hamman Street AN
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The rezoning seeks to grant permanent business rights to the property, which
has predominantly been used for offices since the approval of a temporary
departure on 5 September 2017.

The current business of commercial rentals has proven to be a success and has
further proven to have minimal impact to the surrounding area or traffic.

The property's location offers an excellent opportunity for infill development,
optimizing the use of space and services in central Stellenbosch.

The application site is conveniently situated within walking distance of
Stellenbosch's central business district, including Eikestad Mall, the University
of Stellenbosch, Paul Roos, and Bloemhof schools.

The rezoning will ensure that the buildings on the property are utilized to their
full potential.

The increase in traffic due to the proposed rezoning will have an insignificant
impact on the external road network, as concluded in the TIS.

The application site has sufficient on-site parking space.

The rezoning will be subject to restrictive conditions indicating that only the
existing buildings can be used for business purposes. This will grant the owners
the time and financial stability needed for the eventual redevelopment of the
application site, which will require a further application process.

Regarding the zoning scheme:

The zoning scheme indicates that the purpose of the mixed-use zone is to allow
a variety of business retail and office land uses within the central business areas
of towns. The application site is one of the only underdeveloped sites in central
Stellenbosch. This development will increase the efficiency and use of the

application site.

The zoning scheme indicates that the purpose of the mixed-use zone is to allow
a variety of mixed land uses that have no negative impact on each other. In this
regard the development will improve business use in the area and increase the

potential to have a mix of land uses in the future.

. Comment in response to

public participation.

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

requirements.

. Applicants' response to

comments received.

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

Participation Process.

Investigations in terms of

other laws.

Not Applicable.

. Written
planner.

assessment by

To be done by the Stellenbosch Municipality.

Table 4 Assessment of Application in terms of Section 65 (1) of the By-Law
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4.2 Land Use Planning Act (2014)

Section 59 of the Land Use Planning Act, 2014 (hereafter referred to as ‘LUPA’) sets out the land use planning principles
for the Western Cape. The following is an assessment of the application against these principles:

SPLUMA Principles Compliance of Proposed Application

Spatial Justice This development can promote spatial justice by creating an inclusive and accessible
environment for various stakeholders. Providing opportunities for different
socioeconomic groups, in the form of job opportunities. In this case the creation of office
spaces will ensure that individuals have job opportunities close to central Stellenbosch

and close to residential options.

Spatial Sustainability This development adheres to principles of spatial sustainability by optimizing land use
and minimizing urban sprawl by developing inside of the Urban Edge and in central
Stellenbosch. The locality encourages walkability and reduces the need for extensive

commuting, leading to reduced carbon emissions and a more sustainable urban form.

Efficiency This development is proposed on a brownfield site that will make use of the existing
urban infrastructure. No service upgrades are required to accommodate the increased

office area. It will result in the more efficient use of well-located land and existing

infrastructure.

Good Administration The proposed rezoning of land to mixed use and the use as offices are in-line with the
municipality’s existing densification policies. The development aligns with the principles
of good administration by adhering to the regulations and guidelines set outin SPLUMA.
This includes proper land use planning, obtaining necessary permits, and ensuring
compliance with environmental and building standards. The approval of this application
will be in the best interest of the Stellenbosch Municipality.

Spatial Resilience It should be noted that this development is a brownfield development in an area of town
that has already been urbanized. Thus, through this development, there will be no
negative impact on vulnerable agricultural and/or natural areas; nor would there be any

additional risk to the resilience of human residents in the area.

Table 5 Assessment of Application in terms of Section 59 of SPLUMA

4.3 Consistency with the Applicable Spatial Development Frameworks
4.3.1 Western Cape Provincial Spatial Development Framework, 2014

The Western Cape Spatial Development Framework (hereafter referred to as ‘the PSDF’) identifies 3 resource

management objectives.

l Protect biodiversity and agricultural resources.
. Minimize the consumption of scarce environmental resources, particularly water, fuel, and land — in the
latter case especially pristine and other rural land, which is the Western Cape’s ‘goldmine-above-the ground’

(i.e., a non-renewable resource).

Erf 787 Stellenbosch, Hamman Street P77 o\

TOWN PLANNERS.



48

1. Conserve and strengthen the sense of place of important natural, cultural and productive landscapes, artefacts

and buildings.

The development complies with these objectives through being a brownfield development that will consist only of
amendments to existing structures and the rezoning of the application site, to allow these structures to be used as

offices. Thus, relieving pressure for expansion outside of the urban core.

By utilizing existing infrastructure thus reducing the need to develop in areas of high rural and cultural importance. And

by strengthening the urban centre of Stellenbosch and having no negative effect on the sense of place of the area.
4.3.2 The Stellenbosch Municipality Integrated Development Plan, 2022

The current Stelienbosch Integrated Development Plan (hereafter referred to as “the IDP”), approved in May 2022,
provides the detailed development plans for the Stellenbosch Municipa! Area, over the short term (2022-2027) and long

term; as well as reviewing some of the challenges and opportunities experienced by the municipality.

Overall, the IDP prioritises the densification of existing urban areas, by “focusing development in low-density areas,
infill, and brownfield land before considering greenfield sites.” Given the low-density nature of the application site in
combination with its ideal location near the town centre and university, the area is well-aligned with the IDP strategy of

densifying brownfield sites.

As this site is a brownfield site and the added development will use an existing structure the development is within the

scope of the IDP.
4.3.3 The Stellenbosch Municipality Spatial Development Framework, 2023

The Stellenbosch Municipality Spatial Development Framework, 2019 (hereatter referred to as “the SDF") regulates the

concept of spatial development and management of Stellenbosch Municipality comprises seven key tenets.

As a change action for the municipality, the SDF states that it actively supports mixed land use in settlement centres.

The SDF also calls for infill development in Stellenbosch Central.

5. CONCLUSION

The approval of this application is argued to be favourable, considering the nature of this application, the applicable
policies and frameworks of the Stellenbosch Municipality and the legislation in terms of land use regulation. It is

therefore respectfully requested that the following applications be considered for approval:
Application in terms of Sections 15(a) of the By-Law to allow for the following on Erf 787 Stellenbosch:

¢ Rezoning of Erf 787 from Conventional Residential Zone to Mixed Use Zone to allow for the existing buildings

to be used as offices.
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TOWN PLANNERS

Physical Address: Bakkershuis
152 Dorp Street
Stellenbasch, 7600

M: +27 (0)72 480 5838
E: marike@archtownplanners.co.za
wW: www.archtownplanners.co.za

4 June 2024
Per email: Bulelwa.Mdoda@stellenbosch.gov.za
Cc: Landuse.Applications@stellenbosch.gov.za

Dear Bulelwa

PORTFOLIO OF EVIDENCE (PoE) AND RESPONSE TO COMMENTS: REZONING APPLICATION ON ERF 787,
STELLENBOSCH

Please note that the Public Participation Process for the above-mentioned application has now been concluded. The PPP
commenced on 18 April 2024 and concluded on 20 May 2024.

Herewith, please find our Portfolio of Evidence with the following information attached as Annexures:

. Annexure A: PoE Checkilist

. Annexure B:  Notice to Surrounding Owners (Proof of Distribution Email & Registered Mail)
. Annexure C:  Proof of On-Site Notice

. Annexure D:  Notice in Eikestad Nuus (Example and Proof of Placement)

. Annexure E:  Comments Received (Internal Municipal Departments)

. Annexure F:  Comments Received (Public)

. Annexure G:  Locality of Objectors

1. RESPONSE TO COMMENTS

As indicated in the Annexures, the application was advertised in the Eikestad Nuus, an on-site notice was placed on the
property, e-mails and registered letters were sent to surrounding property owners and community organisations and the
application was available on the Municipal website for comment. Formal comments/objections had to be submitted to the
applicant (Arch Town Planners) on or before 20 May 2024. After this PPP, we received a letter of support (on behalf of ALL
the property owners in La Gratitude Dorpshuise (14 property owners), plus three objections consisting of one letter
submitted on behalf of 6 property owners in Hamman Street, one letter from one of the same owners that submitted a

combined objection, and an objection from the SIG.
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1.1 INTERNAL DEPARTMENTS:
Please refer to the attached letter of support from the Engineering Department.

1.2 PUBLIC:

As mentioned above, we received one letter of support from La Gratitude, and three letters of objection of which two letters
of objections are from landowners in Hamman Street and one letter of objection from the SIG. Set out below, please find

a summary and our response to the comments received.
1.21 LETTER OF SUPPORT: Received from Chris Moller, on behalf of the La Gratitude HOA, dated 16 May 2024

As mentioned above, the Head of the Home Owners Association of La Gratitude, Chris Moller submitted a letter of support,
on behalf of all 14 homeowners in La Gratitude, in support of the proposed rezoning (attached in Annexure G).

Mr. Moller met with Arch Town Planners on behalf of the entire La Gratitude Complex on Thursday 25 April 2024 and
Tuesday 14 May 2024 to discuss the application and to get a better understanding of the proposal. His concerns were
mainly regarding the proposed zoning choice of Mixed-Use Zone vs Local Business Zone and the existing services
connections. He was concerned about future development that could potentially be established on the application site if the
Mixed-Use zone was approved. As discussed with Mr. Moller, we understand that this could raise concerns and have
therefore proposed that the Municipality, if the application is approved, include a condition of approval that ties the
development down to the current proposed use only in line with the proposed SDP. This can be enforced in a condition of

approval that reads:

The approval is tied fo the existing buildings and existing GLA only as indicated on the approved SDP. Any extensions
to any of the existing buildings or any new buildings/development will require a new application) with a full public
participation process which is usually required with a rezoning application. Any future applications will require all relevant
specialist studies, including (but not limited to) a Traffic Impact Statement / Assessment, a Services Report, a Heritage

Impact Assessment, Visual Impact Assessment and a detailed SDP.

In response to the above meetings Mr Moller submitted a letter of support for the proposed rezoning with a request that the

following should also be included as a condition of approval (if the application is successful):

The approval is granted for the rezoning from Conventional Residential to Mixed-Use (offices only).

It is considered that this is a fair request to which we agree as it will establish the existing and proposed office use (which
is the intent of this application) as a permanent right, without compromising the rights of surrounding property owners and

without providing a blanket approval for an unknown future development.

Mr. Moller also submitted a request to relocate the connection services to Hamman Street. As confirmed in the services
report submitted as part of the application, the existing services infrastructure has capacity to accommodate the additional
proposed office space in the garage. The Municipal Engineering Department has also accepted the current services
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infrastructure as appropriate in their comments. This application does not allow for any new service connections and will
utilize all existing services. A detailed Services Report will be required for any future development proposals which at that

stage will assess the need for the relocation of services or new service connections/upgrades.

1.2.2 OBJECTION 1: Received from Virdus Works, dated 17 May 2024, on behalf of the owners of the following

properties:

e Erf 14144, Mr and Mrs Slabbert

e Erf 764, Mr and Mrs Dean

e Erf 766, Mr and Mrs Venter

e Erf 767, CMV Trust (the trust of Mr Venter, also the owner of Erf 766 above)

e Erf 763, Ms B Lane (please note that this property has been sold to a new owner who has appointed Arch Town
Planners to prepare and submit an application on his behalf to convert the house to a guest house — this objection
from M B Lane is therefore seen as invalid and should be disregarded)

e Erf 760, Mr MJ Hunt
Please see Annexure H for a Locality Map of the Objectors.

It should be noted that though the letter of objection is submitted as representing objections from 6 property owners, it is in
effect only 4 objections out of a total of 23 property owners, who were notified (excluding the notification in the press), in

comparison to the letter of support from 14 property owners.

We would further like to note that during the notification period, the landowner of the application site became aware of
concerns regarding the application. Though the notice that was sent out to the surrounding property owners clearly states
that any person with questions regarding the application, could contact Arch Town Planners for further information (as Mr.
Moller did), we also provided an opportunity for the residents/owners of Hamman Street to discuss their concerns during a
proposed meeting at the application site. Please see Figures 1-3 of the message placed on the residential WhatsApp
group, on 9 May 2024, as well as a list of members of the group. Despite this effort to provide an in-person opportunity for
clarity on concerns, none of the residents (who form part of the objection received a week later) attended the meeting. The
intention of this meeting was to provide an open dialogue where concerns could be addressed directly, as we did with Mr.
Moller, and clarity could be provided. This [ack of attendance suggests a missed opportunity that could have been utilised

for constructive engagement.
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a) Residential Character of the Area

In his letter of objection, Mr. Lombaard focuses on the residential character of the area with specific reference to Hamman
Street. Before we respond to the objections, it is important to note that this statement, made throughout the letter of objection

and used to form the basis of the objections, is clearly incorrect.

Though the buildings along Hamman Street might read as single residential buildings, it is clear from a recent survey (which
was done on Monday, 27 May 2024) that the majority of houses are not utilized as single residential houses. There are
multiple businesses operating from the residential houses in Hamman Street. There are 16 erven in Hamman Street where
9 of them (more than half) are used for some type of business activities. Please refer to Figure 4 below, which indicates the
land use of the different properties. Of the nine properties, four are being used as businesses (offices and restaurants), one
is being used and openly advertised as student accommodation, three are currently used as guest houses and one property
is in the process of design for a new guest house. Though it can be argued that the guest houses are still considered to
contribute to the residential character of the area, it is clear that the four properties operating as businesses in Hamman
Street, cannot be considered as being residential in nature. It is argued that similar to these businesses, the proposed
development of offices in the existing house and garage will still read as a residential building and though the land use differs,
the building still reads as residential in terms of scale and character. The comment that Hamman street is a residential street
and that the proposed offices will be out of character with the surrounding residential properties is therefore misleading and
false as the proposed offices is clearly in line with what is already happening along Hamman Street, with the major difference

being that the proposed offices will provide more than enough on-site parking which will not result in visitors parking on red-
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lines or in front of gates/garages of the houses in Hamman street. It is in effect argued that the properties along Hamman

Street are already considered to be of a mixed-use nature, which aligns with the mixed use zoning of the area (being

Stellenbosch Central).

Hudsons (Restaurant) Dorp Street Dental,

Optometrist, and
Vendettas (Restaurant) flower shop (Okasie)

Blix Inn (Guest house)

Hamman Student
Rooms Accommodation

(Wincere Executive) Peet le Roux

Physiotherapy
Similan (Property
Management) Offices
Twice Central - Future planned
Guesthouse guesthouse

Rozenburg Guest
House

Figure 4: Existing land uses along Hamman street

b) Office Use seen as an Inappropriate Use for this Area

Mr. Lombaard clearly states that the affected owners are in principle not opposed to a change in use and intensified
development or to the redevelopment of the property in keeping with the surrounding residential land use and spatial
development policies of the Municipality, but they object to the proposed rezoning for the continued and expanded office

use and accordingly a foot in the door for future unspecified mixed-use development.

In the letter of objection, he argues that the objecting owners will be further affected by the office use, that it is
inappropriate on the property and street, and that it lacks desirability and is not justifiable or reasonable. Mr. Lombaard
does not indicate how the proposed offices will affect the owners or why the proposed conversion of the garage and
permanent rights to use the existing house as offices is seen as inappropriate, lacks desirability, is not justifiable or
reasonable. It is also mentioned that the future development of the site should be for residential purposes and not for any
business use that would cause continuous discomfort and disturbance to the residents in the street. He does not indicate

how the existing offices and proposed new offices will cause discomfort and disturbance to the 4 objectors.
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Though reference is made to the inappropriate use of offices on the application site and the perceived discomfort and

disturbance that would result from the offices, it is never indicated how the office will result in the above. It is therefore

motivated that this objection is invalid and should be disregarded.

In the letter of objection, it is stated that the requested conversion of the garage is not supported as it will further entrench
the current business use and lead to an increase in business related traffic in the street. The letter also states that this,
the conversion of the garage to offices, will erode the residential character of the street where the only business is guest
accommodation and occupational practices. Firstly, as pointed out above, the street is not purely used for residential
purposes, with specific reference to the offices of Similan Property Management, which is situated only one erf away
from erven 766 and 767 (owned by one of the objectors, Mr and Mrs. Venter). Also refer to Figure 4 above which
indicates the locality of the flower shop, dental practice, physiotherapist and restaurants in Hamman Street. It is also
motivated that the proposed development, to provide offices in the existing residential buildings is in keeping within the

residential character of the area in terms of visual character and scale, in line with the existing conversions in Hamman

Street.

The objectors argue that the demand for centrally located residential accommodation outweighs the demand for office
space. While there is a demand for centrally located residential accommodation in Stellenbosch, there is also a
significant demand for office space especially with on-site parking. There may be vacant offices in the town centre
however, many of the offices in town do not provide sufficient on-site parking. The current demand for centrally located
offices that provide sufficient parking in Stellenbosch cannot be overlooked. The fact that the landowner seeks to
establish the temporary right for offices as a permanent right and also intends to expand the offices space by converting

the garage is a clear indication of the need for offices. The argument that there is an oversupply of office space in town

should, therefore, be disregarded.

It should be noted that the motivation report correctly states that the application does not include any new development
or extension of any of the existing buildings, but only includes for the extension of land use rights (land use rights only)

through the conversion of the garage into office space and establishing the existing offices as a permeant right.

c) Rezoning to Mixed-Use Zone

It seems that the main concern raised by this group of objectors is around the possible future development which could
be developed if the site was zoned Mixed-Use and concerns that a future application will require a significantly less
onerous process and motivation than a rezoning. The objectors wrongfully assume that a future development proposal,
if it is in line with the building parameters of the Mixed-Use zone, will only require an amendment of a SDP application,
which is not the case. As discussed under Section 1.2.1 above, any future development or any deviation from
the proposed SDP (if it is approved) will require a full land use application process, including a public
participation process which will allow all interested and effected parties to assess, review and comment on any

future development proposal.

The objection implies that the rezoning to Mixed-Use Zone instead of Local Business Zone might be a strategic move
for long-term commercial development. The application did not hide its intent and aims to provide an adaptable and
sustainable use for the property that aligns with the broader spatial development policies of the Municipality.
Furthermore, the owners of the application site, Erf 787, also own Erf 786. If the intent was to use this application as a

“foot in the door” for an easier future development application, they could have applied for the consolidation of the two
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properties and the rezoning of both properties to Mixed-Use. However, the intent is purely to only allow for the permanent

use of the existing house and garage for offices.

Mr Lombaard argues that the application did not assess the impact of the Mixed-use zone development on the
surrounding area. It is argued that the application did assess the impact of the proposed development — being the
establishment of the existing offices as a permanent right and the proposed conversion of the garage to offices. The
application is very clear that if the application for the rezoning is approved, the approved Mixed-Use zoning will apply to
the existing buildings and office use only, therefor the rezoning does not allow for any other uses than that indicated on
the SDP. The application did assess the impact of the proposed development at hand, being the proposed offices, with
the required services report, traffic statement, floor plans, elevations plans and SDP. It did not have to assess any future
development options as there are currently no other development options proposed — any future development proposal
would need to go through a vigorous land use application process, including a full public participation process, as

discussed under Section 1.2.1 and above.

The objectors raised their concerns regarding the rezoning to Mixed-Use in lieu of Local Business which they feel would
be better suited. They motivate that the proposed offices can also be accommodated in a Local Business zone, which

is in their opinion the preferred option.

As stated in the motivation report, it is still unclear what the future development of the site will entail, but from the pre-
application meeting with the Municipality it was clear that future development should allow for a Mixed-Use development
and not a business orientated development. This is in line with the newly approved SDF which specifically identifies
areas for mixed land use and improved economic development as one of the change actions, with the spatial proposal
to retain and actively support mixed use redevelopments and buildings within the town centre and surrounding areas,
comprising living space above active street fronts. The SDF also promotes residential infill and densification and
proposes to pro-actively support higher density infill residential opportunities in the town centre, areas immediately

surrounding it and along major routes (with consideration of historic areas and structures).

The purpose of the Local Business zone is to make provision for:
e Low density commercial uses that are compatible with and located within residential areas (l.e. not town centre).
+ Non-residential land uses that provide for the convenience of and service to the surrounding residential
community.
¢ Non-residential uses that will not have an adverse impact on the surrounding residential environment.
¢ A clustering of community, residential and mixed land uses that are compatible with the surrounding residential
environment and which enables residents to walk to facilities

¢ A mix of land uses that can co-exist without negatively impacting on each other.

Though the Local Business zone allows for residential and mixed land uses, the intent is clearly to allow for lower density

commercial and non-residential type of land use in contrast to what is recommended by the SDF.
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Where the Local Business zone is more focused on low density commercial type of uses (outside of the town centre),

the purpose of the Mixed-use zone is to make provision for the following (which is clearly in line with the SDF):

e A variety of business uses (retail and office) and other related land uses within the central business areas of
towns (l.e. within the zoning area where this property is located)

e A variety of higher density residential uses and tourist accommodation.

e A variety of community uses, creating a zone of mixed land uses that do not have a negative impact on each

other.

Erf 787 is located in the town centre in a mixed-use zoning area (making it more suitable for mixed-use zoning) and not

within a typical residential area where the odd small business or guest house may exist (which businesses are more suitable

for the local business zone).

It is therefore motivated that the proposed rezoning to Mixed-Use is the best suitable zoning category, as it is clearly aligned

with the proposals and recommendations of the SDF and as was discussed during the pre-application meeting with the

Municipality.

d) Increase in Traffic

The objectors are concerned about the potential impact of an increase in traffic if the site was to be rezoned to Mixed-Use.
The objection implies that Mixed-Use zoning would increase traffic on Hamman Street and also cause a disturbance to the
character of the street. They mention the traffic impact of all businesses on the street. However, a traffic impact statement
was done by ITS Innovative Transport Solutions that concluded that the estimated number of trips associated with the
existing offices and proposed garage conversion will be minimal and will have an insignificant impact on the external road
network. Additionally, any future development on this erf will require a thorough traffic impact assessment that will ensure

that traffic concerns are adequately addressed and planned for.

Mr Lombaard concurs in the objections that the traffic increase to date as a result of the current offices has been marginal.
The addition of the garage space as offices is small in proportion and will have a minimal increase to traffic movement as

calculated by ITS Innovative Transport Solutions.

The Stellenbosch Municipal Engineering Department did not have any negative comment regarding any traffic concerns in

their approval report of the proposed development.

It is also important to note that during the various site visits to the application site, it was noted that many vehicles turn into
Hamman Street looking for parking, and if no parking is available these cars drive to the end of the cul-de-sac and turn
around and drive out into Dorp street again, thus adding traffic to the street. It is motivated that it is not the existing offices
and proposed offices on the application site (which provides more than the required parking) that results in the increased

traffic flow, but the lack of on-site parking for the other businesses in Hamman Street and elsewhere in Stellenbosch.
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1.2.2 OBJECTION 2: Received from Mr and Mrs Dean, dated 17 May 2024

Though Mr and Mrs Dean (owners of Erf 764) were included in the Objection submitted by Virdus Works, they submitted a
separate objection, which focuses on the Traffic Impact Statement which was done by ITS Innovate Transport Solutions.
In their letter of objection, they question the validity of the TIS, particularly the number of trips associated with the proposed

development, being found to be marginal and of insignificant impact on the external road network.
a) Validity of Traffic Impact Statement and Over Supply of Parking:

The objector states that the TIS was made as a theoretical paper exercise without taking account of the existing reality and
argues that the current trip generation ranges between 5 — 20 vehicle entries per hour (thus 10 — 40 passing trips, entry

and exist, per hour). The objector did not indicate at what time these trips were counted, as it will differ between peak and

non-peak hours.

Mr Dean further raises concerns about the calculated 30% increase in traffic. While this increase may appear significant in
raw numbers, it is important to contextualize this within the broader traffic management framework. The calculated increase
from 10-40 trips to 13-52 trips per hour remains within the capacity of the road network.

It is logic to accept higher traffic volumes during the peak traffic hours. This was assessed and taken into consideration in
the TIS, and though there will be an increase in trip generation, it was found to be marginal and to have an insignificant
impact on the external road network. The existing offices have not, to date, resulted in backed up traffic during peak hours,
turning into Hamman Street from Dorp street, or existing in Hamman street. As mentioned above, it was noted during
multiple site visits, that many cars driving into Hamman Street drive all the way through to the cul-de-sac, looking for parking
and then, if none is found, turn around and exit the street, which adds to the perceived high trip generation, clearly not as
a result of the existing and proposed offices, but rather as a result of the lack of parking for the other businesses in Hamman

Street and in Stellenbosch town.

Figure 5: Parking on Hamman Street (27/05/2024) Figure 6: Parking on Hamman Street (27/05/2024)
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The objector’s concern about high turnover and early morning classes are noted, but these activities are already part of the
existing traffic patterns. The objector questions the number of parking bays provided. As proposed in the application, 32
on-site parking bays are provided for the proposed offices, which is more than the parking required in terms of the zoning
scheme. It should be noted that, the zoning scheme does not place a restriction on the maximum number of parking bays
that may be provided on site. The site has enough space to accommodate more than the required number of parking bays
to ensure that none of the visitors to the offices need to park in Hamman Street. This is clearly to the benefit of all property
owners and businesses in Hamman Street and should, therefore, not be seen as a negative aspect, but should rather be
welcomed by the objectors. From a recent site visit on 27 May 2024, it was noted that multiple cars are parked on Hamman

Street that make use of the other offices/business facilities in the street. Some of these cars are even parked on red lines.

Please see Figures 5 and 6.
b) Long-Term Implications and Zoning Rights:

The objection cites the same concerns regarding the potential for developers to exploit zoning rights, as was set out in their

objection submitted by Virdus Works. Please refer to Section 1.2.2 (c) for a response to this concern.
1.2.3 OBJECTION: Received from the Stellenbosch Interest Group, dated 21 May 2024

The SIG does not object to the proposed development of the offices in the existing structures. Their concern is similar to
that of Virdus Works, relating to the rezoning to Mixed-Use vs Local Business. This issue was addressed above, please

refer to Section 1.2.2 (c).

The SIG welcomes the proposal to include a restrictive condition, to limit the proposed development to that indicated on the

SDP, which can be restricted by the proposed conditions:

i) The approval is tied to the existing buildings and existing GLA only as indicated on the approved SDP. Any
extensions to any of the existing buildings or any new buildings/development will require a new application (even if
it is only for the amendment of the SDP) with a full public participation process which is usually required with a
rezoning application. Any future applications will require all relevant specialist studies, including (but not limited to)
a Traffic Impact Statement / Assessment, a Services Report, a Heritage Impact Assessment, Visual Impact

Assessment and a detailed SDP.

i) The approval is granted for the rezoning from Conventional Residential to Mixed-Use (offices only).

2. SUMMARY

In summary, it seems that the main concern with the application relates to the possible future development that could be
developed if the site is zoned to Mixed-Use and the traffic impact of future development. This has been addressed above.

None of the objectors (except Mr and Mrs Dean, which only objected to the perceived increase in traffic) specifically objected
against the current proposal to allow for the offices and they did not indicate how/why the proposed offices in the house

and garage will have a negative impact on them. The objections were aimed at the impact of future development which,
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as motivated above, will be assessed and reviewed (by all interested and affected parties) when such a proposal is

submitted for consideration.

It should be noted that after an extensive public participation process, only four property owners (five, if Ms B Lane who
already sold her property is counted) objected to the proposal, of which some of their statements which forms the basis of
their objections (with specific reference to the residential character of the area) is clearly misleading and false. This, in

contrast to 14 property owners who support the application.

The concerns regarding a “blanket approval” which could result in future development proposals following a simple minor
application process, without public participation and detailed specialist studies, is addressed as proposed in the motivation
report and as set out above, with our proposal to include restrictive conditions of approval (if the application is approved)

which would restrict the development to ONLY that applied for now, as part of this application.

3. CONCLUSION

In light of the above, we kindly request that you now conclude the application process and favourably consider our

application for a mixed-use rezoning to allow for the existing house and garage to be used as offices on a permanent basis.

Yours sincerely

s

Carlien Coetzee

Arch Town Planners (Pty) Ltd

Erf 787, Stellenbosch. Portfolio of Evidence June 2024 | Page 11
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AN
ARCH

TOWN PLANNERS

Physical Address: Bakkershuis
152 Dorp Street
Stellenbasch, 7600

M: +27 (0)72 480 5838
E: marike@archtownplanners.co.za
wW: www.archtownplanners.co.za

11 April 2025

Per email: Bulelwa.Mdoda@stellenbosch.gov.za
Cc: Landuse.Applications@stellenbosch.gov.za

Dear Bulelwa

ADDENDUM TO THE PORTFOLIO OF EVIDENCE (PoE) DOCUMENT, DATED 4 JUNE 2024: REZONING
APPLICATION ON ERF 787, STELLENBOSCH

Our PoE, dated 4 June 2024, in response to the public participation for the land use application relating to the proposed
rezoning of Erf 787 (Hamman street) Stellenbosch, refers.

We would hereby like to submit an addendum to the above mentioned PoE in response to meetings/discussions held with
surrounding property owners, as well as the relevant Municipal officials assigned to this application. This letter should be

read with the above mentioned PoE.
1. WITHDRAWAL OF OBJECTIONS:

Please note Virdus Works previously submitted an objection on behalf of the following property owners:

o Erf 14144, Mr and Mrs Slabbert

e Erf 764, Mr and Mrs Dean (please note that this property has been sold and the new owner is in support of this
application - the objection from Mr and Mrs Dean is therefore seen as invalid and should be disregarded)

o Erf 766, Mr and Mrs Venter

e Erf 767, CMV Trust (the trust of Mr Venter, also the owner of Erf 766 above)

e Erf 763. Ms B Lane (please note that this property has been sold to a new owner who has appointed Arch Town
Planners to prepare and submit an application on his behalf to convert the house to a guest house — this objection

from M B Lane is therefore seen as invalid and should be disregarded)
e Erf 760, Mrs MJ Hunt

Erf 787, Stellenbosch: Addendum| Page 1
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Erven 764 and 763 have recently been sold and the new property owners fully support the proposed rezoning of Erf 787,
as confirmed in their letters of support attached as Annexure A.

We (being Arch Town planners and the landowners of the application site) have also met with and had discussions with the
remainder of the objectors and Dupre Lombaard from Virdus Works. After these meetings the owners of the following erven
also withdrew their objections by signing either a consent letter or providing a formal letter to this effect (also included in

Annexure A) :

e Erf 766, Mr and Mrs Venter
e Erf 767, CMV Trust (the trust of Mr Venter, also the owner of Erf 766 above)
e Erf 760, Mrs MJ Hunt

This results in only one objector (Erf 14144) + the SIG, in comparison with the 18 letters of support (from the surrounding

property owners and all 14 homeowners in La Gratitude). It should be noted that all direct neighbours of the application

site, being the persons having the clearest interest in this application and who would be the most effected by any rights
granted, are in support of this application. It is clear that the overwhelming majority of the surrounding property owners
agree with the proposal to allow for the existing offices in the main dwelling and the proposed conversion of the garages to
offices, to be established as permanent rights, which is the ONLY objective of the proposed rezoning application. Please
also refer to the 12 reasons of support from the owner of Erf 764 in his supporting letter, as motivation for the application,

which we believe clearly address some of the miss conceptions raised by the previous owner of the property.

It is our understanding that the remaining objector is in principle not concerned with the conversion of the house and garage
to offices. Their main concern relates to the potential future development which they believe may occur if the rezoning of
the application site is approved. Though we believe that both the motivation report and the PoE is very clear in the intention
of what we aim to achieve (being to establish the permanent rights of offices in the existing house and garage only) we

have summarized our proposals as suggested conditions of approval, which the Municipality may consider to include as
conditions of their approval, if this application was to be approved. We believe this will ensure that no other development,
except for the existing house and proposed garage conversions, will be able to take place on the application site without

approval of a full land use application, including public participation.
The following are suggested conditions of approval which could be included if the application was to be approved:
1. The approved rights under the mixed-use zone are limited to the primary right of “business premises - offices” only.
As a result of this condition, the owner of the property has no rights under any of the other mixed-use primary or

consent uses, including any of the other business types such as restaurants, shops etc.

2. The abovementioned rights are further limited to the 2 current buildings (existing offices and garage) only, with a

combined GLA of approximately 475m?.

3. The approval only relates to the SDP by A. King dated 25.04.2023. Building plans must be submitted to the

Municipality for approval.
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4. No further development on this erf is currently authorised. Should any future development be envisioned, then a full
development application shall be required to be submitted. This application shall be required to either request a
rezoning or an expansion of this limited zoning right (depending on the development needs at the time). Such an
application shall consist of a new land use application and must include all specialist studies (i.e. traffic and services

impact etc.) and follow a full public participation process as is usually required as part of any rezoning application.

5. The fact that the business rights on the current buildings have been approved as part of this application, should not
be construed as an indication that the Municipality will approve or support further business rights on this Erf. Any
further business rights will need to be applied for under the aforementioned development application and analysed

afresh by the Municipality at the time.

6. No parking is allowed on street, hence, sufficient parking for tenants and clients is to be provided on site and to be

clearly demarcated to council’s satisfaction.

2. CONCERNS FROM INTERNAL DEPARTMENTS

It is our understanding from discussions with the relevant internal departments, that the main concerns from the internal
departments are the concerns regarding the loss of the residential character of the area and the concerns with potential

future development of the site.
a) Residential Character of the Area

As indicated in the PoE, we are of the strong opinion, that the reference to Hamman street and surrounding area, as having
a mainly residential character is factually incorrect. None of the surrounding streets, being Krige, Dorp and Piet Retief streets
are residential streets, which in essence means that, for some reason, the concerns relating to the protection of the perceived
residential character of the area, relates to Hamman street only. It is argued that Hamman street is no different to Krige
street in character, where single residential houses have been converted to offices. The proposed development, similar to
all conversions in Hamman street and many conversions in Krige street, relate to the conversion of the existing residential
buildings only and will in no way impact the existing character of the area. It seems that the concerns relate to the perceived
impact of future development of the site, which is not under consideration in the current application as is very clearly set out

above, in the Motivation Report and the PoE.

As indicated in the PoE, the majority of houses in Hamman street, are not utilized as single residential houses. There are
multiple businesses operating from the residential houses in Hamman Street. There are 16 erven in Hamman Street where
9 of them (more than half) are used for some type of business activities. Please refer to Figure 1 below, which indicates the
land use of the different properties. Of the nine properties, four are being used as businesses (offices and restaurants), one
is being used and openly advertised as student accommodation, three are currently used as guest houses and one property
is in the process of design for a new guest house. Though it can be argued that the guest houses are still considered to
contribute to the residential character of the area, it is clear that these properties are not single residential properties, but are
managed as income earning businesses. It is also clear that the five remaining properties operate as fully fledged businesses
in Hamman Street and cannot be considered as being residential in nature. It is argued that similar to these businesses, the
proposed development of offices in the existing house and garage will still read as a residential building and though the land
use differs, the building still reads as residential in terms of scale and character. The comment that Hamman street is a
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residential street and that the proposed offices will be out of character with the surrounding residential properties is therefore
misleading and factually incorrect as the proposed offices is clearly in line with what is already happening along Hamman
Street, with the major difference being that the proposed offices will provide more than enough on-site parking which will not
result in visitors parking on red-lines or in front of gates/garages of the houses in Hamman street. It is in effect argued that
the properties along Hamman Street are already considered to be of a mixed-use nature, which aligns with the mixed use

zoning of the area (being Stellenbosch Central).

Itis further important to note that the application site merely has its access point in Hamman Street. The property and buildings
are well nestled away out of sight and hearing of most of Hamman Street (and the broader Stellenbosch). The buildings
border on some owners’ of La Gratitude (all being in support) and only 3 Hamman Street neighbours of which 2 are in full
support and the third has not objected. To argue that these rights will change the character of Hamman Street is misleading,
as the these buildings cannot be seen from any point in Hamman Street. The only effect which the granting of these rights
can have on Hamman street is a slight traffic increase, which was tested by traffic specialists and found to be minimal.

Hudsons (Restaurant) Dorp Street Dental,

Optometrist, and
Vendettas (Restaurant) flower shop (Okasie)

Blix Inn (Guest house)

Hamman Student
Rooms Accommodation

(Wincere Executive) Peet le Roux

Physiotherapy
Similan (Property _ ’
Management) Offices | % & - : Erf 787
U™ 4t el Application
Site
Twice Central ‘ ~ Future planned
Guesthouse guesthouse

Rozenburg Guest
House

Figure 1: Existing land uses along Hamman street

b) Office Use seen as an Inappropriate Use for this Area

The current application, as set out in the Motivation report and the PoE (dated 4 June 2024) is very clear that the application
is to allow for the permanent use of the existing buildings as offices, which was previously supported and approved by the
Municipality. We find it confusing that the Municipality has concerns regarding the permanent use of the house and garage
as offices, as they have previously supported the proposed conversion of the house to offices, in their letter of approval dated
14 September 2016 and again in the letter of approval, dated 26 April 2023. The main reasons for their decision, as indicated

in their 2023 letter of approval are as follow:
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e The property would be underutilized if only used for residential purposes.
e The property is in a mixed land use are with the CBD area of Stellenbosch.
e The scale of the proposed use is small as only £5% of the property is being utilized for office
purposes.
e The proposed use in an interim land use as the application is for a temporary departure which is only valid for 5

years.

Though this decision was amended on appeal to shorten the approval to a validity period of 1 year only, the Municipality
clearly sees the property being situated in a mixed-use area within the CBD (hence their recommendation during the pre-
application meeting that the best suited zoning category to accommodate the proposed office use in the existing buildings
to be Mixed-Use). We also agree with their findings that the property would be underutilized if only used for residential
purposes. The La Gratitude owners strongly supports this statement as they have raised their concerns regarding safety

issues and disturbance if the property was to be converted back to residential use.

The owners have previously attempted to rent the house out as single residential, however, due to the age of the building,
the size of the two erven and the location next to the river, potential candidates’ expectations of building renovations, garden
maintenance and security upgrades would far exceed the potential income to keep the property afloat. The business which
is currently in place and which is the basis of this application, with a small inclusion of the garage building, is a well loved
establishment of many Stellenbosch residents who utilise the services of its tenants on a regular basis for the ease of its
location and parking, as well as its natural surroundings. This business, as seen by the 16 letters of support and only 3
objectors, is the type of business which the Stellenbosch community support, and it cannot be placed in the same category
of full scale development which the community is currently complaining about. The business has clearly maintained the
ook and feel of a residential property, kept its client and tenants base off the streets of Stellenbosch from a parking

perspective and, due to the nature of its tenant base, allows for the traffic to be spaced over the course of the day instead

of all arriving and departing during peak hours.
3. SUMMARY

In summary, it seems that the main concern with the application relates to the possible future development that could be

developed if the site is zoned to Mixed-Use and the traffic impact of future development. This has been addressed above.

None of the objectors objected against the current proposal to allow for the proposed offices. The objections were aimed at
the impact of future development which, as motivated above, will be assessed and reviewed (by all interested and affected

parties) when such a proposal is submitted for consideration.

We believe that the concerns regarding a “blanket approval” can be addressed by limiting the development footprint to the
proposed SDP and only approving Offices as a primary use under the Mixed-Use zoning, and incorportating the proposed
and/or similar conditions of approval as proposed under Section 2 above, which would restrict the development to ONLY

that applied for now, as part of this application.
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4. CONCLUSION

In light of the above, we kindly request that you now conclude the application process and favourably consider our

application for a mixed-use rezoning to allow for the existing house and garage to be used as offices on a permanent basis.

Yours sincerely

=

Marike Bolz
Arch Town Planners (Pty) Ltd
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Annexure A: Withdrawal of Objections and

letters of Support
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No. 2 Hamman Street
Stellenbosch Central
7600

084 440 4402

Dear Messrs

RE: REZONING APPLICATION ERF 787, STELLENBOSCH, HAMMAN STREET.
MUNICIPAL LAND USE REFERENCE NUMBER: TP 605/2024
POE DATED: 4 JUNE 2024

The application by the owners of Erf 787, Stellenbosch, under TP 605/2024 for the rezoning of the
premises to mixed use, with the approval being tied to the existing buildings and GLA only, has
reference.

It is hereby confirmed that Dream World Investments 401 (Pty) Ltd purchased Erf ?‘gg, Hamman Street,
Stellenbosch (number 2 Hamman Street) in December 2024, of which | am the Property Executive
(capacity). Accordingly, Dream World Investments 401 (Pty) Ltd is the sole owner of this property, which
lies adjacent to Erf 787 and is the most closely effected property in Hamman Street in respect of the
aforementioned application due to the Erf 787’s access point. It is noted that this property was
purchased from Mr. and Mrs. Dean, who are no longer residents of Hamman Street and/or Stellenbosch.

The owners of Erf 787 have provided Dream World Investments 401 (Pty) Ltd with the full portfolio of
evidence related to this application as was submitted to the Municipality, which documents we have
closely analysed.

| hereby wish to note the following in respect of the aforementioned application:

1. | hereby withdraw any objection associated with my property given against the rezoning
application of Erf 787. The previous owners, Mr and Mrs Dean, are no longer residents of
Hamman Street and / or Stellenbosch, hence, their objections carry very little weight, as their
arguments in respect of traffic and nuisance etc. are no longer relevant to them.

2. | fully support the application by the owners of Erf 787.

3. | disagree with the argument by Mr and Mrs Dean that any development creep is possible, as
this has clearly been limited by the applicant in the body of their application where they
themselves confirm that a full development application with all studies etc. will be needed
should further development be required. This has further been limited by the applicants by
limiting the rights to the buildings and GLA only, as well as limiting the mixed-use zoning to
offices only (l.e. excluding all other categories usually allowable under this zoning type). This
means that no other category under this zoning type will be allowed, and that the rights don’t
extend further than the buildings themselves. Should future development on any portion of the
property or any other mixed-use category be required in future, then they will need to reapply
for such rights with an entirely new application, including the public participation process.

4. It is my view, based on how the owners have limited themselves in anticipation of such
concerns, that the owners intentions are true and that they merely wish to operate the business
which they have already well established, with a small expansion incorporating an already
existing building.
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It is clear that this application does not consist of a typical development, as no new buildings
are requested, and the existing buildings require minimal internal and facial changes, with no
extensions.

| further disagree with the argument that mixed use zoning is not appropriate in the area, as
this property lies in Stellenbosch Central which is a mixed-use location and is an area where
residents and businesses clearly coexist. Hamman Street can definitely not be seen as
residential in nature, as various businesses exist, including Hudsons, a second restaurant,
optometrists, numerous guest houses, offices, floral shops, physios etc. It is clear that mixed-
use zoning is the most appropriate zoning for such a property. To my understanding very few
properties in Hamman Street actually consist solely of a residential usage.

Furthermore, the request by the applicant is minimal when taking the size of the property into
account, being less than 10% of the total coverage. To require such a large property to remain
as single residential seems to conflict with the mixed-use zoning of Stellenbosch Central,
especially when so many smaller properties (with no parking availability) have been granted
similar rights within the vicinity. A property of this size in Stellenbosch Central can surely not be
expected to house merely one family.

Furthermore, it would seem that the Municipality may be interested in future residential
development in the area. By granting the mixed-use zoning to this property and requiring the
office use to be limited to the existing buildings only, the Municipality could still require the
applicant to limit future development (i.e. any new build) to a residential type of development
should an application for future development be submitted.

| further disagree with the objections of Mr and Mrs Dean regarding any traffic nuisance. Virginia
Way offices is a quiet business premises, with minimal traffic, and makes provision for parking
for all vehicles, hence, full off-street parking is provided.

When considering the argument by the Deans that the applicant should have applied for Local
Business Use, this is clearly contradictory to the Municipality’s initial preapplication meeting
advice that the property is required to have both business and residential zoning to align with
the mixed-use zoning of the area and the Municipality’s more recent vision of possible future
residential developmental. It would seem that the applicant applied for this zoning to align with
the Municipality’s advice at the preapplication meeting, and that the zoning requested still aligns
irrespective of the Municipality’s change in vision.

From what | have seen on this property and from my discussions with the owner, it is my
understanding that the owners are merely wishing to proceed with their already established
business, with a small expansion in an existing building. There are various commercial tenants
who have grown their business and client base at this address, who will be affected by the
closing of these offices. These businesses mostly consist of small, women / mommy owned
practises needing affordable space nearby schools; allowing themselves flexibility to manage
their work and family lives. The same goes for the majority of their clients who largely consist
of working parents, students and children needing assistance at a nearby vicinity with ample
parking. | am not aware of many premises in Stellenbosch Central, being as closely located to
schools, the university, other offices and the various neighbourhoods, offering ample parking
and affordable rates for such businesses. Should this premises be closed, these women
{mommy) owned businesses will be forced to relocate, which may cause a loss of clientele and
force up their expenses etc. Many available premises do not provide parking for employees
and clientele, hence, further increasing the parking issue in Stellenbosch.
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12. Lastly, | wish to make clear that | have no objection, as a neighbour of Er 787, against this
business being provided fair and reasonable business hours in which their tenants may be
allowed to see clients. Any complaint about the hours submitted by the previous owners, Mr
and Mrs Dean, associated with my property should be withdrawn as they are no longer relevant
to the Deans. For any professional service business to be competitive in the market, they
require flexible hours. To limit these rights conflicts with the principle of job creation and
economic expansion, as the tenants are limited from seeing a client market which is unavailable
during the hours of 8am until 5pm (which ranges from the working population, to students,
school kids with extra mural activities etc.). These premises are ideally located for increased /
flexible hourly rights, as it is fully out of sight of any neighbour and the broader Stellenbosch; it
creates no noise pollution for any neighbours and the broader Stellenbosch; it has ample off-
street parking and generates very little traffic. | struggle to understand how these offices can be
seen to be of any nuisance, being neatly tucked away.

As indicated above, please withdraw any objection associated with my property and include my letter
of full support of this application.

Please do not hesitate to contact me should you wish to discuss.

Kind regards

03 March 2025

R\i‘a";n Munnik Date
Dream World Investments 401 (Pty) Ltd

Property Executive

084 440 4402
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DIRECTORATE: PLANNING & ECONOMIC DEVELOPMENT

www.stellenbosch.gov.za/planning-portal/
FOR ENQUIRIES CONTACT landuse.enguiries@stellenbosch.gov.za

DECLARATION BY AFFECTED PARTY(IES) / PROPERTY OWNER(S)

Dear Sir / Madam
This letter serves 1o notify potentially affected parties of the application set out hereunder.

APPLICATION DETAILS

Erf / Farm No. 787 {Hamman Street) Area | Siellenbosch

Applicant / Arch Town Planners Contact No. 072 262 5304
consultant

Application type in Building Line Departure Other Departures ég‘:(;ﬁ;‘im of
terms of applicable -

planning legislation Consent Use x | Other (please specify) Rezoning

Detailed description of application |
The proposed development is to rezone the property from Conventional Residential Zone to Mixed-Use to
allow for the existing house and existing garage to be used as offices. No new construction is planned.

N nt:
Should the affected party / property owner not be prepared to sign this letter of no objection, you are advised fo
submit the application without their agreement so that the Directorate can formally advertise the matter via email

or post.

DECLARATION BY AFFECTED PARTY(IES) / PROPERTY OWNER(S)
1.1f signing on behalf of a company / trust, please attach written proof of autherisation to do so. If affected
premises owned by more than one person {i.e., both husband and wife), all parties to sign.
2.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.
3.Ensure the application detail section above is properly completed.
4.Ensure the plan specified below corresponds with the plan shown to and signed by you.

| / We, registered owner(s) of the under-mentioned premises, having been shown the subdivision / layout plan /
building plans / proposal in respect of the aforementioned application and having signed, confirm that | / we
understand the proposal as set out above and confirm that (please tick below)

I / we have no objection [ x  [1/we object for the reasons listed hereunder |
Reasons for objection

Signature of affected

Sarky) propetiy owner Date 3. March 2025
Full name (capitals)
Company name BEAT Travel Services (Pty) Lid

Erf / Farm No. of
affected property Erf 763, Stellenbosch

Street address of 4 Hamman Streef, Stellenbosch

affected party [ Postal code | 7600
Contact No. Office / Home | +4179 796 60 34 [ Cell | +41 79 796 60 34
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DIRECTORATE: PLANNING & ECONOMIC DEVELOPMENT

www .stellenbosch.gov.za/planning-portal/
FOR ENQUIRIES CONTACT landuse.enguiries@siellenbosch.qaov.za

DECLARATION BY AFFECTED PARTY(IES) / PROPERTY OWNER(S)

Dear Sir / Madam
This letter serves to notify potentially affected parties of the application set out hereunder.

APPLICATION DETAILS

Erf / Farm No. 787 (Hamman Street) Area | viellenbosch

Applicant / Arch Town Planners 072 262 5304
consultant Contact No.

Application type in Building Line Departure Other Departures ér:r?;tc'iomr:m of
terms of applicable - !
planning legisiation Consent Use X | Other (please specify) Rezoning

Detailed description of application |

The proposed development is to rezone the property from the conventional residential zone to mixed use zone in
order to allow the existing house and existing garage building to be used as offices. The rights extend to the
existing buildings only and no new construction is planned. The rights are limited to the sub right under the mixed
use zoning of offices only. Any new development will require a full development applicafion.

Note to applicant:

Should the affected party / property owner not be prepared to sign this letter of no objection, you are advised o
submit the application without their agreement so that the Directorate can formally advertise the matter via email
or post.

DECLARATION BY AFFECTED PARTY(IES) / PROPERTY OWNER(S)
1.1f signing on behalf of a company / trust, please attach written proof of authorisation fo do so. If affected
premises owned by more than one person (i.e., both husband and wife), all parties to sign.
2.By lodging an objection, comment or representation, the person doing so acknowiedges that information may
be made available to the public and to the applicant.
3.Ensure the application detail section above is properly completed.
4.Ensure the plan specified below corresponds with the plan shown to and signed by you.

| / We, registered owner(s) of the under-mentioned premises, having been shown the subdivision / layout plan /
building plans / proposal in respect of the aforementioned application and having signed, confirm that | / we
understand the proposal as set out above and confirm that (please tick below)

| / we have no objection I X | | / we object for the reasons listed hereunder l

To Note:
The owner of Erf 760, Stelienbosch previously submitted an objection to the proposal. With the signing of this
consent form, the owner retracts their objection in support of the above mentioned land use application.

Signature of affected %’ # .}%/gﬂ;‘af

party / property owner | 28 Date 10/04/2024

Full name (capitals) Marv-laneHunt

e 5 e ytJ :*:iwnl [-u- “ci C (Pty)Ltd

Erf / Farm No. of weet Well Land Lompany

affected property Erf 760, Stellenbosch

Street address of 10 Hamman Sireet, Stellenbosch

affected party | Postal code | 7600

Contact No. Office / Home | [cen | ___ . _. __
D79 3417150

Doc ID: Obc712befd026dbabdba®99ad64ae5¢1028776010
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DIRECTORATE: PLANNING & ECONOMIC DEVELOPMENT

www.stellenbosch.gov.za/planning-portal/
FOR ENQUIRIES CONTACT landuse.enquiries@stellenbosch.aov.za

DECLARATION BY AFFECTED PARTY(IES) / PROPERTY OWNER(S)

Dear Sir / Madam
This letter serves to notify potentially affected parties of the application set out hereunder.

APPLICATION DETAILS

Erf / Farm No. 787 (Hamman Street) Area | Sfellenbosch

Applicant / Arch Town Planners ORIt 072262 5304
consultant

Application type in Building Line Departure Other Departures émeé\i;:ilrr;em of
terms of applicable .on ons
planning legislation Consent Use x | Other (please specify) | ReZoNn9

Deiailed description of application |

The proposed development is to rezone the property from the conventional residential zone fo mixed use zone in
order to allow the existing house and existing garage building fo be used as offices. The rights extend to the
existing buildings only and no new construction is planned. The rights are limited to the sub right under the mixed
use zoning of offices only. Any new development will require a full development applicafion.

Note to applicant:
Should the affected party / property owner not be prepared to sign this letter of no objection, you are advised to
submit the application without their agreement so that the Directorate can formally advertise the matter via email

or post.

DECLARATION BY AFFECTED PARTY(IES) / PROPERTY OWNER(S)
1.1f signing on behalf of a company / trust, please attach written proof of authorisation to do so. If affected
premises owned by more than one person (i.e., both husband and wife), all parties to sign.
2.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.
3.Ensure the application detdil section above is properly completed.
4.Ensure the plan specified below corresponds with the plan shown to and signed by you.

| / We, registered owner(s) of the under-mentioned premises. having been shown the subdivision / layout plan /
building plans / proposal in respect of the aforementioned application and having signed, confirm that | / we
understand the proposal as set out above and confirm that (please tick below)

| / we have no objection [ x  [1/we object for the reasons listed hereunder |

To Note:
The owners of Erf 766 and 767, Stellenbosch previously submitted objections to the proposal. With the signing of
this consent form, the owners retracts their objections in support of the above mentioned land use application.

Signature of affected Date
party / property owner
Full name (capitals) Mr/nd Mrs Venter - Erf 766, and CMV Trust (IT 4121/2007, JLC Venter) - Exf 767

Company name

Erf / Farm No. of
affected property Erf 766 and 767, Stellenbosch

Street address of 3 and 5 Hamman Street, Stellenbosch
affected party | Postalcode | 7600
Contact No. Office / Home ] | Cell 082 452 3745
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Belangegroep Stellenbosch Interest Group

interestgroupstellenbosch@agmail.com
09-06-2025

Marike Bolz
Arch Town Planners
marike@archtownplanners.co.za

Dear Ms Bolz
Erf 787, Hamman Street, Stellenbosch

The Stellenbosch Interest Group wishes to inform you of the withdrawal of its objection
dated 21 May 2024 to the rezoning of Erf 787 from Conventional Residential Zoning to
Mixed-Use Zoning.

Kind regards

Claire Erasmus
(Chairperson)

X 2217, Dennesig 7601 021 886 4741 info@stellenboschinterestgroup.org
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Enquiries R Fooy/ S Newman
Our ref Erf 787, Stellenbosch
Application No LU/4172

Date 2016-08-18
Telephone 021-808 8680 / 8690
Fax 021-886 6899

REGISTERED MAIL

SirfMadam

APPLICATION FOR A TEMPORARY DEPARTURE ON ERF 787,
STELLENBOSCH

Your objection/comment in the above regard, refers.
The Delegated Authority on 21 June 2016 resolved as follows:

1. That the application for a temporary departure on Erf 787, Hamman Street,
Stellenbosch in order to utilise the existing dwelling on the property for offices, be
refused, in terms of Section 15 of the Land Use Planning Ordinance, 1985 (No 15

of 1985).
The reasons for the Refusal:

1. Access to Hamman Street was granted for residential purposes, not offices or
business and the nature of the traffic is different and will negatively affect the street.

2. The land use, albeit temporary, does not fit with the general nature of the area with
business primarily on Dorp Street and residential closer to the river.

3. The Site Development Plan indicates significant changes to the site, which cannot
be deemed ‘temporary’ and will change the character of the site.

Kindly be advised that you may now appeal against of the above-mentioned decision in
terms of the internal appeal process as approved by Council at its meeting held on 29

October 2014.

In terms of the aforesaid Council decision, an objector aggrieved by a decision of Council in
respect of an application in terms of the Ordinance or applicable Zoning Scheme
Regulations, may appeal against such decision to the Municipal Manager, by giving written

notice of such appeal.
Tt e ———— N
T a— e

s QuTsomc poeT
2 SR W e
AN .;:_T_h__"_" — J_LJ_\:]__}____ = |I

e

»
o~
I
!




79

received by the Municipal Manager, Stellenbosch Municipality, P O Box 17, Stellenbosch,
7599, or if hand delivered, to the Advice office, Land Use Management, Ground floor,
municipal building, Plein Street, Stellenbosch, or faxed to fax number 021 886 6899 within
21 days of the date of registration at the Post Office of this notification letter (with such
registration day not included in the appeal period), provided where the last day for lodging
an appeal falls either on a Sunday or public holiday, it shall be deemed to be the next
working day thereafter. Where this letter is collected by hand, the above appeal period will
be similarly calculated from the next day after collection. Failure to comply with the above
requirements may result in the appeal being ruled invalid by the Appeal Authority. Kindly
be advised that no appeal will be accepted via email.

Please note, an appellant is not permitted to canvass the Municipal Manager or members
of Council before or after the matter is heard.

Yours faithfully
.._____-——-———-—'—-"‘ﬁ=‘

S e R
—for DIRECTOR: PLANNING & ECONOMIC DEVELOPMENT




Reaistered Post on Erf 787, Stellenbosch

Martin Purves

6 Hamman Street
STELLENBOSCH
7600

lan & Izelle Dean
P.O Box 671
STELLENBOSCH
7599

Cobus Venter

10 Van Riebeeck Street
STELLENBOSCH
7600

Bertha Lane (Little Precious Trust)
4 Hamman Street
STELLENBOSCH

7600

80
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Enquiries R Fooy / S Newman
Our ref Erf 787, Stelienbosch
Your ref 3216-P
Application No LU/4172
Date 5 September 2017
Telephone 021-808 8480 / 8659
Fax 021-886 6899

REGISTERED MAIL

TV3 Architects & Town Planning
La Gratitude Offices

97 Dorp Street

STELLENBOSCH

7600

Sir

APPEAL (IN TERMS OF THE STELLENBOSCH MUNICIPAL INTERNAL APPEAL PROCESS) AGAINST THE
DIRECTOR: PLANNING AND ECONOMIC DEVELOPMENT DECISION TO REFUSE AN APPLICATION ON ERF
787, STELLENBOSCH

1. Your apped! letfer daled 14 September 2016, refers.

2. 1 wish fo advise that the Acting Municipal Manager resolved on 7 July 2017 that the appeal against
the decision by the Director: Planning and Economic Development decision to refuse an
applicafion on Erf 787, Stellenbosch, be upheld for the reasons set out in the attached report dated
7 July 2017, and that the previous decision taken by the Director: Planning and Economic
Development on 21 June 2016, therefore be amended to read as follows:

{a) That approval be granted in ferms of Section 15 of the Land Use Planning Ordinance, 1985 {No
15 of 1985), for a temporary departure on Erf 787, Hamman Sireet, Stellenbosch, in order to
utilise the existing dwelling on the property for offices, subject fo the conditions of approval
attached as Appendix 1, as well as the following conditions imposed by the Acting Municipal

Manager:
{i No street parking may be allowed in the street;
{i)) A site development plan must be submitted before submission of any building plans for

approvai by the Director: Planning arid Economic Development;
{ii) That the conditions as imposed in Appendix 1 of the reporf be imposed.

3. Please be advised that the appeal process has now been concluded and that the above decision
is therefore now considered final.

urs faithfu
Al

Hedré ;?_oll/n;ﬁ
Mana and Use Management

e - e i =T o = St TR e s TR A

—

Tel: +27 21 808 8025 | Fax: +27 21 8866749
Physical Address: Plein Street, Stellenbosch, 7600 | Postal Address: PO Box 17, Stellenbosch, 7599 | Website: www.stellenbosch.gov.za
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APPENDIX 1
FILENO: 787
In this approval document:
“Council” means the Stellenbosch Municipality
‘the owner” means the registered owner of the property.
“the site " means ERF 787 STELLENBOSCH
‘scheme regulation” has the meaning assigned thereto by Ordinance 15 of 1985.

EXTENT OF APPROVAL: Temporary departure on erf 787, Hamman Street,
Stellenbosch, in order to utilise the existing dwelling for
offices.

CONDITIONS IMPOSED:

CONDITIONS IMPOSED IN TERMS OF THE TEMPORARY DEPARTURE.

1 The approval applies only to the application under consideration and shall not be
construed as authority to depart from any other legal prescriptions or
requirements from Council;

2 The approval shall automatically lapse in the event of the temporary departure
not being acted upon within 1 year from the dats of this approval;

3 That building plans must be submitted to this munzcnpahty for approval for any
internal  alterations to the existing dwelling, prior to any building work
commencing onsite;

4 That no external alterations to the existing dwelling are to be made to fadilitate
the proposed uses of the building for ofnce purposes;

5 That the access from Hamman Street and onsite parking are to be formalized
and provided with a hard top to the satisfaction of Coundcil prior to the property
being used for offices;

Conﬁder_ﬁ_iai Page §
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Application Number: LU/7646

Our File Reference Number: Erf 787, Stellenbosch
Your Reference Number:

Enquiries: N. Dafeti / A. Hardouin

Contact No: 021 808 8640 / 8673

Email: Nopinki.Dafeti@stellenbosch.gov.za /
Email: Annecke.Hardouin@stellenbosch.gov.za
Date: 01 October 2018

REGISTERED MAIL [5,\.
T ISR .

J. W. Winshaw LU 7bk+5<3

Kiein Welmoed

Lynedoch

7603

Sir, 66 "? @)

APPLICATION FOR AN AMENDMENT OF THE SITE DEVELOPMENT PLAN: ERF 787, STELLENBOSCH

1. The above application refers.

2. The Authorised Employee, on 21 September 2018, approved, in whole, in terms of section 60 of
the Stellenbosch Municipal Land Use Planning By-law, promulgated by Notice no 354/2015
dated 20 October 2015, the application for :

2.1 The application for an amendment of the approved SDP in order to accommodate the

proposed carports.

3. The above approvals are subject to the following conditions in terms of Section é6 of the

Stellenbosch Municipal Land Use Planning By-law dated 20 October 2015:

3.1 The approval applies only fo the application in question as indicated on drawing no.
W.01/18, dated 09-03-18 and drawn by Alan King town planning & architectural
consultant (See APPENDIX 2) and shall not be construed as authority to depart from any
other legal prescriptions or requirements from Council:

3.2 This approvatlis only valid for 5 years from date of final notification;

3.3 Building plans must be submitted to Council for consideration prior to any building work

being undertaken.

\
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4. Reasons for the above decision are as follows:

4.1 The proposal is compliant with the existing land use of the subject property;

4.2 The proposal is found to be desirable as it is not out of character with the surrounding

ared.

5. You are hereby informed of your right to appeal to the Appeal Authority in terms of section

79(2) of the said legislation.

6. If you intend to appedl, the appeal form, which can be obtained from our Advice Centre:
Land Use Management, Ground floor, Plein Street, Stellenbosch or the municipal website at

www.stellenbosch.gov.za/planning portal, must be completed and should be directed to the

Appeal Authority and received by the Municipal Manager at P O Box 17, Stellenbosch, 7599 or
faxed to 021 886 6749, or hand delivered to the Office of the Municipal Manager, third floor,
Plein Street, Stellenbosch within 21 days of registration of this decision letter together with proof
of payment of the appeal fee {only applicable to applicant appeals). See the approved tariff

structure on the municipal website.

/7. In the event of an applicant appeal, you as applicant are requested to simulfaneously serve
notice of the appeal on any person who commented on the application and any other
persons as the Municipality may determine. Proof of serving the noftification must be

submitted to the Municipdlity, within 14 days of serving the notification.

8. The notice must be served in accordance with section 35 of the said legisiation and in
accordance with the additional requirements as may be determined by the Municipality, The

notice must invite persons to comment on the appeal within 21 days from date of nofification

of the appeal.

9. Kindly note that no appeal right exists in terms of Section 62 of the Local Government

Municipal Systems Act, No 32 of 2000.

10. Kindly note the above decision is suspended until such time as the period for lodging appeals

has lapsed, any appeal has been finalised and you've been advised accordingly.

Yours faithfully
]

FO ACﬁNG DIRECTOR NNING AND ECONOMIC DEVELOPMENT
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APPENDIX 2

(APPLICATION FOR AN AMENDMENT OF SITE DEVELOPMENT PLAN IN TERMS OF THE
STELLENBOSCH MUNICIPALITY LAND USE PLANNING BY-LAW PROMULGATED OCTOBER,
2015 ON ERF 787, DORP STREET, STELLENBOSCH)

SITE DEVELOPMENT PLAN

Confidential
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STELLENBOSCH MUNICIPALITY
THIS APPLICATION HAS BEEN APPROVED IN TERMS OF

SECTION 60 OF THE STELLENBOSCH MUNICIPAL LAND USE

PLANNING BY-LAW (2015) SUBJECT

?THE CONDITIONS AS
\

PER ATTACHED LETJER DATE &) “G\\ 2—5\?\

1

ABTHAGRISED EMPLOYEE/M
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Application Number: LU/14169

Our File Reference Number: Erf 787, Stellenbosch
Your Reference Number:

Enquiries: Ulrich von Molendorff

Contact No: 021 - 808 8682

Email address: Ulrich.Vonmolendorff@stellenbosch.gov.za

PER E-MAIL; s.winshaw@amail.com

Sir / Madam
APPLICATION FOR TEMPORARY DEPARTURE ON ERF 787, STELLENBOSCH

1. The above application refers.
2. The duly authorised decision maker hereby decides on the above application as follows.

2.1 That the application for Temporary Departure on Erf 787, Hamman Street, Stellenbosch, in order
to utilise the existing dwelling for office purposes in terms of Section 15(2) of the Stellenbosch
Municipal Land Use Planning Bylaw, promulgated by notice number 354/2015, dated 20
October 2015.

BE APPROVED in terms of Section 40 of the said Bylaw and subject to the conditions of approval.

2.2 The approval is subject to the following conditions imposed in terms of Section 66 of the said

Bylaw:

a. That no exterior alterations be made to the existing dwelling unit to ensure that the
existing residential character of the buildings on the property are retained.

b. No vehicle to be parked with Hamman Street, all parking for clients and tenants to be
provided onsite

c. The onsite parking area to be clearly demarcated onsite

d. The approval shall automatically collapse in the event of the temporary departure not

being acted upon with 1 year from the date of this approval
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e. The development must be under taken generally in accordance with the site
Development Plan { Drawing No: W02/18, Dated: 21-12-2018, Drawn by: Alan King &
Associates), attached as Annexure B

f. The approval granted shall not exempt the applicant from complying with any other
legal prescriptions or requirements that might have a bearing on the proposed use.

g. The uses permitted shall be for professional offices only which only operate from

Monday to Friday during normal working hours.
The reasons for the above decision are as follow:

3.1 The property would be underutilized if only used for residential purposes.
3.2 The property is in a mixed land use are with the CBD area of Stellenbosch.
3.3 The scale of the proposed use is small as only 5% of the property is being utilized for office

purposes.
3.4 The proposed use in an interim land use as the application is for a temporary departure

which is only valid for 5 years.

You are hereby informed in terms of section 79(2) of the Stellenbosch Municipal Land Use
Planning Bylaw, 2015, of your right o appeal the above decision to the Appeal Authority within
21 days from the date of notification of the above decision. Please note that no late appeals
or an extension of time for the submission of appeals are permitted in terms of Section 80(1)(a)

of the said By-Law.

Appeals must be submitted with the prescribed information to safisfy the requirements of
Section 80(2) of the said By-law, failing which the appeal will be invalid in terms of Section
81(1){b) of the said By-Law. The following prescribed information is accordingly required:

5.1 The personal particulars of the Appellant, including:

i.  First names and surname
i. IDnumber
i. Company of Legal person’s name (if applicable)
iv.  Physical Address
v.  Contact details, including a Cell number and E-Mail address

5.2 Reference to this correspondence and the relevant property details on which the appeal
is submitted.

5.3 The grounds of the appeal which may include the following grounds:
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i.  that the administrative action was not procedurally fair as contemplated in the
Promotion of Administrative Justice Act, 2000 (Act 3 of 2000)

ii.  grounds relating to the merits of the land development or land use application on
which the appellant believes the authorised decision maker erred in coming to the

conclusion it did.

5.4 Whether the appeal is lodged against the whole decision or o part of the decision.

5.5 If the appeal is lodged against a part of the decision, a description of the part,

5.6 If the appealis lodged against a condition of approval, a description of the condition.
5.7 The factual or legal findings that the appellant relies on.

5.8 The relief sought by the appellant.
3.9 Any issue that the appellant wishes the Appeal Authority to consider in making ifs decision

5.10 That the appeal includes the following declaration by the Appellant:

i.  The Appellant confirms that the information contained in the subject appeal and

accompanied information and documentation is complete and correct

i.  That the Appellant is aware that it is and offence in terms of Section 86(1)(d) of the
said By-Law to supply particulars, information, or answers in an appeal against a
decision on an application, or in any documentation or representation related to
an appeal, knowing it to be faise, incorrect, or misieading or not believing them to

be cormrect.

Appeals must be addressed to the Municipal Manager and submitted to his/ her designated

official by means of e-mail at the following address: Ionduse.oDoecls@sfellenbosch.qov.z_cl

Any party (applicant or other) who lodges an appeal must pay the applicable appeal fee in
terms of the approved municipal tariffs and submit the proof of payment together with the
appeal. The LU Reference number on this correspondence, or the applicable Erf/ Farm

Number must be used as the reference for the payment of the appeal fee.

The approved tariff structure and the banking details for the General Account can be
accessed and viewed on the municipal website. For any enquiries the office can be

contacted at landuse.appeals@stellenbosch.qov.zq.

An applicant who lodges an appeal must also adhere to the following requirements stipulated
in terms of section 80(3) to (7) of the said By-law: '
(@) Simultaneously serve the appeal on any person who commented on the application

concemed and any other person as the municipality may determine.
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{b}  The notice by the applicant must invite persons to comment on the appeal within 21
days from date of notification of the appeal.

{c)  The notice must be served in accordance with section 35 of the said legislation and in
accordance with the prescripts or such additional requirements as may be determined
by the Municipality.

(d)  Proof of serving the nofification must be submitted to the Municipality at the above E-

mail address within 14 days of serving the notification.

10. Kindly note that no appeal right exists in terms of Section 62 of the Local Government
Municipal Systems Act, No 32 of 2000.

11. Kindly note the above decision in the case of any approval, is suspended, and may therefore
not be acted on, until such time as the period for lodging appeals has lapsed, any appeal has

been finalised and you've been advised accordingly.

urs faithfully

FOR DIRECTOR PLANNING AND ECONOMIC, DEVELOPMENT DATE:
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Applicoﬁon Number- LU/14149

Our File Reference Number- Erf 787 Sfellenbosch
er:

Enquiries: Ulrich von Molendorff

Contact No: 027 -

Your Reference Numpb

H
This Municipolify’s decision letter dated 2¢4 April 2023 refers. The appegl Process hqs
Now beegn concludeq.
The Appeq Authority résolved on 23 Jul
approval of th

Mmaximym Period of j Year from

order to utilize the existi
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4. Reasons for the decision:

4.1 Hamman Street has retained a predominant residential character which continues

to provide well located and accessible residential opportunities for the main town

center.

4.2 The proposed use of the property for office purposes is not compatible with the
residential use and any future permanency and expansion of such office use will
undermine and have a detrimental impact on this residential nature and character

of Hamman Street.

4.3 The temporary use which is imited to a period of one year is an interim arangement
to allow for the relocation of the existing office use to an alternative property which
is appropriately zoned for office use, and whereafter the use of the subject property

must revert to residential use in keeping with the rest of the Hamman Street.

5. Accordingly, the decision detailed in this letter may be implemented, subject fo
compliance with the conditions of approval.

Yours faithfully

FOR DIRECTOR: PLA ONOMIC DEVELOPMENT DATE

COPIES TO:

lan Dean

Email: iandean24@icloud.com
Anton Meick

Email: agmelck@cluvermarkotter.law

Erf 787 Stellenbosch — LU/14169 Page 3 of 3

T:+2721 8088111 @ F: +27 21 886 6899
Plein Street, Stellenbosch, 7600 ® PO Box 17, Stellenbosch, 7599
www.stellenbosch.gov.za
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% STELLENBOSCH

”° STELLENBOSCH o PNIEL ¢« FRANSCHHOEK
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’FlLE NR: OUTGOING POST
{ l.l 7)) < "l
SCAN NR:

COLLABORATORNR: | | C U -7 <

—

'*.' STELLENBOSCH MUN\EE&I HEY

od8e STELLENBOSCH-PNIEL-FRANSCHHOEK

o.o

DIREKTORAAT: INFRASTRUKTUURDIENSTE

DIRECTORATE: INFRASTRUCTURE SERVICES
CIVIL ENGINEERING SERVICES
To = Aan: Director: Planning + Economic Development
Att Aandag: Bulelwa Mdoda L TR H Muia,
From = Van: Manager: Development (Infrastructure Services})' ' LTIVEN
Author = Skrywer: Tyrone King
i ‘ LY G Y

Date o Datum: 23 April 2024 1§ JUL 2624

OurRef-Ons Verw:  Civil LU 2695 s

Town Planning Ref: LU/M6567 - TP605/2023

Re - Insake: Erf 787, Stellenbosch: Application in terms of Section 15(2)(a) for
the Rezoning of Erf 787, Stellenbosch, from Conventional
Residential to Mixed Use to allow the existing buildings on the
property to be used for office purposes.

Lagd

The application is recommended for approval, subject to the following conditions:

1. Civil Engineering services
1.1 The existing water and sewer service connections are to be utilized.

2. Development Charges (DCs)

2.1 The following DC’s are payable: See Development Charge Calculation attached.

2.2 The DC's were calculated by using the 2023/2024 tariff structure. If DC's are paid
after 30 June 2024 it will have to be recalculated by using the tariff structure and DC

Policy principles applicable at date of payment.

NT SERVILL. |
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2.3 The appropriate are payable immediately after approval of this application.

Tyrone King Pr Tech Eng
Manager: Development (Infrastructure Services)

W:12.0 DEVELOPMENT\01 Land Use applications\2695 () Erf 787 Stellenbosch (LU-16567 TP605-2023)\2695 () Erf 787 Stellenbosch
(LU-16567 TP605-2023).doc




107

(202 /Rquads(Q PeiRR P0de) LOUBAROK YAUY 10 1 M8d 98 O8fy) WSy MI0L

a0
ZWSHL = YYD SROYO 0 peikauad sdauws) N
ZWOEE = SE3WO O PRLIAUOD 9SN0Y X3
P— 4
|I|l...ltl|
anymuli'g
=, h -
Odis nuosk g Aq passeoolg uoardddy
NOLLVINHO AN LNY D ddY
O"LZL 830 ] u | vorizl ase | LrissEez H | esomL @ B |0LeES € d | 2892 8€ o | 18T 52 ] LvA bupnpus) paeked selieyd wiludopne ey
wrosLor o o | sro6s oy o | t6066 9 Y | se908 o | vz AR LN o | iroeze -] 1¥n
95 K6 1LE o o | 95966 1T W s weerz o | roaies o | reoiar H | 267464 £E Y| rroes Ll ] (1A Buipnpxe! ojarARd seBseuD Wewdoipang mio)
. o o ul - ] [} o | - o SUORINPAQ 1oL
96°9C6 11T El u | vsote LI o ] 05909 ¥ o | v9'8LE S d|euey o | 287261 €2 o | reeRs Iz | SUONINPA 3:049q ‘Ajuo sAsod Joy paSNipE sefieyd
9 LYR YOE o |aresZ e o] 96 11E Y | 0s's08 992 ¥ | r6IES y|ieviey Y| 2878l £C o | oEsid o FUCIINPQ 210444 Ao sansod Jo) Bunsnipe Riojeq sebieyD
3 L2 5500 S2£2010 960 00 WORINPAY e #BES BONIAS [RIaL
0 00 [¢] ] 0 Q uoGINPSY AATIN FINES MY
SL0 S8 $500 S2E26°0 §296°0 20 abasn $3A195 peseaoy| FI0 g
sucsied Ampraaw YR 2.8 Aeppy ARP/L isiwn
oy Apunuauosy s _.non._.u“wnxﬁ. wodsueil 7 spROH NITM PTG JAIRALLONE saneg M RS
NOULVIIDWD D0 30 AUVINNNG

(S0040 BSNOH) CTOZ-PO-GT PHRP § 10 § BIMBIT gS PUE (180410 208G CZOZ-¥O-SZ PRI § 40 € BUWEI] 405

B2URIRY THIRMURIDG D0

YOSORRISS TST | uLe g

ONuLE s ON M3

G| (1IN 0 uEQN POHS) unibey 3

UMO |, LSEOGMNIIS (SUSIB0T £ W) P#IS) UouEI0T 43
rZOIMIOZ B IEDURULY

$TOZ tidy £ wwg

MUBN IBuKoRAGQ

(£202-0DdL 295911V} wRsoquenels (e 43 () 5682

JHQUNN udREUdy

NOLLYWHO ANI NOLLYOId dY

uonenoje) abiey yuswdojpaag

£.
¥




108

ELETRICITY SERVICES: CONDITIONS OF APPROVAL
ERF 787

GENERAL COMMENT:

1. All electrical work to comply to SANS 142, SANS 104 XA, SAN S 1307,
SANS 10106, SANS  10252-1 and SANS 10254, and Municipal By-Laws
2.Development Bulk Levy Contributions are payable

CONDITIONS

1. The electrical consulting engineer responsible for the development shall schedule
an appointment with Manager Electricity Services (Engineering Services) before

commencing with the construction of the development. As well as to discuss new

power requirements if required. T ~ e <
2. The development's specifications must be submitted to ‘l”“: hlas —

Stellenbosch Municipality (Engineering Services) for a Erovm,m j Z

i e

a) The design of the electrical distribufignsystem PR A=

b) The location of substations(s) and ﬂﬂ'm- ‘%@
3. A separate distribution board/s shall be provided for munic’rp_ah j —and metering.
(Shall be accessible & lockable). Pre-paid metering syster“]@g;héﬁ (g sd-rrdomiestic | j
dwellings. N
4. 24-hour access to the location of the substation, metering pametardratraTsnbution board

is required by Technical Services. (On street boundary)

5. Appropriate caution shall be taken during construction, to prevent damage to existing
service cables and electrical equipment in the vicinity, should damage occur, the applicant
will be liable for the cost involved for repairing damages.

6. On completion of the development, Stellenbosch Municipality (Technical Services)
together with the electrical consulting engineer and electrical contractor will conduct a take-
over inspection.

7. No electricity supply will be switched on (energised) if the Development contributions, take-
over Inspection and Certificate(s) of Compliance are outstanding.

8. All new developments and upgrades of supplies to existing projects are subject to
SANS 10400-XA energy savings and efficiency implementations such as:
- Solar water Heating or Heat Pumps in Dwellings
- Energy efficient lighting systems
- Roof insulation with right R-value calculations.
-Control Air condition equipment tied to alternative efficiency systems
-Preheat at least 50% of all hot water with alternative energy saving sources
_All hot water pipes to be clad with insulation with R-value of 1
-Provide a professional engineer’s certificate to proof that energy
saving measures is not feasible.
9.If connecting a generator /solar panel for backup, the backup equipment needs to

comply to OHS Act SANS10142-1

Tala ¥,

Bradley Williams Date......4/06/ 3624 mmmmua .
STELLENBOSCH MUNICIPALITY
PLANNING AND DEVELPOMENT SERVICES

Signature

05 JUN 2024

RECEIVED
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. & 29 De Havilland Crescent & 5th Floor, Imperial Terraces
Pro Park, Building 1 Carl Cronje Drive,
| N N OVATI VE Persequor Technopark Tyger Waterfront
Pretoria 0020 Bellvifle 7530
TRANSPORT I +27(012) 349 1664 o +27(021) 914 6211
SO LUT ' 0 NS = gauteng@itsglobal.co.za m westerncape@itsglobal.co.za

2 wwwiitsglobal.co.za

Sue-Marie Ferreira
Per email

Email; s.winshaw@gmail.com

13 July 2023
Our Reference: 4569

Attention: Mrs Ferreira

TRAFFIC IMPACT STATEMENT: ERF 787 HAMMAN STREET, STELLENBOSCH

We refer to our appointment to assist with the abovementioned development in terms of the
expected traffic impact on the surrounding road network. This letter summarises the traffic impact
in support of the proposed development on Erf 787 in Stellenbosch.

Erf 787 is located north of the Eerste River, south of Dorp Street, east of Piet Retief Street and west

of Hamman Street in Stellenbosch. See Figure 1 for a Locality Plan.

Figure 1: Erf 787 Locality Plan

THINIONG GLOBAL, ACTING LOCAL

Directors: JL Coatzee Pr Eng {Managing}, Dr P Pretorius Pr Eng
Dr IC Krogscheepers Pr Eng, Mrs LC Pretorius Pr Eng, Ms O Ribeiro MBA
Registration No:2001/027 205/07
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Proposed Development

The development currently has existing business rights of 330m2 GLA. It is proposed to extend the
current rights with a further 146m? GLA of office space. The site will in total consist of 476m? GLA of
office area. On-site parking will be provided. The site development plan (SDP) is shown in Figure 2.

""" Al W
/ 14im rigt of wxp
VR | e B N AN 774, 7 \ [ S
|"I
& I,r" N
& — | e
& .’_f < B : .'E‘E i o~ Stk i B3y
& R, SR~ NEC . "
7t IRERSRAR AR
// e Erf 787 .
| of aitoen porting ) =
f bere o e on e Porking Areq wyl= 2 b
! ®ed wed for eifiees =
,-"l e n|z1 n unnwlsu'uitz g w1514
I ! | s
xf ) 5088 ﬂ? EXIST POOL H
.’; — Y
/
/
/
/ : |
/ ”5
/ .
'_-E._ — i-':}' .i‘ .............
A3 st

RF 788

SITE PLAN 1400

Figure 2: Site Development Plan’
Existing Traffic Conditions

Dorp Street is a Class 4 local distributor road with one lane per direction without a median and
sidewalks on both sides of the road and direct driveway access as illustrated in Figure 3.

Hamman Street is a Class 5 local road with one lane per direction without a median, no sidewalks and
direct driveway access as illustrated in Figure 4.

1 King’s Planning & Design, Site Development Plan for Rezoning Application, 11 April 2023

4569 2
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Figure 4: Homman Street Cross-Section
Trip Generation

The trip generation rates are based on the Committee of Transport Officials (COTO)’s TMH 172. The
expected trip generation rates for offices are 2.1 trips per 100m? GLA during both the a.m. and p.m.
peak hours. The resultant trip generation is therefore 10 vehicles per hour during both the a.m. and
p.m. peak hours, of which three trips will be generated by the new office space. It is therefore
concluded that the expected impact of the proposed development will be marginal.

2 committee of Transport Officials, TMH17, South African Trip Data Manual, September 2013

4569 3
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Access

Access will be obtained via the existing access off Hamman Street. The access to the development
is gated. The gate is an intercom-operated gate for visitors. There is sufficient storage
available between the gate and Hamman Street to accommodate any vehicle stacking.

Parking and Internal Site Circulation

According to the Stellenbosch Municipality Zoning Scheme By-Law?, four parking bays per 100m?
GLA are required for office. This calculates to 19 parking bays required. The SDP indicates a total
of 32 parking bays will be provided on-site which is sufficient.

All parking bays are according to the minimum standards and the internal vehicle circulation is
sufficient.

Summary

This letter outlines the expected traffic impact of the proposed development on Erf 787
in Stellenbosch. The estimated number of trips associated with the proposed development will
be marginal and will have an insignificant impact on the external road network.

One access to the site is proposed. A total of 32 parking bays will be provided on-site which
is sufficient.

We trust that the above adequately addresses the traffic-related issues associated with the
proposed development on Erf 787 in Stellenbosch. Please contact us should you need any
additional information.

Regards,

~—Johan Pr.Eng

for Innovative Transport Solutions (Pty) Ltd

3 stellenbosch Municipality, Zoning Scheme By-law, September 2019

4569 4
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Virdus Works (Pty) Ltd (Reg. No. 2018/585747/07) .
Development Management Consultants and D 4

Environmental Assessment Practitioners

WORKS
17 May 2024

Ms Carlien Coetzee
Arch Town Planners
Per: carlien@archtownplanners.co.za

Dear Madam

OBJECTION TO LAND DEVELOPMENT APPLICATION: ERF 787, HAMMANN STREET,
STELLENBOSCH (REFERENCE TP605/2024)

The notice to the adjacent owners dated 18 April 2024 refers. This submission is made on behalf of

owners and residents in the street, being:

. Mr and Mrs Slabbert for the Venezia Trust, Erf 14144; Remaining Objector as the other property
o Mr and Mrs Dean, Erf 764; owners listed have with drawn their objections

. Mr and Mrs Venter. Erf 766: as noted in the Addendum to the POE.

® CMV Trust (IT 4121/2007, JLC Venter), Erf 767;
o Little Precious Trust (Ms B Lane), Erf 763; and
° Mr MJ Hunt, Erf 760.

We hereby lodge the following objection against the land development application on behalf of the
aforementioned owners and residents in Hammann Street, who are already and will be further
affected by the office use and a rezoning permanently permitting offices in the street, as well as any
future mixed use redevelopment of the property.

The affected owners are in principle not opposed to a change in use and intensified development or
to the redevelopment of the property in keeping with the surrounding residential land use and spatial
development policies of the Municipality but object to the proposed rezoning for the continued and
expanded office use and accordingly a foot in the door for future unspecified mixed use
development.

At the heart of the objection lies the question whether Erf 787, at the end of a cu/-de-sac, surrounded
by residential properties, is the right place for the proposed development of offices and future mixed-
use development. We submit that the proposed rezoning and continued use is inappropriate on the
property and in the street, it lacks desirability, it is not justifiable or reasonable and that the land
development application should be refused for the reasons set out below.

The application states that the property, almost 9 000m?, is too large to use as a single residential
property, which statement is understood and supported. However, the next best use in such situation
is not a mixed use as claimed in the application. The Mixed-use Zone in terms of the Stellenbosch
Municipality Zoning Scheme Bylaw permits numerous uses and development which would not be
compatible with the surrounding residential character of the area and should not be permitted at the
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end of a cul-de-sac. Rezoning of the property to an undesirable zoning on the grounds that it will be
limited to a single primary use of limited scale cannot be supported, as a future application would only
have to argue that the primary use needs to change, which requires a significantly less onerous process
and motivation than a rezoning. The application confirms that a future application will be an
application for amendment of the site development plan only, i.e, based on the assumption at that
time that the Mixed-use Zoning is acceptable to the surrounding residents. The statement that: “7he
zoning scheme indicates that the purpose of the mixed-use zone is to allow a variety of mixed land
uses that have no negative impact on each other. In this regard the development will improve business
use in the area and increase the potential to have a mix of land uses in the future " further raises the
suspicion that this application is made for strategic purposes to establish a Mixed-use Zone and not to
accommodate the existing offices.

The fact that application is not made for a rezoning to a Local Business Zone, which also permits offices
as a primary use, confirms the suspicion that the application might be a strategic application aimed at
a long term plan to convert the use to a potentially more lucrative one for the owners and an even less
desirable one for the surrounding owners. The application states that the purpose thereof is “to rezone
the application site to a more suitable zoning category which allows for offices as a primary right’,
which could be the Local Business Zone, but seemingly this does not suffice, for uncertain reasons.

The statement that " due fo the size and central location of the property it can reasonably be expected
that the application site will at some stage in the future be fully redeveloped' is understood and the
concept is supported, but such redevelopment should be for appropriate residential purposes and not
for any business use that would cause continuous discomfort and disturbance to the residents in the

street.

The requested conversion of the garage, which is being used for storage in terms of the application, is
not supported. It will further entrench the current business use and lead to an increase in business-
related traffic in the street. This erodes the residential character of the street where the only business
is guest accommodation and occupational practices in dwelling houses, and which play an important
role in the retention of the character of the street under difficult circumstances in a central location.
Additional traffic and business activity will put further pressure on the owners in trying to retain the
residential character of the street, while the owners of the business premises (subject property) do not
reside there and might not understand the importance of retaining the residential character as do the
residents. It is noteworthy how far, for solely commercial reasons, the owner intends to push the
envelope, solely for the owner's benefit, and to the prejudice of the residents in the street. The owner
inter alia requires the departure and expansion of the office space to add value to the property, and
from the perspective of the affected residents to entrench the non-residential use and accordingly to
be able to motivate that the commercial use is acceptable in the residential environment. In the
motivation report it is stated that: “Jt is important to note that the proposed development will not
include any new development or extension of any of the existing buildings', yet, in the very next
paragraph application is made for an extension of the office space by the conversion of the garage.

The application also hides the true intent thereof with the statement that: *“ 7he proposed development
is purely to allow for permanent rights to convert and use the existing garage (of +170m?) as offices
and to be able to continue to use the existing house as offices.” The proposed development is a future
mixed-use development as stated elsewhere in the application and not the simple conversion of the

—
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garage and use of the converted house for office purposes. If it were for the limited use of offices in
a mere 475m2 GLA, the owner can offer guarantees that the use of the property will be so limited and
that in future it will be rezoned to a lesser zoning (for residential purposes). Such guarantees could
for example be offered by way of servitude rights over the property in favour of the residents of the
street, albeit undesirable and statutorily messy. Land use conditions limiting the use are ineffective
and could be amended as indicated in the application, while servitudes in favour of the residents of
the street would be significantly more difficult to cancel.

In an attempt to motivate the desirability of the application, the applicant summarises a few bullet
points in the motivation report. Amongst others it states that ” the application site is one of the only
remaining underdeveloped portions of land in central Stellenbosch, and there is a large demand for
business and office space within this ared’, without substantiating the statement relating to demand.
A quick search for offices to let in Stellenbosch indicates significant office vacancies for which tenants

are sought.

In contrast to the claimed demand for offices, the demand for centrally located residential
accommodation is equally high and the locational and desirability factors as motivated in the
application would be equally applicable to a residential development (Housing Market Studies for
Intermediate Cities/ Larger Towns in the Western Cape, Stellenbosch Town Report, August 2022). The
stated demand for office space, location, and extent of the property offer insufficient reasons for a
mixed-use development and assessment of the desirability of such use.

The application fails to assess the negative impacts that a mixed-use development might have on the
residential street if in future the primary rights are taken up by the owners. Instead, it downplays the
effects of the application as if the intention is to limit the development to the existing small-scale
offices. If the rezoning application is approved, the potential development in terms of the Mixed-use
Zone will adversely and materially impact on the neighbours’ and objectors’ existing rights and will
have significant effect on the area’s sense of place. The applicant has not succeeded in appropriately
assessing the impact of a Mixed-use Zone development on the surrounding area and in showing the
desirability of such zoning and potential development in the cu/-de-sac. A contextual assessment of
the situation must be undertaken, and it must consider the effect of the proposed land use and
accordingly resultant buildings will have on the neighbouring properties and the character of the
surrounding area. The Mixed-use Zone will permit the development of six-storey buildings with a
permitted coverage of 85%, while an equally appropriate (from the applicant’s perspective) Local
Business Zone would allow only for three-storey buildings and coverage of 75%. The impact of the
built environment envisaged with the application can thus be reduced significantly, but it seems as if
the true purpose is not the extension of the existing office uses. A more acceptable and appropriate
Multi-unit Residential Zone development will have equally limited potential building effect.

The intention with the required contextual assessment of the effect of any building development on
the neighbouring properties is to prevent a development that will be unreasonably intrusive,
overbearing or otherwise unsightly or objectionable from being undertaken. The aim should inter alia
be to ensure that the development will not have an inappropriate visual or other impact on sense of
place or existing rights. Buildings permitted in terms of the Mixed-use Zone will be of such nature or
appearance that it will probably or in fact be unsightly or objectionable; or will probably or in fact
derogate from the value of adjoining or neighbouring properties. The judgements handed down in
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True Motives 84 (Pty) Ltd v Mahdi and Another 2009 (4) SA 153 (SCA), Da Cruz and Another v Cape
Town City and Another 2017 (4) SA 107 (WCC), and also see the Constitutional Court judgementin the
Turnbull-Jackson case (2014 (6) SA 592 (CC)) highlight the essential nature of a proper contextual
assessment and an appropriate decision based thereon. The courts have determined that when
considering the question of derogation of value, the question seems to be whether any disadvantage
will result from what is proposed to a neighbouring property. The proposed Mixed-use Zone and
resultant future development will derogate from the value of the objectors’ properties and is
unacceptable.

Suffice to state that it is clear from the legislation that an application must be refused if it does not
comply with any of the minimum threshold criteria as specified, as in this instance where a proper
assessment of the desirability has not been made.

Densification and intensification of the land development on the site can be achieved with a lesser
Local Business Zone as indicated above, albeit equally unacceptable to the residents, and with a
rezoning to a Multi-unit Residential Zone that will also increase the value of the land for the owner
and contribute to the achievement of the Municipality’s spatial planning objectives. If development
of the site in terms of the primary uses under the Mixed-use Zone is not intended, then why apply for
such zoning? While it is understood that the purpose is to extend the lifespan of the existing offices,
it should be noted that such use does not belong in the street and therefore the rezoning is not
justifiable, and it should not be permitted.

According to the motivation a traffic impact statement was prepared (ITS Innovative Transport
Solutions) and it concluded that: “the estimated number of trips associated with the proposed
development will be marginal and will have an insignificant impact on the external road network."
However, it did not assess the development impact of a Mixed-use Zone development which,
according to the application, can be achieved with a site development plan amendment application.
If cannot be argued that the access via Hamman Street is acceptable for a Mixed-use Zone
development. If so, then it would assume that all other properties in the street could be granted
similar use rights, in which case clearly the access would be completely insufficient.

The residents already report traffic movements and volumes out of keeping with the current residential
character of the street, albeit marginal. It must be assumed, amongst others based on the motivation
report, that the ultimate goal is a commercial development. In this locality, it would attract peak time
traffic for employees to and from work and during a day visitor traffic. It is extremely unlikely that
employees and client would be resident in walking distance of the development. On the other hand,
if the property is developed for residential purposes, the traffic patterns would synchronize with that
of the street and be significantly lower than for a mixed-use development.

The potential impact of traffic in the cu/-de-sac with limited space, the additional pedestrian
movement, the changing movement patterns, the change in activity patterns, and the effects of non-
residential buildings on the residents of the street have not been assessed. According to the
application there are no negative effects of the proposed Mixed-use Zone on the neighbouring
properties. However, the applicant has failed to properly assess the potential effects and downplayed
them based on the unguaranteed proposal to limit the use to the existing offices in 475m? of existing

buildings.
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We submit that the disadvantages of a mixed-use development and the continued office use outweigh
the alleged benefits to the larger community and in particular to the residents of the street. The
proposed rezoning and resultant potential development is therefore not justifiable and it lacks

desirability, and should accordingly be refused.

Yours faithfully

[
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Virdus Works (Pty) Ltd (Reg. No. 2018/585747/07) ———
Development Management Consultants and b &

Environmental Assessment Practitioners

WORKS
17 May 2024

Ms Carlien Coetzee
Arch Town Planners
Per: carlien@archtownplanners.co.za

Dear Madam

OBJECTION TO LAND DEVELOPMENT APPLICATION: ERF 787, HAMMANN STREET,
STELLENBOSCH (REFERENCE TP605/2024)

The notice to the adjacent owners dated 18 April 2024 refers. This submission is made on behalf of

owners and residents in the street, being:

. Mr and Mrs Slabbert for the Venezia Trust, Erf 14144; Remaining Objector as the other property
. Mr and Mrs Dean, Erf 764; owners listed have with drawn their objections

. Mr and Mrs Venter. Erf 766 as noted in the Addendum to the POE.

o CMV Trust (IT 4121/2007, JLC Venter), Erf 767;
. Little Precious Trust (Ms B Lane), Erf 763; and
. Mr MJ Hunt, Erf 760.

We hereby lodge the following objection against the land development application on behalf of the
aforementioned owners and residents in Hammann Street, who are already and will be further
affected by the office use and a rezoning permanently permitting offices in the street, as well as any
future mixed use redevelopment of the property.

The affected owners are in principle not opposed to a change in use and intensified development or
to the redevelopment of the property in keeping with the surrounding residential land use and spatial
development policies of the Municipality but object to the proposed rezoning for the continued and
expanded office use and accordingly a foot in the door for future unspecified mixed use

development.

At the heart of the objection lies the question whether Erf 787, at the end of a cul-de-sac surrounded
by residential properties, is the right place for the proposed development of offices and future mixed-
use development. We submit that the proposed rezoning and continued use is inappropriate on the
property and in the street, it lacks desirability, it is not justifiable or reasonable and that the land
development application should be refused for the reasons set out below.

The application states that the property, almost 9 000m?, is too large to use as a single residential
property, which statement is understood and supported. However, the next best use in such situation
is not a mixed use as claimed in the application. The Mixed-use Zone in terms of the Stellenbosch
Municipality Zoning Scheme Bylaw permits numerous uses and development which would not be
compatible with the surrounding residential character of the area and should not be permitted at the
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end of a cul-de-sac. Rezoning of the property to an undesirable zoning on the grounds that it will be
limited to a single primary use of limited scale cannot be supported, as a future application would only
have to argue that the primary use needs to change, which requires a significantly less onerous process
and motivation than a rezoning. The application confirms that a future application will be an
application for amendment of the site development plan only, i.e, based on the assumption at that
time that the Mixed-use Zoning is acceptable to the surrounding residents. The statement that: “ 7he
zoning scheme indicates that the purpose of the mixed-use zone is to allow a variety of mixed land
uses that have no negative impact on each other. In this regard the development will improve business
use in the area and increase the potential to have a mix of land uses in the future” further raises the
suspicion that this application is made for strategic purposes to establish a Mixed-use Zone and not to
accommodate the existing offices.

The fact that application is not made for a rezoning to a Local Business Zone, which also permits offices
as a primary use, confirms the suspicion that the application might be a strategic application aimed at
a long term plan to convert the use to a potentially more lucrative one for the owners and an even less
desirable one for the surrounding owners. The application states that the purpose thereof is “ o rezone
the application site to a more suitable zoning category which allows for offices as a primary right’,
which could be the Local Business Zone, but seemingly this does not suffice, for uncertain reasons.

The statement that " due to the size and central location of the property it can reasonably be expected
that the application site will at some stage in the future be fully redeveloped’ is understood and the
concept is supported, but such redevelopment should be for appropriate residential purposes and not
for any business use that would cause continuous discomfort and disturbance to the residents in the

street.

The requested conversion of the garage, which is being used for storage in terms of the application, is
not supported. It will further entrench the current business use and lead to an increase in business-
related traffic in the street. This erodes the residential character of the street where the only business
is guest accommodation and occupational practices in dwelling houses, and which play an important
role in the retention of the character of the street under difficult circumstances in a central location.
Additional traffic and business activity will put further pressure on the owners in trying to retain the
residential character of the street, while the owners of the business premises (subject property) do not
reside there and might not understand the importance of retaining the residential character as do the
residents. It is noteworthy how far, for solely commercial reasons, the owner intends to push the
envelope, solely for the owner’s benefit, and to the prejudice of the residents in the street. The owner
inter alia requires the departure and expansion of the office space to add value to the property, and
from the perspective of the affected residents to entrench the non-residential use and accordingly to
be able to motivate that the commercial use is acceptable in the residential environment. In the
motivation report it is stated that: “Jt is important to note that the proposed development will not
include any new development or extension of any of the existing buildings’, yet, in the very next
paragraph application is made for an extension of the office space by the conversion of the garage.

The application also hides the true intent thereof with the statement that: “ 7he proposed development
is purely to allow for permanent rights to convert and use the existing garage (of 170m?) as offices
and to be able to continue to use the existing house as offices.” The proposed development is a future
mixed-use development as stated elsewhere in the application and not the simple conversion of the
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garage and use of the converted house for office purposes. If it were for the limited use of offices in
a mere 475m2 GLA, the owner can offer guarantees that the use of the property will be so limited and
that in future it will be rezoned to a lesser zoning (for residential purposes). Such guarantees could
for example be offered by way of servitude rights over the property in favour of the residents of the
street, albeit undesirable and statutorily messy. Land use conditions limiting the use are ineffective
and could be amended as indicated in the application, while servitudes in favour of the residents of
the street would be significantly more difficult to cancel.

In an attempt to motivate the desirability of the application, the applicant summarises a few bullet
points in the motivation report. Amongst others it states that “the application site is one of the only
remaining underdeveloped portions of land in central Stellenbosch, and there is a large demand for
business and office space within this ared’, without substantiating the statement relating to demand.
A quick search for offices to let in Stellenbosch indicates significant office vacancies for which tenants

are sought.

In contrast to the claimed demand for offices, the demand for centrally located residential
accommodation is equally high and the locational and desirability factors as motivated in the
application would be equally applicable to a residential development (Housing Market Studies for
Intermediate Cities/ Larger Towns in the Western Cape, Stellenbosch Town Report, August 2022). The
stated demand for office space, location, and extent of the property offer insufficient reasons for a
mixed-use development and assessment of the desirability of such use.

The application fails to assess the negative impacts that a mixed-use development might have on the
residential street if in future the primary rights are taken up by the owners. Instead, it downplays the
effects of the application as if the intention is to limit the development to the existing small-scale
offices. If the rezoning application is approved, the potential development in terms of the Mixed-use
Zone will adversely and materially impact on the neighbours’ and objectors’ existing rights and will
have significant effect on the area’s sense of place. The applicant has not succeeded in appropriately
assessing the impact of a Mixed-use Zone development on the surrounding area and in showing the
desirability of such zoning and potential development in the cu/-de-sac. A contextual assessment of
the situation must be undertaken, and it must consider the effect of the proposed land use and
accordingly resultant buildings will have on the neighbouring properties and the character of the
surrounding area. The Mixed-use Zone will permit the development of six-storey buildings with a
permitted coverage of 85%, while an equally appropriate (from the applicant’s perspective) Local
Business Zone would allow only for three-storey buildings and coverage of 75%. The impact of the
built environment envisaged with the application can thus be reduced significantly, but it seems as if
the true purpose is not the extension of the existing office uses. A more acceptable and appropriate
Multi-unit Residential Zone development will have equally limited potential building effect.

The intention with the required contextual assessment of the effect of any building development on
the neighbouring properties is to prevent a development that will be unreasonably intrusive,
overbearing or otherwise unsightly or objectionable from being undertaken. The aim should inter alia
be to ensure that the development will not have an inappropriate visual or other impact on sense of
place or existing rights. Buildings permitted in terms of the Mixed-use Zone will be of such nature or
appearance that it will probably or in fact be unsightly or objectionable; or will probably or in fact
derogate from the value of adjoining or neighbouring properties. The judgements handed down in
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True Motives 84 (Pty) Ltd v Mahdi and Another 2009 (4) SA 153 (SCA), Da Cruz and Another v Cape
Town City and Another 2017 (4) SA 107 (WCC), and also see the Constitutional Court judgementin the
Turnbull-Jackson case (2014 (6) SA 592 (CC)) highlight the essential nature of a proper contextual
assessment and an appropriate decision based thereon. The courts have determined that when
considering the question of derogation of value, the question seems to be whether any disadvantage
will result from what is proposed to a neighbouring property. The proposed Mixed-use Zone and
resultant future development will derogate from the value of the objectors’ properties and is
unacceptable.

Suffice to state that it is clear from the legislation that an application must be refused if it does not
comply with any of the minimum threshold criteria as specified, as in this instance where a proper
assessment of the desirability has not been made.

Densification and intensification of the land development on the site can be achieved with a lesser
Local Business Zone as indicated above, albeit equally unacceptable to the residents, and with a
rezoning to a Multi-unit Residential Zone that will also increase the value of the land for the owner
and contribute to the achievement of the Municipality’s spatial planning objectives. If development
of the site in terms of the primary uses under the Mixed-use Zone is not intended, then why apply for
such zoning? While it is understood that the purpose is to extend the lifespan of the existing offices,
it should be noted that such use does not belong in the street and therefore the rezoning is not
justifiable, and it should not be permitted.

According to the motivation a traffic impact statement was prepared (ITS Innovative Transport
Solutions) and it concluded that: “the estimated number of trips associated with the proposed
development will be marginal and will have an insignificant impact on the external road network.”
However, it did not assess the development impact of a Mixed-use Zone development which,
according to the application, can be achieved with a site development plan amendment application.
If cannot be argued that the access via Hamman Street is acceptable for a Mixed-use Zone
development. If so, then it would assume that all other properties in the street could be granted
similar use rights, in which case clearly the access would be completely insufficient.

The residents already report traffic movements and volumes out of keeping with the current residential
character of the street, albeit marginal. It must be assumed, amongst others based on the motivation
report, that the ultimate goal is a commercial development. In this locality, it would attract peak time
traffic for employees to and from work and during a day visitor traffic. It is extremely unlikely that
employees and client would be resident in walking distance of the development. On the other hand,
if the property is developed for residential purposes, the traffic patterns would synchronize with that
of the street and be significantly lower than for a mixed-use development.

The potential impact of traffic in the cul-de-sac with limited space, the additional pedestrian
movement, the changing movement patterns, the change in activity patterns, and the effects of non-
residential buildings on the residents of the street have not been assessed. According to the
application there are no negative effects of the proposed Mixed-use Zone on the neighbouring
properties. However, the applicant has failed to properly assess the potential effects and downplayed
them based on the unguaranteed proposal to limit the use to the existing offices in 475m? of existing

buildings.
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We submit that the disadvantages of a mixed-use development and the continued office use outweigh
the alleged benefits to the larger community and in particular to the residents of the street. The
proposed rezoning and resultant potential development is therefore not justifiable and it lacks
desirability, and should accordingly be refused.

Yours faithfully

——
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PLANNING REPORT ON APPLICATION IN TERMS OF SECTION 15(2) OF THE
STELLENBOSCH MUNICIPAL LAND USE PLANNING BYLAW, 2023 FOR A CONSENT

/

USE FOR A TOURIST ACCOMMODATION ESTABLISHMENT, DEPARTURE AND }
SUBDIVISION ON FARM NO. 65/13 & 30, STELLENBOSCH DIVISION.
“APPLICATION DETAILS
Application Reference ‘ LU/17271 } Commencement Date | 24/07/2024
F o Urban Wmﬁcs South | Last day for comments 4{
‘ Applicant Cape - Gerhardus ‘ or additional 09 May 2025
Swart F f |
- | war - [morma ion ‘ 4‘
| 65/13 & 30 (See |
( Farm nr ANNEXURE A for ‘ Place ‘ Stellenbosch Division
L | locality plan) } ‘
i _|'_ ' ‘ Previous approval wcf’
| , ) | granted for a winery, ‘
| Agriculture and Rural | _
‘ Zoning . ‘ Other approvals | guesthouse and tourist ‘
one
| | facilities (wine tasting |
| | and sales)
—_ — |

’ x—||—TYPE OF APPLICATION |

| | 15(2)(a) rezoning of land*

X_| 15(2)(b) a perm—anenf depur’rﬂ from the develoﬁenf parameters of the zo—ningcheme

- -

| 15—(2) (c)—o c@arﬁe gr—am‘a onaf fe?ﬁor?y basis to utilize land for a purpose—noﬁerﬁfean _|

terms of the primary rights of the zoning applicable to the land

15(2)(d) a subdivision of land that is not exempted in terms of section 24, including the |

L]

X |

registration of a servitude or lease agreement*

— |

| @) {e)—a co—nsolid—oﬁcﬁ)fad that is—nofe—xem—pfecm terms of section 24*

|' 15(2)(f) @ removal, suspension or amendment of restrictive conditions in respect of a land unit* |

| ‘_15(2)—(g)opern$si<m—re<ﬂr_ecm terms of the zoni@scheme— - - J|
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15(2)(h) an amendment, deletion or imposition of conditions in respect of an existing approval*

127

15(2)(i) an extension of the validity period of an approval

15(2)(j) an approval of an ove_rloy zone as contemplated in the zoning scheme

15(2}(k) an amendment or cancellation of an approved subdivision plan or part thereof,

including a general plan or diagram*

15(2)(l) a pe_rmission required in terms of a condition of approval

15(2_) (m) a determination of a zoning

15(2)(n) a closure of a public place or part thereof

15(2)(0) a consent use contemplated in the zoning scheme

15(2)(p) to disestablish a homeowners' association

| 15(2){r) a permission required for the reconstruction of an existing building that constitutes a non-

15(2)(q) to rectify a failure by a homeowners' association to meet its obligations in respect of the

control over or maintenance of services

conforming use that is destroyed or damaged to the extent that it is necessary to demolish a

substantial part of the building

Abprovol requiréd in terms of relevant policy for street naming and numbering

Approval required in terms of Council policiés or by-laws — Specify:

Consent / Permission required in terms of a fitle deed (includes where planning permission is

required in terms of the Advertising on Roads and Ribbon Development Act, Act 21 of 1940)

| NATURE AND SCOPE OF PROPOSED LAND USE APPLICATION

1.

Purpose
The owner of the two farms seeks to diversify the income on the farm by creating a high-end tourist

destination by expanding the tourist accommodation facilities on Farms No. 65/13 and 65/30,

operated as one entity.

Background and Application detail
The farms are located within the picturesque Devon Valley a tranquil, verdant, and picturesque

area within the Stellenbosch Winelands, known for its breath-taking views of olive groves, vineyards,
and the Helderberg Mountains. These are tourist attractions and numerous tourist accommodation
facilities are located in the area, which is home to the award-winning Devon Valley Hotel, on route

to J C Le Roux winery, home renowned of sparkiing wine in South Africa.

The farm portions comprise of £32.96 hectares together (16ha per portion), used predominantly for
agricultural and tourism related purposes. Tourism on the properties comprises of the guesthouse
“Log Cabin” and tourist facility (wine tasting facility) which was approved as a consent uses on

Portion 30 of Farm é5. It is now the intention of the owner to expand the tourism accommodation
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on Portion 13 to include 10 wine-barrel shaped tourist accommodation pods and combine the ‘

activities over the two farms via a registered lease-hold area. ‘

Application is subsequently made in terms of the Stellenbosch Municipal: Bylaw on Municipal Land

Use Planning (2023);

(a) In terms of Section 15(2)(0) of the said bylaw for a consent use for a tourist accommodation
establishment to accommodate 10 tourist accommodation units on Farm No. 65/13,
Stellenbosch Division.

(b) In terms of Section 15(2)(b) of the said bylaw for a departure to provide no parking bays on
Farm No. 65/13, Stellenbosch division, but instead providing the required 10 parking bays on
Farm No. 65/30, Stellenbosch Division, requiring that the properties be notarial tied. (Proposed
development will be in favour of an external party, The Log Cabin Pty Ltd).

{c) Interms of Section 15(2)(d) of the said bylaw for a subdivision to register Lease Area A (+4206m?)
on Farm No. 65/30, Stellenbosch Division and Lease Area B (x11471m?) over Farm No. 65/13,

Stellenbosch Division to enable a long-term lease over the accommodation units, parking area

and in terms of the Subdivision of Agricultural Land Act.

See ANNEXURE B for;

(a) Site Plan; dated April 2024 and drawn by Urban Dynamics South Cape,

(b) Landscape Site Development Plans; Drawing SQ1-LOG-001, dated 2023-08-16 and drawn by
Square One Landscape Architects, and

(c) Subdivision Plans; Ref: Lease Diagram, dated April 2024, and drawn by Urban Dynamics South
Cape

(d) Concept Wine Barrel pods; unreferenced

Summary of applicant’s motivation. See ANNEXURE C for motivation

a) The proposed development includes the construction of 10 self-catering barrel-shaped pods
(239m2) that will be 1000mm above the ground in height. The pods will be raised above the
ground with é concrete féo’rings, each at 600mm x 600mm (Total surface area/barrel = 2.16m2).
The decking of the barrel pod will be treated pine posts placed on 200mm x 200mm concrete
footings (estimated 0.8m2). Each pod will cover approximately 2.96m2 and the total area
cleared by the barrel pods will be 2.96m2 x 10 = 29.6m2. The pathway for access to the

accommodation pods will consist of gravel.

) The existing access road on Portion 30 will be utilised to access the proposed parking area and

development on Portion 13. The clustering of facilities and use of existing access roads will

Page 3 of 20



129

minimise the impact on agricultural and natural resources. The existing access road will be
notarily tied fo the proposed development on Portion 13. Should the properties be in different

ownership in the future, a servitude of 4,5m must be registered over Portion 30 in favour of Portion.

c) Guest will be able to walk from the parking area to the proposed pods via a gravel road or be

fransported by means of golf-carts.

d) The existing shoulder sight distance along the east of the access Road / Access intersection onto
Farm No 65/30, is 240m and not applicable to the west, due to the access Road ending at the
access to the property. The available sight distances and location meet and exceed the

minimum requirement, and are therefore considered to be acceptable.

e)The proposed lease areas are located outside the flood lines and does not include any
vineyards. The proposed lease areas will also separate and thus contfribute to efficient

management of the tourism accommodation and cultivated land on the farm.

f) It can thus be concluded that, given site-specific considerations, the proposed tourism pods are
regarded as an appropriate and beneficial land use for the farm in terms of the unique design,
location, utilisation of existing facilities and services, sustainability of the farm, and cognisance of

environmental and heritage sensitivities.

g}t can be concluded that the proposed development is desirable with adequate mitigation to '
minimise potential impacts on the character of the surrounding winelands areq, existing
agricultural activities, existing spatial policies, and the safety and welfare of the community. It is

our considered opinion that the proposed development will contribute greatly to Agri-tourism in

the area resulting in economic growth and investment opportunities.

| ASSESSMENT CHECKLIST

CONSIDERATION CRITERIA | YES | NO | Comments, if any

The applicant has in terms of Section IV of the Stellenbosch
Municipality Planning By-Law, notify all surrounding owners

and interested an affected party, as well as external

Accurate intergovernmental departments. A notice was placed on the Stelienbosch
and public participation X Municipality planning portal and the property for the full
process followed duration of 11/10/2024 to 13/11/2024.

No objections were received from surrounding property

owners and applicant's response on external departments
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| comments received, is attached in the Portfolio of Evidence |
(ANNEXURE D).

The application was circulated to the relevant internal &

external depariments and the following depariments gave |

comment:

The Directorate Infrastructure Services recommended
the application for approval, subject to certain
conditions. See ANNEXURE E.

The Provincial Department of Transport Infrastructure
have an unconditional no objection. See ANNEXURE F.

. The Cape Winelands District Municipality (Health

Department) recommended the application for
approval, subject to certain conditions. See ANNEXURE
G.

. Heritage Western Cape indicated that no further action

is required under Section 38 of the National Heritage
Resources Act (Act 25 of 1999). See ANNEXURE H.

. The Department of Agriculture (Elsenburg) do not

support the application, as it exceeds the number of
additional dwelling units permitted. From an agricultural
perspective, the cumulative impact of allowing consent
use that exceeds the scale of the application property
has a negative impact on the agricultural landscape.
See ANNEXURE I.

. The Department of Environmental Affairs and

Development Planning (Directorate Development
Management - Region 2) commented on the proposal.
See ANNEXURE J.

Yes

DCs applicable

Objections received

No objections have been received from surrounding
owners or interested and affected parties, other than

departmental comments received.
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Proposal complies with
applicable laws, policies,
guidelines, the IDP and SDP
and/or technical
requirements in terms of
Section 65

a)

b}

' 1. Zoning Scheme Bylaw

Primary rights relating to accommodation;

Primarily a property zoned Agriculture and Rural Zone
of 20ha and less (subject property of 16hq), is only
adllowed a Main dwelling, a second dwelling an
employee housing unit. It does not qualify for any
further additional dwelling units, as only properties
bigger than 20ha does qualify for further additional

dwelling units.

The site plan in Annexure B clearly indicates that Farm
65/13, dlready have 3 dwellings on it, while 10 self-

catering accommodation units is proposed.
No new structures are intended to be constructed on
Farm no 65/30 and only the proposed parking for the

facilities on Farm No 65/13 is intended on it.

Tourist accommodation establishment (10 self-catering

units], as a consent use;

The Zoning Scheme prescribes that consent uses may
only be undertaken from a land unit where the primary
use of the land unit is bona fide agriculture/and or
natural environment and where the proposed activity
is subservient to the primary land use activities on the

land unit.

It has been established that the subject property is an
active farm and used for agricultural purposes, while
the intend of the properties zoning dllows a limited

range of ancillary uses.

As far as possible, a consent use should be undertaken
from existing buildings on the property which are no

longer utilized for their original purpose, and the
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Municipality may approve internal alterations and |
additions to these building within the parameters of the

zoning scheme.

The assessment criteria for consent uses stipulates that
the scale of the individual buildings used for consent
uses shall remain in keeping with the character of the
buildings allowed on a land unit, the character of the
area and non-agricultural land uses may not dominate
the buildings. A new additional 10 self-catering units,
will definitely dominate the existing and allowable
three (3) dwellings on the 16ha land parcel and will

change the character of the area.

None of the existing buildings will be concerted for the

infended use.

The purposes of the zone are further to make provision
for buildings and structures which may be erected for
reasonable and normal agricultural  purposes.
Approval must therefore first be obtained for primary
agricultural  buildings, like main, second or an
additional dwelling unit and then and application can
follow to use the approved structures for a guesthouse:;
tourist dwelling units or tourist accommodation

establishment.

When the number or scale of buildings, in which
accommodation for fransient guests is provided,
exceed the maximum number or scale of dwelling
houses and additional dwelling houses permitted on a
land unit, or if other buildings, which are not the
approved main dwelling house, second dwelling
house or additional dwelling units, are converted to
transient guest accommodation, the activity shall be

classified either as a tourist accommodation
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establishment or a hotel, depending on the type of |

accommodation and the ancillary uses.

The definition for an additional dwelling unit reads as

follows:

"means a dwelling unit other than an employee
housing unit, together with its customary ancillary
outbuildings, which is erected on land in Agricultural
and Rural zone, on which a dwelling house and second
dwelling already exist or are in the process of being
erected, provided that such additional dwelling unit
may only be erected with the Municipdality's consent
use approval on land units exceeding 20ha in size, and
no more than four additional dwelling units may be
erected on any one land unit at a ratio of one dwelling

unit for every 10ha exceeding 20ha."

The scheme further prescribed that new building may
only be approved if the Municipality is satisfied that
proposed new buildings are significantly more
desirable given the purpose of the Agriculture and

Rural Zone.

2, Spatial Development Framework

The Municipal Spatial Development framework (MSDF)
states that farm buildings and associated structures (e.g.
one homestead, barns, agri-worker housing, etc.) should

be clustered within the farmstead precinct.

Further, that buildings accommodating ancillary on-
farm activilies (e.g. guest house) should be located
within the farmstead precinct, preferably using existing

structures.
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Where new buildings are erected these should be on
previously disturbed footprints within or adjacent to the

farm werf and not on cultivated land.

The spatial development framework therefore, similar to
the zoning scheme bylaw, suggest that tourist
accommodations should ideally utilize existing structures.
In cases where this is not possible, any new
developments should be located on sites that have
dready been disturbed, thereby recognizing and
respecting the natural and cultural significance of the

areaq.

Itisimportant to note that the proposed buildings will not
be constructed on land currently utilized for agricultural
purposes, but will however not be in close proximity to

the existing farmsteads on either Farms No 65/13 or 30.

The cumulative effect of all ancillary and non-
agricultural land uses should also not detract from the
rural character of the landscape and the primary

agricultural activities.

As said, a property zoned Agriculture and Rural Zone of
16ha, is only primarily allowed a main dwelling, a second
dwelling and an employee housing unit. It does not
qualify for any further additional dwelling units, as only
properties bigger than 20ha does qualify for further

additional dwelling units.

The MSDF stipulates that “Additional dwelling units
should be restricted to 1 unit per 10ha, to a maximum of
5 units; 175m* maximum floor area including garaging
and building height of 1 storey (6.5m). Additional
dwelling wunifs should be non-alienable, whether

individual erf, sectional title, share block or other.”
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The proposed lease will separate the right to use and
occupy portions of the properties (held by the tenant)
from its ownership (held by the landlord).

As said given the size of the subject property the 10 self-
catering pods will be located on Farm 65/13 only 16ha
in extent. The building work on the property already
consists of a main dwelling and second dwelling unit
which means that no further additional dwellings are

allowed.

The proposed tourist accommodation facility (10-
selfcatering barrel pod units), does not adhere to the
allowable number of units for a property of this size and

is thus in conflict with the principles of the MSDF.

Should such an application be considered for approval,
it will require a deviation from the MSDF, based on site

specific motivation.

. The Western Cape PSDF Rural Land Use Planning &

Management Guidelines, May 2009

The Western Cape Land Use Planning Guidelines, Rural
Areas, March 2019, similar to the Municipal SDF
indicated that tourist accommodation should
preferably maoke use of existing buildings or new
buildings on disturbed footprints, and these should take
the natural and heritage significance of the site into

consideration.

In terms of the Western Cape Land Use Planning
Guidelines for Rural Areas, 2019, a maximum of five
additional dwelling units may be permitted on land
zoned for agricultural purposes, at a ratio of one

additional unit per 10ha. Additional dwelling units
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should be restricted to a building height of 6,5m and |

maximum floor area of 175m?2.

The provision for such type of development must
however not be construed that it is possible in all cases.
The policy guidelines are clear in which circumstances it
can be allowed, and in particular that it is only permitted
on properties that are larger than 50ha for resort related

activities.

The proposal for ten (10) self-catering units and deviates
from the Zoning Scheme, MSDF as well as the Rural
Guidelines (although the Rural Guidelines only give
guidance and is not statutory enforceable). The
consideration and assessment of the proposed
development application, in compliance with the

municipal zonings scheme bylaw and the MSDF is

however a municipal competency.

Site-specific motivation
Since the application deviates from the MSDF, the application must be presented and motivated on
the basis of site-specific justification to depart from the MSDF. The applicant’s motivation for site

specific circumstances are as follow:

| Motivation for Site-specific deviation in terms of Section 22(2) of SPLUMA

According to the Stellenbosch Spatial Development Framework, the application area is earmarked for
“agriculture”. The objective of this section is therefore to motivate for site-specific deviation in terms of
Section 22(2) of SPLUMA to deviate from the key guidelines for the “"agriculture” spatial planning
category as per the Stellenbosch Spatial Development Framework (2019). A departure is required from
the following guideline "1 additional non-alienable dwelling unit per 10ha, up to a maximum of 5 per
farm [is permitted]"” fo accommaodate the proposed tourism accommodation establishment.

The grounds for site-specific deviation from the Stellenbosch Spatial Development Framework (SDF,

2019) and Rural Development Guidelines (RDG, 2019), include the following considerations:

(a) Tourism accommodation establishment
It should be noted that the guidelines and SDF refer to dwelling units which is defined as a unit for

‘ the living accommodation for a family. This application includes a consent use for a tourism
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accommodation establishment, for fransient guests, which includes 10 pods and not dwelling units |
or tourist dwelling units. The motivation for site specific deviation should thus be considered with the
aforementioned in mind.

(b) Consistency with other objectives/ guidelines set out in the RDG and SDF:

The proposed development does comply with the following guidelines and objectives of the

SDF and RDG (2019):

e The proposed facility is located in an area that does not impact on the agricultural

activities as well as wetlands, floodplains and other important natural vegetation.

e The cumulative effect of all ancillary and non-agricultural land uses will not defract from
the rural character of the landscape and the primary agricultural production capacity of |
the farm.

e The facility will not defract from the functionality and integrity of farming practices and
landscapes and is considered to be of an appropriate scale and form.

o The facility is appropriate in a rural context, and it will generate positive socio-economic
returns, and do not compromise the environment or ability of the municipality to deliver on
its mandate.,

» The facility is of appropriate scale compatible with the farmstead precinct and the
surrounding rural context.

e Land outside the urban edge should be used for agricultural production, biodiversity,
conservation, scenic quality and agri-tourism;

* Intensification of agriculture, biodiversity, conservation and agri-tourism should be
promoted in farming areas outside of urban setlements; and

e Tourism facilities preferably should make use of existing buildings or new buildings on
disturbed footprints, and these should take the natural and heritage significance of the site
into account.

(c) Utilisation of existing services and facilities;

e The shared parking area and access road will contribute to efficient management of the
fourism accommodation and access control to the development and agricultural land.

e The proposed development can be efficiently serviced through the utilisation of the
existing municipal and ESKOM services, integrated with alternative services solutions. This
approach will ensure sustainable supply of services to the development, while minimising
the impact on the surrounding services nefworks.

(d) Impact on environmental, agricultural and heritage resources;
» The proposed layout was informed by the agricultural and environmental resources on site

and the pods are placed outside of the vineyards, flood lines, CBA, ESA and Wetland

areqs.
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(e) Unique development opportunity;
The development area is suitable for eco-tourism based on the following bio-physical, design

and land use characteristics:

It can thus be concluded that, given the site-specific considerations, the proposed tourism pods are
regarded as an appropriate and beneficial land use for the farm in terms of the unique design,

location, utilisation of existing facilities and services, sustainability of the farm, and cognisance of

The clustering of tourism facilities and utilisation of the existing access roads and parking |
area will minimise the impact on agricultural and natural resources.

The objective of the development proposal is not to defract from the farm’s agricultural
entity, but to promote and enhance agricultural sustainability and use of the property by
introducing the proposed uses as supplementary and compatible uses to the agricultural

use of the land.

Design: The pods were designed to resemble wine barrels, and the materials and colours
were used sensifively and are appropriate to the surrounding winelands context.
Landscape: The picturesque landscape which includes mountains and vineyards is visible
from the proposed development areaq.

Location to existing facilities: The development is walking distance to the existing wine
tasting facility and restaurant.

Existing tourism facilities: The development will support the existing Log Cabin while
benefiting from its existing facilities (swimming pool etc.)

Ovutdoor amenities: The development area is surounded by scenic walking routes and |
outdoor amenities, allowing guests to explore the natural beauty of the landscape at their

leisure amidst the vineyards.

environmental and heritage sensitivities.

| DESIRABILITY CONSIDERATIONS IN TERMS OF SECTION 65 OF THE BYLAW

Socio-economic impact

The proposed tourist accommodation establishment will create

employment opportunities in the area.

Compatibility with The proposed fourist accommodation establishment for 10 self-catering

surrounding uses units however deviates from the Spatial Development Framework as

The subject property is located in an area that predominantly comprises

agricultural activities and associated tourist related facilities.

well as the Stellenbosch Zoning Scheme Bylaw and does not warrant

site specific circumstances as contemplated in terms of Section 22(2) of
Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013).
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\ Considering that the proposal has no unique natural topographical
features, specific environmental conditions, or particular historical land

uses on this site which could be considered site-specific circumstances.

Impact on the external

engineering services

The property has sufficient engineering services for the existing and

proposed activities.

Impact on safety, health
and wellbeing of the

surrounding community

Impact on heritage

The primary use of the property wil remain agricultural with no

cultivated agricultural land being taken out of production.

The scale and extent of the proposed facility will have any detrimental

| impact on the built- and natural environment. There is however no

evidence that negative impacts will in future be generated by the
operations of the establishment thot could be considered as
detrimental to the safety, health and wellbeing of the surrounding

community.

The application is considered not to be subject to the provisions of

Section 38 of the Heritage Resources Act (Act 25 of 1998).

Impact on the biophysical

environment

The structures are proposed outside the 1:100-year flood line, on an

area that has not been farmed for a few years.

Traffic im_pacis, parking,

| access and other transport
related considerations
‘Whether the imposition of
conditions can mitigate an
adverse impact of the
proposed use or

development of land

Access to subject property will be via and approved access pointed,

complying with all statutory requirements. Parking is provided

according to the Stellenbosch Municipality Zoning Scheme By-Law.

The proposed tourist pods will be visible from higher slopes on most
locations due to its proposed location in a valley. Landscaping
conditions will in all probability no be able to assist with total screening

of the proposed facilities in its current proposed form.

'KEY FINDINGS OF PLANNING EVALUATION

After having independently considered and weighted dll the relevant information the evaluation of

the subject land use and land development application concludes that:

3. Sufficient engineering services can be provided, included parking provision.

2. 10 self-catering barrel-shaped pods
establishment, to be dlienated via a lease agreement, together with an existing guesthouse.

1. The owner of the farm seeks to diversify the income on the farm by creating a high-end tourist

destination that will service the luxury market for tourist accommodation.

(x39m?) is proposed as a tourist accommodation
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4. The proposal will generate employment opportunities in the area.

S.

A tourst accommodation establishment means an enterprise which provides the
accommodation of fransient guest which exceeds the scale and extent of tourist dwelling unit or
guesthouse and which is also not a hotel with its ancillary public facilities, ... i) ..., ii) may consist of

self-catering units.... (See complete definition in Zoning Scheme Bylaw).

The MSDF proceed to prescribe tourist accommodation guidelines, for rural accommodation and

stipulated the following relevant consideration;

6.1 Recognising and support the provision of a variety of short-term tourism accommodation
that is in keeping with the local character.

6.2 Large scale tourist accommodation should preferably be provided in or adjacent to
existing towns and rural settftements. This proposal is not close to any settlement. Further
that tourist accommodation in the rural landscape could be allowed if, of an appropriate
scale and form, appropriate to the SPC.

6.3 Tourist accommodation situated outside of the urban edge should be clustered in visually
discreet nodes, preferably make use of existing buildings or new buildings on disturbed
footprints, located within or peripheral to the farmstead, reinforce rural landscope
qualities, and cater exclusively for the temporary accommodation for in transit visitors. No
existing buildings will be used and the structures will be visually intrusive from most
surrounding areas because it is located in a valley.

6.4 Addiitional dwelling units should be restricted to 1 unit per 10ha, to a maximum of 5 units:
175m? maximum floor area including garaging and building height of 1 storey (6.5m). The
proposed units are self-catering and subsequently classified in ferms of the zoning scheme
by-law as dwellings, hence it must comply with the prescriptions and parameters for
additional dwelling units in terms of the MSDF and the Zoning Scheme Bylaw. Based on the
16ha size of the property this proposal is no compliant with this provision.

6.5 Additional dwelling units should be non-alienable, whether individual erf, sectional title,

share block or other.

The MSDF therefore require that the fragmentation of a farm cadastral units should be prevented,
and consent uses employed for managing ancillary on farm activities, meaning it needs to be non-
dlienable. The proposed leasehold area (by definition a subdivision) intends to alienate the

propose tourist operations from the farming entity, to a 3 party to operate.

10 Self-caterings pods, additional to the existing guesthouse uses, is cumulatively a large-scale

tourist and recreation facilities that will detract from the functionality and integrity of productive
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'Erming landscapes, notwithstanding that it will be located on land not recently farmed, and

should subsequently not be allowed.

The 10-self-catering tourist accomodation units, together with all other tourist accomodation
facilities on the subject properties, lends itself to the provisions of rural accomodation and provision
for tourist accomodation in both the MSDF and the Rural Guidelines, which must clearly advantage
and distinguished the site, in terms of its amenity value, from surrounding properties to be in line
with provision in these documents. No such features are found on this premises to distinguish it from

other farming entities in the immediate surrounding rural area.

The proposed number of dwelling units for tourist accomodation will exceed the number of
dwellings allowed and will be out of character with its suroundings and will have a negative

impact on the character of the area with regards current proposal.

Due to the extent of the subject property, which individually spans over 16hectares, no further

dwellings are allowed. The proposal subsequently deviates from the MSDF provisions.

The proposal of the tourist accommodation establishment does not comply with the provisions of

the Stellenbosch Municipality Zoning Scheme By-Law, the MSDF as well as the non-statuary Rural

Guidelines.

The proposal for the tourist accommodation establishment deviates from the MSDF (i.e number of
dwelling units) and the application was presented and motivated on the basis of site-specific
justification to depart from the MSDF. There is however not any unique circumstances or

considerations to serve as compelling justification to deviate from the prescribed number of

dwelling units.

The long-term impact of similar and cumulative activities in the rural area, on the municipality and
the scenic, heritage and cultural landscape should be considered when decisions are taken.
Approving this application for 10 self-catering units on a 16ha agricultural land parcel, contrary to
the prescriptions of the MSDF and the Municipal Zoning Scheme Bylaw, will create a precedent

which may compromise the municipality to deliver on its overall mandate.

The subject land use and land development application (tourist accommodation establishment:

departure and subdivision) is, having regard to the conclusions above, viewed as deviating from the

MSDF and not in Compliance with the objectives of the Zoning Scheme By-law and consequently

grounds for not supporting the subject land use and land development application.
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List relevant plan numbers

(a) Site Plan; dated April 2024 and drawn by Urban Dynamics South
Cape,

(b) Landscape Site Development Plans; Drawing SQ1-LOG-001, dated
2023-08-16 and drawn by Square One Landscape Architects, and

(c) Subdivision Plans; Ref: Lease Diagram, dated April 2024, and
drawn by Urban Dynamics South Cape

(d) Concept Wine Barrel pods; unreferenced

List annexures

ANNEXURE A: Locadality Plan

ANNEXURE B: Site, Landscaping and subdivision plan
ANNEXURE C: Applicants motivation

ANNEXURE D: Portfolio of evidence

ANNEXURE E: Comments from Directorate Infrastructure Services
ANNEXURE F: Comments from Western Cape: Transport & Public Works:
Roads '
ANNEXURE G: Comments from Cape Winelands District Municipality
ANNEXURE H: Comments from Heritage Western Cape

ANNEXURE I: Comments from Western Cape Department of Agriculture
ANNEXURE J: Comments from DEADP (Directorate Development
Management 0 Region 2}

ANNEXURE K: Site photos

N
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RECOMMENDATION

1.

1.1

2.1

3.1

3.2

3.3

That it BE DECIDED that the application for Consent Use on Farm No. 65/13 and 65/30,
Stellenbosch Division to establish ten (10) tourist accommodation units deviates from the
provisions of the Stellenbosch Municipality Spatial Development Framework (SMSDF) as
contemplated in terms of Section 19 of the Western Cape Land Use Planning Act, 2014 (Act 3 of

2014), for the following reasons:

The proposal exceeds the number of dwelling units permitted on a property in extent of 16ha
as prescribed by the SMSDF for agricultural properties and thus conflicts with the spatial

planning objectives of the SMSDF.

That it BE DECIDED that the application for Consent Use on Farm No. 65/13 and 65/30,
Stellenbosch Division to establish ten (10) new tourist accommodation units does not warrant
site specific circumstances as contemplated in terms of Section 22(2) of Spatial Planning and

Land Use Management Act, 2013 (Act 16 of 2013) for the following reasons:

There is not any unique circumstances or considerations to serve as compelling justification to

deviate from the prescribed number of additional dwelling units.

That the following applications in terms of the Stellenbosch Municipality Land Use Planning

Bylaw, 2023 on Farm No. 65/13 and 65/30, Stellenbosch Division:

In terms of Section 15(2)(0) of the said bylaw for a consent use for a tourist accommodation
establishment to accommodate 10 tourist accommodation units on Farm No. 65/13,

Stellenbosch Division.

In terms of Section 15(2)(b) of the said bylaw for a departure to provide no parking bays on
Farm No. 65/13, Stellenbosch division, but instead providing the required 10 parking bays on
Farm No. 65/30, Stellenbosch Division, requiring that the properties be notarial tied.

In terms of Section 15(2)(d) of the said bylaw for a subdivision to register Lease Area A (+4206m?)
on Farm No. 65/30, Stellenbosch Division and Lease Area B (£11471m?) over Farm No. 65/13,
Stellenbosch Division to enable a long-term lease over the accommodation units and parking

ared.

BE REFUSED in terms of Section 60 of the said Bylaw for the following reasons:

Page 18 of 20
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4. The reasons for the above decision are as follows:

4.1

4.2

4.3

4.4

The nature and scale of the subject proposed land use is not consistent with the broader spatial
planning principles as set out in LUPA and SPLUMA and consequently deviates from the
provisions of the prevailing development agenda and strategy of the Stellenbosch MSDF as
contemplated in terms of Section 19 of LUPA and there are no site-specific circumstances as
contemplated in terms of section 22(2) of SPLUMA that warrant justifiable grounds to deviate

from the MSDF.

The tourist accommodation establishment exceeds the number of dwelling units permitted on
a property which is 16ha in extent and there are no exceptional or unique considerations that
would warrant to deviate from the prescribed provisions on the humber of additional dwelling

units.

Favorable consideration of the subject applications will set a precedent, where such a decision
will set a specific course of action or interpretation of the relevant policy and bylaws that will

compromise this municipality's mandate to make future decisions of similar nature and locality.

The proposed development therefore contradicts the overall vision, strategic objectives, or
principles outlined in the Stellenbosch Municipality's approved Spatial Development Framework

and purpose of the subject Agriculture and Rural Zoning category.

Page 19 of 20
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| ASSESSMENT RECOMMENDATION BY TOWN PLANNER

The proposed land use and land development application has been duly evaluated in terms of
process and desirability with the recommendation for consideration.

Name: P April

Capacity: Senior Town Planner

SACPLAN Re tion:

Signature: @A ;Z :

Date: 10/09/2025

REVIEW OF ASSESSMENT AND RECOMMENDATION

The recommendation for decision is hereby submitted for consideration fo the authorised decision-
maker in accordance with the System of Delegations OR Categorisation Model approved in terms of
Section 69 of the said Bylaw vide Iltem 10.8.1 dated 26 February 2025.

Category / Delegation ltem Number: B4, D(b)4, O(c)4,

Decision Making Authority: MPT

Rational: Application is inconsistent and deviates, inclusive of the MSDF

Capacity: W’(
SACPLAN Registration: ’A// [ gﬂ

Signature:

SISl

MPT ADMINISTRATION OF PLANNING APPLICATION ASSESSMENT REPORT

Administrator to Stellenbosch Municipal Planning Tribunal:

It is hereby confirmed that proper notice was served of the Municipal Planning Tribunal meeting

at which this land use and land development application will serve for consideration.

The land use and land development application will serve at the scheduled meeting of the

Stellenbosch Municipal Planning Tribunal on:

Date: o

Name:
Capacity:
Signature:

Date:

Page 20 of 20
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ANNEXURE A
Locality Plan



:o» 404

JusULIBAOL)
adeD wiaysap

COMB0/SZOE peleald aleg
Cll'9gl} i8jeas
SWFERPS.EC 187
47658181 Uo7 a8mag dey

%

&b
Bisgieebadey) 48]
13puQE

b
=
N
St
c
o
>
o
=]

Yasoquajjals ‘0¢ ' £1/59 swiey




NOA 204
IBLILIBAOE)
adeD wisysep

BO/BIVSZOT -paIeasd a)e(]
806l 9eds

S EEYS.EE e |
m..hm_wﬁnmr ”r_nvlu nhmu—hmu Qms

\ [#:

% o L

. .\S& gy, b

GARLE
EANDIVAS f/

SuoIlod wie4
swuie jussey ﬂ

pusban




149

[P
& i
2 — g D %o {
o T ] w H igé . i
Oaf S z g g |5 : !
wod|i| 5 § § BE
-<-l ‘_8 = gy 5 E 1A LA iz
122] p EIES | w
> 22 |8 ey 8 E Bs s
nE=10 e T = i3 5 H D : P
Sed(2| 32 5 3 I A S
™ | o H -, o
Sqi|Z| 58 § ¢ IR NIE SRS
o 18] Q == © o §a| 3 o« 2 i léj[ : g’_ H 23
“26|9| 25 © ° i e 1 |F i
= O TR S I
: 223 b gighihilt = 03 ©E2zge R

B
7 ’

s




150

ANNEXURE B

Site and Subdivision Plans
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ANNEXURE C

Applicant’s Motivation
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Stellenbosch Farms, Louisvale, Farm Nooitgedact September 2024
Urban Dynamics South Cape

NOOITGEDACHT (LOUISVALE)

Portion 13 & 30 of Farm 65, Stellenbosch Farms
Town Planning Report
September 2024

H URBAN DYNAMICS Unit 2, Ground Floor,
ﬂ o SOUTH CAPE South Gate Office Park,

Fountain Road,
Tyger Valley

b TOWN & REGIONAL PLANNERS
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Stellenbosch Farms, Louisvale, Farm Nooitgedact September 2024

Urban Dynamics South Cape
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Stellenbosch Farms, Louisvale, Farm Nooitgedact September 2024
Urban Dynamics South Cape

LIST OF ABBREVATIONS

CBA — Critical Biodiversity Area

ESA — Ecological Support Area

HWC - Heritage Western Cape

NEMA - National Environmental Management Act
NHRA - National Heritage Resources Act

NID - Notice of Intent to Develop

SDF - Spatial Development Framework

SDP - Site Development Plan

UVBW — Unchanneled Valley Bottom Wetland
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Stellenbosch Farms, Louisvale, Farm Nooitgedact September 2024
Urban Dynamics South Cape

INTRODUCTION

1.1. Introduction & Background

Portion 13 and 30 of Nooitgedacht Farm, Stellenbosch Farms are located within the
picturesque winelands of Stellenbosch. The farm portions comprise of +32.96 hectares
used for predominantly agricultural and tourism related purposes. Tourism on the
property comprises of the “Log Cabin" which was approved as a consent use on
Portion 30 of Farm 65 (reference: LU/6474) in 2020. It is now the intention of the owner
to expand the tourism accommodation on portion 13 to include 10 wine-barrel
shaped tourist accommodation pods.

Urban Dynamics Town Planners have been appointed to prepare and submit an
application for consent for the proposed development in terms of the relevant zZoning,
as set out in the Stellenbosch Municipality Zoning Scheme (2019).

Portion 13 and 30 of Farm 65, will be referred to hereafter as the application area.
1.2. Property Description and Ownership

Portion's 13 & 30 of Farm 65 Nooitgedacht, Stellenbosch Farms are described in the
title deeds as follows:

Property Extent (ha) Title Deed Registered Owner
Farm 13/65, Nooitgedacht | 16.9026 ha T15818/2021 BLUE PIE PROP PTY LTD
Farm 30/65, Nooitgedacht | 16.0594 ha 155575/2018 BLUE PIE PROP PTY LTD

Table 1: Ownership
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Stellenbosch Farms, Louisvale, Farm Nooitgedacht

Urban Dynamics South Cape

1.3. Conveyancer Cerlificate

The fitle deeds were reviewed by a registered conveyancer to identify any restrictive
conditions pertaining to the proposed land use and development of the application
area. STBB issued a statement that there are no title deed restrictions that will prohibit

the proposed development (refer Annexure A).

1.4. Application Details

Following the above assessment, application is made in terms of the
Stellenbosch Municipality Land Use Planning By-Law (2023) for the following:

i) Consent use in terms of 15(2) (o) for a tourist accommodation establishment
on Portion 13 of Farm 65 Nooitgedacht to accommodate 10 tourism

accommodation pods.
i) A permanent departure in terms of 15(2)(b) to provide 0 on-site parking
bays on Portion 13. A notarial tie will be registered on Portion 13 in lieu of

the requirement for 10 parking bays to be provided on Portion 30.
i} Approvalin terms of Section 15(2)(d) for the registration of a lease diagram

for areas A (+ 4206 m2) & B (x 11 471 m?) on Portion 13 & 30 as illustrated on

the below:

—
—

N L

+11471m?

o e e

’
P :
Subyect Properties
- n {Total Arss £32.81 hsy

Relct Uncnannedied
Velley Bollom Vetland

= « 100 Yawr Floodkne
Development Sedback
Bufter 15m

== Zone of Regulavon
-t 22m NEMA

Propesed Lease Areas

Lagss Area Aon

0_ 1211474} )
Figure 1: Proposed Lease Areas

iv] An application will be submitted for a long-term lease (25 years) in terms of
the Subdivision of Agricultural Land Act (70 of 1970).
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v} Motivation for site-specific deviation in terms of Section 22(2}) of SPLUMA to
deviate from the Stellenbosch Spatial Development Framework's (2019) to
permit a tourism accommodation establishment (for the development of 10
pods) in lieu of the permitted "1 additional non-alienable dwelling unit per
10ha, up to a maximum of 5 per farm”.

1.5. Locadlity
1.5.1. Regional Context

The properties are located northeast of central Stellenbosch and within the
Stellenbosch Farms area. The application area can be accessed via the Vredenburg
and Devon Vdlley Road off the M12.

T
5
N

- Subject
Properties
[} Urban Edge

—— Major Road
Bottelary Rd

Other Road

Railway Line

*.

LOUISVALE -

=l

Devon Valiey Roa

Fa s g tinan 1and: COMIRNDS TC-BY-SA

Figure 2: District Context
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1.5.2. Local Contexi

The application area can be accessed via an existing entrance point located at the
eastern boundary of Portion 30. The farms are surrounded by predominantly
agricultural activity, including well-known wine farms such as Clos Malverne Wine
Estate, J.C Le Roux and Glen Mira Family Wines. Furthermore, the application area is
surrounded by popular tourist accommodation establishments such as the Devon
Valley Hotel and the Gemoedsrus Guest Farm.

Figure 3: Local Context

From the above-mentioned, it is clear that the application site is well-located within the Stellenbosch
Winelands amongst existing tourist accommodation and facilities.
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1.5.3. Land Use & Zoning Context

The farm portions comprise of £32.96 hectares that is used for predominantly for
agricultural and tourism related purposes. The agricultural component consists of
vineyards, the Louisvale Winery and agricultural buildings and infrastructure. The
tourism facilities on the site comprises of the “Log Cabin" which was approved as a
consent use on Portion 30 of Farm 65. The existing and proposed land uses are fully
consistent with the surrounding land uses (refer Section 1.5.2).

As illustrated in Figure 6 and in terms of the Stellenbosch Municipality's Zoning Scheme
(2019), the application area and surrounding farms are zoned Agricultural Zone (AG).

2
3
3
g

El

Figured: Zoning Context

The surounding zoning & land use pattern of the immediate environs promotes / displays a mixture of agricultural
and tourism uses. The proposed development and resulfing applications respond positively to the sumrounding zoning
and land use contfext and will contribute to enhance the tourism development potential in the in the Stellenbosch
Winelands.
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1.6. Spadtial Policy Context

The proposed application is assessed in terms of the current overarching National,
Provincial and Local Municipal spatial and strategic policies, to determine the land
use proposal’s consistency with these policies.

1.8.1. Provincial Spatial Development Framework (2014)

The Western Cape Provincial Spatial Development Framework (PSDF, 2014) conveys
the National spatial agenda to Provincial and Local departments, as well as state
owned enterprises, so that the lower order sector plans and programmes are
grounded in a sound and common spatial logic. The PSDF is a long term (longer than
5 years) spatial framework which coordinates, integrates and aligns the plans, policies
and strategies of all spheres of government.

Economic sectors and specific areas targeted for support (2014: 59 |- IX), and relevant
to this application, are:

e Agri-processing and agri-tourism — on farms and in settlements
» Tourism, in both urban and rural areas, based on regional tour routes, themed and
focused on outdoor activities.

From the analysis of the specific targeted areas for support, it is clear that the PSDF(2014:59), in principle,
supports appropriate future development that would confribute to tourism development in rural areas.

1.6.2. Western Cape Land Use Planning Guidelines (2019): Rural Areas

The Western Cape Land Use Planning Guidelines forms part of the approved Western
Cope Government: Provincial Spatial Development Framework. The objectives of the

Rural Areas Guideline are to:

° Promote sustainable development in appropriate rural locations throughout the
Western Cape and ensure the inclusive growth of the rural economy.
) Safeguard priority biodiversity areas and the functionality of the province's life

supporting ecological infrastructure and ecosystem services (i.e., environmental

goods and services).
o Maintain the integrity, authenticity and accessibility of the Western Cape's
significant farming, ecological. coastal, cultural and scenic rural landscapes,

and natural resources.

o Assist Western Cope municipalities to manage their rural areas more effectively,
and to inform the principles of their zoning schemes and spatial development
frameworks in a pro-active manner.

10




172

Stellenbosch Farms, Louisvale, Farm Nooitgedacht September 2024
Urban Dynamics South Cape

According to these guidelines, the following, relevant land use activities are supported:

. Accommodating a greater diversity of compatible land use activities on
farms and in the rural landscape in general. Compatible activities are those
that do not compromise biodiversity, farming activities, cultural and scenic
landscapes, and are of an appropriate scale and form to fit in with their
context in the rural landscape.

. Activities or land uses of appropriate scale that do not detract from farming
production, that diversify farm income, and add value to locally produced
products, e.g.: farm tourism; restaurant and function venue facility.

The proposal conforms to the following guidelines:

. The proposed facility is located in an area that does not impact on the
agricultural activities as well as wetlands, floodplains and other important
natural vegetation.

. The cumulative effect of all ancillary and non-agricultural land uses will not
detract from the rural character of the landscape and the primary agricultural
production capacity of the farm.

. The facility will not detract from the functionality and integrity of farming
practices and landscapes and is considered to be of an appropriate scale and
form.

o The facility is appropriate in a rural context, and it will generate positive socio-

economic returns, and do not compromise the environment or ability of the
municipdlity to deliver on its mandate.
o The facility is of appropriate scale compatible with the farmstead precinct and

the surrounding rural context.

It should, however, be noted that the proposal includes 10 tourism pods as part of the
tourism accommodation establishment which exceeds the permitted “1 additional
non-alienable dwelling unit per 10ha, up fo a maximum of 5 per farm" (Rural
Development Guidelines, 2019). The motivation for site-specific deviation to permit a
tourism accommodation establishment on Portion 13 of Farm 65 is included as part of
Section 4.

The development proposal is mostly aligned with spatial policy. and will give practical effect to the Rural
Land Use Guidelines that have been adopted by the Western Cape Govemment: Department of
Environmental Affairs and Development Planning (hereafter: DEADP). Refer to Section 4 for the motivation
for site-specific deviation from the Stellenbosch SDF.

11
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1.6.3. Stellenbosch Spatial Development Framework (SDF 2019)

The Stellenbosch Municipality Spatial Development Framework (2019) is a policy
document that seeks to influence the overall spatial distribution of current and future
land use within the Municipality, to give effect to the vision, goals and objectives of
the municipal IDP (2018/19) or related business plans of government. The SDF places
arenewed and key focus on the protection of agricultural and farming land and the
conservation of the natural and biodiversity areas. The application area is located
outside the urban edge and accordingly the following principles apply:

. Land outside the urban edge should be used for agricultural production, biodiversity,
conservation, scenic quality and agri-tourism;

. Intensification of agriculture, biodiversity, conservation and agri-tourism should be
promoted in farming areas outside of urban settlements; and

o Tourism facilities preferably should make use of existing buildings or new buildings on

disturbed footprints, and these should take the natural and heritage significance of
the site into account.

3

Spul Planning Calegories (SPCs)

Core 1a i UrbonEdge
Core 1b == Culturel landscapes
Scenic Rovles

Core 2

Buffer L % Vombsiation

Devalopment Axis / Public
Transport Comidos

Agriculture

Urban Development

O Primary Noda / RBsgional Centre
Local Cenke

7% Tromit Nods

Rural Node

Figure5: Stellenbosch Municipality SDF (2019)

Stellenbosch SDF (2019) adopts the Rural Development Guidelines as the key
guidelines for agricultural land. Based hereon, a motivation for site specific deviation
from the key guidelines of the “agriculture” SPC is required to permit a tourism
accommodation establishment on Portion 13 of Farm 65.

Forthcoming from the above, the proposed development would be generally consistent with the
principles and objectives of the Stellenbosch SDF (2019) as it promotes agri-tourism while still taking the
natural and heritage significance into account. Refer to Section 4 for the motivation for site-specific

deviation from the Stellenbosch SDF..

(Hl/ 12
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1.7 Environmental Aspects

Groenberg Enviro, the registered Environmental Assessment Practitioner, submitted an
application in terms of the National Environmental Management Act, 1998 (Act no.
107 of 1998) and the Environmental impact Assessment Regulations. This application
is currently in process.

1.8 Water Use Licence

Groenberg Enviro, the registered Environmental Assessment Practitioner submitted an
application for a water use licence in terms of the National Water Act 1998 (Act No.
36 of 1998) was submitted. This application is currently in process.

1.9 Heritage

A Notice of Intent to Develop (NID) was submitted to Heritage Western Cape (HWC)
in terms of Section 38 of the National Heritage Resources Act (NHRA). The department
issued a response stating that the proposed development will not negatively impact
on heritage resources, and that no further action under Section 38(8) of the National
Heritage Resources Act (Act 25 of 1999} isrequired. The Record of Decision is attached

as Annexure B.

1.10 Agriculture

An application in terms of the Subdivision of Agricultural Land Act (Act 70 of 1970) will
be submitted to register the proposed lease areas for long term lease (25 years).

2.8 CONCLUSION — CONTEXTUAL ASSESSMENT

Following the afore-mentioned assessment of broad contextual informants, it
can be concluded that the proposed development should respond positively
to its surrounding context in terms of the following:

o Consistency with the principles and objectives of the of the relevant
policies as it promotes agri-tourism while still taking the natural and heritage
significance info account.

e Respond positively to the surrounding zoning and land use context and will
contribute to enhance the tourism development potential in the in the
Stellenbosch Winelands.

» Excellent opportunity for agri-tourism within the Stellenbosch Winelands.

0 . 13
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m SITE CHARACTERISTICS

2.1. Site Analysis (Biophysical)

2.1.1 Slope & Drainage

The existing topography and flood lines relating to the farm and development area is
illustrated below. The development area has a moderate slope approximately 8% from
south-west o North-east. The drainage pattern is mainly of a sheet-flow nature.

Figure é: Slope, drainage and flood line in relation to the Log Cabin

ﬂ) 14
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NEW GRAMITY SEWER

Figure 7: Sope, drainage and flood line in relation to the proposed development.

(ﬂI/ 15
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2.1.2 Cultivated Land & Vineyards

Portion 13 and 30 of Farm 65 consists of predominantly cultivated land which includes
vineyards for the production of Louisvale Wines. The map below shows the type of
vineyards that are present on these portions. The proposed tourism accommodation
will be located on Portion 13 of Farm 65, and will not be located within cultivated land
areas. The landowner (attached as Annexure C) confirmed that the development
area consists of Valley bottom and Kroonstad soil types which are not suitable to utilise
for cultivation. Furthermore, he confirmed that the development area has not been
utilised for agricultural purposes for the last 25 years and will not be utilised for this

purpose in the future.

e et =
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Figure 8: Vineyards located on Portion 13 and 30 (development area roughly indicated).
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2.1.3 Biodiversity

According to Groenberg Enviro, portions 13 and 30 contain areas that are classified
as Critical Biodiversity Area (CBA): Terrestrial and Ecological Support Area (ESA) 2:
Watercourse. These areas have, however, been previously fransformed as it is situated
within an operating farm (confirmed during the visual inspection by the Environmental
Practitioner). Furthermore, Groenberg Enviro confimed that the proposed
development is hot located within any CBA or ESA areas, and minimal vegetation will
be lost due to the development of the tourism pods.

~
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T4 Investigation Area
) Study Area |
Western Cape
Blodiversity Sector
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ESA 2: Restore

% From Other Land
Use

WCBSP (2017)
CONSERVATION
AREAS

— Ertiren 620 22 404t
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Figure 9: Conservation Areas located on Portion 13 and 30.
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2.1.3 Waterbodies

FEN Consulting was appointed to conduct a specialist freshwater ecological
assessment as part of the Environmental Authorisation and Water Use Liscence
processes for the proposed development (attached as Annexure D). Their field visit
confirmed an Unchanneled Valley Bottom Wetland within the study area, which was

ecologically assessed as follows:

Ecological

importance Recommended Ecological
Surface Present Ecological Sy and Category {REC), Recommended
water feature | State {PES) by ey Management Objective {RMO) and

(S;gj'“""' Best Attainable State (BAS)
Unchannelled Cat £ = Tourism REC Category: D (Largely modified)
Valley Botiom (Se;'g:gy Modified) s Potable supply Low BAS: Categary: D (Largely Modified}
Wetland - iment trapping RMO Category: D {improve)

{Source: FEN Consulting Freshwater Assessment)

The risk assessment (based on layout option 3) determined an overall low risk
significance for the construction and operation phase on condition of stringent
mitigation measures where applicable. This wetland is not considered significantly
ecologically sensitive to the nature of the development since wetland edge effects
have already taken place and considering the seriously modified nature of the
wetland hydrology, geomorphology, water quality and vegetation community.
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Development Setback
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Figure 10: Wetlands & Zones of Regulation
Option 3 (proposed layout) was determined as the most developable option by FEN

consulting, considering that this would pose the lowest risk to the wetland, as all barrel
pods are located outside of the 32m NEMA Zone of Regulation.

(al/ 18



180

Stellenbosch Farms, Louisvale, Farm Nooitgedacht September 2024
Urban Dynamics South Cape

2.1.4 Landscape

The cultural landscape which includes vineyards and mountains, presents a unique
opportunity for eco-tourism close to wine tasting facilities. The figures below illustrate
the rural and picturesque landscape which is visible from the proposed development

areq.

Figure 11: Landscape surrounding the application area.

(ﬂl/. 19
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2.2. Existing Land Uses & Servitlude Context
2.2.1 Existing Buildings and Land Uses

Portion 13 & 30 of Farm 65 is currently utilised for tourism and agricultural purposes. Figure
9 below illustrates the existing buildings in relation to the proposed tourism
accommodation establishment. As described within the land use table, most of the
buildings are directly linked to the agricultural production on the farm, with the exception
of the Log Cabin (Guesthouse) which was approved as a consent use on Portion 30.

Land Use | Extent (9 ||
{Nursery & Woad Packing {only buildng foundation)

13:Store {tea bresks for workers)
i Dweiting House
Total

a) 20
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2.2.2 Servitude Context

There is a servitude pipeline of 3.15m wide registered on portion 13 and 30, as well as a
notarial access servitude area registered over portion 30 in favour of Portion 17. The
proposed tourist accommodation pods will be clustered to the east of the existing Log
Cabin establishment and their placement was identified with due consideration of the
existing servitudes, illustrated below.

©, F W £5TNGSGO APPROVED SERVITUDE
| AREAS

S ©XSTING HOTARIAL SERVITUDE AREA

EXISTING SGO APPROVED SERVITAIDE
UNES

‘a) 21
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2.2.2 Access & Parking Context

Access to portions 13 and 30 of Farm 65 can be obtained at point A, and access to the
existing tourism accommodation (Log Cabin) is obtained via the existing access road
illustrated as ABC on Figure 11 below.

i.;i.'. - = =z -
= :]su&rscrma\

CADASTRAL BOUNDARIES

W EXISTING SGD APPROVED SERVITUDE
AREAS

[ EXISTING NOTARIAL SERVITUDE AREA
EXISTING SGD APPROVED SERVITUDE M
LINES

Y2777 EXISTING ACCESS ROAD

Therefore, access to the proposed development will
be obtained via the existing access road and utilise
the existing parking area (located at potion C). The
use of existing roads and facilities will contribute to
efficient functioning of the tourism accommodation
and minimise the impact of the development on
agricultural and environmental resources.

Figure 15: Existing Parking on Portion 30

‘“) 22
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2.3. CONCLUSION ~ SITE CHARACTERICTICS ASSESSMENT

Following the afore-mentioned assessment of bio-physical, structural and land use informants,
(illustrated on Figure 16 below) it can be concluded that the proposed development should
respond positively 1o its surrounding context in terms of the following:

&2
=
-

ams
¥;
[~

>

ﬁmm

The development will be located outside of vineyards.
The proposed layout was informed by the environmental resources on site and the pods
are placed outside of the flood lines, CBA, ESA and Wetland areas.
The shared parking area and access road will contirbute to efficient managament of the
tourism accommodation and access control to the development and agricultural land.
The clustering of tourism facilities and utilisation of the existing parking area will minimise
the impact on agricultural and natural resources.
It is clear that the development area is suitable for eco-tourism based on the following
bio-physical and land use characteristics:
o Landscape: The picturesque landscape which includes mountains and vineyards is
visible from the proposed development area.
o Location to existing faciliies: The development is walking distance to the existing wine
tasting facility and restaurant.
o Existing tourism facilities: The development will support the existing Log Cabin while
benefiting from its existing facilities (swimming pool etc.)
o Outdoor amenities: The development area is surounded by scenic walking routes
and outdoor amenities, allowing guests to explore the natural beauty of the
landscape at their leisure amidst the vineyards.

DISTURBED|UAND

= CONNECT4TO.SERVICE!
3
* EXISTING/ACCESSIROADS

VALLEY BOTTOMWETAND
EUSTIHG SERVITUOE AREAS
EASTING NOTARA, SEVITUDE
EXSTING SERVITUDE LIRES

o HEMA REGULATION T0NE
750 DEVELOPMENT SETRACK
BUFFER

T YEAR FLOCOLNE
ABL EUSTIRG ACCESS ROUTE
CONTOUR LIHES ¢ e vigrvaly

AEWSS PRECOMBIANT VIEW {IHE! -

k! ICANCE

13 THE LG CABIN {GUESTHOUSE]

23 MKE TASTIRG VENLE &
RESTAURMT

Figure 16: Opportunities and Constraints
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DEVELOPMENT PROPOSAL

3.1. Landscape SDP and Pod Design

The development proposal, as illustrated below, consist of 10 self-catering pods on
Portion 13 of Farm 65. The proposed development can, as per the Stellenbosch Zoning
Scheme (2019), complies with the land use category of a tourism accommodation
establishment (refer definition below), permitted as a consent use within the cumrent

Agricultural zoning.

Tourist accommodation establishment means an enterprise which provides the accommodation for
transient guests which exceeds the scale and extent of tourist dwelling unit or guest house, and which is
also not a hotel with its ancillary public facilities, and:
i may have an informal, clustered layout which fakes cognisance of the natural features of the site
and where infternal road standards do not necessarily comply with formal township standards;
ii. may consist of self-catering units;

iil. and where enabled by the Scheme, may include tourist facilities subject to the development
parameters of the particular zone;

iv. where the following land uses may only be undertaken only with the specific further consent use
approval of the Municipdlity regardless of whether tourist accommodation or fourist facilities is o
primary right in that zone or not:

additional facilities for day visitors;

wellness centres and meeting rooms which serve resident guests;

camping sites with ancillary facilities;

tented accommodation, tree houses, mobile accommodation or the use of any construction

materials and methodologies that are not ordinarily used;

L0 TQ

The pods will be clustered to the east of the existing Log Cabin establishment and will
offer a unique agri-tourism opportunity within the Stellenbosch Winelands. The pods
were designed 1o resemble wine barrels and the materials and colours were used
sensitively and are appropriate to the surrounding winelands context.

Figure 17: Precedent (Quinfa da Pacheca, Portugai)

(ﬂ) 24
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As illustrated on Figure 18-21, the proposed development consists of 10 pods with a
central connecting walkway. The pods, while connected, are designed, landscaped,
and placed specifically to optimise the surounding views while maintaining privacy
(10-15m between pods).

Landscaping

All species indicated on the landscape SDP were carefully selected by SQ1, the
appointed landscape architect, and are indigenous. Some of the species include
seasonal flowers that will attract birds, butterflies, bees and other small insects, while
other are great for slope stabilization during establishment. The grasses are also
indigenous and commonplace with agricultural settings within the Western Cape. The
landscaping proposal was carefully considered in terms of respecting the landscape
character.

The implementation of the proposed landscape plan will enhance the overall appeal
and experience for visitors while also providing functional and aesthetic benefits. The
proposed trees and planting mixes are well-suited to the local climate and soil
conditions, requiring less water and maintenance once established. The proposed
landscaping and pathways can guide visitors through the landscape while also
defining and organizing the space.

Figure 18: Landscape SDP (attached as Annexure E)
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The proposed development includes the construction of 10 self-catering barrel-
shaped pods (£t39m2) that will be 1000mm above the ground in height. The pods will
be raised above the ground with 6 concrete footings, each at 600mm x 600mm (Total
surface area/barrel = 2.16m?). The decking of the barrel pod will be treated pine posts
placed on 200mm x 200mm concrete footings (estimated 0.8m?2). Each pod will cover
approximately 2.96m2 and the total area cleared by the barrel pods will be 2.96m? x
10 = 29.6m2, The pathway for access to the accommodation pods will consist of

gravel.
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3.2. Access & Parking

The existing access road (illustrated as ABC on Figure) on Portion 30 will be utilised to
access the development and parking area (located at point C). The clustering of
facilities and use of existing access roads will minimise the impact on agricultural and
natural resources.

=

SUBJECT AREA

CADASTRAL BOUNDARIES

N EXISTING SGO APPROVED SERVITUDE
AREAS

I EXISTING NOTARIAL SERVITUDE AREA N

EXISTING S5O APPROVED SERVITUDE
LINES

L7777 FUTURE SERVITUDE RIGHT OF WAY

The existing access road will be notarily tied to the proposed development on Portion
13. Should the properties be in different ownership in the future, a servitude of 4,5m
must be registered over Portion 30 in favour of Portion 13 (as illustrated by ABCD).

Off-street parking will be provided on portion 30 in accordance with the Stellenbosch
Zoning Scheme By-Law (2019) at 1 bay per accommodation unit. The proposed
parking area on Portion 30 will be noftarily tied to the proposed development on
Portion 13. The required parking for the proposed development (10 bays) and the
existing Log Cabin {6 bays) is calculated in Table 2.

‘ﬂ) 27
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Table 2: Required Parking

(Guesthouse)

Barrel Pods 1 bay/unit 10 10 10
(Tourism
Accommodation
Establishment

16 16 17

Parking can be accommodated on Portion 13 as illustrated below:

n Subject Pr e

15 - Proposed Parking
. Amsa ||

Proposed Parking
Bays (17)

oo Relict Unchannelled
55 vatiey Bottorn Wettand

Lease Area Aon
LA Portion 30 of Farm 65,
®a » Stellenbosch
{£4208m7)

Figure 23: Parking Layout Concept

Guest will be able to walk from the parking area to the proposed pods via a gravel
road or be transported by means of golfcarts.

a/ 28



190

Stellenbosch Farms, Louisvale, Farm Nooitgedacht September 2024
Urban Dynamics South Cape

3.3. Civil Engineering Services

Malcolm Cerfonteyn was appointed to compile a civil engineering services report
(refer Annexure F). The following section contains a summary of the civil engineering
services proposals.

2.3.1 Water
Demand

Based on a consumption of 600l/d per double room, the domestic water-supply
demand is estimated at é kl/day for the 10 pods. The storage requirement will be for
48 hrs = 12kl. The normal design requirements for firefighting purposes of low-risk
developments are a fire hydrant delivering a flow of 15 I/s and sufficient storage to
maintain a flow of 15l/s for 1 hr. This comes to a storage of 54mé3. This seems excessive
for a development of this size and nature, and it is recommended that a rational fire
design be done for this development.

Existing and Proposed Bulk External Water Supply

There is no existing municipal water supply in close proximity of the site. The existing
dwellings and business on the farm are provided with water supply through one
borehole of which the delivery rate is unknown. This borehole pumps to existing
storage tanks. It is foreseen that these tanks will have to be augmented with 3x5kl
tanks. The size, location and condition of the existing local water supply network is
unknown and therefore we have made provision to supply the new development with
a separate 75mm diameter water main from the new storage tanks. The preliminary
layout of water supply services is included in the services report.

Potable Water

Although the water has been used on the farm as potable water, it is recommended
that the water quality of the borehole water be tested and confirmed for the suitability
of potable water. In the meantime, it is recommended that commercially bottled
drinking water be used for these purposes.

2.3.2 Sewerage

Sewage Flows

The sewage flows expected from this development is 0% of the water supply
=10.8kl/day. The peak flows will be approximately 0.5 I/s.

Existing and Future Bulk External Sewerage System
Louisvale Farm has an existing private sewer presumed to be 160mm in diameter. It is
located in the main access road and connects to the municipal sewer as shown

below. The existing sewer systems around the farm seems to be a small-bore system.
Small-bore sewerage systems make use of septic tanks before discharging the
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sewage into a sewerage system. Therefore, it is proposed that a common septic tank
be constructed for the 10 pods. The septic effluent will discharge into an adjacent
pumping station which will pump the sewage to the Louisvale Private Sewer.

2.3.3 Stormwater

qa) Watercourse & Floodlines

There is a watercourse from west to east through the development, receiving flow
from upstream properties and discharging into downstream properties. A preliminary
floodline has been determined. The proposed development is located outside the
100yr floodline.

b) Stormwater Management on site

As this is a very low impact rural development with very few impermeable surfaces, it
is recommended that only surface flow stormwater grassed or vegetated swales be
implemented to convey the stormwater. A few small and shallow driffs can be

constructed in the proposed goif-cart pathway. A stormwater cut-off drain to be
constructed as illustrated in the services report.

3.4. Electrical Engineering Services

Mapule Consulting was appointed to compile an electrical engineering services
report (refer Annexure G). The following section contains a summary of the electrical
engineering services proposals.

Existing Electrical Infrastructure

The abovementioned erfis situated in an Eskom electrical distribution area. From what
could be determined, the erf areain question is serviced with an existing 50kVA supply
utilised by the Log Cabin Lodge.

Electrical Load Estimate

The SANS 204 Standard for Energy Efficiency in Buildings will be used as the basis for
the load estimate. The order of magnitude estimated increase in maximum demand
for the new development is 70 kVA.

Availability of Electricity

The availability of the additional 70kVA supply to the erf in question was confirmed
by the Supply Authority (letter attached as Annexure J).
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3.5. Transport Arrangements

The Traffic Impact Statement (TIS} prepared by Hendri Badenhorst (attached hereto
as Annexure H) confirmed that:

It was observed that the intersection currently operates at good level of service
due to low vehicle volumes and no conflicts were observed during the visual
inspection. The increase in volumes (5 trips) generated by the proposed
development will have little to no impact to the intersection operation and will
continue to operate at a good level of service.

e Access to the proposed development will be made via existing internal farm roads,
that consist of block paving and gravel surfaces, no new roads will be required. No
obstructions were observed at the vehicle entrance along the access Road. It was
noted that no signage demarcated the access road bell mouth. it is
recommended that the required signage be installed at the bell mouth,

e The existing shoulder sight distance along the east of the access Road / Access
intersection is 240m and not applicable to the west, due to the access Road ending
at the access to the property. The available sight distances and location meet and
exceed the minimum requirement, and are therefore considered to be
acceptable.

e A visual inspection of the study area was carried out, to determine if pedestrians
are able to travel from the parking area to the proposed development area within
the existing property area. From the observations, no new conflicts will be created
by the proposed development on the property.

¢ The existing parking area meets and exceeds the current parking requirement.

3.6. Conclusion

From the above-mentioned specialist engineering investigations, it can be concluded
that the proposed development can be efficiently serviced by adapting a service
supply network through the utilisation of the existing municipal and ESKOM services,
integrated with alternative services solutions. This approach will ensure sustainable
supply of services to the development, while minimising the impact on the surrounding
services networks.
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SECTION 4 DESIRABILITY CRITERIA FOR APPROVAL

This section presents the motivation for the consent use, parking departure and
approval of lease diagram application as in terms of the Stellenbosch Municipal Land
Use Planning By-Law (2015).

4.1 Motivation

a) Consent Use

Application is made for consent use for a tourist accommodation establishment
on Portion 13 of Farm 65 Nooitgedacht to accommodate 10 tourism
accommodation pods. The consent use is motivated as follows:

The proposed application for a tourism accommodation establishment
presents an opportunity to contribute most positively to the diverse and rich
character and offering of the Stellenbosch Winelands area and broader
municipal areq;

The proposal is supported by a thorough, comprehensive and detailed
series of specialist studies, which informed and guided the development
proposal in its form, scale and configuration;

Cognisance was taken of relevant heritage and environmental sensitivities
and the proposal was planned in direct positive response to these
sensitivities;

The objective of the development proposal is not to detract from the farm’s
agricultural entity, but to promote and enhance agricultural sustainability
and use of the property by introducing the proposed uses as
supplementary and compatible uses to the agricultural use of the land.
The proposalis consistent with provincial and local spatial planning policies
and objectives.

b) Permanent Departure

Application is made for a permanent departure, motivated as follows:

The existing parking area on Portion 30 will be utilised as parking for the
proposed development. The existing parking area (17 bays) meets and
exceeds the current parking requirements for the Log Cabin (6 bays).

By seperating parking from the tourism accommodation pods, the area is
free from vehicles and therefore reduces disturbance, and contributes to
exclusivity and an enhanced visitors' experience of living in the wineland.
The clustering of tourism facilies and utilisation of the existing parking area
will minimise the impact on agricultural and natural resources.

The shared parking area and access road will contirbute to efficient
management of the tourism accommodation and access control to the
development and agricultural land.

A notarial tie will be registered on Portion 13 in lieu of the requirement for 10

parking bays to be provided on Portion 30.
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c) Lease Diagram

In addition, approval in terms of Section 15(2)(d) for the registration of a lease
diagram for areas A (+ 4206 m2) & B (x 11 471 m?} on Portion 13 & 30. This
application is motivated as follows:

o The approval of a lease diagram will allow the owner of the Log Cabin to
apply for a long-term lease in terms of the Subdivision of Agricultural Land
Act for 25 years.

¢ A long-term lease will enable the owner of the Log Cabin to obtain
increased tenure security regarding the tourism accommodation
establishment and investment.

e leasing of farmland with low agricultural productivity for tourism
accommodation will enable the optimization of land use and generating
additional income for the farm.

¢ The proposed lease areas are located outside the flood lines and does not
include any vineyards.

¢ The proposed lease areas will separate and thus contribute to efficient
management of the tourism accommodation and cultivated land on the

farm.
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d) Motivation for Site-specific deviation in terms of Section 22(2) of SPLUMA

According to the Stellenbosch Spatial Development Framework, the application
area is earmarked for “agriculture”. The objective of this section is therefore to
motivate for site-specific deviation in terms of Section 22(2) of SPLUMA to deviate
from the key guidelines for the "agriculture” spatial planning category as per the
Stellenbosch Spatial Development Framework (2019). A departure is required
from the following guideline "1 additional non-alienable dwelling unit per 10ha,
up fo a maximum of 5 per farm [is permitted]" to accommodate the proposed
tourism accommodation establishment.

The arounds for si’re—speciﬁc deviation from the Stellenbosch Spatial
Development Framework (SDF, 2019) and Rural Development Guidelines (RDG,
2019), include the following considerations:

¢ Tourism accommodation establishment

It should be noted that the guidelines and SDF refer to dwelling units which is
defined as a unit for the living accommodation for a family. This application
includes a consent use for a tourism accommodation establishment, for
transient guests, which includes 10 pods and not dwelling units or tourist
dwelling units. The motivation for site specific deviation should thus be
considered with the aforementioned in mind.

* Consistency with other objectives/ guidelines set out in the RDG and SDF:

The proposed development does comply with the following guidelines and
objectives of the SDF and RDG (2019):

o The proposed facility is located in an area that does not impact on the
agricultural activities as well as wetlands, floodplains and other important
natural vegetation.

o The cumulative effect of all ancillary and non-agricultural land uses wiill
not detract from the rural character of the landscape and the primary
agricultural production capacity of the farm.

o The facility will not detract from the functionality and integrity of farming
practices and landscapes and is considered to be of an appropriate
scale and form.

o The facility is appropriate in a rural context, and it will generate positive
socio-economic returns, and do not compromise the environment or
ability of the municipality to deliver on its mandate.

o The facility is of appropriate scale compatible with the farmstead precinct
and the surrounding rural context.

o Land outside the urban edge should be used for agricultural production,
biodiversity, conservation, scenic quality and agri-tourism;

o Intensification of agriculture, biodiversity, conservation and agri-tourism
should be promoted in farming areas outside of urban settlements; and
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o

Tourism facilities preferably should make use of existing buildings or new
buildings on disturbed footprints, and these should take the natural and
heritage significance of the site into account.

« Utilisation of existing services and facilities

]

The shared parking area and access road will contribute to efficient
management of the tourism accommodation and access control to the
development and agricultural land.

The proposed development can be efficiently serviced through the
utilisation of the existing municipal and ESKOM services, integrated with
alternative services solutions. This approach will ensure sustainable supply
of services to the development, while minimising the impact on the
surrounding services networks.

« Impact on environmental, agricultural and heritage resources.

o

The proposed layout was informed by the agricultural and environmental
resources on site and the pods are placed outside of the vineyards, flood
lines, CBA., ESA and Wetland areas.

The clustering of tourism facilities and utilisation of the existing access
roads and parking area will minimise the impact on agricultural and
natural resources.

The objective of the development proposal is not to detract from the
farm’s agricultural entity, but to promote and enhance agricultural
sustainability and use of the property by intfroducing the proposed uses as
supplementary and compatible uses to the agricultural use of the land.

* Unique development opportunity

The development area is suitable for eco-tourism based on the following bio-
physical, design and land use characteristics:

[e]

Design: The pods were designed to resemble wine barrels, and the
materials and colours were used sensitively and are appropriate to the
surrounding winelands context.

Landscape: The picturesgue landscape which includes mountains and
vineyards is visible from the proposed development area.

Location to existing facilities: The development is walking distance to the
existing wine tasting facility and restaurant.

Existing tourism facilities: The development will support the existing Log
Cabin while benefiting from its existing facilities (swimming pool etc.)
Outdoor amenities: The development area is surrounded by scenic
walking routes and outdoor amenities, allowing guests to explore the
natural beauty of the landscape at their leisure amidst the vineyards.

It can thus be concluded that, given the site-specific considerations, the
proposed tourism pods are regarded as an appropriate and beneficial land use
for the farm in terms of the unique design, location, utilisation of existing facilities
and services, sustainability of the farm, and cognisance of environmental and
heritage sensitivities.
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4.2 Desirability Criteria

The proposed development was evaluated in terms of the provisions of Section
65(1)(c) the Stellenbosch Land Use and Planning By-Law. The proposal meets the
overall objectives and intent of this Section, as follows:

» Consistent with Provincial and Local Spatial Policy directives; v

e Consistent with the surrounding character of the Stellenbosch v
Winelands Region;

e No known negative impact on environmental or heritage resources, v~
the proposed design was specifically done with these factors in mind;

e No negative impact on existing rights of any of the surrounding v
properties or farms;

e Positive economic impact in terms of creating employment v
opportunities and promoting Agri-tourism that will contribute positively
to economic growth and investment:;

» The proposed development supports the current agricultural land use  v*
and will not have known any negative impact on the existing
winemaking or related agricultural activities;

e No negative impact on the safety and welfare of the surrounding v*
communities;

e The ftraffic impact of the proposed development will not have a v
material impact on the surrounding environment; and

e No negative impact on municipal services infrastructure, with
upgrades specified as per the services reports.
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4.3

4.4

4.4.1

===
F ~_===.

Consistency with Policy Requirements

Table 3 below is a brief summary of the proposed development with regard to
policy consistency as per section 2.5 of this motivation report.

Table 2: Permifted land uses within an Agriculture and Rural Zone

POLICY DIRECTIVE COMPLIANT

Western Cape Provincial Spatial Development Framework v
(2014)
Western Cape Land Use Planning Guidelines {2019): Rural v
Areas

Refer to Section 4
for site-specific
motivation to
deviate from the
provisions of the
guidelines.

Stellenbosch Municipal Spatial Development Framework v

{2019)
Refer to Section 4

for site-specific
motivation to
deviate from the
provisions of the
guidelines.

Development Principles

Section 42 of the Spatial Planning and Land Use Management Act (SPLUMA
2013), stipulates that applications may only be refused if the proposed land use
does not comply with the Municipal Spatial Development Framework or if it
lacks desirability. The proposed development is deemed 1o be consistent with
the proposals of the Stellenbosch Municipal SDF (2019). The following desirability
considerations are relevant to this application:

Socio-economic Impact

If the development is approved and implemented, it will contribute to enhance
the tourism accommodation offering within the Stellenbosch Winelands area,
which will have positive economic spin-offs.
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442

443

444

54.5

44.6

4.4.7

4.4.8

Character of the Surrounding Area

The intfroduction of various tourism uses have been meticulously and sensitively
planned and crafted through an iterative multi-disciplinary process, taking into
account contextual and site informants and sensitivities, i.e., heritage
sensitivities, visual impact, biodiversity, etc. On this basis, the proposal is
considered an appropriate proposal within the rural agricultural context of the
farms, compatible with the character and landscape of the Stellenbosch
Winelands area and surrounding environs.

Physical Characteristics of the Propenrty

There is no reason to believe that the existing topography will be negatively
affected by the proposed land uses.

Local Policy Context

The subject property is situated outside the urban edge where agricultural
production, biodiversity, conservation, scenic quality, and Agri-tourism is
promoted in terms of the Stellenbosch Spatial Development Framework {2019).
The proposed development is therefore consistent with the current spatial
planning proposals applicable to the area.

Location and Accessibility

Access to the development will be obtained using an existing access point and
access road, with a notarial tie proposed between the development and the
existing road.

Provision of Services

The existing and proposed development can be efficiently serviced by
adopting an integrated approach of using existing municipal and ESKOM
services, combined with alternative services solutions. This approach will ensure
sustainable supply of services to the development, while minimising the impact
on the surrounding services networks.

Safety and Well-being of the Community

The scale and nature of the proposed development has been found to be
viable and is supported by dll the various specialist studies.

Environment and Heritage

A registered Environmental Assessment Practitioner submitted an application in
terms of the National Environmental Management Act, 1998 (Act no. 107 of
1998) and the Environmental Impact Assessment Regulations, which is currently
in process. The department issued a response stating that the proposed
development will not negatively impact on heritage resources, and that no
further action under Section 38(8) of the National Heritage Resources Act (Act
25 of 1999) is required.
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4.5

r—

Planning Principles: Land Use Planning Act (2014)

The Land Use Planning Act (LUPA, 2014) includes a series of land use principles
that should guide development in the Western Province.

The planning principles were reviewed, and the proposed development
concept assessed. It is concluded that the proposed development concept is
fully compliant with the planning principles prescribed in LUPA (2014), as
summarised in the table below.

Table 3: Compliance with Planning Principles of LUPA (2014)

LLUPA PRINCIPLES COMPLIANCE / RESPONSE

Spatial Sustainability / Fully Compliant

Land uses are appropriate to rural environs,
carefully considered relative to its context. in
addition, hereto, the proposed development
is well infegrated with the rural fabric, as well
as the social, economic, natural, ecological
and processes.

Spatial Justice f Compliant

The proposed development will not exciude or
segregate any population group but will in
fact establish tourism opportunities within the
Stellenbosch Winelands area, which will have
positive economic spin-offs.

Efficiency J Fully Compliant

The proposal incorporates  aliernative
methods and initiative to reduce and minimise
impact on municipal services networks. The
clustering of the pods and use of existing roads
and parking areas will contribute o spatial
efficiency.

Good Administration J Fully Compliant

The application is submitted in terms of the
relevant legislative frameworks and will be
processed accordingly.

Spatial Resilience Fully Compliant

The proposed land use application wil
contribute to the diversification and

39



201

Stellenbosch Farms, Louisvale, Farm Nooitgedacht September 2024

Urban Dynamics South Cape

4.6

strengthening of the rural economy, thus
conftributing to spatial resilience. Furthermore,
cognisance was taken of flood line, heritage,
environmental sensitivities which conftributes to
spatial resiience in the event of natural
disasters.

Conclusion

Considering the above-mentioned motivation, planning principles and
desirability criteria, it can be concluded that the proposed development is
consistent with these criteria and can therefore be regarded as desirable with
adequate mitigation 1o minimise potential impacts on the character of the
surrounding winelands area, existing agricultural activities, existing spatial
policies, and the safety and welfare of the community. It is our considered
opinion that the proposed development will coniribute greatly to Agri-tourism
in the area resulting in economic growth and investment opportunities.
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CONCLUSION & RECOMMENDATION

5.1

52

Conclusion

Following the abovementioned assessment, it is concluded that:

The proposed application for a tourism accommodation establishment
presents a positive opportunity to contribute most positively to the diverse
and rich character and offering of the Stellenbosch Winelands area and
broader municipal areq;

The proposal is supported by a thorough, comprehensive and detailed
series of specialist studies, which informed and guided the development
proposal in its form, scale and configuration;

Cognisance was taken of relevant heritage and environmental sensitivities
and the proposal was planned in direct positive response to these
sensitivities;

The objective of the development proposal is not to detfract from the farm’s
agricultural entity, but to promote and enhance agricultural sustainability
and use of the property by introducing the proposed uses as
supplementary and compatible uses to the agricultural use of the land.
The proposal is consistent with provincial and local spatial planning policies
and objectives, with inconsistencies motivated accordingly.

Recommendation

Following the above assessment, it is our considered recommendation that the
following applications be approved in terms of the Stellenbosch Municipality
Land Use Planning By-Law to secure the land use rights for the proposed
development:

i)

Consent use in terms of 15(2) (o) for a tourist accommodation establishment
on Portion 13 of Farm 65 Nooitgedacht to accommodate 10 tourism
accommodation pods.

A permanent departure in terms of 15(2)(b) to provide 0 on-site parking
bays in lieu of 10 bays on Portion 13. (The required parking bays will be
provided on Portion 30).

Approval in terms of Section 15(2)(d) for the registration of a lease diagram
for areas A (+ 4206 m2) & B (£ 11 471 m?2) on Portion 13 & 30.

Additionally, an application will be submitted for a long-term lease (25
years) in terms of the Subdivision of Agricultural Land Act (70 of 1970).
Motivation for site-specific deviation in terms of Section 22(2) of SPLUMA to
deviate from the Stellenbosch Spatial Development Framework's (2019) to
permit a tourism accommodation establishment (for the development of
10 pods) in lieu of the permitted “1 additional non-alienable dwelling unit
per 10ha, up to a maximum of 5 per farm”.
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ErfNo - | Suburb - Town i o
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Physical or Street | Lowiskale Farm. Properly / Business / ey
Address Devor Vallty &ad Farm known as Zﬂ ul/§ hale
Current Zoning ’fﬁ ri iy lénra /
Additional or /- .
: Consent Uses oLr 14M
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Titte Deed I Isi&/262 1
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Any restrictions ito If yes, list condition(s) as per ceriificate.
Conveyance's Y ><
Certificate? |
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conditions in v :
favour of a third >(
f party?
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. |ownedby " | X deegated authortty
Councilz © )
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PART E: LAND USE PLANNING APPLICATIONS AND PAYMENT OF FEES

APPLICATIONS IN TERMS OF SECTION 15 OF THE MUNICIPAL BYLAW ON LAND USE PLANNING 2023

Type of application Tick
15(2) (a) rezoning of land* )
15(2)(b) a permanent departure from the development parameters of the zoning scheme v

15(2}(c) a departure granted on a temporary basis fo utilise land for a purpose not permitted in
terms of the primary rights of the zoning applicable {o the land

15(2}{d) a subdivision of land that is not exempted in terms of section 24, including the registration V4
of a servitude or lease agreement*

15(2) (e) a consolidation of land that is not exempted in terms of section 24*
15(2) (f] a removail, suspension or amendment of restrictive conditions in respect of a land unit*

15(2)(a) a permission required in terms of the zoning scheme

15(2) (h) an amendment, deletion or imposition of conditions in respect of an existing approval*

15(2) (i) an extension of the validity period of an approval
15(2)(j) an approval of an overlay zone as contemplated in the zoning scheme

15{2) (k) an amendment or cancellation of an approved subdivision plan or part thereof, including
a general plan or diagram*

15(2) (1) a permission required in terms of a condition of approval

15(2) (m) a determination of a zoning

15(2)(n) a closure of a public place or part thereof

15(2) (o) a consent use contemplated in the zoning scheme v

15(2)(p) to disestablish a homeowners' association

15(2)(q) to rectify a failure by a homeowners' association fo meet its obligations in respect of the
control over or maintenance of services

15(2)(r) a permission required for the reconstruction of an existing building that constitutes a non-
conforming use that is destroyed or damaged to the extent that it is necessary to demolish a
substantial part of the building

OTHER APPLICATIONS .
Devigation from Council Policies/By-laws

Consent / Permission required in terms of a fitle deed (includes where permission is required in terms
of the Advertising on Roads and Ribbon Development Act, Act 21 of 1940)

DETAILS FOR INVOICE

& Td
Name & Surhame (party responsible for payment) I,(_f‘f U":o g ”C)i';f"-,v;, a( Pey y Le 0]

NP Leg v L le Farm
Postal Address kohus@thelqgc'abltx (0. 20 52';,‘,,;\;] 1',%,,{;;’.koifyivg“;e/z&:zogéj,

Vat Number (where applicable) 4L00285 342

1. Application fees are per the Council Approved Tariffs. The complete appiication should first be submitted without
the payment of any applicable application fees. Only when satisfied thal a complete and accurate application has
been submitied, will a proforma Invoice be submitied to the applicant with payment instructions. Application fees
that are paid to the Munlcipality are non-refundable as per the Tariff Rules. Once proof of payment Is received, the
application will be regarded as duly submilled.

2, All indigent residents who are registered as such with the Municipalily and with proof submiited toagether with
application will be exempted from applicable fees for Permanent Departure applications including but not limited
to building lines, coverage, parking. Contact: [ndigenf.office®slellenbosch.gov.zg or 021 808 8501 or 021 808 8579

3. The applicant Is fiable for the cost of publishing and serving natice of an application. Additional fees may become
applicable, and the appiicant will be Informed accordingly.

BANKING DETAILS

Account Holder Name: Stellenbosch Municipality
Bank: FIRST NATIONAL BANK {FNB)
Branch no.: 210554

Account no.: 62869253684

Payment reference: Lu/ and ERF/FARM

Please use bolh the Land Use Application number and the Erf/Farm number indicated on the invoice as a reference when making
EFT payment
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‘PART.F::DETAILS OF. PROPOSAL {Brief description of infent of development) :

YConsent use in terms of 15(2)(o) for a tourist accommodation establishment on Portion 13 of Farm 65
Nooitgedacht to accommodate 10 tourism accommodation units.

i) A permanent departure in terms of 15(2}(b) to provide 0 on-site parking bays on Portion 13. A notarial
tie will be registered on Portion 13 in lieu of the requirement for 10 parking bays to be provided on Portion

30.

vii) Approval in terms of Section 15(2)(d) for the registration of a lease diagram for areas A (& 4206 m2) &
B (+ 11 471 m2) on Portion 13 & 30.

iv)An application will be submitted for a long-term lease (25 years) in terms of the Subdivision of
\Agricultural Land Act (70 of 1970).

Name and Date of design guidelines (if applicable) /V / /9‘

Adjoining erf
number
N Street From m| To m
Street | From m To m
Building line Side From m| To - m
encroachment Side From m To m
_ Aggregate side From - m| To m
| Rear From m To m
Exceeding permissible site From % | To %
coverage / footprint
Exceeding maximum From To
permitted bulk / floor
factor / habitable rooms
Exceeding height From m To m
restriction
Exceeding maximum From m To m
storey height

Page dof 7
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ANNING.

Complete the following checklist and attach all the information and documentation relevant to the
proposal. Faiflure to submit all information and documentation required will result in the application being

deemed incomplete.

information and documentation required

| Power of attorney / Owner's consent if

Proof of any other relevant right

documentation copies

X N applicant is not owner X held in the land concerned
Resolution or other proof that 5.G. diagram / General plan
X N | applicant is authorised to act on X tract 3\4 or A3 only] P
behalf of a juristic person Y
, Wiitten motivation pertaining fo the - Site development plan or
N s x conceptual layout plan (A4 or A3
s need and desirability of the proposal only) to scale
' Proof of t issi
'7( N | Locaility plan (A4 or A3 only} fo scale Y fcf::a;ui;%i:rmvii? deor permission
X N Proposed subdivision plan (A4 or A3 X Proof of registered ownership (Full
| only) to scale - copy of the tille deed)
Written feedback of pre-
. " application serutiny and Minutes of
X N | Conveyancer's certificate X pre-application consultation
meeting (if applicable)
¥ N % Consolidation plan (A4 or A3
ohly) to scale o NJA Land use plan / Zoning plan
y NN Street name and numbering )( {A4 or A3 only) to scale
% plan {A4 or A3 only} to scale
1: 50/ 1:100 Flood line
% N | N/A Landscaping / Tree plan (A4 or % N/A determination {plan / repori)
A3 only) to scadle {A4 or A3 only] to scale
Y N | M{A | Abutting owner's consent Y DA | Owners' Association consent
Copy of Environmental Impact
Assessment (EIA) /
Heritage Impact Assessment
(HIA.) ! Services Report or indication
)< N A Traffic Impact Assessment (TIA) / >< N/A | of all munici .
) pal services /
Traffic Impact Statement {TIS) / registered senvitudes
Major Hazard impact
Assessment (MHIA) /
Environmental Authorisation
{EA} / Record of Decision {ROD)
Copy of original approval and Proof of failure of owner's
Y N N% conditions of approval ) MA association -
Any additional documents or
inf . - .
Yy | N N% Proof of lawful use right Y HA :;‘ fﬁ?ﬁ:ﬁﬂ;ﬁﬁﬁiﬁs listed
consultation form / minutes
i Agricatural Shibm
y N % Required number of X N/A | Other (speci\%): 4

Lre) vaber Jepol

7l
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PART.H: AUTHORISATION(S) SUBJECTTOQ. OR BEINGCONSIDEREDIN |

Specific Enwronmen’rol Moncgemem‘ Ac’r(s)
(SEMA) (e.g., Environmental Conservation Act,

If required, has application for EiA / 1989 (Act 73 of 1989):
X \ | HIA/TIA/TIS / MHIA approval been . o
made? If yes, attach documents / MNational Environmental
plans / proof of submission etc. Y % Managemeni: Air Quality Act, 2004
{Act 39 of 2004)
National Environmental
)( N/A Subdivision of Agriculiural Land Act, v I\% Management: Waste Act, 2008
1970 (Act 70 of 1970) {Act 59 of 2008)

Spatial Plonning and Land Use >< NJA National Water Act, 1998 {Act 36 of

N‘% Management Act, 2013 {Act 16 of 1998)

2013) {SPLUMA)}
Occupational Health and Safety Act,

y NX 1993 {Act 85 of 1993): Major Hazard Y % Other {specify)
Installations Regulations
Land Use Planning Act, 2014 (Act 3 of

v R 2014) (LUPA

y }( Do you want to follow an integrated application procedure in terms of section 44(1] of the

S'rellenbosch Municipality Land Use Planning By-Law? If yes, attach mofivation.

et S T

| hereby w;sh ro conﬁrm the following:
L

Thot the information contained in this application form and accompanying documentation s
complete and correct.

I'm aware that it is an offense in terms of section 86({1){e} of said bylaw to supply particulars,
information or answers knowing the particulars, information, or answers to be false, incorrect, or
misleading or not believing them to be correct.

| am properly authorized fo make this application on behalf of the owner and that a copy of the
relevant power of attorney or consent is attached hereto.

Where an agent is appointed to submit this application on the owner's behalf, it is accepted that
correspondence from and nofifications by the Municipality in terms of the by-taw will be sent only
fo the agent and that the owner will regularly consult with the agent in this regard.

| confirm that the relevant fitle deed(s) have been read and that there are no restiictive title deed
restrictions, which impact on this c:pphcatron or alternatively an application for removaol/suspension
or amendment forms part of this submission.

| confirm that | have made known all information relating io possible Land / Restitution Claims
against the application property.

It is the owner's responsibility to ensure that approval is not sought for a building or land use which
will conflict with any applicable law.

The Municipality assesses an applicaiion on the information submitted and declarafions made by
the owner or on his behalf on the basis that it accepis the information so submifted and declarations
so made 1o be corect, true, and accurate,

Approval granted by the Municipality on information or declarations that are incorrect, false, or
misleading may be liable to be declared invalid and set aside which may render any building or
development pursuant thereto illegal.

The Municipality will not be liable fo the owner for any economic foss suffered in consequence of
approval granted on incorreci, false, or misleading information or declarations being set aside.
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Information and declarafions include any information submitted or declarations made on behalf of
the owner by a Competent Person/professional person including such information submitted or
declarations made as tfo his or her qualification as a Competent person and/or registration as o
professional.

A person who provides any information or certificate required in ferms of Reguiation A19 of the
National Building Regulations and Building Standards Act No 103 of 1977 which he or she knows fo
be incomplete or false shail be guilty of an offence and shall be prosecuted accordingly.

A person who supplies particulars, information, or answers in a land use application in terms of the
Stellenbosch Municipality Land Use Planning By-law knowing it fo be incorrect, false, or misteading
or not believing them to be caorrect shall be guilly of an offence and shall be prosecuted
accordingly.

The Municipality will refer a complaint to the professional council or similar body with whom a
Competent Person/professional person is registered if it has reason fo believe that information
submitied, or declaration/s made by such Competent Person/professional person Is incorrect, false
or misleading.

| om aware that by lodgihg dn application, the information in the application and obtained during
the process may be ma vailable fo the public.

Applicant's signature: ”’/ Date: / 0{_{. / VA (_%,

- —"

Full name: mﬂ FCU/\JA‘W %/\J WA:
Professional capacity: W e —(ﬁ"_D\f
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Portion 13 & 30 of Farm 65, Stellenbosch Farms
Louisvale Barrel Project

Civil Engineering Services Report
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Portion 13 & 30 of Farm 65, Stellenbosch Farms
Louisvale Barrel Project

Civil Engineering Services Report

1. Introduction

This report entails the assessment of the bulk and internal civil engineering services
required for the proposed development on the Louisvale Farm in Devon Valley. It is
based on the concept layout plan by the landscape architect, knowledge of the master-
planning of the area obtained from previous reports and available information.

2. Proposed Development

The site is located on the farm Louisvale in the Devon Valley area in the Stellenbosch
municipal area. A location plan is shown below.

<= LQUISVALE
o . BARRE],
fomes PROJECT
3

Stellenbosch

STELLENBOSCH
CENTRAL

Kieingeluk

Figure 1: Location Map

The proposed development will consist of 10 10 wine-barrel shaped tourism

units.

Louisvale Barrel Project - Civil Engineering Services Report
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The layout is shown below:

e 7 RGO 14

Figure 2: Proposed Development Layout

The existing topography of the site is shown below. It has a significant slope
approximately 8% from south-west to North-east. The present drainage from the site
occurs mainly in a sheet-flow fashion.

Louisvale Barrel Project - Civil Engineering Services Report
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-

NEW GRAVITY SEWER

NEW SEWER RISING \

There is an existing stream north of the site.

A 100yr floodline was determined and is shown on the sketch below:

Louisvale Barrel Project - Civil Engineering Services Report
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Roads and Access

There is a separate Traffic Impact Report addressing traffic volumes, and the impact
on the surrounding road network.

Water Supply

Water Demand

Based on a consumption of 600l/d per double room, the domestic water-supply demand is
estimated at 6 ki/day for the 10 units. The storage requirement will be for 48 hrs = 12kI.

The normal design requirements for firefighting purposes of low-risk developments are a
fire hydrant delivering a flow of 15 I/s and sufficient storage to maintain a flow of 15V/s for
1 hr. This comes to a storage of 54m3. This seems excessive for a development of this
size and nature and it is recommended that a rational fire design be done for this

development.

Existing and Proposed Bulk External Water Supply

There is no existing municipal water supply in close proximity of the site.

The existing dwellings and business on the farm are provided water supply through one
borehole of which the delivery rate is unknown. This borehole pumps to existing storage
tanks, the location of which is shown in the figure below:
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It is foreseen that these tanks will have to be augmented with 3x5kl tanks.

The size, location and condition of the existing local water supply network is unknown
and therefore we have made provision to supply the new development with a separate
75mm diameter water main from the new storage tanks. The drawing in Appendix A

shows the preliminary layout of water supply services.

Potable Water

Although the water has been used on the farm as potable water, it is recommended
that the water quality of the borehole water be tested and confirmed for the suitability
of potable water. In the meantime, itis recommended that commercially bottled drinking

water be used for these purposes.

5. Sewerage

5.1 Sewage Flows

The sewage flows expected from this development is 90% of the water supply =
10.8kl/day. The peak flows will be approximately 0.5 I/s.

5.2 Existing and Future Bulk External Sewerage System:

Louisvale Farm has An existing private sewer presumed to be 160mm in diameter. It
is in the main access road and connects to the municipal sewer as shown below:

Louisvale Barrel Project - Civil Engineering Services Report
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The existing sewer systems around the farm seems to be a small-bore system. Small-
bore sewerage systems make use of septic tanks before discharging the sewage into
a sewerage system. Therefore, it is proposed that a common septic tank be
constructed for the 10 units. The septic effluent will discharge into an adjacent
pumping station which will pump the sewage to the Louisvale Private Sewer.

The preliminary layout is shown in Appendix A.

Louisvale Barrel Project - Civil Engineering Services Report
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6. Stormwater

6.1 Watercourse & Floodlines

There is a watercourse from west to east through the development, receiving flow from
upstream properties and discharging into downstream properties. A preliminary floodline
has been determined. The proposed development is located outside the 100yr floodline.

6.2 Stormwater Management on site

As this is a very low impact rural development with very few impermeable surfaces, it
is recommended that only surface flow stormwater grassed or vegetated swales be

implemented to convey the stormwater.

A few small and shallow drifts can be constructed in the proposed golf-cart pathway.

A stormwater cut-off drain to be constructed as shown on the drawing in Appendix A.

7. Conclusion

The proposed civil services on the site, reflecting the above requirements, are schematically
indicated on the drawing in Appendix A.

The development can be serviced as described in the report. All details must be confirmed at
the detail design stage of the project.

MJ Cerfonteyn Pr Eng

Louisvale Barrel Project - Civil Engineering Services Report
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Appendix A: Conceptual Layout of Civil Engineering Services
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Our Ref/Ons Verw: Capacity Letter Farm 65-30 and 65-13 Louisvale
Your Ref/U Verw:

26 Feb 2024
Mr. Malcolm Cerfonteyn

By e-mail: mcerfonteyn@gmail.com

Sir,

CAPACITY STATUS OF MUNICIPAL CIVIL ENGINEERING INFRASTRUCTURE TO SERVICE THE PROPOSED
DEVELOPMENT ON FARM 65-30 and 65-13 (LOUISVALE BARREL PROJECT)

Your e-mail enquiry dated 13 Nov 2024, regarding a water and sewer capacity letter required for
environmental approval, refers.

This letter is based on the following information:

e Civil Engineering Services Report dated August 2023, Revision 1 : January 2024 by MJ Cerfonteyn
The following are the proposed development parameters:
e 10 wine barrel shaped tourism units

1. GENERAL

The confirmation of services capacity is based on the status of the infrastructure at this point in time and in
no ways reflect the official viewpoint whether the development will be approved or not. The official
viewpoint of this Directorate will only be given once a complete land-use application or building plan
application (if land use application is not applicable, is submitted for formal comment.

2. WATER

Water provision is proposed via borehole, therefore there will be no impact on the municipal water networks.

T:+27 21 808 8214 » F: +27 21 883 9874 e tyrone.king@stellenbosch.gov.za
71 Plein Street, Ecclesia Building, 1% Floor, Stellenbosch, 7600 ® PO Box 17, Stellenbosch, 7599
www.stellenbosch.gov.za
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3. SEWER

There is sufficient capacity in the bulk sewer reticulation network to accommodate the proposed
development.

Yours faithfully

Tyrone King

Manager: Development (Infrastructure Services)

W:\2.0 DEVELOPMENT\Capacities (Letters, Constraints, Discussions)\Capacity Letters\20240124 Farm 65-30 and 65-13 (Louisvale)\Capacity letter
Farm 65-30 and 65-13 Louisvale.doc

T: +27 21 808 8214 e F: +27 21 883 9874 s tyrone king@stelenbosch.gov.za
71 Plein Street, Ecclesia Building, 1t Floar, Stellenbosch, 7600 e PO Box 17, Stellenbosch, 7599
www.stellenbosch.gov.za
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S069CT — Louisvale Barrel Project — Electrical Services Report

Qur reference:
Portion 13 & 30 of Farm 65 Louisvale - Electrical Services Report

Your reference:
05 September 2023

The Log Cabin
Louisvale Wine Estate
Devon Valiey Road
Devon Valley
Stellenbosch

7600

For Attention: Mr. Kobus Groenewald

PROPOSED NEW DEVELOPMENT - PORTION 13 & 30 OF FARM 65, LOUISVALE
WINE ESTATE DEVON  VALLEY, STELLENBOSCH - ELECTRICAL
INFRASTRUCTURE SERVICES REPORT

1. BACKGROUND AND TERMS OF REFERENCE

The opportunity to develop the existing Portion 13 & 30 of Farm 65, Louisvale Farm
Estate, Devon Valley, Stellenbosch into a successful barrel type housing development as
indicated in the proposed development SDP has been identified by the Applicant.

Mapule Consulting Cape (Pty) Ltd has been instructed to investigate the electrical
infrastructure capacity and requirements for the proposed development and this report
relays our preliminary findings and recommendations.

2. EXISTING ELECTRICAL INFRASTRUCTURE
The abovementioned erf is situated in an Eskom electrical distribution area.

From what could be determined the erf area in question is serviced with an existing 50kVA
supply utilised by the Log Cabin Lodge.

3. ELECTRICAL LOAD ESTIMATE

The SANS 204 Standard for Energy Efficiency in Buildings will be used as the basis for the
load estimate.

The order of magnitude estimated increase in maximum demand for the new development
is 70 kVA.

4. AVAILABILITY OF ELECTRICITY

The availability of the additional 70kVA supply to the erf in question was confirmed by the
Supply Authority (refer to attached Eskom Letter).

MAPULE

CONSULTING CAPE (Pty) LTD

OFFICES AT:

HEAD OFFICE

P.0. Box 15082
PANORAMA

7506

Tel:+27 219305730
E-Mail:

gideon@maputle.co.2a

22 Fairfield Street South
Fairfield Estate

Parow

7500

SPRINGS

P.0. Box 1300
SPRINGS

1560

Tel: +27 11 362 1829
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-2- September 5, 2023

5. SUMMARY

We summarise that electricity can be made available for the proposed development via a upgrade/new
connection application with the Supply Authority.

This report was compiled by:

M Ty

Stefan Snyman
for Mapule Consulting

Attached:
e Eskom Letter ~ Confirmation of supply availability

e Marked-up Landscape SDP — indicating existing Eskom 11kV overhead line and supply point
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® Eskom

The Log Cabin Date: 05 September 2023

Louisvale Wine estate
Devon Valley Road Enquiries: Ms O Mokotedi

Devon Valley Tel number: +27 21 524 2010

STELLENBOSCH
7600

Dear Sir/ Madam
Electrical Infrastructure

Portion 13 and Portion 30 of Farm 65, Louisvale Wine estate

This letter serves to confirm that the abovementioned erf is in Eskom supply area. There is
currently sufficient capacity to supply the required 70kVA supply.

Should you wish to pursue an application for connection kindly send an e-mail to our contact
centre customerservices@eskom.co.za indicating #application of supply, Western Province.
Alternatively, call +27 8600 37566. Applications are treated on first come first serve basis.

Eskom reserves all its rights.

Yours faithfully

e

Odwa Mokotedi
MANAGER: CUSTOMER ACQUISITIONS

Distribution Retail

Customer Acquisitions (Cape Coastal Cluster)

60 Voortrekker Road, 7530

P O Box 2100, Bellville, 7535

Tel +27 86 003 7566 e-Mail customerservices@eskom.co.za www.eskom.co.za

Eskom Holdings SOC Ltd Reg No 2002/015527/30




225

TRAFFIC IMPACT STATEMENT: PROPOSED
ACCOMMODATION DEVELOPMENT

Portion 13 and 30 of Farm 65, Stellenbosch

FINAL
April 2023

Compiled by: Helderberg Traffic Services
Traffic and Transportation Consultants

15 Warbler Avenue, Somerset West, 7130
% 072 17 868 35

&7 hendri@groenbergenviro.co.za

Author: Hendri Badenhorst (PrEngTech)
ECSA Reg. No. (201570173)

© Copy Right

This document, the content thereof and any design and / or drawing or detail resulted from the assessment is the
property of Helderberg Traffic Services and may not be copied or reproduced in any way, without the written consent
of the above. The copyright law of South Africa is embodied in the Copyright Act, 1978 and its various amendment
acts, and administered by the Companies and Intellectual Property Commission in the Department of Trade and

Industry.
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TRAFFIC IMPACT STATEMENT: Proposed Accommodation Development
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1  Introduction and Background

An application to provide self-catering accommodation on Portion 13 and 30 of Farm 65
{Louisvale Wine Farm) is currently underway. The proposed development is located within a
rural area. Part of the conditions of the application was to carry out a Traffic Impact Statement
(TIS), to determine whether the existing road network will be able to accommodate the

proposed development of 10 self-catering units.
The site is located in a rural area to the west of Stellenbosch, within the Stellenbosch Local

Municipality, and is currently being utilised for agricultural purposes. The study area consists
of the Devon Valley Road and Access Road, as shown on Figure 1 to 3.

Figure 1: Localiy n

Partion 30 of Farm 65

Stellenbosch

Louisvale Accommodation TIS - Stellenbosch April 2023
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Existing access to
the Farm

Devon Valley Road

Figure 3: Study Area

Page2

Louisvale Accommodation TiS - Stellenbosch April 2023
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2.1

2.2

Louisvale Accommodation TIS - Stellenbosch

Road Network and Access

Existing Road Network

The Committee of Transport Officials’ (COTO) South African Road Classification Manual (TRH
26, 2012) was used to classify the roads within the study area. The surrounding road network

is described as follows:

s Devon Valley Road is a two lane undivided carriageway with one lane in the north
direction and one lane in the south direction. The road can be classified as a Class 4
collector road. The road provides access to agricultural farming properties, residential
units, educational facilities, restaurants and predominantly serves light vehicle traffic.

» Access Road is a two lane undivided carriageway and can be classified as a Class 5 road.
The road provides access to residential units, restaurants and predominantly serves light
vehicle traffic.

2023 Background Traffic

A visual inspection and traffic counts were carried out on Tuesday 21 February 2023 during the
weekday AM and PM peak traffic period at the following intersections:

e Devon Valley Road / Access Road Intersection

The results of the surveys indicate the weekday AM peak hour to be from 08:45 to 09:45 and
the PM Peak hour to be from 15:00 to 16:00. The 2023 background traffic volumes for the AM
and PM peak hour are shown in Figure 4 and 5. The observed traffic consists of light vehicles
(e.g. passenger cars, minibus taxis and bakkies) and heavy vehicles (e.g. trucks, tractors and

buses).

It is noted that traffic counts were carried out during the periods of highest congestion within
the area, which generates the highest proportion of traffic during the weekday periods.

Traffic volumes in the study area currently consist of agricultural, residential and tourist uses.
The property current has residential and agriculturaluses that generate traffic volumes.

Page 3
April 2023
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Figure 4: Background Traffic 2023 Weekday AM Peak

LOUISVALE LOG CABIN TIS
2023 EXISTING TRAFFIC - WEEKDAY AM PEAK
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Figure 5: Background Traffic 2023 Weekday PM Peak

LOUISVALE LOG CABIN TIS
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2.3 Access

The Louisvale Wine Farm is currently fenced off and can only be entered through one entrance
point to the south of the property, which intersects with the Access Road, as shown in the
following figures below. Access to the proposed development will be made via existing internal
farm roads, that consist of block paving and gravel surfaces, no new roads will be required. No
obstructions were observed at the vehicle entrance along the Access Road.

It was noted that no signage demarcated the Access road bell mouth, it is recommended that
the required signage be installed at the bell mouth.

Figure 6: Only Access to Development

Existing access to the
property

Figure 7: Bellmouth layout to the property

Page 6
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2.3.1 Sight Distance

According to the Western Cape Access Management Guidelines, 2020, the minimum shoulder
sight distance required for a stop-controlled access for a passenger car and a single unit truck
(e.g. refuse truck) configuration along a road such as the Access Road, based on a posted speed
limit of 60km/h, is 120m and 175m respectively.

The existing shoulder sight distance along the east of the Access Road / Access intersection is
240m and not applicable to the west, due to the Access Road ending at the access to the
property. The available sight distances and location meet and exceed the minimum
requirement, and are therefore considered to be acceptable, as shown in Figure 8 and 9.

Figure 8: Unobstructed view to access

Figure 9: Sight distance to the e
< P

Sight distance to east
unobstructed
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24 Non-Motorised Transit

A visual inspection of the study area was carried out, to determine if pedestrians are able to
travel from the parking area to the proposed development areas within the existing property.
From the observations, no new conflicts will be created by the proposed development within

the property.

The existing residential building and parking facilities will be used to link up the proposed
development areas to the existing facilities within the property.

Page 8
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3.1

3.1.1

Louisvale Accommodation TIS - Stellenbosch

Trip Generation and Distribution

Trip Generation

The Committee of Transport Official’'s (COTO) TMH 17 South African Trip Data Manual Version
1 (2012) was used to estimate the number of trips generated by the existing development

zoning rights.

Trip Generation (2023)

The number of vehicle trips generated by the self-catering accommodation (Guesthouse - code
350) development of 10 units equates to 5 (in/out} and 5 (in/out) during the AM and PM Peak
hour respectively, as shown in the table below. During the traffic counts it was noted that the
number of trips during each peak period is very low due to the area being rural in nature
(consisting of agricultural farms throughout the study area) and generating low vehicles
volumes in this area. The increase of traffic volumes will have an insignificant impact on the
operation of the intersection. If the development is approved, the road network within the
study area will continue to operate optimally.

Table 1: Trip Generation

o e WAty - e oo - G7 e
AT IR T TiDGeneratin Fe)ez) Fad 3 STRDNITIGN E !
, At ; e LTV ed K RIS Ze Sk
Ex]ielifss ey 0 Me) (ROTRATCINN IS VST GO IO Ayl Y]
Ui AN Pt TiDs Lelend it el e lenadl il e
045/ | 0.45/
Guesthouse 10 5 50%|50%|50%|50%| 2 | 3 | 3 | 2
room | room
Total 5 5

It was observed that the intersection currently operates at good level of service due to the low
vehicle volumes and no conflicts were observed during the visual inspection. The increase in
volumes (5 trips) generated by the proposed development will have little to no impact to the
intersection operation and will continue to operate at a good level of service.

If further zoning changes are made to the development, the trip generation would then need
to be re-evaluated.
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4  Parking

The Western Cape Access Management Guidelines, 2020 document was used to assess the
parking requirements of the proposed rezoning of the property area. The proposed
development comprises a new land use on the property and has a parking requirement that
needs to be met. The parking requirements for the land use component is summarised in the

following table.

Table 2: Summary of Parking Requirements

Land Use Component Parking Provision Rate

Guest House 0.6 bay / room

Based on the parking provision shown above, the development will require 6 parking bays to
accommodate the proposed self-catering units. The existing parking area (20 bays) will be
utilised next to the existing building on the property, as shown in the figure below. This meets
and exceeds the current parking requirement.

It is also recommended that parking aisle layouts should be designed such that it allows
motorists to turn their vehicle around at the end of an aisle, should no parking be available.
Sufficient space should therefore be made available to carry out a U-turn manoeuvre if a

parking aisle is not open ended.

Figure 10 Vehicles parked along 3 Avenue
—
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Figure 11 Access to the parking area
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5 Conclusions and Recommendations

The Conclusions and Recommendations of this TIS are summarised as follows:

*  An application to provide 10 self-catering units for the property is currently underway.

»  Atraffic count was carried out on 21 February 2023. The weekday AM and Midday peak
traffic hour was identified as being 08:45 —09:45 and 15:00 — 16:00.

e It was observed that the intersection currently operates at good level of service due to
low vehicle volumes and no conflicts were observed during the visual inspection. The
increase in volumes (5 trips) generated by the proposed development will have little to
no impact to the intersection operation and will continue to operate at a good level of

service.

e Access to the proposed development will be made via existing internal farm roads, that
consist of block paving and gravel surfaces, no new roads will be required. No obstructions
were observed at the vehicle entrance along the Access Road. It was noted that no signage
demarcated the Access road bell mouth, it is recommended that the required signage be

installed at the bell mouth.

e The existing shoulder sight distance along the east of the Access Road / Access
intersection is 240m and not applicable to the west, due to the Access Road ending at the
access to the property. The available sight distances and location meet and exceed the
minimum requirement, and are therefore considered to be acceptable.

e Avisual inspection of the study area was carried out, to determine if pedestrians are able
to travel from the parking area to the proposed development area within the existing
property area. From the observations, no new conflicts will be created by the proposed

development within the property.

e  The development will require 6 parking bays to accommodate the proposed self-catering
units. The existing parking area (20 bays) will be utilised next to the existing building on
the property. This meets and exceeds the current parking requirement.

Page 12

Louisvale Accommodation TIS - Stellenbosch April 2023



240
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Disclaimer

This report, and information or advice, which it contains, is provided by the author solely for interna!
use and reliance by its Client in performance of their duties and liabilities under its contract with the
Client. Any advice, opinions, or recommendations within this report should be read and relied upon
only in the context of the report as a whole. The advice and opinions in this report are based upon the
information made available to the author at the date of this report and on current South African
standards, codes, technology and construction practices as at the date of this report. Following final
delivery of this report to the Client, the author will have no further obligations or duty to advise the
Client on any matters, including development affecting the information or advice provided in this report.
This report has been prepared by the author in their professional capacity as a Consulting Engineer. The
contents of the report do not, in any way, purport to include any manner of legal advice or opinion. This
report is prepared in accordance with the terms and conditions of the contract with the Client. Regard
should be had to those terms and conditions when considering and/or placing any reliance on this
report. Should the Client wish to release this report to a Third Party for that party's reliance, the author
may, at his discretion, agree to such release provided that:
(a) Written agreement is obtained from the author prior to such release, and
(b) By release of the report to the Third Party, that Third Party does not acquire any rights,
contractual or otherwise, whatsoever against the author and that the author, accordingly,
assume no duties, liabilities or obligations to that Third Party, and
(c) The author accepts no responsibility for any loss or damage incurred by the Client or for any
conflict of interests arising out of the Client's release of this report to the Third Party.
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Faure & Faure Inc

I?repared by me

Patriot Pers Building
227 Main Road
Paarl

Cape Town

Tel: +27218711200

Deods Office Registration fees as per Act 47 of 1937
Amount Office Fee

Purchase Price | R...... Borvesticee T | RSN
Exemption it o.
Reason for Category Sec/Reg........oeeerenvemminin
Exemption Exemption.................... ACUPIot.......cocoiiviisnaeenn
DEED OF TRANSFER

BE IT HEREBY MADE KNOWN THAT
ANTON LUTHER POSTHUMUS (LPCM 80715)

[ CQNVEYANCER
INGE JOHNSON
{LPCM 96036)

T 000015818 /2021

appeared before me, the Registrar of Deeds at Cape Town, the said appearer, being duly

authorised thereto by a power of attorney granted to them by

BLUE PIE SERVICES PROPRIETARY LIMITED
Registration Number 1894/004099/07

signed at Randburg on 17 Fepruary 2021

And the appearer declared that:

DATA] VERIFY
12 0wy

NOLUVO MTYATYAMBA

Whereas the Transferor had truly and legally sold the undermentioned property on

11 February 2021 by Private Treaty

Now therefore the Appearer on behalf of the Transferor, did by these presents, cede and

transfer to and on behalf of

Page 1 of 5
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BLUE PIE PROPERTIES PROPRIETARY LIMITED
Registration Number 2007/024301/07

its successors in title or assigns, in full and free property

REMAINDER OF PORTION 13 OF THE FARM NOOITGEDACHT 65, IN THE
STELLENBOSCH MUNICIPALITY, DIVISION STELLENBOSCH, PROVINCE OF THE

WESTERN CAPE
IN EXTENT 16,9026 (SIXTEEN COMMA NINE ZERO TWO SIX) HECTARES

FIRST TRANSFERRED by Deed of Transfer Number T4021/1923 with Diagram relating
thereto and held by Deed of Transfer No. T28699/2011.

A
B.

SUBJECT to the conditions referred to in Deed of Transfer No. T2633/1971.

SUBJECT FURTHER to a special condition contained in Deed of Transfer No.
T1089/1914 to Chapman and Bosman.

SUBJECT FURTHER to the following special conditions set out in Deed of Transfer

No. T4021/1923, which conditions read as follows:-

“1.

That the Transferee and his successors in title together with the government of
the Republic of South Africa to whom Lots E and B have this day been
transferred, No’s 4024 and 4020, Ernest Neville Snepp, to whom “Seaton” has
this day been transferred, No. 4023, and Percy Carter Buch to whom Lot D has
this day been transferred and No. 4022 and their respective successors in title,
shall have the joint right to the two third share of the water rising on Lot A to
which the Appearer's Principal are entitled by virtue of the servitude created in
favour of their predecessors in title by Transfer No. 1089 of the 16 February
1914, provided that when the said joint right is being exercised the water derived
by the Transferee and the owners of the Lots B and D aforesaid from the
Springs arising on their respective properties shall be taken into account so that
there shall eventually be an equal division of all the water.

That the owners, occupiers and tenants, and their servants and authorised
agents of Lot E this day transferred by the Appearer’s Principal to the
Government of the Republic of South Africa, No. 4024, “Seaton” this day
transferred to Ernest Neville Snepp. No. 4023, Lot D this day transferred by
Percy Carter Buch, No. 4022, and Lot B this day transferred to the Government
of the Republic of South Africa, No. 4020, shall have the right of way 4,41
metres wide over the land hereby transferred with right to lay, inspect and
maintain pipes across same to convey water over and under the said land from
the Springs and dams from which the Appearer's Principal water supply is

derived.”

D. SUBJECT FURTHER to the servitude referred to in the endorsement dated 14 March
1944 on Deed of Transfer No. T1020/1942, which endorsement reads as follows:-

“By Deed of Transfer No. 3130/1994 the Transferee or his successors in title of the
land hereby conveyed shall be entitled to a servitude right of way 9,45 metres wide as
indicated on the diagram of Para 1 (No. 2145/1943) thereof conveyed over the
remainder of the land held hereby, subject to conditions as will more fully appear on
reference to the said Deed of Transfer.”

g
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. SUBJECT FURTHER to a servitude referred to in the endorsement dated 3 May 1947
on Deed of Transfer No. T1020/1942, which endorsement reads as follows:

“By Notarial Deed dated 27 January 1945, the right to convey electricity and electric
power by means of overhead cables along the line of route shown and letterred g.h.j.k.
on the diagram annexed to Transfer No. T7528/1947 and the right to lay underground
pipes as may be reasonably required to convey water over the within property has been
granted to the owners of the land held by Deed of Transfer No. 7528/1947 as will more
fully appear on reference to the said Notarial Deed No. T156/1947, vide copy annexed

hereto.

. SUBJECT FURTHER to a servitude referred to in the endorsement dated 28 April 1950
on Deed of Transfer No. T1020/1942, which endorsement reads as follows:

“By Deed of Transfer dated this day No. 5846/1950, the owner of the land hereby
conveyed and his successors in title, shall be entitled to a servitude of roadway, 7,72
mefres in width over the remaining extent measuring as such 19,7144 hectares of the
land held under as indicated on the line e.r. on diagram No. T4128/1949 annexed to
the said Deed of Transfer, as will more fully appear on reference to the said Deed of

Transfer.”

. SUBJECT FURTHER to the servitude referred to in the endorsement dated 4
September 1950 on Deed of Transfer No. T1020/1942, which endorsement reads as

follows:

“By Notarial Deed of No. 407 dated 16 August 1950, the owner of the remainder
measuring 16,9026 hectares held hereby has granted to the owner of Portion 34,
measuring 12,8117 heclares conveyed by Transfer No. 13182 dated this day, the

following:

“By Notarial Deed No. 407 dated 16 August 1950, the owner of the remainder
measuring 16,9026 hectares held hereby has granted to the owner of Portion 34,
measuring 12,8117 hectares conveyed by Transfer No. 13182 dated this day, the

following servitudes:

1. The sole right to draw water form the borehole situate on the remainder held under
indicated by Point P.H. on diagram 6412/1949 annexed to Transfer T13182/1950.

2. The right to lead water from the aforesaid borehole on the remainder held hereby
to portion 34 by means of an existing pipeline shown on diagram 6412/1949, by the

line u.t.s.

3. The electric pump and other equipment at the borehole, and the said pipeline are
the absolute property of the owner and his successors in title of the dominant
Portion 34 who shall be responsible for the maintenance thereof.

4. The owner and his successors in title of the said Portion 34 shall be entitled to a
roadway 3,15 metres wide over the remainder held hereunder as indicated by the
line b.p.q.r. on diagram 6412/1949 a copy of which Notarial deed is annexed

hereto."

. SUBJECT FURTHER {0 a servitude as contained in Deed of Transfer No T28689/2011
and pursuant to the terms of the sale agreement referred to above in favour of Portion
24 (a portion of portion 13) and Portion 30 of The Farm Nooitgedacht No. 65 in the _
Municipality and Division of Stellenbosch for the installation of an electrical meter and
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conveyance of electrical supply through an electrical cable over préperty hereby
transferred. -
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WHEREFORE the appearer, renouncing all the right and title the said
BLUE PIE SERVICES PROPRIETARY LIMITED

heretofore had to the premises, did, in consequence also acknowledge them to be entirely
dispossessed of, and disentitled to, the same; and that, by virtue of these presents, the said

BLUE PIE PROPERTIES PROPRIETARY LIMITED

its successors in title or assigns, now is and henceforth shall be entitled thereto, conformably
to local customs; the State, however, reserving its rights, and finally acknowledging that the
purchase price is the amount of R8 298 505,00 (Eight Million Two Hundred and Ninety Eight

Thousand Five Hundred and Five Rand).

IN WITNESS WHEREOF |, the said Registrar, together with the 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 Registrar of Deeds at C
07 APR 2021

Signatdre[§f appearer q.q.

In my presence

Registrar of Deeds
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\)\- /\ Prepared by me

268 o

Faure & Faure inc

Patriot Pers Building -
227 Main Road ] :3N0N fgmgg:
Paarl

Cape Town LPCM 96036)

Tel: +27218711200
POWER OF ATTORNEY TO PASS TRANSFER

|, the undersigned
FREDERIK HENDRI; KLUEVER duly authorised hereto by a resolution of the Directors
of

BLUE PIE SERVICES PROPRIETARY LIMITED
Registration Number 1994/004099/07

Do hereby nominate, constitute ayd appoint

ANTON LUTHER POSTHUMUS (LPCM 80715) or ARNO WATSON (LPCM 80234) or
CARLA BATT (LPCM 86715) or INGE JOHNSON (LPCM 96036) or TANIA HANCKE . -

(LPCM 85956)

with the power of substitution to be my true and lawful attorney and agent to appear before the
Registrar of Deeds at Cape Town, or any olher competent official in the Republic of South

Africa

And then and there to declare that the Transferor did on 11 February 2021 sell by Private
Treaty to

BLUE PIE’PROPERTIES PROPRIETARY LIMITED
Registration Number 2007/024301/07

for the sum of R8 288 505,00 (Eight Mllhon Two Hundred and Ninety Eight Thousand Five
Hundred and Five Rand)/

the following property:

REMAINDER OF PORTION. 13 OF THE FARM NOOITGEDACHT 65, IN THE -
STELLENBOSCH MUNICIPALITY, DIVISION STELLENBOSCH, PROVINCE OF THE

WESTERN CAPE
IN EXTENT 16,9026 (SIXTEEN COMMA NINE ZERO TWO S1X) HECTARES

HELD BY DEED OF TRANSFER NO T28699/41

And further cede and transfer the said property to the said transferee; to renounce all right, fitle
and interest which the Transferor heretofore had in and to the said property, and generally, for
effecting the purposes aforesaid, to do or cause to be done whatsoever shall be requisite, as |
fully and effectually, to all intents apd purposes, as Transferor,might or could do if personally
present and acting therein, hereby ratifying, allowmg and conﬂrmmg all and whatsoever the
said agent shall lawfully do or cause to be done in the premges by virtue of these presents.
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Signed at ._LanpDoudc.

of the undersigned witnesses.

e

WITNESSES!

/

on \7) l=e-mgg7_Lg;v_|_in the presence

gy

FREDERIK HENDRIK KLUEVER
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| Details of Seller / Transferor / Time Share Company
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Transfer Dutr

Declaration

Transfer Outy Reference Number:

TDREP.

Reference Details

TDE0421D89

REF. NO: TDEO421088

Sumame / Registared Name BLUE PIE SERVICES PROPRIETARY LIMITED Full Name

Company / CC/ Trust Reg No. 199400400007 Marital Status

Details of Purchaser / Transferee .

Full Name / Sumame / Reglstorad Name  BLUE PIE PROPERTIES PROPRIETARY LIMITED
Company /CC I Trust Reg No. 200702430107 Martial Notes if applicablis

Details of the Property / J /

Date of Transaction/Acquisition (CCYYMMDD) 0210211 Y v

Total Falr Valug R 8268605.00 |  Total Gonsideration R $298506.00

Calculation of Duty and Penalty / Interest

T e R 000 |

Property Description

|R5wuNoE§ OF PORTION 13 OF THE FARM NOOITGEDACHT 65, IN THE srmzusoscu%umcmuw, DIVISION STELLENBOSCH, PROVINGE OF THE WESTERN CAPE
1
IN EXTENT 16,8028 (SIXTEEN COMMA NINE ZERO TWO SIX) HECTARES J
amptio . 2 te

Exemption Certificate Details o

Transter Duty Reforance No. TDE0421D08 %m'p'trlbaynk: ‘f{ SectionBofthe oruer

Exempdons allowed by another Acl  SECTION 8(15)

1) ara O ) » ALLO

] .

! certify that this is a true copy of the INGE JOHNSCHN

transfer duty declaration / receipt / FAURE & FAURE INC

exemption cerificate drawn from the HOOFSTRAAY 227 MAIN STREET

SARS eFiling site, which will be PAARL

retained by me for 5 years from the App gt L Kommissaris van Ede Commissioner of Oaths

date of registration of transfer. Ex Officlo Praktiserende  Ex Officto Practising

27625570210 0010c3205% :
bcbad7d0678c8cB36 Prokureurs Attormay
¥ Notarls Notary
Date For enguiries go to Aktsvarvaardiger Conveyancer
(CCYYMMDD) www.sars.gov.za or call
lll!lm_llmw 0800 00 BARS (7277)
v 2015,01.00 Page 001001
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S

/" % STELLENBOSCH

O.I.O MUNISIPALITEIT « UMASIPALA » MUNICIPALITY
[]

CERTIFICATE IN TERMS OF SECTION 118 OF THE LOCAL GOVERNMENT:
MUNICIPAL SYSTEMS ACT, 2000 (ACT No. 32 OF 2000) {AS PRESCRIBED IN TERMS OF SECTIOK 120 OF ACT No. 32 OF 2000)

ISSUED BY STELLENBOSCH MUNICIPALITY

Interms of Section 118 of the Local Government: Municipal Systems Act, 2000 (Act No. 32 of 2000), it is hereby certified that all amounts that became
due to STELLENBOSCH MUNICIPALITY in connection with the undermentioned property situated within that municipality for municipal service fees,
surcharges on fees, property rates and other municipa! taxes, levies and duties during the two years preceding the date of application for this

certificate, have been fully paid.
DESCRIPTION OF PROPERTY

Municipa! Reference Number port 13 farm nooitgedacht 65

Erven 65 _
Portion REMAINDER OF PORTION 13

Extension i NOOITGEDACHT

Zoning

Registration division / Administrative District IN THE STELLENBOSCH MUNICIPALITY, DIVISION STELLENBOSCH
Suburb STELLENBOSCH

Town NOOITGEDACHT

Sectional Title unit number 0

Exclusive use area and number as referred to on the registered plan :

Real right

Scheme registration number

Sectional Title Scheme Name

Registered owner :  BLUE PIE SERVICES PROPRIETARY LIMITED 1994/004099/07
Name and Identity / Registration number of all Sﬁréﬁasfr‘/sw :  BLUE PIE PROPERTIES PROPRIETARY LIMITED  2007/024301/07
This Certificate Is ﬁintﬂ: 2021/05/18 /_

Given under my hand at STELLENBOSCH on 2021/03/18

Declaration b Conveyam, N S
] N(% \:’ O 0 hereby certify that this is a print-out of a data message in respect of the originaf

I
clealjmg electronically Issued by the STELLENBOSCH MUNICIPALITY

.03.207!

Conv Date
Signed by
Signeg st 202 1:38:10
Resaon: | appiove this docurment
Lt oo Aonian Bty
MUNICIPAL MANAGER Date Issued: 2021/03/18
STELLENBOSCH MUNICIPALITY Authorised Official: Lazerick John Alfarian Anthony

Vendor Reference {e4}): 468670

Municipal Reference Number: port 13 farm nooitgedacht 65 Page 10of1
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DEED OF TRANSFER '

BE IT HEREBY MADE KNOWN THAT
ANTON LUTHER POSTHUMUS

appeared before me, the Registrar of Deeds at Cape Town, the, said appearer, being duly
authorised thereto by a power of attorney granted to them by

LOUISVALE PROPERTIES STELLENBOSCH PROPRIE‘?ARY LIMITED
Registration Number 1997/018851/07

/
signed at Paarl/on 9 November 2018

And the appearer declared that:

Whereas the Transferor had truly and legally sold the undermentioned property on 25 July
2018 by Private Treaty ‘

Now therefore the Appearer on behalf of the Transferor, did by these

transfer to and on behalf of '
DATA VERIFY 3U HOV 208
2018 -11- 30 | JENNY VAN WYK
1
PUMELELA MNAMATAI (. Page 1 of 10
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BLUE PIE PROPERTIES PROPRIETARY LIMITED
Registration Number 2007/024301/07

its successors in title or assigns, in full and free property

PORTION 30 OF THE FARM NOOITGEDACHT 65
IN THE MUNICIPALITY AND DIVISION STELLENBOSCH, PROVINCE OF THE

WESTERN CAPE
IN EXTENT 16,0594 (SIXTEEN COMMA ZERO FIVE NINE FOUR) HECTARES

FIRST REGISTERED by Certificate of Consolidated title No T2687/1963 with Diagram No
5379/62 relating thereto and held by Deed of Transfer No T109769/1998.

A. As far as the figure A B C D E F T on said Diagram No 5379/1962 is concerned:-

1.

SUBJECT to such conditions as are referred to in Deed of Transfer No T5846/1950.

2. FURTHER SUBJECT to the special conditions set out in Deed of Transfer No

T1089/1914.

FURTHER SUBJECT, in so far as it may be applicable to the property hereby
conveyed, to the terms of a Notarial Deed of Servitude, a reference to which is
made in an endorsement dated the 3 March 1947 on Deed of Transfer No

T1020/1942, reading as follows:-

“By Notarial Deed dated 27.1.1945 the right to convey electricity and electric power
by means of overhead cables along the line of route shown and lettered "g h j k" on
the diagram annexed to transfer No 7528 dated 3.5.1947 and the right to lay
underground pipes as may be reasonably required to convey water over the within
property has been granted to the owner of the land held by Transfer No 3130 dated
14.3.1944 and the owner of the land held by Transfer No 7528/47 as wil!’more fully
appear on reference to said Notarial Deed No 156/1947 vide copy annex\éd hereto.”

S

The line “g h j k" referred to in the above servitude is represented by the blue line x
y Zz on the said Diagram No 5379/1962.

The applicability of which Notarial Deed has been extended as is more fully set out

in paragraphs 1 F and 1 G hereunder.

NOT ENTITLED in terms of the said Deed of Transfer No 4846/1950 to the special
conditions No 1 set forth in Deed of Transfer No 4021/1923 relating to certain water
rights as the land hereby transferred was transferred without water rights which

Page 2 of 10
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“By Notarial Deed dated 27.1.1945 the right to convey electricity and electric power
by means of overhead cables along the line of route shown and lettered “g hj k™ on
the diagram annexed to transfer No 7528 dated 3.5.1947 and the right to lay
underground pipes as may be reasonably required to convey water over the within
property has been granted to the owner of the land held by transfer No 3130 dated
14.3.1944 and the owner of the land held by transfer No 7528/47 as will more fully
appear on reference to the said Notarial Deed No 156/1947 vide copy annexed

hereto.”

(The line g h j k referred to above is represented by the blue line x y z on said
diagram No 53791962)..

The applicability of which Notarial Deed has been extended as is more fully set out

in paragraphs 1 F and 1 G hereunder.

. ENTITLED to the terms of a Notarial Deed of Servitude, a reference to which is

made in an endorsement dated the 4™ September 1950 on Deed of Transfer No

13182/1950 reading:-

By Notarial Deed No 407 dated 16.8.1950 the owner of this remainder measuring
16,9026 hectares held by T 1020/42 has granted to the owner of the within property

the following servitudes:-

(a) the sole right to draw water from the borehole situate on the remainder held by
T 1020/42 indicated by the point P H on the diagram No 6412/1949 annexed
thereto (which point marked P H is indicated on said Diagram No 5379/1962

annexed hereto).

(b) the right to lead water form the aforesaid borehole on the remainder held by T
1020/42 to the within pr6perty by means of an existing pipeline marked UC S
on the said diagram No 6412/49 (which Servitude is indicated by the blue line
u t s on said diagram No §379/1962 annexed hereto). .

(c) The electric pumps and other equipment at the borehole, and the said pipeline
are the absolute property of the owner and his successors in title to the within
property, who shall be responsible for the maintenance thereof.

(d) The owner and successors in title to the within property shall be entitled to a

:-\ 5 Page 4 of 10
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roadway 3,15 metres wide over the remainder measuring 16,0026 hectares
held by T 1020/42 as indicated by the line b p q r on diagram 6412/49. (which
servitude is indicated by the line F ED Con said Diagram No 5379/1962

annexed hereto).

The applicability of which Notarial Deed has been extended as is more fully set out

in paragraphs 1Fand1G hereunder.

Cc. THE WHOLE of the property hereby transferred is SUBJECT FURTHER by Deed of
Transfer No 16276/89 to the following rights in favour of:-

PORTION 23 (portion of PORTION 13) of the farm NOOiTGEDACTH NO 65
MEASURING: 6,9862 (SIX COMMA NINE EIGHT SIX TWO) hectares

Previously HELD BY CHACELEY (PROPRlETARY) LIMITED by Deed of Transfer No
T 41808/81

1. THE rightto thirty percent (30%) of the water in or the assured delivery atany given

time of the existing earthwall storagé dam, in the north eastern corner of the land,

a portion of which dam is indicated by the words “Dam Wall" on the Servitude
Diagram No 10342/1983 attached to Deed of 'i'tansfer No T39089/1984.

2. THE right and ownership to thirty percent (30%) of the existing pump, ancillary
works and power line to abstract water from the aforesaid storage dam. Whenever
the transferor of the transferee deems it necessary 10 erect a proper pumphouse
they or their successors in title shall erect it petween point V and W as shown on
the said servitude Diagram No 10342/1983 and bear the costs in equal shares.

D. SUBJECT FURTHER, by Deed of Transfer No T39089/1984 to the following three
servitude pipeline areas, 3,15 metres wide, in favour of the said PORTION 23 of the
farm NOO&TGEDACHT NO 65 previously HELD by CHACELEY (PROPRIETARY)

LIMITED by Deed of Transfer No T 41808/81:

(@) The first, the centre line of which is marked V W on the Servitude Diagram No
10342/1983 attached to the said Deed of Transfer No T39089/1984.

(b) The second, running parallel to and alongside the boundary line W D on the said

O page 5 of 10




-,

260

Servitude Diagram No 10342/1983.

(c) The third, the centre line of which is marked BKLMNOP QR S T U on the said

Servitude Diagram No 10342/1983.

(d) The existing pipeline from the aforesaid storage dam more fully described in

paragraph 1 C 1 hereof becomes the sole property of the transferee to convey his
70% share in the water from the storage dam. The owner of the said PORTION 23
is therefore entitled, whenever he deems it necessary, to lay at his expense a new
underground pipeline with a minimum clear coverage of one metre in the aforesaid
three servitude pipeline areas to convey his 30% share in the water from the storage

dam.

E. SUBJECT FURTHER to the following condition in favour of the said PORTION 23 of
the farm NOOITGEDACTH NO 65 held as aforesaid and contained in said Deed of
Transfer No T 39089/84:

“THE owner of the property hereby conveyed, shall not be entitled to erect a permanent
or temporary building or structure at any place within 100 metres from the boundary
line F E on the said Servitude Diagram No 10342/1983".

F. By Deed of Transfer No T39089/1984 SUBJECT FURTHER or ENTITLED TO, as the
case may be, jointly or severally with Portion 24 (a portion of portion 13) of the Farm
Nooitgedacht No 65) and Portion 25 (a portion of portion 13) of the Farm Nooitgedacht
No 65, to the following rights in favour of the said PORTION 23 of the farm
NOOQITGEDACHT NO 65, previously held by CHACELEY (PROPRIETARY) LIMITED
by DEED OF TRANSFER No T 41808/81:

1.

The right to one half share for Portions 30, 24 and 25 and the other half share to
Portion 23 of the combined capacity or the assured delivery of the following three
boreholes, with the pumps, pipelines, water tanks (as described in paragraph D
hereof) together with appurtenant water works, and which supply water for domestic

purposes to the relative properties.

(a) The first borehole as is more fully described in Notarial Deed of Servitude No
156/1947 and registered against the said Portion 25 but subject to the terms

and conditions as stipulated therein.

(‘{ Page 6 of 10
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(b} The second borehole as is more fuily described in Notarial Deed of Servitude
No 407/1950 and registered in favour of the property hereby conveyed but
subject to the terms and conditions as stipulated therein and as far as the

transferor is éntitled to stipulate accordingly.

(c) The third borehole situated in the Circular Servitude Borehole area, 3 metres in
diameter, the centre of which area is indicated by point X on the said Servitude
Diagram No 10342/1983. ’

!
. Should the water supply from the said three boreholes become insufficient for the

reasonable needs of the owners of the four properties concerned, they shall be
entitled to sink or drill for further borehole(s) on the said Portions 24, 25 and 30 in
search of a sufficient water supply. The necessary servitudes and ancillary right
are hereby granted and obtained to put such successful new borehole(s) in
operation and all costs. shall be borne by the transferor and transferee in equal

shares.

. The present positions of the pipelines from the said three boreholes, as far as they

exist on PORTION 30 hereby conveyed, are retained and acknowledged. Should
the transferor andfor the transferee decide that such portions of the pipeline be
renewed, a new underground pipeline shalil be laid in the servitude pipeline area
more fully described in paragraph 1 D (c) above and subject to the same stipulations
and more specifically that referred to in Paragraph 1 E hereof. Such costs to be
borne in equal shares by the transferor and transferee but each owner shall install

his own water connections at his expense.

. The right of access to all the aforesaid water works in order to inspect, to use and

to' maintain them, is reserved along the existing farm roads, but as far as Portion
30 hereby conveyed, is concerned, along and in the three servitude pipeline areas
more fully described in paragraph 1 D above.

. Allthe water works, as far as they are shared between the transferor and transferee

in terms of sub paragraphs C and F above, are subject to the following further

conditions or stipulations:

(a) The cost of maintenance, the renewal of replacement of any such water work
shall be borne by the transferor and transferee in equal shares.

Page 7 of 10 (7/
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(b) The electricity charges to run the various pumps shall be borne by the transferor

and transferee on a pro rata basis equal to the water actually received by them
from the respective sources. Separate water metres shall the said storage dam
and the respective water tanks used for domestic purposes in order to meter

the guantity of the water delivered to each party.

(c) The transferor and transferee shall open and operate a joint account with a

financial institution and from the deposits made therein by them, the relative
bills shall be paid regularly on the aforesaid pro rata basis.

(d) The transferor and transferee shall co-operate a far as possible to utilize the

shared water works simultaneously and to care for the maintenance and
necessary repairs thereof. Any party shall however have the right to take the
initiative to do whatever is necessary, and to hold the other party liable on
demand for his pro rata share of the fair and reasonable expenses thus incurred

for their mutual benefit.

{e) Should any dispute arise from the working or usage of the water works thus

shared, such dispute shall be submitted to arbitration in terms of the law and
their findings shall be final and binding.

G. SUBJECT FURTHER by Deed of Transfer No T39089/1984 in favour of:

(a) PORTION 23 (a portion of portion 13) of the farm NOOITGEDACHT NO 65
(b) PORTION 24 (a portion of portion 13) of the farm NOOITGEDACHT NO 65

(c) PORTION 25 (a portion of portion 13) of the farm NOOITGEDACHT NO 65

to a servitude pipeline area 3,15 metres wide the centre line of which is indicated by
the line X Y on the said Servitude Diagram No 10342/1983 annexed to the said Deed
of Transfer in order to connect the pump at the third borehole referred to in Paragraph

F.1.(c) above, up with the main pipeline.

. SUBJECT FURTHER in favour of Portion 28 (a portion of portion 17) of the farm
NOOITGEDACHT NO 65 in the Stellenbosch Division, Measuring 3,3173 Hectares,
held by Deed of Transfer No T 19358/1987, to a servitude right of way in terms of an
endorsement dated this day on Deed of Transfer No T 44400/1988, which endorsement

Page 8 of 10
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reads as follows:-

“Para 1:-

By Notarial-Deed of Servitude, dated 1-12-1988 No K 131/89 the within mentioned
property (Para 1) is SUBJECT to a Servitude Right of Way 4,5 metres wide, the
Northern boundary whereof is represented by the line NML KJ H G F T on Diagram
No 5379/1962 annexed to Deed of Transfer No T 2687/1963 in'favour of Portion 28 (a
Portion of Portion 17) of the Farm Nooitgedacht No 65, Meas 3,3173 ha, held by Deed
of Transfer No T 19358/1987. As will more fully appear from the said Notarial Deed."”

SUBJECT to the terms of an endorsement dated 29 May 2007 on Deed of Transfer No
T40440/2007 reading as foilows: .

By virtue of Deed of Tra'nsfer No. T40440/2007 the within properly is entitled to a
servitude pursuant to the terms of a sale agreement for the installation of an electrical
meter and conveyance of electrical supply through an electrical cable over the Remainder
of Portion 13 of the Farm Nooitgedacht No. 65, in the Municipality and Division of
Stellenbosch, Western Cape Province; In extent: 16,9026 Hectares, held under Deed

of Transfer No. T40440/2007

As will more fully appear from the said Deed of Transfer.

n/

Page 9 of 10
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WHEREFORE the appearer, renouncing all the right and title the said
LOUISVALE PROPERTIES STELLENBOSCH PROPRIETARY LIMITED

heretofore had to the premises, did, in consequence also acknowledge them to be entirely
dispossessed of, and disentitied to, the same; and that, by virtue of these presents, the said

BLUE PIE PROPERTIES PROPRIETARY LIMITED

its successors in title or assigns, now is and henceforth shall be entitled thereto, conformably
to local customs; the State, however, reserving its rights, and finally acknowledging that the
purchase price is the amount of R16 659 250,00 {Sixteen Million Six Hundred and Fifty Nine

Thousand Two Hundred and Fifty Rand).

IN WITNESS WHEREOF |, the said Registrar, together with the appearer, have subscribed to
these presents, and have caused the seal of office to be affixed thereto.

THUS SIGNED, EXECUTED AND SEALED at the Office of the Registrar of Deeds at Cape
Town on = S
290y 2018

In my presence

(U

Registrar of Deeds  ~—" Signature ofrﬁT arerq_____—

v

Page 10 of 10
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®S ' Prepared by me
268 A

Faure & Faure inc
Patriot Pers Building CONVEYANCER
227 Main Road o170 GEORGE LOW
Paarl
Cape Town
Tel: +27218711200
POWER OF ATTORNEY TO PASS TRANSFER
1, the undersigned
ZANE KENNETH MEYER duly authorised hereto by a resolution of the Directors of
LOUISVALE PROPERTIES STELLENBOSCH PROPRIETARY LIMITED
Registration Number 1997/018851/07
\
Do hereby nominate, constitute and appoint
1’ ANTON LUTHER POSTHUMUS or ARNO WATSON or CARLA BATT
with the power of substitution to be my true and lawful attorney and agent to appear pefore the
Registrar of Deeds at Cape Town, or any other competent official in the Repubtic of South
Africa
And then and there to declare that the Transferor did on 25 July 2018 sell by Private Treaty to
4BLUE PIE PROPERTIES i’ROPRlETARY’LIMlTED
Registration Number”2007I024301107 -
for the sum of R16 &9 250,00 (Sixteen Million Six Hundred and Fifty Nine Thousand Two
Hundred and Fifty Rand)
the following property:
ACHT 64/
ROVINCE OF THE

PORTION {5\]" OF THE FARM NOOITGED
THE MUNICIPALITY AND DIVISION STELLENBOSCH. P

WESTERN CAPE
IN EXTENT 16,@94KS|XTEEN COMMA ZERO FIVE NINE FOUR) HECTARES )
HELD BY Deed of Transfer No T 05‘69/1998. '
unce all right, title

And further cede and transfer the said property
and interest which the Transferor neretofore had in and to the sai

effecting the purposes aforesaid, tsoever shall be requisite, as
fully and effectually, to all intents and purposes, as i
d acting therein, hereby ratifying, allowing and confirming @
said agent shall lawfully do of cause to be done in the premises by virtu
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‘
<
v

i )
Signed at Ql(ll"{ - on Q MOUQN\M F01¥ ﬁe presence

of the undersigned witnesses.

WITNESSES:

U T o

- T ZANEKENNETH MEYER

Page 2 of 2
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Transfer Duty

v .
/ : ;M 2 ; ‘Dectaration
Reference Details

Transfer Duty Reference Num

ber: TDE02DB235

Details of Selier [ Transferor { Time Share Company
Sumama | Registered Nam® TOUISVALE PROPERTIES STELLENBOSCH Full Name TPROPRIETARY LIATED
Company! cC I Trust Rep No. 196701888107 Marital Status 1
Details of Purchaser / Transferee o
Full Nemo Sumame | Regisisred Nams/)  @LUEPE PROPERTIES PROPRIETARY LIMITED
Company J €€ 1 Trust Reg No. 200702430107 \arttal Notes apphicable
Ciculation of Duty and Penalty/ Interest
R 090

w8

Property U scription
FARM

PORW:!OOF‘I‘HE
MUNICIPALITY

Exemption sertificate
SectionB of the  gaction (1KY

v 2015.01.00,

REF. NO TDE0208235
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2,60
LLENBOSCH

NIEL ® FRANSCHHROEK
SIPALA ¢ MUNIS'IPALITEIT

STELLENBOSCH o P

MUNICIPALITY © UmMA

CERTIFICATE IN TERMS OF SECTION 118
MUNICIPAL SYSTEMS ACT, 2
CT.

00
(AS PRESCRIBED IN TERMS OF SECTION
{SSUED BY STELLENBOSCH MUNICIPALITY
Authority is hereby granted in terms of Section 118 of the Local Government
Municipal Systems Act, 2000 {32 of 2000}, for the registration of the transfer of
the property fies mentioned herein.

Property Description:
PORTION 30 OF THE FARM NOOITGEDACHT 65
PALITY AND DIVISION STELLENBOSCH

IN THE MUNICI
PROVINCE OF THE WESTERN CAPE
{N EXTENT 16, 0594 (SIXTEEN COMMA ZERO FIVE N
Municipal Reference Number/ 21 pigit Code: 522001621
strative District:

Registration division/ Admini

INE FOUR) HECTARES

STELLENBOSCH MUNICIPALITY

Registered Owner:

LOUISVALE PROPERTIES STELLENBOSCH PROPRIETARY LIMITED
REGISTRATION NUMBER 1997/ 018851/07

ntity/ Registration pumber of all purchaserls:
PERTIES PROPRIETARY LIMITED
R 2007/024301 j07

cember 2018...

Name and 1de
BLUE PIE PRO
REGISTRATION NUMBE

This certificate is valid until: ...27 De

26 October 2018....

Given under my hand at ...Stellenbosch.., o oo

Authorised official: L. Antbony

----- sesesa e cegnoansovosnt

For: Municipal Manager

Stellenbosch Municipality
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CONVEYANCER'S CERTIFICATE

l, the undersigned

CHANTE BIANCA MOONSAMY

a duly qualified and admitted Conveyancer of SMITH TABATA BUCHANAN BOYES on the
1stfloor, Titanium House, 19 Gardner Williams Drive, Paardevlei, Somerset West, do hereby

certify as follows:
| have conducted a search at the Deeds Registry, Cape Town, and have established in
respect of:

REMAINDER OF PORTION 13 OF THE FARM NOOITGEDACHT 5
IN THE MUNICIPALITY AND DIVISION OF STELLENBOSCH
PROVINCE OF THE WESTERN CAPE

IN EXTENT 16,9026 {SIXTEEN COMMA NINE ZERO TWO SIX) HECTARES

HELD BY DEED OF TRANSFER T15818/2021

REGISTERED in the name of

BLUE PIE PROPERTIES (PTY) LTD
REGISTRATION NO 2007/024301/07

iIn my search in the Deeds Registry, Cape Town, the following Tille Deeds were

considered:
T15818/2021;
12633/1971;
174021/1923;
T1089/1914

N
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| have established as follows:

1. That the following restrictive conditions ascontained in T15818/2021:

1.1.  This Title Deed contains no restrictive conditions and merely refers to
entittements that Eskom has the right 1o convey electricity and electric
power by means of overhead cables and lay underground pipes to convey

water,

1.2. This Title Deed contains no restive conditions and merely refers to
entitlemenis granted to the owner of Portion 34 and Portion 24.

This Title Deed therefore contains no restrictive conditicns that may impose with
the application for the Toursim Accommodation on Portion 13 of the Farm

Nooitgedacht 65.

SIGNED AT SOMERSET WEST ON 27 JUNE 2023

[t~

A - \“‘
i
e piand

CHANTE BIAyQt% MOTNSAMY

SMITH TAU ITA BUCHANAN BOYES
CHANTE BIANCA MOONSAMY
8th FLOOR, 5 5T, GECRGES MALL

CAPE TOWN
COMMISSIONER OF OATHS
PRACTISING ATTORNEY R.S.A.

by
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STELLENBOSCH

STELLENBDSCN ¢ PNJLL « FRANSCHHOLR

MUNISIFALITEIT ¢ UMASIPALA « MUNICIPALITY

CONVEYANCER CERTIFICATE

I, Chante Bianca Moonsamy

Practising at:
STBB, 1 Floor Titanium House, 19 Gardner Williams Avenue, Paardevlei , Somerset West

In respect of:
REMAINDER OF PORTION 13 OF THE FAARM NOOITGEDACHT 65

IN THE MUNICIPALITY AND DIVISION OF STELLENBOSCH

PROVINCE OF THE WESTERN CAPE
IN EXTENT 16,9026 (SIXTEEN COMMA NINE ZERO TWO SIX) HECTARES

Hereby certify that a search was conducted in the Deeds Registry, regarding the said
property (ies} (including both current and earlier title deeds/pivot deeds/deeds of transfer):

1. Deed of Transfer T15818/2021;
2. Deed of Transfer T2633/1971;
3. Deed of Transfer T4021/1923;

4. Deed of Transfer T1089/1914

!

Page 10of 4
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STELLENBOSCH

STELLENBDSCH ¢ PRIEL « FRANSCHROEK

MURKISITALITEIT » UMASIFALA ¢ MUNICIPALITY

A. IDENTIFY RESTRICTIVE TITLE CONDITIONS (if any) - B
Categories Are there ;I Title Deed and Clause number if restrictive .]l
1 deed conditions are found !

restrictions |
{indicate l I
below) I H

l’___ ! T - ._W
1. ! Useofland Y l@ ’

Building lines Y {@

4. | Number of Dwellings v @

| B

5. Bulk floor area Y

b S

" 6. | Coverage/built upon area Y

I i

I

SHERS

ij 7. ‘ Subdivision

S

Servitudes that may be
! registered over or in favour - In terms of Notarial deed T156/1947, the
property is subject to the right in favour of

|
I N D
: Deed of Transfer T15818/2021 — Clause E
of the property ,
‘ @ Eskom to convey electricity and electric
|

N power by means of overhead cables. There
J ' is also the right to lay underground pipes
i : ’ as may be reasonably required to convey

o

|
|
water. ]

Page 2 of 4

4
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STELLENBOSCH

STELLENBOSCH » PNIEL o FRANSCHHOLK

MUNISIPALITEIT o UMASIPALA o« MURICIPALLITY

C. PROCESS BY WHICH RELEVANT CONDITIONS WILL BE ADDRESSED

; A B . =
Application in terms of ' Notarial Deed of | Action by way of | If Other, Please Specify

, Section 15 of the‘ Cancellation court order (Submit [
Stellenbosch Municipal | (Submit Copy of | Copy of the Court |
Land Use Planning, Signed l! Order) ‘
{ Bylaw (2015) | Agreement) : [

Signed at Somerset West (Place) on this 27" (Day) JUNE {Month) of 2023

Full names and Surname: C\hante Bianca Moonsamy

sV 2
Signature: ({\‘ﬁ ) .........................................
\._. -J‘f’ 1

— \\_-j‘ ! r I ———

i_“- o - :, J

STEB ATTORNEYS
1st Floor Titanium House
| 19 Gardner Williams Avenue

paardevici 1
| | CAPE TOWN
L

| Somoerset West |
{ 7130 COMMISS IONER OF DATHS
T e e PRGN RS

Tel: 021 850 6400

Cell: 065 975 0717

SMITH TABATA BUCHANAN BOYES
CHANTE BIANCA MOONSAMY |
8th FLOOR, 5 ST. GEORGES MALL

Email: chantem@stbb.co.za

Page 4 of 4
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CONVEYANCER'S CERTIFICATE

, the undersigned

CHANTE BIANCA MOONSAMY

a duly qudlified and admitted Conveyancer of SMITH TABATA BUCHANAN BOYES on the
18t floor, Titanium House, 12 Gardner Williams Drive, Paardevlel, Somerset West, do hereby

certify as follows:
I have conducted a search at the Deeds Registry, Cape Town, and have established in
respect of:

REMAINDER OF PORTION 30 OF THE FARM NOOITGEDACHT 65
IN THE MUNICIPALITY AND DIVISION OF STELLENBOSCH
PROVINCE OF THE WESTERN CAPE

IN EXTENT 16,0594 (SIXTEEN COMMA ZERO FIVE NINE FOUR) HECTARES

HELD BY DEED OF TRANSFER T55575/2018

REGISTERED in the name of

BLUE PIE PROPERTIES (PTY) LTD
REGISTRATION NO 2007/024301/07

In my search in the Deeds Registry, Cape Town, the following Title Deeds were
considered:

155575/2018;
15846/1950;
11089/1914;
T13182/1950
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I have established as follows:

1. That the following restrictive conditions ascontained in T5844/1950:

1.1.  This Title Deed contains no restrictive conditions and merely refers to
entitlements that Eskom has the right to convey electricity and electric
power by means of overhead cables and lay underground pipes to convey

waiter.

2. That the following restrictive conditions ascontained in T55575/2018:

2.1. This Tille Deed contains no restrive conditions and merely refers to
entitlemenis granted fo the owner of Portions 23, 24, 25 and 28.

2.2. ThisTitle Deed contains no restrive conditions and merely places arestriction
on Portion 30 in favour of Portion 23, to not erect a permanent or temporary
building or structure within 100 metres from the boundary line.

This Title Deed therefore contains no restrictive conditions that may impose with
the application for the Toursim Accommodation on Portion 30 of the Farm

Nooitgedacht 65.

SIGNED AT/S/Q_M,ERSET WEST ON 27 JUNE 2023
TN

\“‘:.. HII'—)‘. \\ 1
CHANJE Blpyf:@MOO@SAMY
A :

SMITH TABATA BUCHANAN BOYES
CHANTE BIANCA MOQNSAMY

8th FLOOR, 5 ST, GEORGES MALL

CAPE TOWN

COMMISSIONER DF DATHS

PRAGTISING ATTORNEY R.5.A.
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STELLENBOSCH

STULLENBODSCHS ¢ PNIEL » FRANSCHHUER

MUNISIPALITEIT « UMASIPALA = MUNIUIPALITY

CONVEYANCER CERTIFICATE
I, Chante Bianca Moonsamy

Practising at:
STBB, 1% Floor Titanium House, 19 Gardner Williams Avenue, Paardeviei , Somerset West

In respect of:

PORTION 30 OF THE FARM NOOITGEDACHT 65
IN THE MUNICIPALITY AND DIVISION OF STELLENBOSCH

PROVINCE OF THE WESTERN CAPE
IN EXTENT 16,0594 (SIXTEEN COMMA ZERO FIVé NINE FOUR) HECTARES

Hereby certify that a search was conducted in the Deeds Registry, regarding the said
property (ies) (including both current and earlier title deeds/pivot deeds/deeds of transfer):

1. Deed of Transfer T55575/2018;
2. Deed of Transfer T5846/1950;
3. Deed of Transfer T1089/1914;
4, Deed of Transfer T13182/1950

b

Page 1 of5
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STELLENBOSCH

STELLENNOSCH ¢ PNIEL » FRANSCHNOEK

UMASIPALA « MURICIPALLITY

A. IDENTIFY RESTRICTIVE TITLE CONDITIONS (if any)

j Categories

[

| below)

Are there
deed

restrictions
(indicate

conditions are found

Title Deed and Clause number if restrictive .

1. Use of land

l

2, Building lines

3 eight
e e e
a. Number of Dwellings
|
: [ Bulk floor area {
.
|
[ === T
I
| |
} 6. |' Coverage/built upon area
! 7. Subdivision !
|
Servitudes that may be
| registered over or in favour r
il | of the property
| 8.
‘ |

J i water,

| Deed of Transfer T5846/1950

Clause F ~ That by Notarial Deed, the right
to convey electricity and electric power by
means of overhead cables and also the |
right to lay underground pipes to convey J

i

Page 2 of 5

A
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STELLENBOSCH

STELLUNDBOSCH « PNIEL ¢ FRANSCHHOEK

MUNISIRALITEIT » UMASIPALA o MURICIPALITY

e e e e

I | | Deed of Transfer T13182/1950
| - Clause E similar to Clause F above;

! | Deed of Transfer T55575/2018 -

- Clause C—That the property is subject
further to the following rights in favour of
Portion 23 (a portion of portion 13)

- Clause C (1) -the right to 30% of the
water in or the assured delivery at any
given time of the existing earthwall
storage dam, in the north eastern corner

| of the land; |

' - Clause C (2) — the right and ownership to

30% of the existing pump, ancillary works

and power line to abstract water from the

aforesaid storage dam.

- Clause D - subject further to the following |
] three servitude pipline areas, 3,15 metres
wide in favour of the said Portion 23:
- Clause D (a) — the first, the centre line
marked V W; |
- Clause D (b) — the second, running parallel :
to and alongside the boundary wall W D;
: = Clause D (c) — the third, the centre line
markedBKLMNOPQRSTU;
- Clause D {d) — that the existing pipeline
! from the aforesaid storage dam becomes
the sole property of the transferee to
convey his 70% share in the water from
the storage dam. The owner of the said
Portion 23 is entitled to at his own
expense, lay an underground pipeline
with a minimum clear coverage of one
metre in the aforesaid three servitude
pipeline areas to convey his 30% share in
the water from the storage dam.

—_—

- Clause G —Subject further and in favour
of Portions 23,24 and 25 to a servitude
pipeline area 3,15 metres wide

I
: - Clause H—Subject further and in favour of
-’ . Portion 28 (a portion of portion 17) to a
servitude right of way in terms of Notarial
Deed of servitude K131/1989 to a

i servitude right of way 4,5 metres wide

_

Page 3 of 5

&
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STELLENBOSCH

STELLENBOSCH « PNIEL » FTRANSCUHDEK

MUNISIFALITEIT « UMASIPFALA « MUNICIFALITY

[ | ' J ' - Clause | — The property is entitled to a
J servitude for the installation of an ;

electrical meter and conveyance of
electrical supply through an electrical
cable over the remainder of portion 13.

[' i | ; | Deed of Transfer T55575/2018 — Clause E

| - Subject to the following condition in
favour of Portion 23: That the owner of

- , { the property shall not be entitled to erect
‘ Other Restrictive ' ] a permament or temporary building or
9. | Y
J ‘ Conditions ! O i
|
; |
L '
|
;

N structure at any place within a 100 metres
' |
| ) |
L s 103

from the boundary line.
B. INDICATE AFFECTED PARTIES AS PER TITLE DEED (if any)

!—;. |I Organ(s) of State that might have an [ Stellenbosch Municipality |
interest in the restrictive condition '

lf b. | A person whose rights or legitimate

expectations will be affected by the
removal/suspension/amendment of a '
| restriction condition. !

¢. | All persons mentioned in the deed |
| for whose benefit the restrictive "
condition applies i

C. PROCESS BY WHICH RELEVANT CONDITIONS WILL BE ADDRESSED

I Application in terms of | Notarial Deed of 1 Action by way of | If Other, Pleasa Specify

ESec’tiv:.m 15 of thef Cancellation court order (Submit

Stellenbosch Municipal | {Submit Copy of | Copy of the Court
land Use Planning| Signed Order) ;
{ BylLaw (2015) | Agreement) | J - ?

Signed at Somerset West (Place) on this 277 (Day) JUNE (Month) of 2023

Q Page 4 of 5




Full names and Surnam
TN

7/

_Signatu_rgi._.....'k...:..‘(,g’ ........ ¥ S

STBB ATTORNEYS

4! Floor Titanium House

19 Gardner Williams Avenue
Paardovlei

Somerset West

7130

Tel: 021 850 6400

Cell: 065 975 0717
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STELLENBOSCH

STELLENBOSCII » PNILL » FRANSCHUOLE

e EQante Bianca Moonsamy

MUNISIPALITEST @ UMASIPALA « MUNICIFALITY

SMITH TABATA BUCHANAN BOYES
CHANTE BIANCA MOONSAMY

8th FLOOR, 5 ST. GEORGES MALL

CAPE TOWN

COMMISSIONER OF OATHS
PRACTISING ATTURNEY R.S.A.

Email: chantem@stbb.co.za

Page 5 of 5
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}._LOL;{:‘;VALL.-}

X
\

4 April 2023

WIE DIT MAG AANGAAN

Hiermee word bevestig dat die spesefieke grond wat gebruik gaan word vir
Die akkomodasie projek(Wynvat mobiele eenhede) nie geskik is vir boedery nie.

Was nie geboer vir 25 jaar nie en daar word nie beplan om te boer nie.

Dit is Valley Bottom grond en gekarteer as Kroonstad grond. Nie ekonomies om te

boer nie.

LOUISVALE WiNES
P, C. BOX 542
STELLENBOSCH 7599
TEL: 021 866 2422

DANK DIE UWE

Sp Smitll
Plaasbestuurder/Wynmaker

Louisvale Wines

LOUISYALE WINES & 1611616081573 110 |
|

PO BOX 24 Ot VORI VALED Y | STEL ERBOSCEH 7S4S
Vo427 (h21 865 2420 ¢ P27 (G)21 865 2633
e et wineryiouns sale com s Jouisvale.cotn
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3

Coast, however, western exposures are often found to be cooler than eastern
aspects due to the sea breeze effect from the Atlantic Ocean.

Eastern aspects also nave an advantage over western aspects because the eastern
slopes are exposed to the sun first. Vines on an eastern slope will dry (dew or rain)
sooner than those on a western slope, which should potentially reduce disease

problems.

2.4.3 Slope steepness

Slope steepness also determines the exposure to solar radiation. A slope
perpendicular to the sun’s rays will receive more solar radiation than one tilted
away from the sun. Slope steepness furthermore regulates the amount of air and
water drainage and thus also what machinery and viticultural practices can be used.
The degree of erosion hazard is another important slope factor. Cold air, being of
higher density than warm air, will tend to drain towards low lying areas of limited

slope steepness.

2.4.4 Slope form

Slope form refers to the curvature of the slope. It can, apart from being absolutely
flat, only be convex or concave. Convex slopes will be better drained of excessive
moisture than concave slopes, where water logging can easily occur during the

rainy season.
2.4.5 Terrain morphological units

Terrain morphological units refer to the position in the landscape, as depicted
pelow. Each terrain unit is associated with specific slope inclination and curvature
characteristics.

Crest (1)

, Midslope (3)

'/ Footslope (4)

Terroir analysis: Louisvale Agri Informatics - 082 658 7776
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Soil Map
—
(]  Fem boundary N
[ ] opams
Contours
[ ] slock boundaries
) [} Additional block
. Soiltype:
Kroonstad

Qakleaf
Westleigh

Not surveyed

Projection: Lo 19°

Datum: WGSB4
1] 100 200 300 400 500 600 700 800 Meters
— e = g e I—

Project: LOUISVALE TERROIR ANALYSIS ? 1 PO Box 3544
Client: Mr. Mike Johnston Syl Durbanville 7551
Contact: 021 - 865 2442 r:i i ]ti'nnr!i- i % Tel: 082 658 7776
Date: September 2003 ag _‘ : anes _ Fax: 0219753602
Compiled by: Francois Knight & Ryk Taljaard IS Solutions for Agriculture E-mait. fknight@winems.co.za
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FEN 22-5081 May 2023

EXECUTIVE SUMMARY

Freshwater Ecological Network (FEN) Consulting (Pty) Ltd was appointed to conduct a specialist
freshwater assessment as part of the Environmental Authorisation (EA) and Water Use Authorisation
(WUA) processes for the proposed Louisvale Barrels Project development (hereafter, the
‘development’) on portions 13 and 30 of the Farm 65 (Nooitgedacht) (hereafter, the ‘study area’) in
Devon Valley within the Stellenbosch Municipal area.

The development comprises the reconstruction of a building, the repair of another building and the
construction of several barrel units according to three proposed layout options (Option 1, Option 2 and
Option 3), all requiring domestic and sewerage services.

Historical aerial photography dating back to 1938 revealed a forked linear wet feature flowing eastwards
through the study area which was confirmed in the field in October 2022 to be an unchanneled valiey
bottom (UCVB) wetland. There is offtake from this UCVB wetland to feed the primary impoundment,
which presumably overflows into a secondary impoundment in the study area. Despite this offtake, the
hydrology of this wetland is maintained (albeit minimally) by a portion of upgradient interflow moving
through the study area, as per the natural signature, with impoundment seepage also contributing to
the UCVB wetland. The hydrological/catchment disturbance has reflected in an alien and disturbance-
tolerant wetland vegetation community comprised of Pteridium aqualinum, Lantana camara and

Solanum mauritianum.

Following the field visit, the ecological assessments modelled an overall Present Ecological State (PES)
Class E (seriously modified), low Ecological Importance and Sensitivity (EIS) and limited ecoservices
provision (mostly recognised for tourism and potable water supply). The Department of Forestry,
Fisheries and the Environment (DFFE) Environmental Screening tool designates the study area as
having a very high aquatic biodiversity sensitivity, due to the presence of aquatic Critical Biodiversity
Areas (CBAs) and a portion of the study area falling within a Strategic Water Source Area (SWSA).

The _risk .assessment determined a Moderate risk significance. impact for Option 1, a Low risk | . .~
significance (after mitigation) for Option 2 and a Low risk significance for Option 3 (before mitigation)
for the respective construction and operation phases. The higher scores obtained for the activities
associated with Option 1 were not eligible for a manual down reduction towards achieving a low risk
impact significance, and therefore would require a Water Use License Application (WULA).

Sewerage infrastructure will be required for all of the proposed barrel unit layout options and the
“Department of Water and Sanitation (DWS), as custodians of the water resources in South Africa, must |
be consulted in this regard to decide on the required WUA process for the proposed development
considering the motivations provided in this document. —.— —.__ __ e

| In‘termns of EA, the developmént within the NEMA 32 i ZoR miay trigger Activity 12 and 19 of GN327 = |
-1 Listing-Notice 1-of-the 2044 Enwronmentajilmpagt;AssessmenHElA)-regulatlonsandActlwty42 and-44—{—

of GN324 = Listing Notice:3 of the 2014 ElA réegulations. Therefore, EA would need to obtained.

Based on the findings of the freshwater ‘ecosystem assessments and the results of the risk
assessment, it is the opinion of the specialist that the proposed activities associated with Options 1 =
3 pose a Low risk to the i mteg i ucve wetland This is on condition that adherence to cogent,
well-conceived and ecologically sensmve construction plans are implemented, where applicable and
the mitigation measures_provided in this report.as well as general good construction practice are- |-
-adhered to. Therefore; any of the proposed layout-options are-considered acceptable fromafreshwater | ...

ecological and resources management perspective.

Option 3 is recommended as the most developable option, considering that this would pose the lowest
risk to the wetland, as all barrel units are located outside of the 32m NEMA ZoR development setback.
Option 2 is also developable, and although no barrel units are proposed within the wetland, several
units are proposed within the development setback, which would require strict mitigation measures to
be followed. Option 1 is least developable, considering the direct impacts from barrel unit positioning
(although limited) within the wetland.
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FEN 22-5081 May 2023

MANAGEMENT SUMMARY

FEN Consulting (Pty) Ltd was appointed to conduct a specialist freshwater ecological assessment
as part of the EA and WUA processes for the proposed development in Devon Valley within the
Stellenbosch Municipal area.

The development is comprised of a house rebuild, the repair of another house and the construction
of several barrel units according to three proposed layout options (Option 1, Option 2 and Option 3),
all requiring domestic and sewerage services.

A review of historical aerial photography dating back to 1938 revealed a forked linear wet feature
flowing eastwards through the study area through an agricultural (orchards and vineyards)
landscape. The results of the desktop study are contained in Section 4 of this report.

The field visit in October 2022 confirmed the linear wet feature as an UCVB wetland from which there
is offtake to feed the primary impoundment, which presumably overflows into the secondary
impoundment in the study area. Despite this offtake, the hydrology of this wetland is somewhat
maintained (albeit minimally) by a portion of upgradient interflow moving through the study area, as
per the natural signature, with impoundment seepage also assisting to preserve the original wetland
footprint. The hydrological/catchment disturbance has reflected in an alien and disturbance-tolerant
wetland vegetation community comprised of Pteridium aqualinum, Lantana camara and Solanum

mauritianum.
The results of the ecological assessments of this wetland are shown below in Table A.

Table A: Summary of results of the field assessment of the UCVB wetland.

- Present . 'En‘: ;:)or?al\fvile Recommended Ecological Category
Freshwater Ecological State Primary and {REC), Recommended Management
Ecosystem (PES) Ecoservices Sensitivity Objective  (RMO) and Best
(EIS) Attainable State (BAS) T -
Category E » Tourism REC Category: D (Largely modified)
{Seriously o Potable supply Low BAS: Category: D (Largely modified)

o Sediment frapping RMO Category: D (Improve)

| None to Moderate (Barrel unit location option dependent)
|~ Three barrel tnit focations (Options = 3) proposed would resuit ina Moderate
extent of modification for Option 1 due to development directly within the
wetland where interflow processes and water quality can be disrupted (if using
the trenching and backfilling method to lay the sewerage pipelines). Option 2 :
would causeaiowzmgdlf sahonio the wetland (after mitigation), due to being_}-—
- “development-setback and-Option-3 would notpose—any=f=——=

Modified)

and due to being oufside of the_15.m NEMA ZoR

Devon Valley in WhICh the proposed barrel project is located is well known for its
tourism potential which this project is wishing to capitalise off of. The construction
ef barrel units out of wood-and supported by concrete-slabs poses-a low impact: fof= ===
eady- majorly altered hydrology of the UCVB wetland, and considering that
_ on community is currently characterised by level 1a and level 1b alien - -
mvaders ;- further deterioration of the vegetation community is unlikely. Mitigation |~ --=~ ~ =
-associated with sewerage infrastructure must ensure that the pipelines-are sleeved | —~—== o .
to contain any potential leaks and these pipelines must be inspected every 5 years,
with an emergency pipeline repair plan in place should repair thereof be required.
An AIP programme must be set up to remove all alien invasive species on the
property and revegetated with indigenous species, in keeping with the RMO.
Provided these mitigation measures are cogently followed, the either of Options 1-
3 are deemed acceptable and this wetland could see benefit from the scheduled

environmental management of this area.

Vaﬂey Bottom
Wetland
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Following the ecological assessments of this wetland, the DWS Risk Assessment Matrix was applied
to ascertain the significance of possible impacts which may occur as a result of the proposed
development. The results of this assessment are presented in Section 7, Appendix F and Table B

(below) of this report.

The risk assessment determined a Moderate risk significance impact for Option 1, a Low risk
significance (after mitigation) for Option 2 and a Low risk significance for Option 3 (before mitigation)
for the respective construction and operation phases. The higher scores obtained for the activities
associated with Option 1 were not eligible for a manual down reduction towards achieving a low risk
impact significance, and therefore would require a Water Use License Application (WULA).

Table B: Summary of the results of the DWS Risk Assessment applied to the wetland.

Barrel Units
Risk Rating

Phase Activity Aspect Option 1 Option 2 Option 3
Stockpiling of materials
Site Preparation d g =
Vegetation Clearing
Operation of Machinery

Earth works involving
remova! of top soil and

Construction of Barrel creation of topsoil
Units stockpiles
CONSTRUCTION Concrete works pertaining
to construction of the
foundation slabs
Trenching for the faying Earth works involving

of sewerage pipelines removal of top soil and

creation of topsoil

‘Backiilling of frérichés ™"~ sfockpiles. ~

Proactive monitoring to
ensure structural integrity
is maintained and to
identify early warning

Operation of the "
signs.

OPERATION sewerage infrastructure

Potential leakage of the
sewer pipeline -

Phase . _ Aclivity |

Construction of a house |

"The Moderate risk significances determined for Option 1 stem mostly from the mandatory maximum

| consTRUCTION

within the-32m ZoR of a
" wetland ~

I——"Repair-of-a house: ~
- outside of the 32m
© T UNEMAZoRTTTT

score of a 5 for the severity of activities within the delineated extent of a watercourse (i.e. the wetland)
and a mandatory default score of a 5 for legal issues for activities within the ZoR of a watercourse.

These scores however do not accurately reflect the impact of the activities associated with the
proposed development. This is considering that wetiand edge effects have already taken place and
considering the seriously modified nature of wetland hydrology, geomorphology, water quality and
the vegetation community. Therefore, this wetland is not considered ecologically sensitive to the
nature of the proposed development, besides for the proposed use of concrete within the wetland
which would constitute a freshwater quality hazard, if mitigation is not applied.

" .
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Option 1 proposes 7 barrel units within the wetland, 4 units within the calculated 15 m development
setback, of which 3 are on an impoundment wall, 1 unit within the 32 m NEMA ZoR and 3 units
outside of the 32 m NEMA ZoR. Option 2 proposes 4 barrel units within the 15 m development
setback of the wetland, 3 units within the 32 m NEMA ZoR and 4 units outside of the 32 m NEMA
ZoR. Option 3 proposes 10 barrel units outside of the 32m NEMA ZoR. The house rebuild falls within
the 32 m NEMA ZoR of the wetland while the house repair falls outside of the 32 m NEMA ZoR. All
proposed development however occurs within the 500 m ZoR (GN509) of the wetland.

Sewerage infrastructure will be required for all of the proposed barrel unit layout options and the
Department of Water and Sanitation (DWS), as custodians of the water resources in South Africa,
must be consulted in this regard to decide on the required WUA process for the proposed
development considering the motivations provided in this document.

In terms of EA, the development within the NEMA 32 m ZoR may trigger Activity 12 and 19 of GN327
~ Listing Notice 1 of the 2014 EIA regulations and Activity 12 and 14 of GN324 — Listing Notice 3 of
the 2014 EIA regulations. Therefore, EA would need to obtained.

General good practice for the construction of these barrel units includes the following:

» An Alien Invasive Clearing Plan (AIP) must be in place to remove all vegetation from the study
area, and not just within the vicinity of the proposed barrel units. Vegetation clearing and
subsequent revegetation must be conducted in a phased manner to minimise exposure of
destabilised soil to the environment;

» Sediment control measures must be in place to ensure that stripped soil do not erode and cause
the sedimentation of the wetland;

> Barrel unit construction should take a phased approach in terms of the laydown of building
materials, i.e. only those materials pertaining to the barrel unit being constructed may be allowed
to be laid down. This is only applicable to those proposed barrel units within the wetland {Option

> The trenchlng and backfi Illng method( if approved and chosen) requires that special attentlon be

paid to the preservation of top soil for use during backfiling and revegetation, and the
compaction of backfilled soil must be done according to natural soil conditions. This will require

supervision by a competent individual;
An emergency pipeline repair plan must be in place should a sewerage pipeline be found to be

K%

leaking during inspection/general operation, to minimise sewerage outfali into the wetland, which

is considered highly detrimental to wetland water quality; and
> AII deVelopment m'U“St"occur with the dry season, during a time c')f minimal’sijrface runoff which

Based on the fndmgs of the freshwater ecosystem assessments and the results of the risk
assessment, it is the opinion of the spec:allst that the proposed activities associated with Options 1
—3-pose a Low-risk to the integrity of the UCVB wetland.-This:is-on-condition-that-adherence to

cogent, well- concexved _and. ecologically _sensitive . construction “plans~are “implemented, where
applicable and the. mitigation measures provided in this report.as well as.general good construction

from a freshwater ecological and resources management perspective.

Option 3 is recommended as the most developable option, considering that this would pose the
lowest risk to the wetland, as all barrel units are located outside of the 32m NEMA ZoR development
setback. Option 2 is also developable, and although no barrel units are proposed within the wetland,
several units are proposed within the development setback, which would require strict mitigation
measures to be followed. Option 1 is least developable, considering the direct impacts from barrel
unit positioning (although limited) within the wetland.

5

.. practice are adhered.to. Therefore..any of the proposed layout options are considered acceptable___ . . .
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DOCUMENT GUIDE

The table below lists the aquatic biodiversity specialist report requirements for the assessment and
reporting of impacts on aquatic biodiversity with very high sensitivity in terms of Government
Notice 320 as promulgated in Government Gazette 43110 of 20 March 2020 in line with the
Department of Environmental Affairs screening tool requirements, as it relates to the National

Environmental Management Act, 1998 (Act No. 107 of 1998).

NoZ BREqtiren =2 REBEIT 02 RS % A, section )
2.1 Assessment must be undeﬂaken by a sunably gualified SACNASP reglstered specialist. Appendix G
2.2 | Description of the preferred development site, including the following aspects- Executive and
management
summaries
2.2.1 | a. Aquatic ecosystem type; Section 4; Table 1
b. Presence of aquatic species and composition of aquatic species communities, their | Section 5: Table 2 and
habitat, distribution and movement patterns. Table 5
2.2.2 | Threat status, according to the national web based environmental screening tool of the | Section 4: Table 1
species and ecosystems, including listed ecosystems as well as locally important habitat
types identified.
2.2.3 | National and Provincial priority status of the aquatic ecosystem (i.e. is this a wetland or river | Section 4: Table 1
Freshwater Ecosystem Priority Area (FEPA), a FEPA sub- catchment, a Strategic Water | Section 5: Table 5
Source Area (SWSA), a priority estuary, whether or not they are free-flowing rivers, wetland
clusters, etc., a CBA or an ESA; including for all a description of the criteria for their given
status.
224 | A description of the Ecological Importance and Sensitivity of the aquatic ecosystem | Section 5
including:
a.  The description (spatially, if possible) of the ecosystem processes that operate
in relation to the aquatic ecosystems on and immediately adjacent to the site
{e.g. movement of surface and subsurface water, recharge, discharge, sediment
_ transport, etc.);
b. ~ The historic ecological condition {reference) as well as Present Ecological State’ T
(PES) of rivers (in-stream, riparian and floodplain habitat), wetlands and/or
estuaries in terms of possible changes to the channel, flow regime (surface and
groundwater).
2.3 | Identify any alternative development footprints within the preferred development site which | Section 6

would be of a “low” sensttivity as identified by the national web based environmental

—screening-tool-and-verfied-through-thenitial-Site-Sensitivity Verification.

Section 7: Table 8

a. Base flows (e.g. too littleftoo much water in terms of characteristics and

requirements of system);

Vi

<

24 | Assessment of impacts - a detailed assessment of the potential impact(s) of the proposed
development on the following very high sensitivity areas/ features:
24.1 | Is the development consistent with maintaining the priority aquatlc ecosystem in its current | Yes, = with
state and according to the statedyoal’?—'j"_ b ~To T |Cimptementation of the |— -
242 'mua : Evelﬁpmﬁrwnststenrwnh‘mamtaiﬁ Wit mng‘the’Resource Quahty Ob]ettwaﬁuﬂha‘ proposed in Section 7:
ey e Table B
24.3 | How will thé developnient impact on fixed and dynamic ecological processes thatoperate -Section 5: Table 5
‘within or across the site, including: L .
|7 & Impacts on hydrological functioning ata g = B
whichcan arise from changes to flood féglmes (e g. suppress;on of ﬂoods loss
of flood aftenuation capacity, unseasonal.flooding or destruction-of.floodplain. Setiirell
_ __processes), e (R o o
) b. Change in the sediment regime (e.g. sand movement, meandering river | T
mouth/estuary, changing flooding or sedimentation patterns) of the aquatic
ecosystem and its sub-catchment;
¢.  The extent of the modification in refation to the overall aguatic ecosystem (i.e. at
the source, upstream or downstream portion, in the temporary / seasonal /
permanent zone of a wetland, in the riparian zone or within the channel of a
surface water feature, etc.).
d. Assessment of the risks associated with water use/s and related activities.
24.4 | How will the development impact on the functionality of the aquatic feature including: Section 5: Table 5
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b.  Quantity of water including change in the hydrological regime or hydroperiod of
the aquatic ecosystem (e.g. seasonal to temporary or permanent; impact of over
abstraction or instream or off-stream impoundment of a wetland or river);

¢. Change in the hydrogeomorphic typing of the aquatic ecosystem (e.g. change
from an unchanneled valley-bottom wetland to a channelled valley-bottom
wetland);

d.  Quality of water {e.g. due to increased sediment load, contamination by chemical
and/or organic effluent, and/or eutrophication);

e.  Fragmentation (e.g. road or pipeline crossing a wetland) and loss of ecological
connectivity (lateral and longitudinal); and

f. Loss or degradation of all or part of any unique or important features associated
with or within the aquatic ecosystem (e.g. waterfalls, springs, oxbow lakes,
meandering or braided channels, peat soil, etc).

24.5 | How will the development impact on key ecosystem regulating and supporting services | Section 5: Table 5

especially Flood attenuation; Streamflow regulation; Sediment trapping; Phosphate

assimilation; Nitrate assimilation; Toxicant assimilation; Erosion control; and Carbon
storage.

24.6 | How will the development impact community composition (numbers and density of species) | Section 5: Table 5

and integrity (condition, viability, predator-prey ratios, dispersal rates, etc.)

of the faunal and vegetation communities inhabiting the site?

24.7 | In addition to the above, where applicable, impacts to the frequency of estuary mouth | NA

closure should be considered, in relation to: size of the estuary; availability of sediment;

wave action in the mouth; protection of the mouth; beach slope; volume of mean annual
runoff; and extent of saline intrusion (especiall relevant fo ermanentl open s stems).

o = = E"')L&P@ﬁ@ij_ﬁtmg 2 d | LIl —_-._._',_‘:_ : ::’_. W ) 3 1 k

1 Contact details and curriculum vitae of the specrahst lncludmg SACNASP reglstratnon Appendlx G

number and field of expertise and their curriculum vitae:

3.2 | Asigned statement of independence by the specialist; Appendix G

33 The duration, date and season of the site inspection and the relevance of the season to the | Section 3.1 and 5.2

outcome of the assessment;

34 | The methodology used to undertake the impact assessment and site inspection, Section 3, Appendix C

- including-equipment and modelling used, where relevant, - . . —...... _ . . | and AppendixD - .

3.5 | Adescription of the assumptions made and any uncertainties or gaps in knowledge or data Section 1.3

as well as a statement of the timing and intensity of site inspection observations;

36 | Areas not suitable for development, to be avoided during construction and operation (where | Section 7: Table 8

relevant);

3.7 | Additional environmental impacts expected from the proposed development based on those | Section 7: Table §

already evident on the site and a discussion on the cumulative impacts;

38 | Asuitable construction and operational buffer for the aquatic ecosystem, using the accepted | Section 6: Figure 17

protocol;

39 Impact management actions and impact management outcomes proposed by the specialist- | Section 7: Table 8

_. . | forinclusioninthe EMPr;__ . . B S | | — ——

~—=mm==a 12340 | A-motivation-where-the development footpnnt identified as per 2 3 weremetcons*dered——Sectlon-T"‘T able 8—-

| "1"stafing reasons why these were not being considered: and- et
- 3-H—-A-reasoned-opinion—based-on-the-fi ndmg—ef—thespeelallst—assessmem—fegar:dmg—the— - Seclierd

i TT73.147 | A motivation hust be provided if there~were" development footprints identified as per| Section 8

acceptability or not, of the development and.if the development should receive approval,
and any conditions to which the statement is subjected.
~1-3.12 | A suitable construction and operational buffer for the aquatlcecosystem_f ‘ ing

Section 7.1 o = =i

methodologies. — =,
3.13 | Proposed impact management actions and lmpact managementoutcomes for mc!usnon in Section 7: Table 8

B the Environmental Management Programme (EMPi: D

paragraph 2.3 for reporting in terms of Section 24(5)(a) and (h) of the National
Environmental Management Act, 1998 (Act No. 107 of 1998) that were identified as having
a@ “low” aquatic biodiversity and sensitivity and that were not considered appropriate.

315 | A substantiated statement, based on the findings of the specialist assessment, regarding | Section 8
the acceptability or not of the proposed development and if the proposed development
should receive approval or not.

3.16 | Any conditions to which this statement is subjected. Section 8

vil
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GLOSSARY OF TERMS

Alien vegetation:

Plants that do not occur naturally within the area but have been introduced either intentionally
or unintentionally. Vegetation species that originate from outside of the borders of the biome

-usually international in origin.

Biodiversity:

The number and variety of living organisms on earth, the millions of plants, animals and micro-
organisms, the genes they contain, the evolutionary history and potential they encompass and
the ecosystems, ecological processes and landscape of which they are integral parts.

Buffer:

A strip of land surrounding a wetland or riparian area in which activities are controlled or
restricted, in order to reduce the impact of adjacent land uses on the wetland or riparian area.

Catchment:

The area where water is collected by the natural landscape, where all rain and run-off water
uitimately flow into a river, wetland, lake, and ocean or contributes to the groundwater system.

Delineation (of a wetland):

To determine the boundary of a wetland based on soil, vegetation and/or hydrological
indicators.

"recurring pattern of ecosystems associated with characteristic

Ecoregion: An ecoregion is a
combinations of soil and landform that characterise that region”.

Facultative species: Species usually found in wetlands (76%-99% of occurrences) but occasionally found in non-
wetland areas

Gleying: A soil process resulting from prolonged soil saturation which is manifested by the presence of
neutral grey, bluish or greenish colours in the soil matrix.

Hydromorphic soil: A soil that in its undrained condition is saturated or flooded long enough to develop anaerobic
conditions favouring the growth and regeneration of facultative vegetation (vegetation adapted
to living in anaerobic soil).

Hydrology: The study of the occurrence, distribution and movement of water over, on and under the land
surface.

intermittent flow: Flows only for short periods.

Indigenous vegetation: Vegetation occurring naturally within a defined area.

Mottles: Sail with variegated colour pattems are described as being mottled, with the “background

colour” referred to as the matrix and the spots or blotches of colour referred to as mottles.

Obligate species:

Species almost always found-in-wetlands (>99% of occurrences). - - — -

Perennial:

Flows all year round.

RAMSAR:

The Ramsar Convention (The Convention on Wetlands of International Importance, especially
as Waterfowl Habitat) is an international treaty for the conservation and sustainable utilisation
of wetlands, i.e., to stem the progressive encroachment on and loss of wetlands now and in
the future, recognising the fundamental ecological functions of wetlands and their economic,

-1 eultural;-scientific;-and-recreational-value-t-is-named-afier the-city-of-Ramsar-in-ran-where

the Convention was signed in 1971.

RDL (Red Data listed) ‘
| species:

Organisms that fall into the Extinct in the Wild (EW), critically endangered (CR), Endangered |

_(EN), Vulnerable (VU) categones of ecological status

The zone. of a; wetland that liés_between_the Temporary and_Permanentlones_and is_|

*

T | Seasonal = zone  of | at i
o= —=wetness: sy ——eharaeteﬁsedbrsaturahsn#emﬁaﬁeew{eamenthsmthe year, within 50c-of-the surfaee-
Tgmmu_zone_ﬂ e outer ' aturation within 50cm of the surface for less
= - wetness: than three months of the year
Watercourse: In terms of the definition contained within the National Water Act "a watércourse means:
R = — -——————e—Ariveror spring;, _-- e e e i -
S ¢ A natural channel which water flows regularly ormtermlttenﬂy, -
— o o Awetland, dam or fake into which, or from which, water flows; and e
- | e Any collection of water which the Minister may, by notice in the Gazette, declare to
i be a watercourse; T
¢ and a reference to a watercourse includes, where relevant, its bed and banks
Note: the term ‘surface water feature’ is used in this report and is deemed to encompass
| the National Water Act definition of a watercourse’
Wetland Vegetation | Broad groupings of wetland vegetation, reflecting differences in regional context, such as
{WetVeg) type: geology, climate, and soil, which may in turn have an influence on the ecological
characteristics and functioning of wetlands.

xi

®
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ACRONYMS

°C Degrees Celsius.
BAR Basic Assessment Report
BGIS Biodiversity Geographic Information Systems
CBA Critical Biodiversity Area
CoCT City of Cape Town
DFFE Department of Forestry, Fisheries and the Environment
DWA Department of Water Affairs
DWAF Department of Water Affairs and Forestry
DWS Department of Water and Sanitation
EAP Environmental Assessment Practitioner
EC Ecological Class or Electrical Conductivity (use to be defined in relevant sections)
El Ecological Importance
EIA Environmental Impact Assessment
EiS Ecological Importance and Sensitivity
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1 INTRODUCTION

1.1 Background

FEN Consulting (Pty) Ltd was appointed to conduct a specialist freshwater ecological assessment as
part of the EA and WUA processes for a proposed development in Devon Valley on portion 13 and 30
of Farm 65 (Nooitgedacht) within the Stellenbosch Municipal area (Figures 1 and 2).

In order to identify all freshwater ecosystems that may potentially be impacted by the proposed
development a 500 m “zone of investigation” was implemented around the study area in accordance
with Government Notice (GN) 509 of 2016 as published in the Government Gazette 40229 of 2016 as
it relates to the NWA to assess possible sensitivities of the receiving freshwater environment. This area
- i.e., the 500 m zone of investigation around the study area will henceforth be referred to as the

“investigation area”.

The purpose of this report is to define the ecology of the study area by mapping freshwater ecosystems
and describing their characteristics in terms of their Present Ecological State (PES), Ecological
Importance and Sensitivity (EIS). This report aims to provide detailed information to guide the
management of the proposed development activities within the vicinity of the study area, specifically
those which have a bearing on the receiving freshwater environment. This is to ensure ongoing
functioning of the ecosystem in support of local and regional conservation requirements and the
provision of ecological services in the local area, while considering the need for sustainable economic
development. This report, after consideration of the above, must guide the Environmental Assessment
Practitioner (EAP), by means of a reasoned opinion and recommendations, as to the viability of the
proposed development from a freshwater management perspective.

1.2 Structure of this report

This report investigates the impact significance of the proposed development, as explained in Section
2 below, in terms of the National Environmental Management Act, 1998 (Act No. 107 of 1998) as
amended (NEMA) as well as the NWA by means of the Risk Assessment Matrix, as promulgated in GN

509 of 2016 as it relates to the NWA. The following structure is applicable to this report:

Section 1: Introduction.. = P N
. Provides an Introduction, the structure of thlsdteport and the assumptlons and |ImltaIIODS I I

-EraudesiheJocahon-oLtbe.pcoposed_developmem_as.weUasasumma ry of the

Section-3: Assessment Approach

> __ sensitivity mapping and the risk assessment approach.

National Freshwater Ecosystem Priority Areas [NFEPA), 2011 database; the Western Cape Biodiversity
Spatial Plan database (2017) and the National Biodiversity Assessment (2018)), were undertaken to
aid in defining the PES and EIS of freshwater ecosystems.

Section 5: Site Based Freshwater Assessment Results
This section reports the following:

=== -Providesthe=relevant. methodology and definitions -applicable to*thls_repoﬁ_—a—descnptnon of. the.
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A description and delineation of the freshwater ecosystems in the vicinity of the proposed
development according to “Department of Water Affairs and Forestry (DWAF)?! (2008)2 : A
practical Guideline Procedure for the Identification and Delineation of Wetlands and Riparian
Zones”;

Delineation of all freshwater ecosystems (using desktop methods) within 500 m of the study
area in accordance with GN 509 of 2016 as it relates to the NWA;

The classification of freshwater hydrogeomorhic (HGM) types according to the Classification.
System for Wetlands and other Aquatic Ecosystems in South Africa. User Manual: Inland
systems (Ollis et al., 2013);

The PES of the freshwater ecosystems according to the resource directed measures guideline
as advocated by MacFarlane ef al. (2020);

The EIS of the freshwater ecosystems according to the method described by Rountree and
Kotze (2013);

The services provided by the freshwater ecosystems according to the method of Kotze et al.
(2020} in which services to the ecology and to the people are assessed; and

The allocation of a suitable Recommended Ecological Category (REC), Recommended
Management Objective (RMO) and Best Attainable State (BAS) of the freshwater ecosystems
based on the results obtained from the PES, Ecoservices and EIS assessments.

Section 6: Legislative Requirements
Provides the applicable legislative requirements based on the findings from Section 5 and indicates any

applicable zones of regulation that may trigger various authorisation requirements.

Section 7: Risk Assessment

Provides the outcomes of the DWS Risk Assessment Matrix which highlight all potential impacts that
may affect the freshwater ecosystems. Management and mitigation measures are provided and an
assessment on the reversibility of the impact which should be implemented during the construction and

— - —operational-phases of the -proposed development in order to assist in-minimising-the-impact-on-the—--- - —

receiving environment.

Section 8: Conclusion
Summarises the key findings and recommendations based on the risk assessment outcomes.

! The Department of Water Affairs and Forestry (DWAF) was formerly known as the Department of Water Affairs (DWA). At present, the
Department is known as the Department of Water and Sanitation (DWS). For the purposes of referencing in this report, the name under
which the Department was known during the time of publication of reference material, will be used.

2 Although

an updated manual is available since 2008 (Updated Manual for the Identification and Delineation of Wetlands and Riparian

Areas). This is still considered a draft document currently under review.

: o 3
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1.3 Assumptions and Limitations

The following assumptions and limitations are applicable to this report:

»

The determination of any freshwater ecosystems is confined to physical delineation within the
study area, and desktop delineation (using aerial photography and digital satellite imagery) in
the broader investigation area, and is based on a single site visit undertaken on the 28t of
October 2022 during the Phase 1 verification study. The broader extent of freshwater
ecosystems will be considered when describing the impact of the catchment on the freshwater
ecosystem that was identified in the study area (where and if applicable);

It must be acknowledged that the study area has a long history of agricultural land use which
may confound or obscure freshwater delineations;

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 fulfil the
authorisation requirements;

Wetlands and/or riparian watercourses and terrestrial zones create transitional areas where an
ecotone is formed as vegetation species change from terrestrial to obligate/facultative wetland
or riparian species. Within this transition zone, some variation of opinion on the freshwater
ecosystem boundaries may occur. However, if the Department of Water Affairs and Forestry
(DWAF) (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 freshwater ecosystem delineation as presented in this report
is, however, regarded as the best estimate 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

deveiopment plans.

2 PROJECT DESCRIPTION

The proponent wishes to rebuild a dilapidated house, repair another house and build several self-

catering barrel units according to the below optlons (See Figure 3):

S

,,> e

__»_Option 3 —10 barrel units spread out across the valley slope

Option 1 ~ 15 barrel units spread across the valley floor, valley slope and impoundment wall
Option 2 — 11 barrel units spread out across the valley floor and slope =~ N

ancy—..=-~ - .

e tank and sunported elther by placement on top of concrete slabs (7. m lonq Xx3'm W|de x 0.2 m_high)

wh|ch is the proponents preferred option over wooden stilts that would be sunk into the ground.
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3 ASSESSMENT APPROACH

3.1 Field Verification

For the purposes of this investigation, the definitions of a watercourse and wetland and riparian habitat
as per that in the NWA were considered. The definitions are as follows:

A watercourse means:
(a) ariver or spring;
(b) a natural channel in which water flows regularly or intermittently;
(c) awetland, lake or dam into which, or from which, water flows; and
(d) any collection of water which the Minister may, by notice in the Gazette, declare to be a
watercourse, and a reference to a watercourse includes, where relevant, its bed and banks.

It should be noted that in this report “freshwater ecosystem” is used and carries the same meaning as
“watercourse” as defined by the NWA,

Wetland habitat is “land which is transitional between terrestrial and aquatic systems where 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 saturated
soil.”

Riparian habitat includes the physical structure and associated vegetation of the areas associated with
a watercourse which are commonly characterized by alluvial soil, and which are inundated or flooded
to an extent and with a frequency sufficient to support vegetation of species with a composition and
physical structure distinct from those of adjacent areas.

A field verification was undertaken in-October 2022-(Western Cape spring period); during which the
presence of any watercourse characteristics as defined by DWAF (2008) or wetland and riparian
habitats as defined by the NWA were noted (please refer to Section 4 and 5 of this report). The
delineations took place according to the method presented in the “Updated manual for the identification
and delineation of wetland and riparian resources” (DWAF, 2008). This method is underpinned by
several freshwater ecosystem distinguishing factors, including the following: -

» Landscape position;
> The presence of water at or near the ground surface;
» Distinctive hydromorphic soil——— — S

> Vegefation.adapted foSatlfaledsoleand... - —._ | T o

H

» _The presence of alluvial soil in‘stream systems. = -

In addition to the delineation process, detailed assessment 6f the delineated freshwater ecosystems
_..was undertaken, at which time factors affecting the integrity of the freshwater ecosystem were taken
into consideration which aided in-the determmathn_ gf the _fyggtmmng and.the ecologlcal and socio-

cultural services provided by ‘the fr shwater - ecosystem A detailed explanatlon of the methods of
assessment undertaken IS provided i |n Appendlx C of thls repoﬂ"” T

3.2 Sensitivity Mapping

The freshwater ecosystems associated with the study and investigation areas were delineated on a
desktop basis using digital satellite imagery. Geographic Information System (GIS) was used to project
these features onto digital satellite imagery and topographic maps. The sensitivity map is presented in
Section 6 of this report and should guide the final layout for the proposed development.

’ @
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3.3 Risk Assessment and Recommendations

Following the completion of the ecological assessments, a risk assessment was conducted (please
refer to the method of approach and definitions in Appendix D and F). Mitigation recommendations
associated with the proposed development together with general management measures applicable to
the construction and operational activities are discussed in Section 7 and 8 of this report, while the
general management measures which are considered to be best practice mitigation applicable to this

project, are outlined in Appendix F.

4 RESULTS OF THE DESKTOP ANALYSIS

4.1 Analyses of Relevant Databases

The following section 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 to allow for integration of results by the reader to take place.
Where required, further discussion and interpretation are provided.

Itis important to note that although all data sources used provide useful and often verifiable, high-quality
data, the various databases used do not always provide an entirely accurate indication of the actual site
characteristics associated with the proposed development at the scale required to inform the EA and/or
WUA processes. Given these limitations, this information is considered useful as background
information to the study, 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. It 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.

e e ) FERTEEE
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Table 1: Desktop data relating to the characteristics of the study area and surroundings.

0 gmPrio A 0 aatabase

AJQua pCoregion and b-Tegll - gy &aféa pCate atail o dy Bréa e 0 e Nationa 8 ate Area
Ecoregy Southern Coastal Belt FEPACODE The study area is not designated as a Freshwater Ecosystem Priority Area.
Calchment Berg/BotPatberg NFEPA According to the NFEPA Database, several artificial wetlands (impoundments) occur within the study area and broader
Cuaternary Catchment G22H Wetlands investigation area, which is confirmed by the National Biodiversity Assessment (NBA) Artificial Wetlands Database. Natural
WA Berg (Figure 6) wetlands surround these impoundi and are designated to be in a heavily or critically modified ecological condition.
:Ub' 2l = =f the S .Greak.ar & eIown = \%eu:t:gon The study area is situated within the West Coast Granite Renosterveld according to the NFEPA database which is a

_' 1T 18 " o t 21200 i an) T yge Critically Endangered Wetland Vegstation Type as indicated by Mbona ef al. (2015).
Level Il Code 24.06 As per the NFEPA database, na rivers are indicated to be within the study area or associated investigation area. The Eerste

NFEPA Rivers | River is located ~ 5.3 km south of the study area and indicated by NFEPA to be in a seriously Modified (RIVCON = E)

Dominant primary terrain morphology Hills, Piains
Mountain Fynbos, Sand Piain po

ecological condition.

gy arezaccording 2 TaviL ane Hindive nats ) i

Mean annual temp. (°C) 14-18
Winter tempe<ature (July) 6o 18
Summer temperature (Feb} 1410 28

Median annual simulated runoff (mm) | 100 - >250
Ecological Status ofithe mostiproximal
2014) . B

{ESA}3and 2

According lo the NBA 2018 SAIIAE database, no natural wetiand features occur wi y
Multiples dams within the study area and the Investigation area are indicated by the database as Artificial Wetlands. No NBA rivers are
indicated to be within the study area or associated investigation area. The Eerste River is located ~ 5.3 km south of the study area and is
FATE I gt (eI VR indicated by the database to be in 3 Serious] / Modified (RIVCON = E) ecological condition.

= TR WateTiSottce Arcaei 2012 Figure 5)

G222H-09189 [Eersle River) urface water SWSAs are defined as areas of land that supply a disproportionate (i.e., relatively large) | Porbons of th

Dominant primary vegetation types Fymbos

e = > Small patches of the study area and its associated investigation area in the south and north are indicated as aquatic CBA 1
ﬁxg‘;;n:rjl s ;gg = :3(1130 gir(;t:i?\i'ersi areas. CBAs are areas in a natural condition of high biodiversity and ecological value and need to be kept in a natural or

—— = — . Yy near natural state, with no further loss of habitat or species to meet biodiversity targets, for species, ecosystems or
The coefficient of Variation [% of MAP) | <20-30 Areas ecological processes and infrastruciure
Rainfalf concentration index 30-55 '
Ecological Partions of the study area and portions of the investigation area are indicated as ESA 2 (Restore from other land use). ESAS

> Y are areas that are not essential for meeting biodiversity targets, but play an important role in supporting the functioning of

Raintallseascnality Winter Support Aveas | Protected Areas (PAs) or CBAs and are often vital for delivering system services. ESATs are likely to be functional while

SA2s are severel dedrhave no nafural cover remaining and r restoration.
ty Assessment (2018): South Africaninventory ot 1

Sub-guaternary reach

b : v —t —53um of study-ares— ity of mean annual surface water runaffin relation o their size. They include transhoundary areas | _investigati i IS
T e PR o e shobares— oL that extend into Lesotho and Swaziland. The sub-national Water Source Areas (WSAs)mzre not | within the Boland surface water
Assessed by an expert? Yes nationally strategic as defined in the report but were included to provide a complete coverage. Strategic Water Source Area
PES Category Median E (Seriously modified tanditypeiData
Mean El Class Moderate The entire investigation area falis within the land type Bad7 - refer to Table 4 for a comprehensive description of the soil forms and horizons.
Mean ES Class i ationalwebhased G g io0IACCessed 20 g

Stream Qrder

| Défault” Ecological Class [based on | =
median PES and highest &l or ES mean}

3ssISE W

avold sens!

_| The screening toolis intended for pre-screening of sensifivities | .~~~ : : y —
i the Tandscaps 1o be assessed witiin the EIA process: This — _‘g]eemme’d oy portious klne nodthern sk thereludyanes =

| developers o adjust their proposed development footprint to

23 consid o

e stu_dy area and

abing the migrafion hierarchy by aliowing = sensilivity, due to the study area being located within Aquatic CBAs and
within 8 Strategic Watsr Source Area

areas.

e e g

CBA = Critical Biodiversity Areas; DWS = Department of Water and Sanitation; EI = Ecological Impertance; ES = Ecological Sensitivity; ESA = Ecological Support Area; m.a.m.s.! = Meters Above Mean Sea Leve!; MAP =
Mean Annual Precip ; NFEPA = National Fresh Ecosy Priority Areas; UCVB; unchanneled valley hottom wetland; and WMA = Water Managément Area
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Figure 6: Natural and artificial wetlands and NFEPA listed rivers associated with the study and investigation areas as indicated by the NFEPA
database (NFEPA, 2011). —es
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Figure 8: Frest ecosy HGM types within the study and investigation areas, as identified by the National _éiodiversity Assessment (2018)
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5 RESULTS: FRESHWATER ECOLOGICAL ASSESSMENT

5.1 Analysis of available historical and recent aerial and digital

satellite imagery

In preparation for the field assessment, aerial photographs, digital satellite imagery and provincial and
national wetland databases (as outlined in Section 4 of this report) were used to identify points of interest
in the surrounding area at a desktop level. Based on the historical aerial photographs (Figure 10), a
diversity of digital signatures is identifiable that correspond with those displayed by freshwater
ecosystems. In this regard, specific mention is made to the following:

> Linear features: Since water flows/moves through the landscape, surface water features often
have a distinct linear element to their signature which makes them discemnible on aerial
photography or satellite imagery;

»> Vegetation associated with surface water features: a distinct increase in density as well as
shrub size near flow paths and areas of increasing wetness;

> 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 vegetation with surface water feature vegetation often indicated on black and white
images as areas of darker hue (dark grey and black). In 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 present; and

> Texture: with areas displaying various textures, created by varying vegetation cover and soil
conditions.

- Areview of historical aerial photography d_ati'riggagk"ic; 1938 revealed a forked linear wet feature ﬂowing
eastwards through the study area through an agricultural (orchards and vineyards) landscape (Figure
9 A) The study area saw the collection of freshwater via two impoundments between 1953-1966 and
during the years thereafter an additional network of impoundments within this wet feature were
constructed, outside and east of the study area, all of which are operational today. Throughout the years

— ~thecatchmenthas remained purposed to agriculture (mostly vineyards) and there-hasbeenanincrease
in building infrastructure within the catchment of this wet feature (Figure 9 B), as can be seen in

December 2022 Google Earth digital satellite imagery.

” @
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Job 126
Photo 12279
Year 1938

Google Eart
December 2022

e Study Area
mewwe Freshwaterflow

Figure 9: Historic aerial photography depicting a forked linear wet feature flowing eastwards
through the study area (A) which has become impounded (B) over the years.

° 7
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5.2 Freshwater Ecosystem Delineation

Points of interest were verified on the 28th of October 2022 and delineated using a mixture of physical
(DWAF (2008) and Job (2009) soil characteristic guidelines)-and desktop (digital satellite imagery)
delineation indicators - the latter where mobility became challenged. The DWAF (2008) delineation
guidelines require the following freshwater features to be considered:

Riparian and non-riparian areas
» Terrain units in terms of topography and elevation are used to determine in which parts of the
Ia)ndscape a freshwater ecosystem is most likely to occur;
> Flowing surface water can be used to determine the active zone; and
> The presence of alluvial soil or a distinct change in topography is used to define the channel
edge of riverine systems without riparian vegetation, this vegetation which defines the outer
boundary of riparian areas.

Wetlands

> Terrain units in terms of topography and elevation are used to determine in which parts of the
landscape a freshwater ecosystem is most likely to occur;

> Obligate and facultative vegetation species could be used in conjunction with terrain units as
well as the point where a distinct change in the vegetation composition is observed, to
determine the boundary of a wetland;

> Soil form indicators are used to determine the presence of soil that is associated with prolonged
and frequent saturation and a fluctuating water table within 50 ¢m of the land surface; and

> Soil hydrogeomorphic features such as mottling, gleying and streaking can be used to identify
soil which regularly experience fluctuations in the water table, are well drained or remain

waterlogged for extended periods of time.

It should be noted that for an area to be identified as a freshwater ecosystem, at least two of the above
indicators per riparian/non riparian area or wetland should be present (Pers Comm Prof. F. Ellery).

The following freshwater ecosystems were identified, as depicted on the freshwater ecosystem

delineation maps that follow (Figures 11). Refer to the relevant photos as indicated below.

» Withinthe study.area: ____ =

-0 —The-linear-wet-feature-as-observed on the historical and- Iatestﬁlgltamateihte lmagery———__

nd_- .

asan UCVE wetland (Figures

o The milglaj_lmpcuhﬁments within the study area as lndlcated bv the NFEPA (20"l 1") -and
NBA (2018) Databases (Figures 6 and 8), were confirmed to be present (Figure 15).

>~ ‘Outside the:study area,.within the-investigation-area:

o ‘Hlllslope seep wetlands were identified that feed the UCVB wetland;-and-- S=EnE
-0 ~_The network-of impoundments within the UCVB_wetland was confi rmed,.-,,_- _———

Ewdence of the dellneatlon mdlcators for the UCVB wetland accordlng to the above dehneatlon
guidelines is provided below.

) C
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Figure 10: Freshwater ecosystem delineation in relation to the barre! unit locations.
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»> Terrain units were used to determine in which part of the landscape freshwater ecosystems
would most likely occur. The identified UCVB wetland occurs at the valley base and flows in an
easterly direction which is evidenced in the elevation profiles and supporting Google Earth
digital satellite image (Figure 11 A - C).

Earth) 'depicting the slope and valley bottom position in which the UCVB wetland has formed.

> Obligate and facultative vegetation species associated with areas where a distinct change

between terrestrial. and wetland_vegetation=occurs_were_used to _determine the. -wetland_

boundary. Identification of facultative Vegetation-was limited in some areas due to some of the
UCVB wetland portions having undergone landscaping and scheduled mowing. Please refer to

Table 2 for the list of plant species identified ahd and Figures 12 and 13 for the photographs
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Table 2: Obligate and faculitative wetland species associated with the UCVB wetland within the

study area.

Br’ ame 0 0 ame AdUa ria ateqao etiand Pl3 oz rKeg Data 5 e 8
Pteridium aquilinum Bracken fem Facultative wetland Indigenous - Least Concern
Zantedeschia aethiopica |Arum lily Obligate wetland Indigenous - Least Concern
Canna indica Indian Shot Wet Terrestrial - rooted|Obligate wetland Alien - NEMBA Level 1b3
Lantana camara Tickberry close to or in damp to wet|Obligate Wetiand Alien — NEMBA Level 1b
Typha capensis Bulrush areas Obligate Wetiand Indigenous - Least Concemn
Solanum mauritianum  |Bugweed Facultative wetland (cf) |Alien - NEMBA Level 1b
Iris pseudacorus Yellow Flag N Obligate Wetiand Alien ~ NEMBA Level 1a
Paspalum dilatatum Millet Grass Emergent, narrow leaved —|Obligate Wetland Alien

= Pennisetum macrourum |Riverbed grass |rooted in substrate, stems,|Obligate Wetland Indigenous - Least Concern
flowers and leaves
emergent. '

Pennisetum macrourum, Solanum mauritianum and Iris pseudocorus were identified within some of the
landscaped areas of the wetland (Figure 12). Solanum maurtitianum and Iris pseudocorus are
considered level 1 b and level 1a invasive alien species respectively that require immediate clearing for

the protection of the environment.

um mauritionum
- S T

Figure 12: Alien invasive species within the landscaped portions of the UCVB wetland.

3 Category 1a and1b are invasive species requiring compulsory control as part of an invasive species control programme. Remove and
destroy. These plants are deemed to have such a high invasive potential that infestations can qualify to be placed under a government
sponsored invasive species management programme. No permits will be issued.
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Figure 13: Wetland plant species observed A) along the southern border of the UCVB wetland

and B) between the impoundments.

) @
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» Soil hydrogeomorphic features indicative of wetlands such as mottling and streaking are
telling of seasonal saturation, and therefore, alternating periods of reduction and oxidation
which causes minerals to precipitate out of solution (mottle), or organic matter to be leached
out of infiltration routes (streaking). Gleying indicates waterlogged soil for prolonged periods,
causing a sufficient state of reduction which creates their characteristic blue or green ftint.
According to DWAF (2005), these hydrogeomorphic features can be identified within the
following soil forms (Table 3).

Table 3: Soil forms as an indicator of wetland presence (DWAF 2005).
IHYICAVEOTIETna S I IR Potentiallyindicative ofWetiands

Champage Katsruut Willowbrook S|gns of wetness are incorporated at the form level
and Rensburg Avalon, Bainsvlei, Bloemdal, Cartref, Dresden, Estcourt, Ferwood, Glencoe,
Kinkelbos, Klapmuts, Kroonstad, Longlands, Lamotte, Montagu, Pinedene,
Sepane, Tukuly, Vilafontes, Wasbank, Westleigh, Witfontien

Signs of wetness are incorporated at the family level

Addo, Brandviei, Dundee, Etosha, Glenrosa, Groenkop, Houwhoek, Inhoek,
Jonkersberg, Kimberley, Molopo and Tsitsikamma

The above soil forms have been mapped and provided in land type specification sheets which is used
in conjunction with the Soil Classification Working Group (2018) which states that wetland soil typically
occurs where an orthic (A horizon) overlays a yellow-brown apedal B horizon, E horizon or soft plinthic

B .horizon.

The investigation area falls within the Ba47 land type which is underlain by the following soil forms and
diagnostic horizons, most of which may lead to the formation of wetlands as per the Soil Classification
Working Group (2018)

Table 4: Soil forms, diagnostic horizons and texture classes as per the Ba47 landtype within
which the investigation area falls. (co = consolidated, Sa = sand, Lm = Loam, CI = clay).

i1 P,
i
il
D = o 0 - 10
e

- == ————= . According-to-the" “Soil Classification System (SCS) spatial layer for. hydrologic

Avalon " |B: 600-900 Orthic AlYellow-Brown Apedal B |Soft Plinthic B | coSalm-SaCILm (10-25)| 4.9 -
——————Bainsvlei |B: 600-900 Orthic A|Red Apedal B~ --————|Seft-Plinthic B--| - coSalL.m-CILm (15-35) -| 62— | ————
—— _ |Westleight—|B: 300-500 _ |Orthic A[Soft Phnth]cB—‘“’:':’ ~ " “lcoSalm-=SaCltm (10-25)—65 =
== [Caniref _~|E: 250-450 _ |Orthic AJE " |Lithocutanic B."| coSaLm=SaCILm (10-25)| 5.4~
= |tonglands—[E:600-1600—|OrthicA|E Soft Plinthic B—{—coSa=-Satm (3-15) 20
1Dundee ° "|A: 800-1200+ |Orthic A|Stratified Alluvium LmcoSa-SalLm (5-15) 1| 0.9
Glenrosa A: 300 600 Orthic A Lithocutanic B coSaLm SaCILm (10-25) 7.8 7

6il groups, the ~~
—-=investigation area is underlain by a Class C soil which represents_sandy clay loam-(Figure-14) with the
- following—proportions between sand, silt and clay (clay 2 20 AND. clay <35, AND silt.< 28 AND sand > - - -
45) (Abraham et al., 2019). Class C soil have low infiltration rates and restricted permeabilities and vary
from moderate to moderately high inherent runoff potential (Schulze et al., 1992). The hydrology of
these soil is therefore best described as shallow interflow where the textural discontinuity between the
A and B/E horizons facilitates the build-up of water in the top soil.
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Figure 14: Redoximorphic soil of the UCVB wetland illustrating A) a damp mineral-dominated
soil and B) the presence of mottling, indicative of seasonally saturated soil conditions.

5.3 Freshwater Ecosystem Classification

The UCVB wetland associated with the proposed development was classified according to the
Classification System outlined in Appendix C of this report as an Inland System falling within the
Southern Coastal Belt Ecoreglon and the West Coast Granite Renosterveld WetVeg group. Table 5 )

below presents the classification from level 3 to 4 of the Wetland Classification System.

Table 5: Wetland classification within the study area according to Ollis et al. (2013)

T Unwanneled“‘

i Valley Bottom’

Valley Floor: the
base of a valley,
_Stuated__between”

grodeo olie ol

-AwalIeyrbettemweﬂand%eateden{hewalIey~ﬂaer—wi{heu{4a~ﬁverﬁhanﬁelwnﬂing—
through it. Water inputs are dominated by diffuse flows which are formed when a
river channel loses confinement and spreads out over a wider area, causing the
concentraled flow associated with the river channel to change to dlffuse flow (I e,

 two-distincl-valley. |
side-slopes,

edge of the wetland and the resulting accumulation of sediment or an unchannelled

—a-ehange-&n—gfadentbmugh{ebeut{ayechange in base. IeveFaHheﬂBmmam‘,; '

- +Wetland

= oo | lypically dominate..

where alluvial or
fluvial-- processes

valley-bottom wetland could occur at the downstream end of a seep, where a slope
grades into a valley near the head of a drainage line. ‘There~may also be
groundwater input into the wetland. Water-characteristically=moves-=through:the
wetland in the form of diffuse surface or subsutface flow:but the-outflow may be in

the form of either diffuse or concentrated surface flow. ﬁ:_, Nl -ul N B

The freshwater ecosystem assessment is provided below in Table 6, which provides a summary of the
field verification findings in terms of relevant aspects (hydrology, geomorphology and vegetation
components) associated with the UCVB wetland. The details pertaining to the methodology used to
assess the UCVB wetland is contained in Appendix C and the assessment results are provided in

Appendix E.

i Y
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Table 6: Summary of the ment of the UCVB wetland.

Freshwater ecosystem Characteristics

Hydrological regime

The hydrology is considered critically modified (PES Class F) due to impoundment of the majority of upstream flow,
which is released slowly as impoundment seepage. A portion of the hydrological budget bypasses the impoundment
in feed as inferflow but together with the impoundment seepage does not nearly align to the natural hydrological
signature in terms of the timing, duration, frequency and volume of freshwater flows for this UCVB wetland. The alien
invasive vegetation that has established is expected to further decrease available freshwater in and downstream of
this wetland, through evaporative losses,

Geomorphology and sediment balance

The geomorphology and sediment balance are considered largely modified (PES Class D) due to the decreased
diffuse spread of sediment across the wetland floor from upsiream fiows, considering that sediment s being frapped
in the impoundment. Gonversely, an increase in sediment supply from lateral inputs (considering that the catchment
is purposed o agriculture) is expected during high surface runoff events. These impacts have largely altered sediment
distribution and retention patterns in the wetland.

Habitat and biota

The listed vegetation species in Table 2 above indicate that the majority of species categorise as level 1a or level 1b
alien invaders and must be eradicated. The wet temestrial habitat these species are found in suggests that the soil
are damp or even wet, but does not flood, unlike what was expected prior to impoundment. Nevertheless, the majority
of species are deemed to be obligates, meaning they are found in wetland habitat > 99% of the time.

Water Quality R o e — -
The water quality as tabulated below |nd|cates sllghtly elevated pH, salinity, total dlssolved sollds (Tl DS) hlghly
elevated efectrical conductivity (EC) ~ based on DWA (2011) and very low levels of dissolved oxygen (DO)-
albeit typical of wetland systems, all presumably due the combination of freshwater stagnancy and increased

chemical oxyten demand from inputs from the agricultural activities within the catchment.
£H [ Sainity DS EC DO |

Figure 15: A view north and north east of the UCVB wetiand that is evident south of the i ,

as well as between them. The vellow fine indicates the wetland boundary. 7.7 | 920 ppm 1290 mg/t 200 mSim 2.28 mgl
WET-Health Discussion EiS Discussion
WET-Health PES Category: E (Seriously Modified) EIS Category: Low

The overall Tow EIS was delermined Trough designafion of low Ecological importance “and Sensiiwily,

A seriously modified ecological condition was determined due to the landuse changes within the 200

m wetland buffer accommodaling mostly alien invasive vegetation, with the broader catchment being Hydrological/Functional importance and Direct Human Benefits. Alien invasive and disturbance-tolerant vegetation

purposed to agriculture. Catchment hardening togather with impoundment of this wetland and the | infestation has occumed, despite this area being associated with a vegetation type that is critically endangered.
Although a sliver is recognised as a CBAT, the likelihood of harbouring unigue species populations or red data

associated alien invasive and disturbance vegetation response are largely responsible for the PES
& ) gely resp species is highly unlikely. Moderate sensitivities to decreases in summer base flows are anticipated, considering that

impact scores below.

e - P o o T3 uality |- -V on—|-this wetland has already reached a new equilibrium as a result of impounding,-as evidenced by-the wetlemestrial |_. . .
— r:;gsss:;s:e»m-, = Hydguﬂ Geom;zphology Wate:?'--afy fg?;ah ~vegetaﬂon community. Despite the catchment mostly bemgﬂumesedﬁctagﬂmﬁuﬁmmya;ds};{h&;aamﬁuﬁer—f -
. e — = e 20E2- jal-protection .from upland sediment and. 2 .
Score (%) - - Mo - 60% 9% % sensitivity to water quality changes. The |mpoundmenisha
Ecological Category F 2 D C E_- - | flowregulation abilities.of this. wetland_as has the al A : il la
Combined PES Score (%} 32% and foxicants. These impoundments however prowde an lmponant water supply for n-ngabon and thE general area
Combined Ecological Category - — — . —. E-Seriously Modified ‘is recognised for its aesthetic qualities and fourism potential. =

= 5 T
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WET-Ecoservices
P t State A t Ecoservice Provisioning: Low - Tourism and Recreation
Flood sttenustion The WET-Ecoservices mode! determined a high supply importance for sediment trapping, phosphate assimilation,
Cultoralwnd Sphitual - 40 T~ Stream Row regulation toxicant assimilation, water for human use and tourism and recreation. The high importance for sediment fra ping,
Spiritual __ "[ L : P
- \ : E phosphate and nitrogen assimitation stems from the UCVB wetland having a proportionately large catchment, but
Education sndResearch . P i . Sediment trapping considering that the wetland is impounded and is infested by alien invasive vegetation (which do not assimilale as
oW \\ i effectively as indigenous vegetation), the supply importance of those service are deemed of lesser importance.
.’K‘ 4] The WET-Ecoservices mode! then determined a high demand importance for sediment frapping, carbon storage and

water for human use and a very high demand for biodiversity maintenance and tourism and recreation. The very high
demand for biodiversity maintenance stems from a critically endangered threat status of the vegetation associated
with the weliand (Table 1) and recognition of a sliver of this wetland as a CBA1.

After integrating the supply and demand importance scores, the model determined an overall moderate importance
for sediment trapping and water for human use, and a high importance for tourism.
REC, BAS and RMO Categories

=dtmDemand  =Om Supply

Tourism and Recraation gl . Eraslon contral
= 1
i
CuRivated foods ¢ ~ = <=~ Phosphate msimalation
Food for livestock  nraat
Harvestableresources * Yonicant assknibton
Water for hurman use ML~ arbonstorage
Blodiversity maintenance

None to Moderate

Three bare! unit iocations (Options 1 — 3) proposed would result
in a Moderate extent of modification for Option 1 due to
development directly within the wetland where interflow
| Extent ™ —of | processes and water quality can be disrupted (if using the |
Modification | trenching and backfilling method to lay the sewerage pipelines).
Option 2 would cause a low modification (after mitigation) to the
wetland, due to being within the 15 m development setback and
Option 3 would not pose any modification to the wetland due to

Impact

| Slgnificance
and
Business
Case

REC: Category D {Largely Modified)
BAS: Category D {Largely Modified)
RMO: Category D (Improve)
The outcome of the RMO for a Low EIS and Seriously Modified Ecological Condition indicates that the UCVB wefiand
can be maintained in this ecological condition {PES Class = E). However PES E and F categories are considered
ecologically unacceptable {Malan and Day 2012) and therefore, a freshwater ecosystem fall into either of these
categories is allocated a REC class D by default as the minimum acceptable PES category. Slight improvementto a
PES class D can be achieved through management of the alien invasive vegetation identfied, through an Alien
Invasive Piant Clearing Pr A

M

Devon Valley in which the proposed barrel project is located is well known for its tourism potential which this project
is wishing to capitaise off of. The construction of barrel units out of wood and supported by concrete slabs poses a
low impact 1o the alieady majorly altered hydrology of the UCVB wetland, and considering that the vegetation
-community.is.currantly characterised by leve! 1a and level 1b alien.i jorat egelation. {
community is uniikely. Mitigation associated with sewerage infrastructure must ensure that the pipelines are sleeved
to contain any potential leaks and these pipelines must be inspected every 5 years, with an emergency pipeline
repair plan in place should repair thereof be required. An AIP programme must be set up to remove all afien invasive
species on the properly and revegetated with indigenous species, in keeping with the RMO. Provided these-mitigation -
measures are cogently followed, the either of Options 1- 3 are deemed acceptable and this wetland could see benefit

from thie scheduled environmental management of thisarea. 3

- being outside of-the-15 m- NEMA ZoR—{Figure 41}~ —— —— —
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6 LEGISLATIVE REQUIREMENTS

The following legislative

requirements were considered during the assessment. A detailed description

of these legislative requirements is presented in Appendix B of this report;

» The Constitution of the Republic of South Africa, 19964;
» 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 amended (NWA);
> Government Notice 509 as published in the Government Gazette 40229 of 2016 as it relates to

the National Water Act, 1998 (Act No. 36 of 1998); and

According to Macfarlane et al. (2015) the definition of a buffer zone is variable, depending on the
purpose of the buffer zone, however, it is considered to be “a strip of land with a use, function or zoning

specifically designed to

protect 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 water resources arising from

upstream activities (e.g.,

by removing or filtering sediment and pollutants), provision of habitat for

aquatic and wetland species as well as for certain terrestrial species, and a range of ancillary societal
benefits (Macfarlane et. al, 2015). It should be noted, however, that buffer zones are not considered to
be effective mitigation againstimpacts such as hydrological 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 et. al, 2015).

Legislative requirements were first taken into consideration when determining a suitable buffer zone for

various freshwater ecosystems. The definition and motivation for a regulated zone of activity for the

protection of the identified UCVB wetland can be summarised as follows:”

Table 7: Articles of legislation and the relevant zones of regulation applicable to each article.

Water Use Authorisation

| In accordance with General Notice 509 of 2016, a regulated area of a walercourse for section

Application in terms of the™ [~
= | National-Water-Act; 1998 [——

| TActNo-3h.of- :IQQR‘]

21 (c) and 21 (i) of the National Water Act, 1998 (Act 36 of 1998) is defined as:
»__the outer edge of the 1 in 100 year flood line and/or delineated riparian habitat, whichever

——=natural channel, lake or dam; T — e

Tine-or. npanan “area the-area. wntﬁ'”

" “['Department of “Water

«in the"absence of a determined 17 T00-y&ar flood ine.or i

is the greatest distance, measured from the middle of the watercourse of a river, spring, |

100-m-from-the %dgeef—awatereeurse—where%éedg&eﬁhe—watereeursaﬂheﬂst

and Sanitation -

identifiable annual bank filt ﬂood bench or »—-—-f——' »

# Since 1996, the Constitution has been amended by seventeen amendments acts. The Constitution is formally entitled the ‘Constitution of
the Republic of South Africa, 19996". It was previously also numbered as if it were an Act of Parliament — Act No. 108 of 1996 - but since
the passage of the Citation of Constitutional Laws Act, neither it nor the acts amending it are allocated act numbers.

26
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IREqatoryatthorisation)

Zone brapplicability foey - P S T |

Listed activities in terms of
the National Environmental
Management Act, 1998 (Act
No. 107 of 1998) EIA
Regulations  (2014), as
amended in 2017.

' Department of Environmental
Affairs and Development
Planning (DEADP)

Activities of Listing Notice 1 (GN 327) of the National Environmental Management Act, 1998 (Act
No.107 of 1998) EIA regulations, 2014 (as amended)

Activity 12: (Option 1 and Option 2)
The development of—
(i) dams or weirs, where the dam or weir, including infrastructure and water surface area, exceeds

100 square metres;or
(i} infrastructure or structures with a physical footprint of 100 square meires or more.

where such development occurs—;
a) within a watercourse;
b} in front of a development setback; or
¢) if no development setback exists, within 32 metres of a watercourse, measured from the edge

of a watercourse.
Activity 19: (Option 1)
The infilling or depositing of any material of more than 10 cubic metres into, or the dredging,
excavation, removal or moving of soil, sand, shells, shell grit, pebbles or rock of more than 10 m3 from

(a) & walercourse

Activities of Listing Notice 3 (GN 324) of the National Environmental Management Act_ 1998 (Act
No.107 of 1998) EIA requlations, 2014 (as amended) applicable to the Northern and Western Cape,

outside of urban areas.

Activity 12 (Option 1 and Option 2)

The clearance of an area of 300 square metres or more of indigenous vegetation except where such
clearance of indigenous vegetation is required for mainfenance purposes undertaken in accordance
with a maintenance management plan.

Westemn Cape

i) within any critically endangered or endangered ecosystem listen in terms of section 52 of the
NEMBA or prior to the publication of such a fist, within an area that has been identified
as critically endangered in the National Spatial Biodiversity Assessment 2004;

if) Within critical biodiversity areas identified in bioregional plans; .

ifi) Within the littoral active zone or 100 metres inland from the high waler mark of the sea oran
estuarine functional zone, whichever distance is the greater, excluding where such
removal will occur behind the development setback line or erven in urban areas;

iv) On land, where, at the time of the coming into effect of this Notice or thereafter such land was
zoned open space, conservation or had an equ:valent zoning; or

v) On land designated for protection or conservation purposes in an Environmental Management

adopted by the MEC or Minister.
Activity 14: (Option 1 and Option 2) W —

The development of— ) o -

—Ti]-dams or weirs,  where the dai.0

s 10 square metres; or

Framework-adopted-in-the-prescribed-manner—or-a-Spatial-Development Frafmework|—

(i) mfrastmafure or structures with a physical footpnnt of 10 square metres or more;

where such deve/opr_nent occurs—f ‘

in'frontof 8 deve/opmeht sefi:éck or . et R
_-f no development sethack has been adopfed, w:thm 32 metres ofa watercourse

-(¢) ==~
“Western Capg——

[ Outside urban areas:

(bb) National Protected Area Expansion Strateqy Focus areas;

{f0) Critical biodiversity areas or ecosystem service areas as identified in systematic biodiversity
plans adopted by the competent authority or in bioregional plans.

’ C
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As per Table 7 above, the following zones of regulation (ZoR) apply to the identified freshwater
ecosystems within the study area and investigation area:

» A 32 m ZoR in accordance with NEMA was applied to all freshwater ecosystems

(watercourses); and
> A 500 m ZoR in accordance with the NWA in terms of GN 509 was assigned to the UCVB

wetland within the study area and the upgradient seep wetlands.

A 15 m development setback for the UCVB wetland was modelled using the Macfarlane et al. (2015)
buffer tool which is deemed sufficient to afford the wetland sufficient protection from the proposed barrel

unit developments.

Three barrel unit alternatives were provided with respect to their locations relative to the wetland, ZoRs
and development setback buffer, which are tabulated below in Table 8 as follows:

Table 8: Barrel unit cluster options, summarising the number of barrels per location with respect
to the wetland, ZoR and the development setback buffer.

Option 1 7

Option 2
Option 3
House rebuild 1
House Repair

The freshwater sensitivities for the various barrel unit locations are summarised below as follows:

> Very High — within the wetland,;
» High - within the 15 m development setback;
» Moderate — outside the 15 m development setback but inside the 32 m NEMA ZoR; and

> Low - outside the 32 m NEMAZoR. = ™~
The house repair falls outside of the 32 m NEMA ZoR, which warrants exception of the need to apply
for EA with DEADP in terms of listed NEMA activities in Table 7 above. The house rebuild however falis
within the 32 m NEMA ZoR which may require EA.

The proposed-development falls_within-the 500-m-GN.509 ZoR (NWA)_of the UCVB wetland which

would necessitate WUA from the DWS. Refer to section 7 for specific details.

The ZoRs are illustrated in conjunction with the delineated freshwater ecosystems in Figure 16 below.
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7 RISKASSESSMENT

Following the assessment of the UCVB wetland, the DWS specified Risk Assessment Matrix (as
promulgated in GN509 of 2016) was applied to ascertain the significance of risk associated with the
proposed development on the key drivers and receptors of the wetland. -

7.1 Risk Assessment considerations and outcome

» The risk assessment was applied to the three barrel unit location alternatives as described in
Section 2 and Table 8 and depicted in Figure 16;

» There are four key ecological risks on the assessed freshwater ecosystem that were assessed,
namely:

» Loss of surface water feature habitat and ecological structure resulting in impacts to
biota;

e Changes to the socio-cultural and service provision;

¢ Impacts on the hydrology and sediment balance of the wetland; and

» Impacts on water quality;

> In applying the risk assessment, it was assumed that the mitigation hierarchy as advocated by
the DFFE et al. (2013) would be followed, i.e., the impacts would first be avoided, minimised if
avoidance is not feasible, rehabilitated as necessary and offset if required:;

» Thus, the DWS risk assessment was applied assuming that all listed mitigation measures are
implemented, therefore the results of the DWS risk assessment provided in this report presents
the perceived impact significance post-mitigation,

» The default score for legal issues (since the proposed development is located within the 100 m
/500 m ZoRs) is ‘5';

» The installation of sewerage infrastructure within the GN509 ZoR of a watercourse is excluded
from the General Authorisation (GA) for Section 21 (c) and (i) water uses; a WULA may
therefore, be required to be submitted, irrespective of the risk outcome of this risk assessment;

» The proposed development activities and the associated risks they pose are all highly site
specific, not of a significant extent relative to the area of the wetland assessed, and therefore
have-aimited spatiat-extent (i-e;-withinthestudyarea);

» While the operation of the proposed development will be a permanent activity, the construction
thereof is envisioned to take no more than a few months. The frequency of the construction

= .. > Mostimpacts are consit dered easﬂv;d‘tecta‘rﬂe and mmqatlon measures thereof are’ consj.e_red

to be easily practicable: and ™

>z It is highly recommended that the area be rehabilitated and.. revegetated w1th su:table
indigenous vegetatlon spec|es ek =

- .The results of the risk assessment are. summansed in Table. 9 -that foilows, mcludlng key mitigation
----_measures for each activity that must “be lmplemented to_reduce the -impacts -of--the proposed oz

development activities. .. .. ... , e e e S i S — ORI,

) C
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Table 9: Summary of the results of the DWS Risk Assessment applied to the UCVB wetland considering the significance of the proposed development

m
oo
4]

A Ash n & oo S gatio o be imp ed
Dptig O > CX, %3 o
CONSTRUCTION PHASE
» No stockpiling, equipment storage or construction laydown areas may be
B i i . planned within the 32m ZoR of the wetland. For barre! units within the 32m
" :;zc:‘:ma';?;fa?:rgls”:':’j ';Z‘::é';g ':mi"sﬂ:::‘)i: ZoR, the required materials must be brought to the location of the barrel unit
Ste access and| such z manner that freshwatger pﬂzews ard under cons?ruction only, with the remainder of the other barrel unit materials
Stockpling  of|  impeded andlor diverted; and 1] 3| 1 b Gl I I . .
materials o Potential hydrocarbon contamination of the . Ing eyents all machinery and vehicles used during construction must be
wetiand from oil and hydrocarbons originatin maintained to prevent oil leaks. If breakdowns occur these must be towered
fiom vehicles ¥ ginating offsite site to the designated areas/workshops. The proposed will ensure
: that incidental oil spills and leakage are minimise onsite and thus limit any
opportunities of water contamination and water quality deterioration.
Option 1 slal s » Analien invasive clearing plan must be in place to eradicate alien vegetation
o Disturbances of ol feading to i . within the study area, and not only in the vicinity of the proposed barrel units;
1 |Site Preparation’ : g N g ) - » AlPs within the study area miust be removed prir to soil stripping to reduce
vvlee%l:t:g%nalfnr:tl;feraﬂon, and in tum to akered| opiiona [1.75/3.75| 14 seed loads within the topsoil (which will be used to revegetate with
o Dust generation from exposed soil potentially indigenous vegetation post construction). This will reduce the long-term AIP
: 1 management requirements;
P - :Zatz:'a%o;o a:::je a;;]ﬂhe;ﬁlgagv:g; rwigfig? o Cleared vegetation must be stacked outside the 32 m NEMA ZoR and
t;learing N amgj 9 qualty; removed off site as soon as possible fo prevent reintroduction of alien seeds
i Icoeced Tunafl (&, efeiin’ 68y f opion3 | 1] 3] 13 « Aty iég‘:t;:i:nrr\ﬁ;r;ng‘ee:i‘}sposed of at 2 licensed refuse faciity and
« Sl o Gemed o o i s
= anner thal Teshwaler flows are impeded| > b ) 4
m/gf;wzie d SHNEET OWS Jare Impce sheeting; where deemed necessary and revegetated as soon as possible
. with input from a botanical specialist~ this is parficularly important for
vegetation clearing on the top of the impeundment walls {Option 1).
e fe -— Option1 | 6§ | 8| 16 « Vehicles must be regularly inspected for leaks, be equipped with drip trays,
e Operation  of oy 2 o
g ! _ - parked away from ECOSY and be on sealed
——me— - gi:?ﬂ‘gﬂ?“ﬁn iy -Trampl| IOfLWGtIEHd- on 2 —Option 2--{4:5 |-3.5 |5 surfaces outside -off site to- prevent ingress -into -soil-andfor runoff into {——-
|~ {Construction—of| =3 "= 20E '/P”:E‘t::": th } bst T " = v fresh BLOSYStems; = -
e Ll e = ; = B e L L S sidaza
Sl nseman chemicals that can discharge .| o the recelvmg Opton3 [1 ]3] 14 areas; and = == . :
within the [
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Optio 7 S| 8= a
CONSTRUCTION PHASE
Option 1 5] 8 |16 |128 » Excavated materials must not be contaminated and the stockpiles must not
exceed 2m in height;
o Topsoil must be stockpiled separately fom deeper soil layers to ensure that
Earth works topsoil gets backfilled last which will facilitate growth of new vegetation;
involving removal| — . . Opton2 |15/35/| 15 525 « All exposed soil must be protected for the duration of the construction phase
3 of fop soil and Pfott:nt;;al ;edtljmentatlon and altered water qualty s with 2 suitable geotextile (e.0., hessian sheeting) to prevent potential
creation of topsoil il e wetan sedimentation into the wetland;
Construction of stockpiles o Itis advised that a drift fence be erected (made out of heavy duty plastic) to
prevent sediment run-off into the wetland, especially considering that the

development is upgradient of the wetland; and
«_Construction must occur during the dry season to limit the above impacts.
» Fresh concrete and cement mortar must not be mixed near freshwater
ecosystems but rather within a suitable area as determined by the ECO on a
Option2  [1.75/4.75| 14 [66.5 batter board or other suitable platform/mixing tray, but not on bare soil and

Barref Units
" Option3  [1.25(3.25| 14 |45,

Concrete  works Option 1 5|9 |15 [135
pertaining fo the
iconstruction  of

4 foundation™ siabs| ~ ) must be within a lined, bound or bunded portable mixer. Consideration must
Option3  |1.25/3.25| 14 (455 be taken to use ready mix concrete;
« Awashout area must be designated outside of the freshwater ecosystems,
Constru cﬁoq Pf Possible contamination of soil and surface wafer :;gt:;?h water must be treated on-site or discharged to a suitable sanitation
5 |2 House within s a result of concrete works and runaff fromthe| g o513 55| 14 [455 « Cement bags must be disposed of in the demarcaled hazardous waste
32m  of the |construction site, leading to pollution of the receptacles;
Pl Concrete  works UEShiSiSr resoufce: o Spilled or excess concrete must be disposed of at a suitable landfill site.
Repair of a ining to Chain of custody documentation must be provided; and
ouse—durther{construct — = All-construction-works-must-be-undertaken-during-the-dry;
6 than 32 m but NA 1.25(3.25| 14 |455 months fo limit contamination of freshwater ecosystems.
within the 500 m : i ) « Acut of trench must be put in place to divert water around the concrete
GN509 ZoR of a slab to ensure any risk of runoff and contamination of surface water is
wetland -] e e e reduced e : —

P e . 32
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CONSTRUCTION PHASE
. o Excavation activities must ocour during the dry season (November - April) as
Option1 | 5 | 8 (15| 120 far as possible to fmit erosion, sedime(ntation, freshwater
contamination/collection and fiow maniputation on site;
Option2 |1.75|4.75 |14 | 66.5 » Excavated soil to be stockpiled to a height no greater than 2m to minimize dust
generation and be deposited on the upgradient side of the trench as a failsafe
Disturb GE—— ' fo catch sedimentation should it become mobilized fo avoid deposition into
" s of soil [ ally leading to downgradient freshwater ecosystems;
. Earth works: {ncrea;ed alﬁn ‘c’fﬁe;;‘“’_“ prolferalion, and in o Excavated materials to be safeguarded from all forms of contamination;
n‘zrencrmg forl involving removal F:joT aﬁelrwe s a:i dimentation of *» Top soil o be stored separately from deeper soil and all soil protected from
© 'aying Olof top soil ang|” -onBAl erosn)rf: L 0 weathering and wind transport by covering with a suitable geotextile such as
s_ew?'rage creation of topsoil downg'radlent fre§ water ecosystems,ﬂ . hessian sheeting and stockpiling period to be minimized to effect backflling;
i kpiles. ° Poter;ltlal e ofhfreshwa‘ler ows "} Option3 | 1 |325/13 » Excess soil and waste generated through the construction process must be
tlrenc es, causing the d‘ewatenng of P g NA disposed of at an appropriate and registered wasfe disposal facilities;

o o = . o Itis acknowledged that seepage water may be present within the trench and
invariably this will have a high silt load. Therefore, any seepage must be
dewatered and pumped into a silt frapping area before entering the downstream
reach of the wetland; and

o Avoid unnecessary trampling of vegetation irrespactive of the tation being
associated with the freshwater ecosystems or the sumounding terrestrial area.
X » Backfilling to take place as soon as pipeline has been laid, ensuring that top soil
o Incorrect order of backfiling such that fopseil] OPtion1 | 5 | & |17)138 is backilled last according to the last-outfirst-in backfiling principle;

Eath  wors| 310 300000 Seodbanks ae ceposted oo " s of b v o s AT o s e

ol eep to germinate; Option2 |1.75 [4.75 [15 2 : Suria : cejchan
Backfiling 'urf"‘“fggg s—;ﬁ“’:ﬁ .—emm-wmm—wm! : —thv:mem sty frenched = -require—supervision by =

trenches creation of topsol ooyld]rﬂmduce invasive vegetation; and Sultably compe vidual ) )
stockples » Soil either under or over compacted which may « The topsoi mugt be ripped for_ reestabllshment of vegetation. Howeve_r, o
) challenge seedbank gemnination and surface| Option3 | 1.5 | 3.5 |13|455 NIA account for subsidence of the soil level over time, allowance for a slightly higher
- ‘or intérflow charactefistics through the soil. — | ™~ soil level within backfilled trench (depending on-the soit type) may be made. |-
Therefore, monitoring post construction activities is required.
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) na 20 B E < gatio 0h P g
Optio o -‘ =
OPERATION PHASE
Proactive » Existing access roads must be used for monitoring/maintenance purposes. No
monitoring  to — s . indiscriminate movement of vehicles or personnel is allowed as this would resuit
Operation of|S"Sure * !"d'sc,':' mm;ti%‘::’mﬁ;ne‘;ne‘?afn\aeh(liculzigan:] ;z?;t::ocg in the compaction of soil and disturbance of wetland habitat;
th;. acﬁv;tie; and ; Uy 28 » it is recommended that the integrity of the sewer pipeline (if installed via
9 integrity  is P " . L Al 75375 |11 4. open trenching) be tested at least once every five years or more often
g et » Possible soil compaction and disturbance, resulting in i
i ¢ :lnzmtt:l[;:ntify increase d alieration of the wetland vegetation NA :::uld there be any sign of a leak and the sewer pipeline must be sleeved;
e:ady waming community structure. |+ Should repair of the pipefine be required to address a leak, an emergency/
signs. pipeline repalr plan must be in place to safeguard the wetland against
» Potential eutrophication of water as a resukt of| (Option 1 5 1 8 [16]128 sewerage.
increased nitrates and phosphate loads info the
" Potential wetl_amd; i " S NN
Operation of |eakage of the|® Prolferation of alien and invasive plant species within| - Gpgion 2 | 1,75 |4.75 16| 76
10 [Sewerage. _ e — the wetland; and .. Nl _ [N ——— .
Inff ineline e Potential ingress of raw sewage into the wetland and
pipeiine. de fresh ecosystems  with the
introduction of faecal coliforms into the water that| Option 3 1 3 (16| 48 N/A
would seriously pollute the UCVB wetland.
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7.2 Risk Assessment Discussion

7.2.1 Barrel Units

The risk assessment determined a Moderate risk significance impact for Option 1, a Low risk
significance (after mitigation) for Option 2 and a Low risk significance for Option 3 (before mitigation)
for the respective construction and operation phases. According to the DWS Risk Assessment Matrix
guidelines, if additional mitigation measures are applied, the Moderate risk significance impacts (for
sensitivity ratings within the Moderate Risk range (56-80) can be manually reduced by a maximum of
25 points; this would bring all activities associated with the Option 2 options to an overall Low score
(see mitigation measures below). However, due to the higher scores obtained for the activities
associated with the Option 1 barrel unit option (> 80 Moderate Risk rating), it is not possible to reduce
the risk significance impacts to a Low for this option.

The Moderate risk significances determined for Option 1 stem mostly from the mandatory maximum
severity score of a 5 for activities within the delineated extent of a wetland and a mandatory maximum
score for legal issues of a 5 for activities within the ZoR of a watercourse. The Moderate risk
significances stems secondarily from the method of construction, i.e., the use of construction equipment
within the wetland and the burying of the sewer pipelines beneath the ground, which requires trenching

and backfilling within the wetland.

These scores however do not accurately reflect the risk of the activities associated with the proposed
development on the wetland, considering that wetland edge effects have already taken place and
considering the seriously modified nature of the wetland hydrology, geomorphology, water quality and
the vegetation community, this wetland is not considered significantly ecologicaily sensitive to the nature
of the proposed development.

Option 3 is recommended as the most developable option, considering that this would pose the lowest

- " risk to the wetland, as all barrel units are located outside of the 32m NEMA ZoR development setback.
Option 2 is also developable, and although no barrel units are proposed within the wetland, several
units are proposed within the development setback, which would require strict mitigation measures to
be followed. Option 1 is least developable, considering the direct impacts from barrel unit positioning
(although limited) within the wetland.

The overall risk ratings after adjustment for the barrel units options are tabulated below in Table 10.

Table 10:Summary of the resuits of the DWS Risk Assessment applied to the wetland. —

* Site Preparation : —
Vegetation Clearing

______Operation_of Machinery. -~ -+ :

Earth works involving removal of top

. Construction of : d T Tt
Barrel Units soil and creation of topsoil stockpiles

~e T 7| CONSTRUCTION s Concrete works pertainingto ="~ —= o (af _ =
construction of the foundation slabs. | b itigath IS S

Trenching for the

laying of sewerage L
pipelines Earth works involving removal of top
Backfiling of soil and creation of topsoil stockpiles. .
trenches

Proactive monitoring to ensure
Operation of the structural integrity is maintained and
OPERATION sewerage to identify early warning signs.
infrastructure Potential leakage of the sewer
pipeline
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General good practice for the construction of these barrel units includes the following:

> An Alien Invasive Clearing Plan (AIP) must be in place to remove all vegetation from the study
area, and not just within the immediate vicinity of the proposed barrel units. This aligns to the
duty of care principle in Section 28 of NEMA which “gives effect to this constitutional guarantee
by imposing a duty of care on every person who causes, has caused or may cause significant
pollution or degradation of the environment to take reasonable measures to prevent such
pollution or degradation from occurring, continuing or recurring, or otherwise to minimise and
rectify such pollution or degradation”. VVegetation clearing and subsequent revegetation must
be conducted in a phased manner to minimise exposure of destabilised soil to the environment;

» Sediment control measures must be in place to ensure that stripped soil do not erode and cause
the sedimentation of the wetland;

» Barrel unit construction should take a phased approach in terms of the laydown of building
materials, i.e. only those materials pertaining to the barrel unit being constructed may be
allowed to be laid down. This is only applicable to those proposed barrel units within the wetland
(Option 1);

» The trenching and backfilling method( if approved and chosen) requires that special attention
be paid to the preservation of top soil for use during backfilling and revegetation, and the
compaction of backfilled soil must be done according to natural soil conditions. This will require
supetrvision by a competent individual; and

»> A cut of trench must be put in place to divert water around the concrete slab to ensure any risk
of runoff and contamination of surface water is reduced.

» All development must occur with the dry season, during a time of minimal surface runoff which
will safeguard the wetland against sedimentation from upland erosion, (from bare soil during
vegetation clearing and earthwork activities).

General good practice for the operation of these barrel units includes the following:

> ltis recommended that the lntegrlty of the sewer [ pipeline (if installed via open trenchmg) be
tested at least once every five years or more often shouid there be any sign of a leak and the

sewer pipeline must be sleeved; and
» An emergency pipeline repair plan must be in place should a sewerage pipeline be found to be
leaking, to minimise sewerage outfall into the wetland, which is considered to pose a high risk

to wetland water quality. _ - TR —

7.2.2 House repalr and reconstructlon

e The house that will be reconstructed w1|I pose aJ.ow nsksngmﬁcance.lmpact to_the wetland due to. bemg P

e o thatwilbe repaired similarly will also poser a Low risk sngmfcance |mpact 16 the ik due o
it being located a significant distance from the watercourse and thus the risk of signific cant lmpacts form 2

edge effects is limited.

Nuspisssp b Assummg that strict enforcement of cogent “well- developed mitigation measures takes.place (and the- -
.. __ implementation of general construction managemént and “good  housekeeping practices, ‘as per
S—— -‘Appendlx F); the significance of impacts arising from the proposed developmentcanbe adequately
- “managed. Furthermore, with rehabilitation and long=term mafagement of-aliemahd invasive plant™
species, the overall PES of the wetland is unlikely to be negatively impacted by the proposed

development.

7.3 Cumulative Impacts

Cumulative impacts stem from development activities that exacerbate existing impacts on the past,
present and foreseeable future, state of the system.

) C
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The construction of concrete foundations on which the barrel units will be supported is considered a
negative cumulative impact on the existing wetland hydrology (albeit critically modified) by creating
several areas in the wetland (Option 1 layout option) where surface water and/or interflow is impeded
or diverted. The combined extent of these foundations for Option 1 (21 m2 x 7 = 147 m2) is however
unlikely to pose any significant quantum of risk to hydrological and geomorphological processes driving
the system. This is considering the hydrological and geomorphological shifts that have already taken
place historically. This limited cumulative impact can however be avoided by supporting the barrel units
on stilts, which allows freshwater to move freely through the wetland and is the preferred option from
the freshwater specialist, as it also removes the need to use concrete within a watercourse.

Conversely, the scheduled clearance of alien invasive vegetation is considered to provide a positive
cumulative impact in the environment, by increasing the distribution of indigenous vegetation in the
wetland, which can spread into the broader catchment. During construction, edge effects will however

need to be carefully managed.

Given the mitigation measures listed in this report, no other significant cumulative impacts are
envisaged post the short term construction impacts.

8 CONCLUSION

FEN Consulting was appointed to conduct a specialist freshwater ecological assessment as part of the
EA and WUA processes for the proposed development in Devon Valley within the Stellenbosch

Municipal area.

The development is comprised of a house rebuild, the repair of another house and the construction of
self-catering barrel units according to three layout options (Option 1, Option 2 and Option 3) each
requiring domestic and sewerage services.

The field visit confirmed an UCVB wetland w1th|n the study area Wthh was ecologlcally assessed as
follows (Table 11):

Table 11: Summary of results of the field assessment as discussed in Section 5.

P e e

(X}
-
s

= {==—==-=—1-REC Category:-D-(zargely modified)— -

= _Unchannelled Category E -a=TQurism=——-—
= =—"Valley Botior s 9 r{ - —f i Po[able SUpply | LoWw -~ | BAS: Category: D (Largely Modified)
Wetland- ( enousy gificd) o g RM@Gategery—D{lmpreve)

The risk assessment determined a Moderate I'ISk significance |mpact for Optlon 1__a Low nsk

significance (after mitigation) for Optlon 2 and a ‘Low risk significance for Option 3 (before. mltlgatlon)
for the respective construction and operation phases. The higher " scores obtainéd for the ‘activities

associated ‘with-Option 1 were not eligible for a manual down reductton1owards-ach|evmg -alow risk

impact significance, and therefore would requirea-Watér Use License Application (WULA)=" ~

These scores however do not accurately reflect the impact of the activities associated with the proposed
development. This is considering that wetland edge effects have already taken place and considering
the seriously modified nature of wetland hydrology, geomorphology, water quality and the vegetation
community. Therefore, this wetland is not considered ecologically sensitive to the nature of the
proposed development, besides for the proposed use of concrete within the wetland which would
constitute a freshwater quality hazard, if mitigation is not applied.

Option 1 proposes 7 barrel units within the wetland, 4 units within the calculated 15 m development
setback, of which 3 are on an impoundment wall, 1 unit within the 32 m NEMA ZoR and 3 units outside
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of the 32 m NEMA ZoR. Option 2 proposes 4 barrel units within the 15 m development setback of the
wetland, 3 units within the 32 m NEMA ZoR and 4 units outside of the 32 m NEMA ZoR. Option 3
proposes 10 barrel units outside of the 32m NEMA ZoR. The house rebuild falls within the 32 m NEMA
ZoR of the wetland while the house repair falls outside of the 32 m NEMA ZoR. All proposed
development however occurs within the 500 m ZoR (GN509) of the wetland.

Sewerage infrastructure will be required for all of the proposed barrel unit layout options and the
Department of Water and Sanitation (DWS), as custodians of the water resources in South Africa, must
be consulted in this regard to decide on the required WUA process for the proposed development
considering the motivations provided in this document. -

In terms of EA, the development within the NEMA 32 m ZoR may trigger Activity 12 and 19 of GN327
— Listing Notice 1 of the 2014 EIA regulations and Activity 10, 12 and 14 of GN324 — Listing Notice 3 of
the 2014 EIA regulations. Therefore, EA would need to apply or obtained.

Based on the findings of the freshwater ecosystem assessments and the results of the risk assessment,
it is the opinion of the specialist that the proposed activities associated with Options 1 — 3 pose a Low
risk to the integrity of the UCVB wetland. This is on condition that adherence to cogent, well-conceived
and ecologically sensitive construction plans are implemented, where applicable and the mitigation
measures provided in this report as well as general good construction practice are adhered to.
Therefore, any of the proposed layout options are considered acceptable from a freshwater ecological

and resources management perspective.

Option 3 is recommended as the most developable option, considering that this would pose the
lowest risk to the wetland, as all barrel units are located outside of the 32m NEMA ZoR
development setback. Option 2 is also developable, and although no barrel units are proposed within
the wetland, several units are proposed within the development setback, which would require strict
mitigation measures to be followed. Option 1 is least developable, considering the direct impacts from
-- barrel unit positioning (although limited) within the wetland.—— .. __ TR
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APPENDIX A —- Terms of Use and Indemnity

The findings, results, observations, conclusions and recommendations given in this report are based
on the author’s best scientific and professional knowledge as well as available information. 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 Consulting (Pty) Ltd and its staff
reserve the right to, at their sole discretion, modify aspects of the report including the recommendations
if and when new information may become available from ongoing research or further work in this field,

or pertaining to this investigation.

Although FEN Consulting (Pty) Ltd exercises due care and diligence in rendering services and preparing
documents, FEN Consulting (Pty) Ltd accepts no liability and the client, by receiving this document,
indemnifies FEN Consulting (Pty) Ltd and its directors, managers, agents and employees against all
actions, claims, demands, losses, liabilities, costs, damages and expenses arising from or in connection
with services rendered, directly or indirectly by FEN Consulting (Pty) Ltd and by the use of the
information contained in this document.

This report must not be altered or added to or used for any other purpose other than that for which it
was produced without the prior written consent of the author(s). This also refers to electronic copies of
this 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. If 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.
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APPENDIX B - Legislative Requirements

The Constitution of |

the Republic of
South Africa, 1996

The environment and the health and well-being of people are safeguarded under the Constitution of
the Republic of South Africa, 1996 by way of section 24. Section 24(a) guarantees a right to an
environment that is not harmful to human health or well-being and to environmental protection for the
benefit of present and future generations. Section 24(b) directs the state to take reasonable legislative
and other measures to prevent pollution, promote conservation, and secure the ecologically sustainable
development and use of natural resources (including water and mineral resources) while promoting
justifiable economic and social development. Section 27 guarantees every person the right of access
to sufficient water, and the state is obliged to take reasonable legislative and other measures within its
available resources to achieve the progressive normalization of this right. Section 27 is defined as a
socio-economic right and not an environmental right. However, read with section 24 it requires of the
state to ensure that water is conserved and protected and that sufficient access to the resource is
provided. Water regulation in South Africa places a great emphasis on protecting the resource and on
providing access to water for everyone.

National
Environmental
Management  Act,
1998 (Act No. 107 of
1998)

The National Environmental Management Act, 1998 (Act No. 107 of 1998) and the associated
Regulations as amended in 2017, states that prior to any development taking place within a wetland or
riparian area, an environmental authorisation process needs to be followed. This could follow either the
Basic Assessment Report (BAR) process or the Environmental impact Assessment (EIA) process
depending on the scale of the impact. Provincial regulations must also be considered. -

National Water Act ,
1998 (Act No. 36 of
1998)

The National Water Act, 1998 (Act No. 36 of 1998) recognises that the entire ecosystem and not just
the water itself in any given water resource constitutes the resource and as such needs to be conserved.
No activity may therefore take place within a watercourse unless it is authorised by the Department of
Water and Sanitation (DWS). Any area within a wetland or riparian zone is therefore excluded from
development unless authorisation is obtained from the DWS in terms of Section 21 (c) & {i).
A watercourse is defined as:

a) A river or spring;

b) A natural channel in which water flows regularly or intermittently;

¢) Awetland, lake or dam into which, or from which water flows; and

d) Any collection of water Wthh the mlmster may, by notlce in the Gazette, declare a

~ watercourse.” " ) )

Government Notice
5§09 as published in
the Government
Gazette 40229 of
2016 as it relates to
_the National Water |
Act , 1998 (Act No.
36 of 1998)

In accordance with Government Notice (GN)509 of 2016, a regulated area of a watercourse for section |
| 21c and 21i of the NWA, 1998 is defined as:

a) The outer edge of the 1 in 100 year flood line and/or delineated riparian habitat, whichever
is the greatest distance, measured from the middle of the watercourse of a river, spring,
natural channel, lake or dam;

| b) Inthe absence of a determined_1.in100.year flood line or riparian area the area within 100 |

m from the edge of a watercourse where the edge of the watercourse is the first identifiable

annual bank fill flood bench; or
c) A 500 m radius from the delineated boundary (extent) of any wetland or pan; -

- This notice replaces’ GN1199 and may be‘exem‘ﬁa—'yfoﬂom

b Exercise the water use activities in terms of Section 21 (c) and TI) of the Act as set out

in-the-table belowsubject-to-the-conditions-of-thi

IUI I

Use water in terms of section 21(c) or (i) of the Act if it has a low risk class as determines
through the Risk Matrix;

)

i)
the Act that has a'LOW risk class as determined through the Risk Matrix;
Conduct river and -storm water management acnvmes as contained in a river

) “managem‘em plan;

Conduct rehabilitation of wetlands ‘or fivers where such rehabilitation activities havea:
LOW risk class as determined through the Risk Matrix; and

Conduct emergency work arising from an emergency situation or incident associated
with the persons’ existing lawful water use, provided that all work is executed and
reported in the manner prescribed in the Emergency protocol.

A General Authorisation (GA) issued as per this notice will require the proponent to adhere with specific
conditions, rehabilitation criteria and monitoring and reporting programme. Furthermore, the water user
must ensure that there is a sufficient budget to complete, rehabilitate and maintain the water use as set
out in this GA. Upon completion of the registration, the responsible authority will provide a certificate of
registration to the water user within 30 working days of the submission. On written receipt of a
registration certificate from the Department, the person will be regarded as a registered water user and
can commence within the water use as contemplated in the GA.

vi)

Do maintenance with-their'éxisting-fawful water use in terms-of section 21(c)-or-(i)of -

42
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APPENDIX C — Method of Assessment

1. Desktop Study

Prior to the commencement of the field assessment, a background study, including a literature review,
was conducted in order to determine the ecoregion and ecostatus of the larger aquatic system within
which the surface water features present in close proximity of the proposed development are located.
Aspects considered as part of the literature review are discussed in the sections that follow.

1.1 National Freshwater Ecosystem Priority Areas (NFEPA; 2011)

The NFEPA project is a multi-partner project between the Council of Scientific and Industrial Research
(CSIR), Water Research Commission (WRC), South African National Biodiversity Institute (SANBI),
DWA, South African Institute of Aquatic Biodiversity (SAIAB) and South African National Parks
(SANParks). The project responds to the reported degradation of freshwater ecosystem condition and
associated biodiversity, both globally and in South Africa. It uses systematic conservation planning to
provide strategic spatial priorities of conserving South Africa’s freshwater biodiversity, within the context

of equitable social and economic development.

The NFEPA project aims to identify a national network of freshwater conservation areas and to explore

institutional mechanisms for their implementation. Freshwater ecosystems provide a valuable, natural

resource with economic, aesthetic, spiritual, cultural and recreational value. However, the integrity of

freshwater ecosystems in South Africa is declining at an alarming rate, largely as a consequence of a

variety of challenges that are practical (managing vast areas of land to maintain connectivity between

freshwater ecosystems), socio-economic (competition between stakeholders for utilisation) and
_ institutional (building appropriate governance and co-management mechanisms).

The NFEPA database was searched for information in terms of conservation status of rivers, wetland
habitat and wetland feature present in the vicinity of the proposed development.

1.2 Department of Water and Sanitation (DWS) Resource Quality Information Services Present
Ecological State / Ecologlcal lmportance and Sensrtlwty (PES/EIS) Database (2014)

.~ The PES/EIS database as developed by the DWS RQIS department.was utilised to_obtain background
—.—_information_on the project area. The PES/EIS database has been made available to consultants since

id=August2014The" information from this database:is: based on-information-at-a-sub- -quaternary

““catchment reach (subquat reach) level with the “descriptions of the- ‘aguatic ecology based on the

information collated by the DWS RQIS department from all reliable sources of reliable information such
as SA RHP sites, EWR -sites and Hydro WMS sites. The results obtained serve to summarise this
information as a background-to-the cond|t{ons of the~surface water feature- traversedJoy theﬁaroposed

linear development N

2 Classmcatlon System for Wetlands and other Aquatlc Ecosystems in South
Africa (2013)

All wetland or riparian features encountered within the study area was assessed using the Classification
System for Wetlands and other Aquatic Ecosystems in South Africa. User Manual: Inland systems,
hereafter referred to as the “Classification System” (Ollis et. al., 2013). A summary on Levels 1 to 4 of
the classification system are presented in the tables below.

' i @
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Table C1: Classification System for Inland Systems, up to Level 3.
D JAQUA 9, 0,
LEVEL 1: SYSTEM LEVEL 2: REGIONAL SETTING LEVEL 3:LANDSCAPE UNIT
DWA Level 1 Ecoregions Valley Floor
OR
Intand Systems NFEPA WetVeg Groups SIoPe
OR Piain

Other special framework

Bench (Hilltop / Saddle / Shelf)

Table C2: Hydrogeomorphic (HGM) Units for the Inland System, showing the primary HGM Types
at Level 4A and the subcategories at Level 4B to 4C.

ONA
LEVEL 4:HYDROGEOMORPHIC (HGM) UNIT

HGM type

Longitudinal zonation/ Landform / Outflow

Landform / Inflow drainage

drainage
A B c
Mountain headwater stream Afnlv? channel
Riparian zone
] , Active channe!
Mountain stream —
Riparian zone
. Active channel
Transitional ——
Riparian zone
, Active channel
Upper foothills Riparian zone
. . Active channel
River Lower foothills —
Riparian zone
Lowland river Active channel
Riparian zone
Rejuvenated bedrock fall Sctive chavel
Riparian zone
Rejuvenated foothills A?“Vt.a Gl
Riparian zone
Upland floodplain Aol chianne]
Riparian zone
Channelled valley-bottom wetland {not appiicable) {nof applicable) T
Unchannelled valley-bottom wetland (not applicable) {not applicable)
— Floodplain-depression (not applicable) s .
. FlmMm_d__ - Floodplain flat - —--- — ——— | {not applicable) i oy BT
i (= = e S R | S T — | With charineliéd inflow ————— -
e = M } Without channelled inflow ™ =—oerr—
Endorhe With channelled inflow
a e == A Without channelled inflow | . _
e S - ’B'aﬁfﬁe@‘-* With channelled inflow . __

Without channelled inflow .. -

With channelled outflow

{not applicable)

—‘- Lt - _'“;. _SFep__:Tl_t:::::T = — =

Without channelled outflow

(not applicable)

reee - e Welland flat== == - - -

(not applicable)

Level 1: Inland systems

From the classification system, Inland Systems are defined as aquatic ecosystems that have no
existing connection to the ocean® (i.e. characterised by the complete absence of marine exchange
and/or tidal influence) but which are inundated or saturated with water, either permanently or

® Most rivers are indirectly connected to the ocean via an estuary at the downstream end, but where marine exchange (i.e. the presence of
seawater) or tidal fluctuations are detectable in a river channel that is permanently or periodically connected to the ocean, it is defined as

part of the estuary.

(not applicable) -~ - - |
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periodically. It is important to bear in mind, however, that certain Inland Systems may have had a
historical connection to the ocean, which in some cases may have been relatively recent.

Level 2: Ecoregions & NFEPA Wetland Vegetation Groups

For Inland Systems, the regional spatial framework that has been included in Level 2 of the classification
system is that of the DWA's Level 1 Ecoregions for aquatic ecosystems (Kleynhans et. al., 2005). There
is a total of 31 Ecoregions across South Africa, including Lesotho and Swaziland. DWA Ecoregions
have most commonly been used to categorise the regional setting for national and regional water
resource management applications, especially in relation to 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 project, wetland vegetation
groups (referred to as WetVeg Groups) were derived by further splitting Bioregions into smaller groups
through expert input (Nel et al., 2011). There are currently 133 NFEPA WetVeg Groups. Itis envisaged
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 initiatives.

Level 3: Landscape Setting
At Level 3 of the classification system for Inland Systems, a distinction is made between four Landscape
Units (Table C1) on the basis of the landscape setting (i.e. topographical position) within which an HGM
Unit is situated, as follows (Ollis ef. 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;

> Valley floor: The base of a valley, situated between two distinct valley side-slopes;

_ > Plain: an extensive area of low relief characterised by relatively level, gently undulating or
uniformly sloping land; and

> Bench (hilitop/saddle/shelf): an area of mostly level or nearly level high ground (relative to
the broad surroundings), including hilltops/crests (areas at the top of a mountain or hill flanked
by down-slopes in all directions), saddles (relatively high-lying areas flanked by down-slopes
on two sides in one direction and up-slopes on two sides in an approximately perpendicular

representing a break in slope with an up-slope one side and a down-slope on the other side in
the same direction).

~ Tevel4: Hydrogeomorphic Units — —— = — SRR Sy~ e
Seveﬁ—pﬁmaryﬂGWypesame%gﬁsed#eﬁwaﬁd%ystemﬁ&eveMAﬁﬂheelasafeaﬂeﬁsyste ’

(TableT2), on the basis of hydrology and geomorphology (Ollis et. al., 2013), namely: =

River:_a linear: landform--with_ clearly discernible bed and banks JNhlch_pe.ﬂnanenﬂy O -
perlodlcally carries a concentrated flow of water; LN

> - Channelled: valley-bottom wetland: a valley-bottom wetland with a river channel runmng ----- T
___throughit, o el —
» Unchannelled valley-bottom wetland a valley-bottom wetland without a river channel

running through it;

> Floodplain wetland: the mostly flat or gently sloping land adjacent to and formed by an alluvial
river channel, under its present climate and sediment load, which is subject to periodic

inundation by over-topping of the channel bank;

> Depression: a landform with closed elevation contours that increases in depth from the
perimeter to a central area of greatest depth, and within which water typically accumulates;

. _ ®
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» Wetland Flat: a level or near-level wetland area that is not fed by water from a river channel,
and which is typically situated on a plain or a bench. Closed elevation contours are not evident

around the edge of a wetland flat; and

> Seep: a wetland area located on (gently to steeply) sloping land, which is dominated 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, extend 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 currently in common usage in South Africa.
Similar terminology (but excluding categories for “channel’, “flat” and “valleyhead seep”) is used, for
example, in the recently developed tools produced as part of the Wetland Management Series including
WET-Health (Macfarlane et. al., 2008), WET-IHI (DWAF, 2007) and WET-EcoServices (Kotze et. al.,

2009).

3. WET-Ecoservices (2020)

The WET-Ecoservices (v2) method by Kotze et al. (2020) provides an overall importance score to each
of the ecoservices listed below (Table C4). The overall importance score of each ecoservice is
calculated by integrating its respective supply and demand scores (Table C3). Each ecoservice supply
and demand score in turn is calculated using an algorithm that has been designed to reflect the relative
importance and interactions of the attributes represented by indicators that characterise that ecoservice.

The supply of an ecoservice is related to the innate ability of the wetland to provide a particular service,
tying to its PES, while the demand on an ecoservice is founded on the wetland’s catchment context
(e.g. toxicant sources upstream), the number of beneficiaries and their level of dependency.

The WET-Health (v2) summary thus enables the reader to gauge both the relative importance of the
individual ecoservice supply and demand scores and combined (overall) ecoservice importance.

1

Biodiversity maintenance
Provision of water for human use
Provision of harvestable resources
Food for livestock

Flood attenuation ~
Stream flow regulation
Sediment trapping
Phosphate assimilation

Provision of cultivated foods
Cultural and spiritual experience

Nitrate assimilation
Toxicant assimilation

Erosion control Tourism and recreafion

YIV|V|VIVIV|V|Vv

Education and research

VIVIV|V|V|V|V|v

-. Table C3: Integration of ecoservice supply and.demand scores to derive overall importance

Carbon storage

3 =
= j - Very Low Low .
e o] o — | o [ 1 ———
== — . Yenplsw - —|— O— |- 00 00 _.m:_
B | Low 1 Y 00 =

HModerate 2 (1] 05

| 3 | e | a0

4 05 1%
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Table C4: Ecoservice importance categories and descriptions based on integration of supply
and demand scores.

Importance Category Description
Verv L 0-0.78 The importance of services supplied is very low relative to
Soeow . that supplied by other wetlands.
L 0-1.29 The importance of services supplied is low relative to that
O - i supplied by cther wetlands.
The importance of services supplied is moderateiy-low
BiOaEateletoy e tlve that supphed by other wetlands

4. Ecological Importance and Sensitivity (EIS) (Rountree & Kotze, 2013)

The purpose of assessing importance and sensitivity of watercourses is to be able to identify those
systems that provide higher than average ecosystem services, biodiversity support functions or are
especially sensitive to impacts. Surface water features with higher ecological importance may require
managing such surface water features in a better condition than the present to ensure the continued
provision of ecosystem benefits in the long term (Rountree & Kotze, 2013).

In order to align the outputs of the Ecoservices assessment (i.e. ecological and socio-cultural service
provision) with methods used by the DWA (now the DWS) used to assess the EIS of other surface
water feature types, a tool was developed using criteria from both WET-Ecoservices (Kotze, et, al,

2009) and earlier DWA EIA_assessment tools. Thus, three proposed suites of important criteria for_

assessing the Importance and Sensitivity for wetlands were proposed, namely:

» Ecological Importance and Sensitivity, incorporating the traditionally examined criteria used in
EIS assessments of other surface water features by DWA and thus enabling consistent
assessment approaches across surface water feature types;

» Hydro-functional importance, taking into consideration water quality, flood attenuation and

sediment-trapping-ecosystemservices-that-the-wetland-mayprovide;and - = —
» Importance in terms of socio-cultural benefits, including the subsistence and cultural benefits

provided by the wetland system.

The highest of theseﬂhree*sunes*mscores 1s_then: usecﬁo determine the overall—lmpoﬂanc *and =

Sensitivity category (Table C7) of the wetland system being assessed.
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Table C6: Ecological Importance and Sensitivity Categories and the interpretation of median
scores for biota and habitat determinants (adapted from Kleynhans, 1999).

‘Recommended
Range of Ecological

| EIS C;ategory Mean Management

Very high
Wetlands that are considered ecologically important and sensitive on a national or 53 and <=4
even international level. The biodiversity of these wetlands is usually very sensitive to
flow and habitat madifications.

High

Wetlands that are considered to be ecologically important and sensitive. The | >2and <=3
biadiversity of these wetlands may be sensitive to flow and habitat modifications.
Moderate

Wetlands that are considered to be ecologically important and sensitive on a provincial
or local scale. The biodiversity of these wetlands is not usually sensitive to flow and
habitat modifications.

Low/maraginal

Wetlands that are not ecologically important and sensitive at any scale. The >0 and <=1
biodiversity of these wetlands is ubiquitous and not sensitive to flow and habitat
modifications.

>1 and <=2

Class :.'

5.  WET-Health

Healthy wetlands are known to provide important habitats for wildlife and to deliver a range of important
goods and services to society. Management of these systems is therefore essential if these attributes
are to be retained within an ever-changing landscape. The primary purpose of this assessment is to
evaluate the eco-physical health of wetlands, and in so doing to promote their conservation and wise
management.

Level of Evaluation
Two levels of assessment are provided by WET-Health:

» Level 1: Desktop evaluation, with limited field verification. This is generally applicable to
situations where a large number of wetlands need to be assessed at a very low resolution; or

~ » Level 2: On-site evaluation. This involves structured sampling and data collection in a single

wetland and its surroundlng catchment.

Framework for.the Assessment— — .. =rY. e

is d-from-the set of processes—rn

ir_catchments: hy
retention; and outputs), geomorphology (sediment inputs,. retentlon and outputs) and vegetation
(transformatlon and presence of introduced alien specses) S

Units of Assessment *__ —

Central to WET-Health is the charactensatlon_of HGM UHIIS“WhICh have been defined based on
geomorphic setting (e.g. hillslope or valley-bottom; whether drainage_s open or closed), water source
(surface water dominated or sub-surface water dominated) and pattern of water flow through the
wetland unit (diffusely or channelled) as described under the Classification System for Wetlands and
other Aquatic Ecosystems above.

Quantification of Present State of a wetland

The overall approach is to quantify the impacts of human activity or clearly visible impacts on wetland
health, and then to convert the impact scores to a Present State score. This takes the form of assessing
the spatial extent of the impact of individual activities and then separately assessing the intensity of the
impact of each activity in the affected area. The extent and intensity are then combined to determine

P - S
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an overall magnitude of impact. The impact scores, and Present State categories are provided in the
table below.

Table C5: Impact scores and categories of Present State used by WET-Health for describing the
integrity of wetlands.

Unmodified, natural 0-0.9 A
Largely natural with few modifications. A slight change in ecosystem | 1-1.9 B
processes is discernible and a small loss of natural habitats and biota may
have taken place.

Moderately modified. A moderate change in ecosystem processes and loss | 2-3.9 C
of natural habitats has taken place, but the natural habitat remains

redominantly intact.

Largely modified. A large change in ecosystem processes and loss of | 4-5.9 D
natural habitat and biota and has occurred.

Serious The change in ecosystem processes and loss of natural habitat and biota | 6-7.9 E
is great, but some remaining natural habitat features are still recognisable.

Critical Modifications have reached a critical level and the ecosystem processes | 8-10 F
have been completely modified with an almost complete loss of natural

habitat and biota.

Assessing the Anticipated Trajectory of Change

As is the case with the Present State, future threats to the state of the wetland may arise from activities
in the catchment upstream of the unit or within the wetland itself or from processes downstream of the
wetland. In each of the individual sections for hydrology, geomorphology and vegetation, five potential
situations exist depending upon the direction and likely extent of change (table below).

Table C6: Trajectory of Change classes and scores used to evaluate likely future changes to the
present state of the wetland.

ange Bf: ptio 3
o Substantial State Is Tikely To improve substantially over the next 5 years 2 1
improvement
. “Slight improvement State is fikely to improve slightly over the next 5 years - A I B A
~====———|-Remain stable=————--State is likely to remain stable over the next 5 years——-0— e
e ‘_-H_ Slight deterioration State is likely to deteriorate éligﬁm)e;the next5 years _7_1_ l
* =t _|=Substantial deterioration | State is expected to deteriorate substantially over-the next-5-|--2-—- il
. years

.- . Qverall health of the wetland a e S

-=—— -©Oneceall HGMUnits have been assessed, a summary of health-for the wetland as a-whole needs to be
calculated. This is achieved by calculating a combined score for each component by area-weighting the
scores calculated for each HGM Unit. Recording the health assessments for the hydrology,
geomorphology and vegetation components provide a summary of impacts, Present State, Trajectory
of Change and Health for individual HGM Units and for the entire wetland.
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6. Recommended Management Objective (RMO) and Recommended Ecological

Category (REC) Determination
“A high management class relates to the flow that will ensure a high degree of sustainability and a low
risk of ecosystem failure. A low management class will ensure marginal maintenance of sustainability
but carries a higher risk of ecosystem failure” (DWA, 1999).
The RMO (table below) was determined based on the results obtained from the PES, reference

conditions and EIS of the surface water features (sections above), with the objective of either
maintaining, or improving the ecological integrity of the surface water feature in order to ensure

continued ecological functionality.

Table C7: Recommended management objectives (RMO) for surface water features based on
PES & EIS scores.

| Moderate

A A A
Maintain Maintain Maintain Maintain
B B
Maintain Maintain

[ Pristine

Natural

Good C C
Maintain Maintain
D D
Maintain Maintain
E/F* E/F*
Maintain Maintain

*PES Categories E and F are considered ecologically unacceptable (Malan_and Day, 2012) and therefore,
should a freshwater ecosystem fall into one of these PES categories, an REC class D is allocated by default,

as the minimum acceptable PES category.

A surface water feature may receive the same class for the REC as the PES if the surface water features
are deemed in good condition, and therefore must stay in good condition. Otherwise, an appropriate
REC should be assigned in order to prevent any further degradation as well as enhance the PES of the

surface water feature.

Table C8: Uescrlptlon of Recommended I:cologlca1tat*(ego REC)classes.

Unodiﬁed, natural
Largely natural with few modifications o 1 =
MOderaiei)Ldeiﬁed-:-f:?ﬁ:; S————,
Largely modified” — S

Surface water feature-| Delineation — =

= " For the purposes of this investigation, a wetland is defined in the Natiorial Wa’ter Act, 1998 (Act No 36 o
——~0f1998) as “land which is transitional between terrestrial and aquatic systems where the watertableis=— =
====-=—-_-_. at or near the surface, or the land is periodically covered with shallow-water, and which-in-normal
circumstances supports or would support vegetation typically adapted to life in saturated soil".

The wetland zone delineation took place according to the method presented in the DWAF (2005)
document “A practical field procedure for identification and delineation of wetlands and riparian areas.
An updated draft version of this report is also available and was therefore also considered during the
wetland delineation (DWAF, 2008). The foundation of the method is based on the fact that wetlands
and riparian zones have several distinguishing factors including the following:
» The position in the landscape, which will help identify those parts of the landscape where
wetlands are more likely to occur;
» The type of soil form (i.e. the type of soil according to a standard soil classification system),
since wetlands are associated with certain soil types;

) @
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» The presence of wetland vegetation species; and
» The presence of redoximorphic soil feature, which are morphological signatures that appear in

soil with prolonged periods of saturation.

By observing the evidence of these features in the form of indicators, wetlands and riparian zones can
be delineated and identified. If the use of these indicators and the interpretation of the findings are
applied correctly, then the resulting delineation can be considered accurate (DWAF, 2005 and 2008).

Riparian and wetland zones can be divided into three zones (DWAF, 2005). The permanent zone of
wetness is nearly always saturated. The seasonal zone is saturated for a significant period of wetness
(at least three months of saturation per annum) and the temporary zone surrounds the seasonal zone
and is only saturated for a short period of saturation (typically less than three months of saturation per
annum), but is saturated for a sufficient period, under normal circumstances, to allow for the formation
of hydromorphic soil and the growth of wetland vegetation. The object of this study was to identify the
outer boundary of the temporary zone and then to identify a suitable buffer zone around the wetland

area.

I _ °



FEN 22-5081 May 2023

APPENDIX D - Risk Assessment Methodology

In order for the EAP to allow for sufficient consideration of all environmental impacts, impacts were
assessed using a common, defensible method of assessing significance that will enable comparisons
to be made between risks/impacts and will enable authorities, stakeholders and the client to understand
the process and rationale upon which risks/impacts have been assessed. The method to be used for

assessing risks/impacts is outlined in the sections below.

The first stage of the risk/impact assessment is the identification of environmental activities, aspects
and impacts. This is supported by the identification of receptors and resources, which allows for an
understanding of the impact pathway and an assessment of the sensitivity to change. The definitions
used in the impact assessment are presented below.

» An activity is a distinct process or task undertaken by an organisation for which a responsibility
can be assigned. Activities also include facilities or infrastructure that is possessed by an
organisation;

> An environmental aspect is an ‘element of an organizations activities, products and services
which can interact with the environment’®. The interaction of an aspect with the environment
may result in an impact;

> Environmental risks/impacts are the consequences of these aspects on environmental
resources or receptors of particular value or sensitivity, for example, disturbance due to noise
and health effects due to poorer air quality. In the case where the impact is on human health or
wellbeing, this should be stated. Similarly, where the receptor is not anthropogenic, then it
should, where possible, be stipulated what the receptor is;

» Receptors can comprise, but are not limited to, people or human-made systems, such as local
residents, communities and social infrastructure, as well as components of the biophysical
environment such as wetlands, flora and riverine systems; - -

> Resources include components of the biophysical environment;

> Frequency of activity refers to how often the proposed activity will take place;

» Frequency of impact refers to the frequency with which a stressor (aspect) will impact on the
receptor;

> Severity refers to the degree of change to the receptor status in terms of the reversibility of the

impact; sensitivity of receptor to stressor; duration of impact (increasing or decreasing with
_time); controversy potential and precedent setting; threat to environmental and health L

= | Sncers o _
= ——=—Spatial extent refers to the. geogrggblgﬂ'rmln ofthed 'mbaa—.and-<—-—~»A--- . oz
e e “Duration réfers to the length of ime over which the stressor will catse a changé in the résource

or receptor: = e

| ;;:T.

The significance of the impact is then assessed by rating each variable numerically according to the - —...

defined criteria (refer to the table below) The'pur_pose of the rating is to develop a clear understandmg.- -

of influences and processes associated with ‘€ach impact. The severity, spatial scope and duration of = |

the lmpact together’ comprise-thie conséquiernce of the |mpact and when summed ¢an Gbtain a L
maximum value of 15. The frequency of the activity, impact, legal issues and the detection of the - impact
together comprise the likelihood of the impact occurring and can obtain a maximum value of 20. The
values for likelihood and consequence of the impact are then read off a significance rating matrix and

are used to determine whether mitigation is necessary?.

& The definition has been aligned with that used in the ISO 14001 Standard.

7 Some risks/impacts that have low significance will however still require mitigation

) @
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The model outcome of the impacts was then assessed in terms of impact certainty and consideration
of available information. The Precautionary Principle is applied in line with South Africa’s National
Environmental Management Act, 1998 (Act No. 107 of 1998) in instances of uncertainty or lack of
information, by increasing assigned ratings or adjusting final model outcomes. In certain instances,
where a variable or outcome requires rational adjustment due to model limitations, the model outcomes

have been adjusted.
"RISK ASSESSMENT KEY” (Based on DWS 2015 publication: Section 21 ¢ and i water use Risk
Assessment Protocol)

Table D1: Severity (How severe does the aspects impact on the resource quality (flow regime,
water quality, geomorphology, biota, habitat).

Insignificant / non-harmful 1
Small / potentially harmful 2
Significant / slightly harmful 3
Great / harmful 4
Disastrous / extremely harmful and/or wetland(s) involved 5

Where "or wetland(s) are involved" it means that the activity is located within the delineated boundary of any wetland. The
score of 5 is only compulsory for the significance rating.

Table D2: Spatial Scale (How big is the area that the aspect is impacting on).

Area spegific (at impact site)

Whole site (entire surface right)

Regional / neighbouring areas (downstream within quaternary catchment)
National (impacting beyond secondary catchment or provinces)

Global (impacting beyond SA boundary)

[S20 BN 73] | N} PN

Table D3: Duration (How long does the aspect impact on the resource quality).

One day to one month, PES, EIS and/or REC not impacted 1
One month to one year, PES, EIS and/or REC impacted but no change in status | 2
One year to 10 years, PES, EIS and/or REC impacted to a lower status but can

| beimproved over this period through mitigation 3 —
Life of the activity, PES, EIS and/or REC permanently lowered 4
More than life of the organisation/facility, PES and EIS scores, a E or F 5

~—— | "PES and EIS (sensitivity) must be considered. L T — —

Table D4: Frequency of the activity (How often do you do the specific activity).

Annually or less 1
= _|6monthy —— - — — ————— 2 = i
- -Monthly 3 - - =
_E, _,_' W,eekly eimaleieiemg il il - . = A4 — :;‘ —_— e
. Daily . = . . D i P e, o

Table D5: The frequency of the incident or impact (How often does the activity impact on the
resource quality).

Almost never / almost impossible / >20%
Very seldom / highly unlikely / >40%
Infrequent / unlikely / seldom / >60%
Qften / reqularly / likely / possible / >80%
Daily / highly likely / definitely / >100%

OB PO | —
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Table D6: Legal issues {How is the activity governed by legislation).

No legislation 1
Fully covered by legislation (wetlands are legally governed) 5
Located within the regulated areas

Table D7: Detection (How quickly or easily can the impacts/risks of the activity be observed on
the resource quality, people and resource).

Immediately

Without much effort

Need some effort

Remote and difficult to observe
Covered

G| (O IN | =2

Table D8: Rating Classes.

MANAGEMENT DESCRIPTION

A low risk class must be obtained for all activities to be considered for a GA T N -

Table D9: Calculations.

Consequence = Severity + Spatial Scale + Duration
Likelihood = Frequency of Activity + Freguency of Incident + Legal Issues + Detectlon _ _ B

Slgnlf cance\Risk = Consequence X Liketihood

The followmg points were con5|dered when undertaking_the assessment: B o

» ~Primary project site and related facilities that the client and its contractors develops or ~== -
controls; T B
o na-alia "o Areas potentially impacted by cumulative impacts for further planned development of the "
"~ project, any existing project or condition and other project-related developments; and
-~ e —Areas potentially affected by |mpacts from unplanned but predictable developments caused
by the project that may occur later or at a different location. ;
¢ Risks/Impacts were assessed for construction phase and operational phase; and
» Individuals or groups who may be differentially or disproportionately affected by the project

because of their disadvantaged or vulnerable status were assessed.

Control Measure Development

The following points presents the key concepts considered in the development of mitigation measures

for the proposed construction:
54 9
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> Mitigation and performance improvement measures and actions that address the risks and
impacts8 are identified and described in as much detail as possible. Mitigating measures
are investigated according to the impact minimisation hierarchy as follows:

¢ Avoidance or prevention of impact;

*  Minimisation of impact;

¢ Rehabilitation; and

e Offsetting.

» Measures and actions to address negative impacts will favour avoidance and prevention
over minimisation, mitigation or compensation; and

> Desired outcomes are defined and have been developed in such a way as to be
measurable events with performance indicators, targets and acceptable criteria that can be
tracked over defined periods, wherever possible.

Recommendations

Recommendations were developed to address and mitigate potential impacts on the freshwater ecology
of the resources in traversed by or in close proximity of the proposed infrastructure.

g

¢ Mitigation measures should address both positive and negative impacts.

)} @
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APPENDIX E — Results of Field Investigation

PRESENT ECOLOGICAL STATE (PES)
WET-HEALTH v2 (Macfarlane et al. 2020)

Table E1: WET-Health assessment summary of the unchannelled valley bottom wetland.

WET-Health Level 2 assessment:

PES Summary

This worksheet provides an overall summary of the WET-Health Assessment that can be b for reporting purg

May 2023

d P

Louisvale UCVB wetland

1
Unchannelled VB wetland
2.5 Ha
. ' e X - > 4 -
{ — -
P Asse e drolo omorpholog O getatio
5.6 2.1 3.1 8.0
44% 79% 69% 20%
4.8
: 529%
. 1.3Ha
Conf lence - Pnnection to regional aquifer but missing information on the degree of connectitivity, the lowe

Final (adjusted) Scores

Water Quality

T TR am—

Not rated’ Not rated

Not rated

- T— 68
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ECOLOGICAL IMPORTANCE AND SENSITIVITY (EIS)
(Rountree et al. 2013)

Table E2: Ecological Importance and Sensitivity summary for the unchannelled valley bottom
wetland

ECOLOGICAL IMPORTANCE AND SENSITIVITY:
Ecological Importance Score (0-4) confidence (1-5)
Biodiversity support ] 0.00 5
Presence of Red Data species 0.00 5
Populations of unique species 0.00 5
Migration/breeding/feeding sites 0.00 5
Landscape scale 1.80 4
Protection status of the wetland 4.00 5
Protection status of the vegetation type 4.00 5
Regional context of the ecalogical integrity 0.00 4
Size and rareity of the wetland type/s present 0.00 4
Diversity of habitat types 1.00 4
Sensitivity of the wetland 1.67 5
Sensitivity fo changes in floods 1.00 5
Sensitivity to changes in low flows/dry season
2.00 5
Sensitivity to changes in water quali
iy to chang qualty 2.00 4
ECOLOGICAL IMPORTANCE & SENSITIVITY | 1.80 | 4.69
HYDROLOGICAL/FUNCTIONAL IMPORTANCE Score (0-4) Confidence (1-5)
B Flood attenuation|The spreading out and slowing down of )
K] floodwaters in the wetiand, thereby reducing the 2 5
% severity of floods downstream
E Streamflow renulatlon Sustaining streamflow during low fiow periods 2 4
o E Sediment trapping|The trapping and retention in the wetland of 1 5
£ 3 sediment carried by runoff waters
b= = Phosphate assimilation|Removal by the wetland of phosphates carried by 1 4
g_ 2 runoff waters, thereby enhancing water quality
= = T Nitrate-assimilation |Removal by the wetland of nitrates carrfed by . =
] 2 runoff waters, thereby enhancing water guality
o = Toxicant assimilation|Removal by the wetland of toxicants (e.g. metals,
o = |biccides and salts) carried by runoff waters, 1 4
- £ E htherebg enhancing water quality ~ ~ e |
. __ e 5 2 . —__Erosion control|Controling of erosion at the wetland site,___ == o 1
- e JERS e S =3 principally through the.protection provided by | e —
:_:_ = e ;e N st = = == e
[ 9 e The trapping of carbon by the wetland, principatty |~ . -y
- Carbon storage o Sol AR e 1 3
= i £ i % TOTAL OVERALL SCORE AND CONFIDENCE: 1 1.375 4
_ DIRECT HUMAN BENEFITS e Score (0-4) Confidence (1-5) - e
Water for human use | The provision of water extracted directly from the | - - e
@ wetland for domestic, agriculture-or other - - 4 5
DN ga ses .
= & &| Harvestable resources IThe provision of hatdral resources from the Ran
L —— 2 2 tland, including kvestock grazing,-craft plants, ] —d e
3 g Iﬂsh, elc.
& Cultivated 0005 |, .5 in e vetiand used for the cutivation of ) 5
foods
E b Cultural heritage |Plces of special cultural significance in the
8 3 wetland, e.g., for baplisms or gathering of 0
. = 8 culturally significant piants
8 ,3 Tourism and recreation |Sites of value for fourism and recreation in the
vietland, often associated with scenic beauty and 3 5
o o abundant birdlife
Education and research |sites of value in the wetiand for education or 0
research
TOTAL OVERALL SCORE AND CONFIDENCE: 1.33 5




360
May 2023

FEN 22-5081

ECOSYSTEM SERVICE PROVISION

WET-ECOSERVICES v2 (Kotze et al. 2020)
Table E3: WET-Ecoservices summary for the unchannelled valley bottom wetland
- =i 3 1 ‘
1 B | i
ECOSYSTEM SERVICE Supply | Demand
0.5 0.0 0.0 Very Low
0.4 U;_.r , = 0.0 Very Low
b 0.9 0.0 Very Low
O =
1.4 Moderately Low
< 11 Low
2 08 1.0 Low
13 Low
0.6 11 Low
- 03 0.2 Very Low
1.0 0.0 0.0 Very Low
0.0 0.0 Very Low
0.9 0.0 - 0.0 ———--Very Low
- N = = (1. M
= = = = 03 Jitme, SO ———Véry Low
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APPENDIX F - Risk Assessment and Mitigation Measures

General construction management and good housekeeping practices

Latent and general impacts which may affect the freshwater ecology and biodiversity, will include any
activities which take place in close proximity to the proposed development that may impact on the
receiving environment. Mitigation measures for these impacts are highlighted below and are relevant
to the surface water feature identified in this report:

Development footprint

» All development footprint areas should remain as small as possible and should not encroach
into the freshwater areas unless absolutely essential and part of the proposed development. It
must be ensured that the freshwater habitat is off-limits to construction vehicles and non-
essential personnel;

» The boundaries of footprint areas, including contractor laydown areas, are to be clearly defined
and it should be ensured that all activities remain within defined footprint areas. Edge effects
will need to be extremely carefully controlled;

» Planning of temporary roads and access routes should avoid surface water features and be
restricted to existing roads where possible;

» Appropriate sanitary facilities must be provided for the life of the construction phase and all
waste removed to an appropriate waste facility;

» All hazardous chemicals as well as stockpiles should be stored on bunded surfaces and have
facilities constructed to control runoff from these areas;

» It must be ensured that all hazardous storage containers and storage areas comply with the
relevant SABS standards to prevent leakage;

» No fires should be permitted in or near the construction area; and

N » Ensuring that an adequate number of waste and “spill” bins are provided will also prevent litter
and ensure the proper disposal of waste and spills.

Vehicle access

> Al vehicles must be regularly inspected for leaks. Re-fuelling must take place on a sealed )
— surface-area io-preventingress-of-hydrocarbons-into-the-topsoil; — -
» In the event of a vehicle breakdown, maintenance of vehicles must take place with care and
the _recollection of spillage should be practiced near the surface .area to_prevent ingress of
hydrocarbons into topsoil and subsequent habitat loss; and s W nin

'} AllIspills 'should they occur, should be 1mmed|até1 -c1eanedﬁp7ﬁ=t—trea _claccordlngly - e
\Jegetatm - - : B -

> Removal of the alien and weed species encountered W|th|n the surface water feature must take
place .in.order-to-comply_with_existinglegislation (amendments to the.regulations-underthe -
. Conservation of Agricultural Resources ‘Act,; 1983 and Section 28 of the National Environmental” = =7
Management Act, 1998). Removal of species s should take place throughout.the construction,
operational, and maintenance phases and . - ow - . -
> Species specific and area specific eradlcatlon recommendations:
s Care should be taken with the choice of herbicide to ensure that no additional impact
and loss of indigenous plant species occurs due to the herbicide used;
e Footprint areas should be kept as small as possible when removing alien plant species;
and -
¢ No vehicles should be allowed to drive through designated sensitive surface water
feature areas during the eradication of alien and weed species.

) @
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Soil
>

>

May 2023

Sheet runoff from access roads and the walk ways should be slowed down by the strategic
placement of berms;

As far as possible, all construction activities should occur in the low flow season, during the
drier winter months;

As much vegetation growth as possible (of indigenous fioral species) should be encouraged to
protect soil;

No stockpiling of topsoil is to take place within close proximity to the surface water feature, and
all stockpiles must be protected with a suitable geotextile to prevent sedimentation of the

surface water feature;
All soil compacted as a result of construction activities as well as ongoing operational activities

falling outside of project footprint areas should be ripped and profiled; and
A monitoring plan for the development and the immediate zone of influence should be

implemented to prevent erosion and incision.

Rehabilitation

>
>

>

Construction rubble must be collected and disposed of at a suitable landfill site;

All alien vegetation in the footprint area as well as immediate vicinity of the proposed
development should be removed. Alien vegetation control should take place for a minimum
period of two growing seasons after rehabilitation is completed; and

Side slope and embankment vegetation. cover should be monitored to ensure that sufficient
vegetation is present to bind these soil and prevent further erosion.

Impact ratings on the surface water feature ecology

The table below serves to summarise the anticipated impacts that might occur during the construction
and operational phases as well as the mitigation measures that must be imp]emented in order to
maintain and enhance the ecological infegrity of the resource. It is important to note that although all
surface water features present within the investigation area were delineated, the risk assessment will
focus only on the surface water feature where the proposed development will take place

) C
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Table F1: Summary of the results of the DWS Risk Assessment applied to the surface water feature.
Al a , oot & CSEE B 22538 ¢ S2 3
O 3 oy [0 c S = = .- =
CONSTRUCTION PHASE
e Stockpiling of barrel unit, housing reconstruction and
repair materials and sewerage pipelines in such a
Site access and Stockpiling of| manner that freshwater flows are impeded andor
materials diverted: and N/A 1 1 1T (11111 3]|5]1]|5]2]13]39
¢ Potential hydrocarbon contamination of the wetland from
oil and hydrocarbons originating from vehicles.
« Disturbances of soil leading to increased future afien X
1 Site vegetation profiferation, and in tum 1o altered wetland| Option® 5 | & | 5 |56 {128 |5)|3]6)2|15/120
Preparation habitat; -
o Dust generation from exposed soil potentially leading to] - Option 2 q 2 3 1117811111375/ 5(2|5]|2 14525
! . thé smothering of the wetland vegetation and altering | A I e
Vegetafion clearing surface water quality; and
= Increased runoff and erosion leading to sedimentation; NIA
and Option 3 1 1 1 |11 |1|1|3|5[1]5]|2]13]39
= Stockpiling of cleared vegetation in such a manner that
freshwater flows are impeded and/or diverted. 1
e Trampling of wetland vegetation Option 1 5| 5|5 |5|5]|1]2|8/|5|2|5|4]|16/128
» Operation of machinery; and | Potential leakage ‘of hazardous subslances from =
2 pﬁgmmﬁ mnr\),'pmpm machinery such as hydrocarbons and other toxic| OPfon2 | 1 | 2 | 2 |1/15[1]2]3515/2|5]3 |15/525
within the wetland chemicals that can discharge into freshwater ;
|| ecosystems Option 3 1 1 1 |1t 11| 3]|5]|1]|5[3]14]42
Construction of [Earth works involving removal of R _ _ ) Option 1 5| 6 5 |5|5|112|8(|5|3|5]3[16]128
3 {Bamel Units top so!l and creation of topsoil \}:vgileanr:?] sedimentation and altered water quality of the Option 2 1 3 2 1111511 121351512 1513 151525 _
stockpiles Option 3 1 2 1 11125/11/11325/5 153 )14[455
o ~ |>Concrete works pertaining to|>Possible Tontamination-of-soil-Bnd-surface-water-as a =Option 4———6--| 5-|--5-.5] 8 |1]3]| 9:] 543452454435
= the-construction of foundation| ~restiltof Concrete WworkSand i g oM=Omonz T | 3 17 172|175/ |2 la7s| s 1715 7% s
1 . ;--slabsiesuppon{ggnelunlts»v_ -_ﬁle,_le_a@mgfopolluuoqof_ﬂ_iqfreshwaterrgsgurce. [ Oglon3 113 T a1 EA s 1121
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= 3 > % =
2= 5 o Z2 A =
2 EZ 5= =2 g3 F| o =
Bl (5 5 BB . =B BIESESE L 28 EE
Adtivity Layoit | =S 28 B 8 58 B =2 5L 2 oF Cs
& L O0e p B =25 8 ks 8B gy TR
Option E BRER » BS E o5 >8x §F wve »nl
L b => o 8:’3—3 - 5 Ep &g
>l B b & 1
o = ‘el e = =
; CONSTRUCTION PHASE
Construction” of a
House within the 32m
5 NEMA ZoR of the N/A 1 2 1 |1(1.25{1]1(325|6|1|5|3[14] 455
wetland . e .
.. |Possible contamination of soil and surface water as a
g::g:ffucvzg:)ks pertaining result of concrete works and runoff from the construction
Repair of a house N site, leading to pollution of the freshwater resource.
6 |outside of the 32m N/A 1 2 1 | 112501 |1|325|5|1]|5(3[14] 455
NEMA ZoR
»# Disturbances -of soil potentially leading to -increased|.- - .- . . —.
alien vegetation proliferation, and in turn alter riparian|OPtion 1 5 5 5 |55 (|1]2]8 [5[3[5]2|15] 120
. habitat;
Trenching for the . " 5 ' . .
- #  Polential erosion and sedimentation of downgradient|Option 2 2| 2 1 |21175111214751512(5|2 (14! 665
7 I:a_ylnlg of sewerage freshwater ecosystems; :
pipelines »  Potential collection of freshwater flows in trenches,
»Earth works  involving causing the dewatering of downstream freshwater|Option 3 1 2 1 1012501132551 |5]|2(13|42.25
removal of top soil and ecosystems
creation  of  topsoil| » Incorrect order of backfiling such that topsoil and|
stockpiles. associated seedbanks are deposited too deep to|Option 1 51 6 5 |5] 5 [1]2] 8 |5[3|5]|4]|17] 136
gErminate
i - > Backilling with foreign soil materia! which could introduce |~ ..
8 |Backfilling of trenches invasive vegetafion: Option 2 2 1 2 |[2|175(1|2]475|5|2|5]|3|15]71.25
> Soil either under or over compacted which may challenge
seedbank germination and  surface or interflow|Option 3 2 2 1 11151111135 [5]1/5]|21(13] 455" g
—characteistics through the soi
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OPERATION PHASE
« Indiscriminate movement of vehicles and vegetation
Operation of the Proactive monitoring to| trampling within the wetland during maintenance |
ensure | integrity is|  activities; and
9 ﬁ:r‘;gi?cteure maintained and to identify|e Possible soil compaction and disturbance, Kting in al 2 TS| 111875121 1) 5 |31 les N/A
early wamning signs. increased alteration of the wetland vegetation
community structure.
e Potential eutrophication of water as a result of| Qption 1 5 5|5 |1|3|8|5|1] 5 |5]t8 128
increased nitrales and phosphate loads into the
wetland; Option 2 1 21175/1|2(475/5|1| 5 |5 |16 76
Operation of the Potential leakage of the|® thferahorf of alien and invasive plant species within
10 |Sewerage 7 the wetland; and
Infrastructure sower pipeline. o Potential ingress of raw sewage into the wetland and Ontion 3 1 11111l 3lsl1]5 |5l m NIA
downstream watercourses with the introduction of ption
faecal coliforms into the water that would seriously| — - |- - o
pallute watercourses.
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APPENDIX G - Details, Expertise and Curriculum Vitae of

Specialists

1. (a) (i) Details of the specialist who prepared the report

Cole Grainger MSc Conservation Ecology (University of Stellenbosch)

Rabia Mathakutha MSc Plant Science (University of Pretoria)
Stephen van Staden MSc Environmental Management (University of Johannesburg)

1. (a). (ii) The expertise of that specialist to compile a specialist report including a curriculum vitae

Company of Specialist; FEN Consulting (Pty) Ltd

Name / Contact person: | Cole Grainger

Postal address: 221 Riverside Lofts, Tygerfalls Boulevard, Bellville,

Postal code: 7539 Cell: 084 397 6753
Telephone: 011 616 7893 (head office) Fax: 086 724 3132

E-mail: cole@sasenvgroup.co.za

Qualifications MSc Conservation Ecology (University of Stellenbosch)

Registration / | Registered Candidate Scientist at South African Council for Natural
Associations Scientific Professions (SACNASP)

1. (b) a declaration that the specialist is independent in a form as may be specified by the
competent authority

1, Cole Grainger, declare that -

| act as the independent specialist in this application;

| will 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;

| declare that there are no circumstances that may compromise my objectivity in performing such

work;
| 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;

Iw;llcompjyguﬁh:the;agphcabjc:lggxsIatlon,__ S e

H————f‘—l‘undenakemrscluse*tc—the—apphcam and-thecompe

—_with respect to the application by the competent authority; and - the objectivity of any. report, plan _

| have not, ar and_ WlliA not:engage In, contllchng mterests inthe undert Ki ng OT The actlwty =g

possession that reasonably has or may have the potential of mﬂuencmg any decision to be taken

or-document to be prepared by myself for submission to the competent authonty ===
All the partlculars furmshed by me ln this rform are true and correct

S ) ey e e S o

C

293,

[

Signature of the Specialist
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1.

(b) a declaration that the specialist is independent in a form as may be specified by the

competent authority

|, Rabia Mathakutha, declare that -

I act as the independent specialist in this application;

I will 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;

| declare that there are no circumstances 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;

I will comply with the applicable legisiation;

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 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 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 particulars furnished by me in this form are true and correct

ﬁf\lrfl:kla:lm

Signature of the Specialist

1.

(b) a declaration that the specialist is independent in a form as may be specified by the

competent authority _ T S

I, Stephen van Staden, declare that -

| act as the independent specialist in this application;

and findings that are not favourable to the applicant;
| declare that there are no circumstances that may compromise my objectivity in performing such

work; : R

r———m—_——-——*i have-expertise-in-conducting the speCIallst repdrt felevant—*l_e=th_ls:appilgatcenqnciudmgﬁ(nowledge

| will perform the work relating to the application in_an objective manner, even if this resulis in views

- of the relevant légisiation and any guidelines that have relevanceto the proposed activity;

'-—-—l -undertake to-disclose to the applicant-and-the=eompetentauthority- all material- information-in-my

I'will comply with the applicable legislation; —~ =

- —— o= Thave not, and will not engage in, conﬂlctmg mterests in the undertakmg of the actlwty

- possession that reasonably has of fay havé the potential of mﬂuencnng any decision to be taken
with respect to the application 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 particulars furnished by me in this form are true and correct

o

Si

gnature of the Specialist
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SAS ENVIRONMENTAL GROUP OF COMPANIES -
SPECIALIST CONSULTANT INFORMATION
CURRICULUM VITAE OF COLE GRAINGER

PERSONAL: DETAILS

Position in Company Freshwater Specialist

Joined SAS Environmental Group of Companies 2022

MEMBERSHIP IN PROFESSIONAL SOCIETIES
Candidate member of the South African Council for Natural Scientific Professions (SACNASP)
(SACNASP - Reg No. 119870)

EDUCATION
Qualifications
MSc¢ Conservation Ecology (Stellenbosch University) 2017
BSc Conservation Ecology (Stellenbosch University) 2010
BSc Environmental and Biological Sciences (North West University) 2011
Short Courses
Tools for Wetland Assessment presented by Prof. F. Ellery and Rhodes University 2020
SASS5 National Aquatic Ecosystem Health Monitoring Programme 2018

AREAS OF WORK EXPERIENCE
South Africa - Western Cape, Eastern Cape and Northern Cape

KEY SPECIALIST DISCIPLINES

Freshwater Assessment Reporting - L= ———— N

I _.,Weﬂand riehneangn e - - o R , AEhT ;__

—--Mppheahen@iNEMMmpaeMssessmeMan@GNé@&R;skAssessmen@Ma#me&

Aquatic Assessments

“e Riparian watercourse delineation . ...
¢ River IHI, VEGRAI and MIRAI Ecologlcal Assesments

Wetland and River Monitoring

¢ Vegetation structure
¢ Sedimentation

o Water Quality

¢ Benthic Algae

e SASS 5

¢ Waste Classification

Water Use License Applications
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SAS ENVIRONMENTAL GROUP OF COMPANIES -
SPECIALIST CONSULTANT INFORMATION
CURRICULUM VITAE OF RABIA MATHAKUTHA
PERSONAL DETAILS

Position in Company
Joined SAS Environmental Group of Companies

MEMBERSHIP IN PROFESSIONAL SOCIETIES

May 2023

Freshwater Ecologist

2020

Candidate member of the South African Council for Natural Scientific Professions (SACNASP - Reg

No. 120040)
Member of the Western Cape Wetland Forum (WCWF)
. Member of the South African Association of Botanists (SAAB)

EDUCATION
Qualifications
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)

Short courses

Tools for Wetland Assessment (Rhodes University)
An Introduction on How to Map and Groundtruth Wetlands (WCWF)

Official Department of Water and Sanitation (DWS) Section 21 (c) and (i) Water Use

Authorisation Course

1| e

AREAS OF WORK EXPERIENCE

South Africa — Gauteng, Mpumalanga, Westem Cape Eastern Cape, Northern Cape

Aimza Leaotho4_Mozamb|que -

2018
2015
2014

2021
2020
2018

_____.—_KELSEECJALIST_DISCIBLIN ES

* Desktop Freshwater Delineation

.._». Freshwater Verification Assessment ... .

" Freshwater (wetland / riparian) Delmeatlon and Assessment
" Freshwater Eco Service and Status Determlnatlon i

e Rehabilitation AsSessment / Plannmg
' Maintenance and Management Plans
Plant species and Landscape Plan
Desktop Freshwater Delineation
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SAS ENVIRONMENTAL GROUP OF COMPANIES -
SPECIALIST CONSULTANT INFORMATION
CURRICULUM VITAE OF STEPHEN VAN STADEN

PERSONAL DETAILS
Position in Company Group CEQ, Water Resource Discipline Lead,
Managing Member, Ecologist, Aquatic Ecologist

Joined SAS Environmental Group of Companies 2003 (year of establishment)

MEMBERSHIP IN PROFESSIONAL SOCIETIES
Registered Professional Scientist at South African Council for Natural Scientific Professions
(SACNASP)
Accredited River Health Practitioner by the South African River Health Program (RHP)
Member of the South African Soil Surveyors Association (SASSQO) Member of the Gauteng Wetland

Forum

Member of the Gauteng Wetland Forum

Member of International Association of Impact Assessors (IAIA) South Africa;
Member of the Land Rehabilitation Society of South Africa (LaRSSA)

EDUCATION
Qualifications o B -
MSc Environmental Management (University of Johannesburg) 2003
BSc (Hons) Zoology (Aquatic Ecology) (University of Johannesburg) 2001

BSc (Zoology, Geography and Environmental Management) (University of Johannesburg) 2000

Short Courses - B

integrated Water Resource Management, the National Water Act, and Water Use 2017
__Authorisations, focusing on WULAs and IWWMPs i L
Tools for Wetland Assessment (Rhodes s University) = o 2017 L
= -j-—LegaI liability training course-(Legricon-Pty-=td)—= ——— o 20—
Hazard identification and risk assessment training course (Legricon Pty Ltd) o e ey { -
Wetland Management: Introdugtion and Delineation (WLID'T502S) {University of the Free 2018
State) ——

= = [EREEEIE = PR SR et

AREAS OF WORK EXPERIENCE _ _ "_ o ,,,ﬁ,::_.__;h,__
South Afnca AII Provmces o e o w_;

Southern Africa — Lesotho, Botswana Mozamblque Zimbabwe Zambia
Eastern Africa — Tanzania Mauritius

West Africa — Ghana, Liberia, Angola, Guinea Bissau, Nigeria, Sierra Leona
Central Africa = Democratic Republic of the Congo

DEVELOPMENT SECTORS OF EXPERIENCE
1. Mining: Coal, chrome, Platinum Group Metals (PGMs), mineral sands, gold, phosphate, river
sand, clay, fluorspar
2. Linear developments (energy transmission, telecommunication, pipelines, roads})
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FEN 22-5081

Minerals beneficiation

Renewable energy (Hydro, wind and solar)
Commercial development

Residential development

Agriculture

Industrial/chemical

PN O AW

KEY SPECIALIST DISCIPLINES
Legislative Requirements, Processes and Assessments

May 2023

e Water Use Applications (Water Use Licence Applications / General Authorisations)

¢ Environmental and Water Use Audits

o Freshwater Resource Management and Monitoring as part of EMPR and WUL conditions

Freshwater Assessments

o Freshwater (wetland / riparian) Delineation and Assessment

o Freshwater Eco Service and Status Determination

¢ Rehabilitation Assessment / Planning

¢ Maintenance and Management Plans

¢ Plant Species and Landscape Plans

e Freshwater Offset Plans

» Hydropedological Assessment

o Pit Closure Analysis A
Aquatic Ecological Assessment and Water Quality Studies
» Habitat Assessment Indices (IHAS, HRC, IHIA & RHAM)

o Aquatic Macro-Invertebrates (SASS5 & MIRAI)

e Fish Assemblage Integrity Index (FRAI)

¢ Fish Health Assessments”

s Riparian Vegetation Integrity (VEGRAI)

o Toxicological Analysis

e Water quality Monitoring

e Screening Test

»—Riverine Rehabilitation Plans —
Biodiversity Assessments

o Floral Assessments -+ o
» Biodiversity Actions Plan{BAP) -

. Biodiversity- Managementa%lan (BMP)—

° AherLandJnyaswe_CanimLElan (AICP)

s Ecological Scan
¢ Terrestrial Monitoring . _

. Bnodwersnty Offset Pla

~ 'S6il and Land Capablllty Assessr_nent
. Hydropedb?o@cféi ‘Assessment
Visual Impact Assessment

e Visual Baseline and Impact Assessments

¢ Visual Impact Peer Review Assessments
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SPECIAL POWER OF ATTORNEY

Kobus Groenewald

.............................................................................................................

do hereby nominate, constitute and appoint
GERHARD SWART
of
URBAN DYNAMICS SOUTH CAPE (PTY) LTD TOWN AND REGIONAL PLANNERS

with power of Substitution to be *my/our lawful representative in *my/our application for:

APPLICATION FOR A CONSENT USE APPROVAL FOR TOURISM ACCOMMODATION
PURPOSES ON PORTIONS 13, 24 & 30 OF FARM 65 LOUISVALE, STELLENBOSCH

In addition to apply for such amendments of any zoning schemes as may be deemed necessary
and to make other necessary application and further to represent *me/us at any inquiry in
relation to the abovementioned matters and generally do whatever may be necessary or

desirable to procure the approval of the application, by virtue of those present and whatever
our said representative have to date done herein.

Signed at , ., Stelenboseh - on this 28 . ... day of .. December . ......2022

Signed- @ D e e - et S —

! ¥Delete whichever is not applicable

Please inltial here
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ANNEXURE D

Portfolio of Evidence
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| SLE NR: OUTGOING POST
sy s
T T N RO SESMENR: !
. Y ) B .‘ ) [i] = MoTES
Q")I"..@ STELLENBOSCH » PNIEL « FRANS 'n:j_};é‘GRr\EOR \R:"%S@y_'
e MUNISIPALITEIT » UMASIPALA  MYNICIPALITY

DIRECTORATE: PLANNING & ECONOMIC DEVELOPMENT

www.stellenbosch.qov.za/planning-portal/

SUBMIT COMPLETED FORM TO RELEVANT LAND USE MANAGEMENT ADMINISTRATOR

LAND USE PLANNING APPLICATION: PUBLIC PARTICIPATION PROCESS

PORTFOLIO OF EVIDENCE (POE) CHECKLIST AND DECLARATION
Sections 45, 46 and 55 of the Stellenbosch Municipal Land Use Planning By-Law

Erf / Farm no 65 P ortion(s) 13 & 30 Aflotment Stellenbosch Farms
if farm Area
Owner/ .
Applican Gerhard Swart obo Urban Dynamicg LU/# Lu/17271
Notice Period From: 11/10/2024 To: 13/11/2024.
OWNER/APPLICAN
CONFIRMATION OR DOCUMENTATION SUBMITTED L — NER/ 1 ADMIN VERIFY
YES NO | N/A )
1. The declaration is duly signed X v
2. Applicant confirms that the public parficipation process was N L
duly undertaken as instructed and attached
3. Municipality was notified in advance of the start and closing
date X L
4. The advertisement period complies with the required 30 days X v
5. If applicable, confirms that the site notice was placed and kept X o
on site for the full duration of the public participation process
6. Allcommunications (other than notices) in respect of the public X e
participation process are attached
Proof of notices published
7. If applicable, photo evidence to confirm site notice (one close
X —
| up and one from across the street)
8. Wording of the advertisement accurate and copy attached X o
9. Proof of notices published (publication date visible) X v
Proof of nofices served
10. Wording of notice accurate and example attached X v
11. Proof of all notices served to neighbouring properties attached | X —
12. Proof of all notices served to interest and community groups X —
attached
13. Proof of all notices served to municipal departments and X L
__organs of state (government dept's and entities) attached
Comments received
14. All objections and comments received attached, including X o
amended comments if relevant
15. Al comments from municipal departments and organs of state X -
received (must also be attached to POE) ]
| 16. Consent from abutting property owners obtained and X —
17. Applicant's written reply / responding comments on all the | =T --‘-‘-*'*-h' b RAUTY
objections attached PLANINING AR REVERF QN;W&.ERW@E@

0 3 MAY 2025

Pagell of 2

+
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Nov2023
KINDLY NOTE:
1. The POE may only be submitted once all relevant municipal departments and organs of state have

submifted their comment, Inclusive of the applicant’s written reply thereto.
2. When any commenis have been discussed or amended terms negotiated with the relevant commenting

entity, the amended comments and the applicant's written reply thereto must be attached to the POE.
3. The decision-making period will only commence after receipt and confirmation of a complete POE in

accordance with section 57 of the Bylaw,

COMPLETE AND SIGN THE FOLLOWING DECLARATION
DECLARATION
l, (full names & surname) Gerhord Swart and D No:
{_GSO\Zi Se A% 0&5? , as the Applicant for the above application,

hereby confirms:

1) the public participation process for the subject application was duly underfaken in
accordance with the instruction for such process and the associated requirements stipulated
in the Stellenbosch Municipal Land Use Planning Bylaw;

2) all comments and objections received are included in the Portfolio of Evidence;

3) the information contained in the above checklist and the accompanied information and
documentation in the Portfolio of Evidence for the concluded public participation process,
are accurate and complete; and

4) the personal information (e.g. name, address, contact details) of inferested and affected
parties as supplied by the Municipality was only used for official municipal communication

matters with reference to the Protection of Personal Information Act 4 of 2013 (POPI).

g hoal 200s o Belulls

! Date Place

Duly signed q

For office use-only B —
I NAME SIGNATURE DATE

VERIFIED BY ADMINISTRATIVE OFFICER Nicole ¥okis Jslh oA -06 ~20385

CHECKED BY TOWN PLANNER - _ -
NOTES TO BE RECORDED:

Page 2 of 2
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Louisvale — Response to comments

Case No: LU/17271 - TP726/2024
Our Reference Number: 310279S
Date: April 2025

RESPONSE TO COMMENTS REPORT

APPLICATION FOR A CONSENT USE. PERMANENT DEPARTURE & REGISTRATION OF A LEASE
AREA ON PORTION 13 & 30 OF FARM 65.

The abovementioned application was submitted to the Stellenbosch Municipality. The
application includes a proposal for lease registration, consent use, and a permanent
departure to permit a tourism accommodation establishment on Farm 65, Stellenbosch

Farms.

Following the circulation process, 8 departmental comments and 1 public
acknowledgement were received. These comments were assessed and can be summarised

as follows (next page):
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Louisvale — Response to comments

It can be concluded that the proposed application and development will not negatively
impact the character of the area, and no negative impact is foreseen as a result of the
application. Furthermore, the proposal will have a positive socio-economic impact on the
area through the infroduction of a unigue development proposal which will attract transient
guests to the Stellenbosch winelands.

Furthermore, the Western Cape Government Planning Department specifically states that
the guideline is a broad-based tool providing practical planning guidance for
implementation in the rural areas of the Western Cape. The department further states that
the guidelines are not binding or enforceable, although decision-makers are required to
consider applications before them with due regard to the degree of consistency with the
broadly applicable subject guidelines and whether the main goadls and objective of the
guidelines are not being undermined, should the proposal succeed.

We firmly believe that the unit ratfio (u/ha) should not be the overriding consideration. This
guideline should in our view not be applied in a narrow manner, but the site-specific
considerations should rather be applied to inform decision making. Based hereon and the
consistency of the application with various objectives of the said guidelines and SDF.

Based on the above, the existing approvals and the Motivation Report, it is clear from the
information that the comments received from the various depariments have been
considered and responded to most positively. On this basis, it is recommended that the
application be supported by your Council and be recommended for approval.
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ANNEXURE E

Comments from Directorate: Infrastructure
Services
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&' STELLENBOSCH MUNICIPALITY

0000

STELLENBOSCH-PNIEL-FRANSCHHOEK

ELY)
oo
DIREKTORAAT: INFRASTRUKTUURDIENSTE
DIRECTORATE: INFRASTRUCTURE SERVICES
CIVIL ENGINEERING SERVICES
To- Aan: Director: Planning + Economic Development
Att Aandag: Nicole Katts
From o Van: Principal Technician: Development (Infrastructure Services)
Author = Skrywer: lize Fillies
Date - Datum: 15 November 2024
Our Ref-Ons Verw:  Civil LU 2794

Town Planning Ref:

Re o Insake:

LU/17271 - TP726/2024

Farm 65/13 & 30, Stellenbosch: Application is made in terms of
the Stellenbosch Municipal: Bylaw on Municipal Land Use
Planning (2023);1. In terms of Section 15(2)(o) of the said bylaw
for a consent use for a tourist accommodation establishment to
accommodate 10 tourist accommodation units on Farm No.
65/13, Stellenbosch Division. 2. In terms of Section 15(2)(b) of
the said bylaw for a departure to provide no parking bays on
Farm No. 65/13, Stellenbosch division, but instead providing the
required 10 parking bays on Farm No. 65/30, Stellenbosch
Division, requiring that the properties be notarially tied.3. In
terms of Section 15(2)(d) of the said bylaw for a subdivision to
register Lease Area A (¥4206m?) on Farm No. 65/30,
Stellenbosch Division and Lease Area B (¥11471m? over Farm
No. 65/13, Stellenbosch Division to enable a long-term lease
over the accommodation units, parking area and in terms of the

Subdivision of Agricultural Land Act.

The application is recommended for approval, subject to the following conditions:
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3.2

4.2

4.3

Water
The existing borehole must be used for the proposed development. The potable

water supply must comply with SANS 241.

Sewer
The existing municipal sewer connection must be used for the proposed

development.

Roads
The notarial tie must be registered before the tourist facility is put to its approved

use.
If in future the ownership of the properties changes a 4.5m servitude must be

registered over portion 30 in favor of portion 13 as an access road.

Development Charges (DCs)

The following DC's are payable: See Development Charge Calculation attached.
Please note that this calculation is indicative at this stage and will be amended
based on the detailed information provided at the building plans stage.

The DC's were calculated by using the 2024/2025 tariff structure. If DC’s are paid
after 30 June 2025 it will have to be recalculated by using the tariff structure and DC
Policy principles applicable at date of payment.

The appropriate DC’s are payable before building plan approval.

SFNLLANACES

lize Fillies
Principal Technician: Development (Infrastructure Services)

N:\2.0 DEVELOPMENT\01 Land Use applications\2794 (IF) Farm 65-13 & 30 Stellenbosch (LU- 17271 TP726-2024)\2794 () Farm 65-
13 & 30 Stellenbosch (LU- 17271 TP726-2024).doc
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Stelienbosch Municipality

Development Charge Calculation

APPLICATION INFORMATION

‘Application Number-

2794 (IF) Farm £5-13 & 30 SteBenbosch (LU- 17271 TP726-2024)

Development Name*

Date: 15 Novernber 2024
Financial Year: 202412025

Erf Location {Selact from 7 Locations) Stallenbosch Town
Erf Region {Selact Urban or Rural): Faral

Erf No. f Farm No.: Farm 85-13 4 30

DC Pammeters Reference:

Nooitgedacht Portion 13 & 30 of farms 55 Stellenbasch Farm Town planing report April 2024 by Urban Dynamic South Cape

SUMMARY OF DC CALCULATION
Service: Water Sower Stonmwater Solld Waste Roads & Transport ub Tt Community Totals
{Clvil Eng Services)
WUnit(s): Kiday Kiday ha*C tweek trips/day persans
Tatal Increased Services Usage. 22 1,8 0,04 0,15 ao 10
Total Servics Usage Raduction; [} o o 0 15,0 o
Total Service Usage aftsr Reduction; 2,20 1.60 0,04000 0,150 15,0 10
Charges before adjusting for pasitive anly, before Deductions R - R 65249,64 | R - R 15420,00 | R 190291,03 | R 270960,67 | R 4054313 | R 311 503,81
Charges adjusted for positive only, before Deductions R - R 65249,64 | R - R 1542000 [ R 190291,03 | R 270960,67 | R 4054313 | R 31150381
Total Deductions: R - R - R - R R 9514551 | R 8514551 | R - R 65 14551
Total Development Charges Payable {axcluding VAT): R - R 6524964 | R - R 1542000 | R 9514551 | R 17581516 | R 4054313 | R 21635829
VAT: R - R 978745 | R - R 231300 | R 1427183 | R 2637227 | R 608147 | R 3245374
Total Dsvelopment Charges Payabla (inciuding VAT): R - R 75097,08 | R - R 1773300 | R 109417,34 | R 202187,43 | R 46 624,60 | R 248 812,01
APPLICANT INFORMATION
Application Processad by: lze Filies
Signature: E‘( F’-:Y/ 5 { - f i/:S‘
Notas:
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Stellanbosch Town

R No Tan Mo Ve Yes T
g Maitaemad < 100002 - R - R - % - |n - s - In e L3 B 3 -
(Saniin Mamtarmad  >500m?2 du [} R - R - R - R - R - L] - R - R -
Single Mustarmal  >250m2 du B R - R - R R - | - |7 - |r - |r 5
Single Hesstanss <250m2 au T R R - R " [ " = L - IR -
[Socond Dmating du o R - R - R - R B R - " » R - R -
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ANNEXURE F

Comments from Western Cape: Transport
& Public Works: Roads
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- Despsenimeent of Wfeastio tone:
gﬂf?{& Western Cape Vanessa Stoffels
dé\- Government Chiet Dired lorate: Road Planning

vanessa.Stoltals a westerncape.aov.za | Tel 021 483 4669

Ref: 16/9/6/1-25/24 {Application No: 2024-10-0067)

The Municipal Manager
Stellenbosch Municipality i
PO Box 17 Fos[13 S
STELLENBOSCH

7599

Py Y %

-——

b i B P ¢

Ahention: Mr U von Molendorff
Dear Sir

PORTION 13 AND 30 OF FARM 65, STELLENBOSCH: DIVISIONAL ROAD 1069 AND MINOR ROAD
5210: APPLICATION FOR A CONSENT USE, PERMANENT PARKING DEPARTURE AND SUBDIVISION

TO REGISTER LEASE AREAS
I The following refer:

1.1.  The Notice of Land Development Application {{LU/17271 - TP726/2024) received from
Urban Dynamics South Cape dated October 2024;

1.2.  The unreferenced and undated Execulive Summary of the detail and motivation for
the application;

1.3.  Site Layout Plan prepared by Urban Dynamics South Cape dated August 2023:
1.4. Lease Diagram prepared by Urban Dynamics South Cape dated April 2024; and

1.5. Landscape Site Development Plan (Drawing No SQ1-LOG-001 Rev: 0} prepared by
Square One Landscape Architects dated 16 August 2023;

2. Divisional Road 1069 (DR1069; Devon Valley Road]) is indirectly and Minor Road 5210
(OP5210) directly affected by this application. Access to Portion 13 and 30 of Farm 65

is at the end of OP5210 at £tkm 0.93.

3. The application includes the following:
3.1. Consent use for a tourist accommodation establishment with 10 units on Portion 13 of
Farm 65;

3.2.  Permanent Departure to provide no parking bays on Portion 13 of Farm 45, instead
offering the required 10 parking bays on Portion 30 of Farm 65, subject to the properties

being notarially tied;




3.3.

o
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16/9/6/1-25/24 (Application No: 2024-10-0067)

Subdivision to register Lease Area A (4 206 m?) on Portion 30 of Farm 65 and Lease
Area B (11 471 m?) over Portion 13 of Farm 65, cllowing a long-term lease for the
accommodation units, parking area, and in compliance with the Subdivision of

Agricultural Land Act.

This Branch offers an unconditional no objection to the above Consent Use for tourist
accommodation and Permanent Departure for parking.

The subdivision of the Lease Areas is for your administration in terms of the Subdivision
of Agricuttural Land Acl.

Yours Sincerely

o=

DD FORTUIN
For DEPUTY DIRECTOR-GENERAL: TRANSPORT INFRASTRUCTURE BRANCH

DATE: 13 NOVEMBER 2024

Dl xatle B
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16/9/6/1-25/24 {Application No: 2024-10-0067)

ENDORSEMENTS
1. Stellenbosch Municipality

Attention : Mr U von Molendorff {e-mail : landuse.enquiries @ stellenbosch.gov.za)
2. Urban Dynamics South Cape

Attention: Mr G Swart {e-mail: gerhard@udwc.co.za)

3. Mr D Fortuin {e-maif)
4, Mr B du Preez {e-mail)
5. Mr E Smith (email)

6. Paarl Dre
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ANNEXURE G

Comments from Cape Winelands District
Municipality
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¢/ CAPE WINELANDS DISTRICT

MUNICIPALITY « MUNISIPALITEIT « UMASIPALA

MEMORANDUM TO/ AAN N.Katts
(Planning Economic &
Development Services: Stellenbosch Municipality)

Official / Beampte : Ms. N. Nqgola
Your ref/ U vrew. : Erf 65/13 & 30
Ref No / Verw. No : 15/2/16/1

Date / Datum : 13/11/2024

APPLICATION FOR CONSENT USE AND DEPARTURE: FARM 65/13 & 30 (TP726/2024) ~
LU/17271, STELLENBOSCH, WESTERN CAPE

There are no objections from an Environmental Health point regarding this
application, subject to compliance with the following:

Your letter dated 25 September 2024, in the above regard refers.

From an environmental health perspective this application may be recommended for approval,
provided that the following conditions are complied with:

1. Sewerage system from the proposed development must be connected to the Municipal
sewerage system according to Stellenbosch Municipality’s specifications, conditions, and
approval.

2, Sewage disposal on the premises must always take place in a nuisance-free manner and
shall be the owner’s responsibility.

3. The quality of the potable water on the premises must always comply with the minimum
bacteriological and chemical standards for potable water, as determined by SANS code
241.

4, Refuse collection and storage must be done in a way that will not cause a health nuisance.

5. The proposed development must be provided with a refuse area that is large enough to

store all the refuse generated on the premises, Inaccessible to the public (ie equipped
with a lockable door or gate)

6. All areas where food is handled must comply with the minimum requirements for food
handling premises as determined in Regulation R638 (General Hygiene Requirements for
Food Premises Regulations) in terms of the Foodstuffs, Cosmetics and Disinfectants Act, of

22 June 2018 under the National Health Act.

7. Said food handling areas may in no circumstances be operated without application being
made to the Environmental Health Department of the Cape Winelands District Municipality

Alle korrespondensie moet aan die Munisipale Bestuurder gerig word/
All correspondence to be addressed to the Municipal Manager/Yonke imbalelwano mayithunyelwe kuMiawuli kaMasipala
Telefoon/Telephone/Umnxeba: 0861 265 263 e E-pos/E-mail/iE-mail: adminiicapewinelands.gov.za e Faks/Fax/iFeksi: 023 342 8442
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for a Compliance Certificate. This certificate will only be issued after inspection and if the
premises meet the requirements of Regulation R638.

This Department reserves the right to set further requirements during the running of the
business.

Please contact me if you have any further questions or comments in this regard.

Yours faithfully

Nolusindiso Ngola
Environmental Health Practitioner
Obo. MUNICIPAL MANAGER

Alle korrespondensie moet aan die Munisipale Bestuurder gerig word/
All correspondence to be addressed to the Municipal Manager/Yonke imbalelwano mayithunyelwe kuMiawuli kaMasipala
Telefoon/Telephone/fUmnxeba: 0861 265 263 e E-pos/E-mailfiE-mail: adminiicacewinelands cov.za e Faks/Fax/iFeksi: 023 342 8442
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ANNEXURE H

Comments from Heritage Western Cape
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Our Ref: HM / CAPE WINELANDS/ STELLENBOSCH / FARM 13/65 AND 30/65 “ . .
Case No: HWC230530055B0530 . a4V Vs
Enquiries: Stephanie Barnardt 8/ ;" &
E-mail: Stephanie.Bamardt@waesterncape.gov.za .57 A ‘
Tel: 021 483 5952 iLifa leMveli | }
Applicant: Pieter Badenhorst Erfenis o

Heritage Wi

pieter@groenbergenviro.co.za
Owner: Blue Pie Properties (Pty) Lid

zane@faurefaure.co.za
EAP: therina@groenbergenviro.co.za

RESPONSE TO NOTIFICATION OF INTENT TO DEVELOP: FINAL
In terms of Section 38(8) of the National Heritage Resources Act (Act 25 of 1999) and the Western Cape
Provincial Gazette 6061, Notice 298 of 2003
NOTIFICATION OF INTENT TO DEVELOP: PROPOSED DEVELOPMENT ON PORTION 13 AND PORTION 30 OF FARM
65, STELLENBOSCH, SUBMITTED IN TERMS OF SECTION 38(1) OF THE NATIONAL HERITAGE RESOURCES ACT (ACT 25

OF 1999)

The matter above has reference.

Heritage Westemn Cape is in receipt of the above matter received. This matter was discussed at the Heritage
Officers meeting held on 10 July 2023.

You are hereby nofified that, since there is no reason to believe that the proposed development on Portion 13
and Portion 30 of Farm 45, Stellenbosch will impact on heritage resources, no further action under Section 38 of
the National Heritage Resources Act [Act 25 of 1999) is required.

However, should any heritage resources, including evidence of graves and human burials, archaeological
material and paleontological material be discovered during the execution of the activities above, all works must
be stopped immediately, and Heritage Western Cape must be notified without delay. Please note Heritage

Western Cape's Chance Finds procedure.

This letter does not exonerate the applicant from obtaining any necessary approval from any other applicable
statutory authority.

HWC reserves the right to request additional information as required.

Should you have any further queries, please contact the official above and quote the case number.

‘ . Heritage Western Cape

T

T ‘ "‘ Erfenis Wes-Kaap
IS

:‘ ", %M |Lifa leMveli leNtshona Koloni

.--....-.nn... » o-v-v .................

Wos@?baﬁ ay
Assistant Director: Professional Services

13 July 2023

| M/M

www.westerncape.gov.za/cas

Street Address: * Postal Address:
« Tel: - : + E-mall
Straatadres * Pocadres
* Tel 4 « E-pos:

* Idilest yeposi

idiiesi yendawao. «
* linomholo zomnxeba: - * idilesi ye-imeyile:
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ANNEXURE |

Comments from Western Cape
Department of Agriculture.
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Cor Van Der Wait

LandUse Management

Email: Cor.VanderWalt@westerncape.gov.za
tel: +27 21 808 5099 fax: +27 21 808 5092

Western Cape
Government

OUR REFERENCE :20/9/2/5/6/224
YOUR REFERENCE :LU/17271 -TP726/2024
ENQUIRIES : Cor van der Walt

Urban Dynamics
Email: gerhard@udwc.co.za

Att; Gerhard Swart

PROPOSED CONSENT USE, PERMANENT DEPARTURE AND REGISTRATION OF LEASE AREAS:

DIVISION STELLENBOSCH
PORTION 13 OF THE FARM NO 45
PORTION 30 OF THE FARM NO 65

Your application of October 2024 as reference.

The proposal for ten (10) tourist accommodation pods is not supported as it exceeds the number of
additional dwelling units that is permitted in terms of the Western Cape Land Use Planning Guidelines for
Rural Areas, 2019. From an agricultural perspective, the cumulative impact of allowing consent uses that

exceeds the scale of the application property has a negative impact on the agricultural landscape.

Please be advised, that this office is a commenting authority and further discussions on your application
must be taken up with the decision makers. Further consultation will only be considered when requested by

the decision maker.

Please note:
Kindly quote the above-mentioned reference number in any future correspondence in respect of

the application.

www elsenburigcom | www.westerncat e »ov,za
Western Cape Department of Agriculiure
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« The Department reserves the right to revise initial comments and request further information based

on the information received.

Youss-sincerely

van der Walt

LANDUSE MANAGER: LANDUSE MANAGEMENT
2024-11-21
Copy:
Stellenbosch Municipality
PO Box 17
STELLENBOSCH
7599
o www elsenburg.com | www.westemcae.guv.za
Western Cape Department of Agriculiure
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Charlene Williams

From: Nicole Katts

Sent: Friday, 13 December 2024 10:04

To: Charlene Williams

Subject: FW: Additional DEA&DP Comment: Louisvale Farm, Devon Valley (LU/17271 -
TP726/2024)

Attachments: Stellenbosch Division Portions 13 and 30 of Farm 65 Nooitgedacht - additional

comment.pdf; Stellenbosch Division Portions 13 and 30 of Farm 65 Nooitgedacht
DC (signed 14 Nov 2024).pdf; SKM_C250i24112610260.pdf; Louivale - Report Sept
2024 - Additional Info.pdf

From: Lindsey Loots <lindsey@udwc.co.za>
Sent: Friday, 13 December 2024 10:02
To: Cor Van der Walt <Cor.VanderWalt@westerncape.gov.za>; Brandon Laym:
- <Brandon.Layman@westerncape.gov.za>
- Ce: gerhard@udwc.co.za; Nicole Katts <Nicole.Katts@stellenbosch.gov.za>; Pedro April
<Pedro.April@stellenbosch.gov.za>
Subject: [EX] Additional DEA&DP Comment: Louisvale Farm, Devon Valley (LU/17271 - TP726/2024)

o
A ARSI
e Lo
A BT B LR

CAUTION: This email originated from outside the organization. Do not click’ Imks or open aftachments unless you
recogmze the sender and know the content is safe. oo F #4*—}::3‘_’ S l

w
£
I
%

#E

I |
e e R |

Good day Mr Cor van der Walt

i
li
i
{
2
i
5
i
i

Please refer attached updated comment (additional commen’r) ond"clorlflco’rlon__rgagordmg ihe——J
applicability of the rural guidelines to the proposed tourist acesmmedaten-pods: ™ -

The department specifically states that the guideline is a broad-based tool providing practical
planning guidance for implementation in the rural areas of the Western Cape. The department
further states that the guidelines are not binding or enforceable, although decision-makers are
required to consider applications before them with due regard to the degree of consistency with
the broadly applicable subject guidelines and whether the main goals and objective of the
guidelines are not being undermined, should the proposal succeed.

We firmly believe that the unit ratio (u/ha) should not be the overriding consideration. This
guideline should in our view not be applied in a narrow manner, but the site-specific
considerations as contained in the motivation report, should rather be applied to inform decision
making. Based hereon and the consistency of the application with various objectives of the said
guidelines, would you please revise your comment which is based on the number of additional
dwelling units permitted in terms of the Western Cape Land Use Planning Guidelines for Rural
Areas, 2019.

Kind regards,

<. LINDSEY LOOTS » CANDIDATE TOWN PLANNER (c. Planner C/9672/2022)
- /  URBAN DYNAMICS SOUTH CAPE PTY LTD « URBAN.DYNAMICS CAPE PTY LTD
TOWN AND REGIONAL PLANNERS

South Gate Office Park, Ground Floor, Unit 2, Carl Cronje Drive, South Gate Tyger Waterfront, Bellville, 7530
PO Box 2445, Bellville, 7535
1
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Tel: (621) 948 1545 » Website: www.udwec.co.za

NOTE: This e-mail message and all attachments thereto ("this message") contains confidential information intended for o specific
addressee and purpose. If you are not the addressee (a) you may not disclose, copy, distribute or take any action based on the contents
hereof; (b) kindly inform the sender immediately and destroy all copies thereof, Any copying, publication or disclosure of this message,
or part thereof, in any form whatsoever, without the sender’s express written consent, is prohibited. No opinion expressed or implied by
the sender necessarily constitutes the opinion of Urban Dynamics South Cape (UDSC) / Urban Dynamics Cape (UDC). This message does
not constitute a guarantee or proof of the facts mentioned therein. UDSC / UDC accepts no responsibility or liability in respect of (a) any
opinion or guarantee of fact, whether express or implied; or (b) any action or failure to act as a result of any information contained in
this message, unless such information or opinion has been confirmed in writing by an authorised UDSC / UDC Director or employee.

This office will close on Friday 13 December 2024 for the Festive Season and re-open on Monday, 13 January 2025.
We thank you for your loyal support in 2024.

Hierdie kantoor sluit op Viydag, 13 Desember 2024 vir die Feesgety en heropen op Maandag, 13 Januarie 2025.
Baie dankie vir u getroue ondersteuning in 2024.

From: Helene Janser <Helene.Janser@westerncape.gov.za>
Sent: Tuesday, 10 December 2024 12:20

To: Lindsey Loots <lindsey@udwc.co.za>; Gerhard Swart <Gerhard @udwc.co.za>

Cc: Bulelwa Mdoda <Bulelwa.Mdoda@stellenbosch.gov.za>; Stellenbosch Pedro April

<Pedro.April@stellenbosch.gov.za>
Subject: Additional DEA&DP Comment: Louisvale Farm, Devon Valley (LU/17271 - TP726/2024)

Dear Lindsey and Gerhard

Please see additional comment on the application, as means to clarify our comment dated 14 November
2024, in response fo your request.

Kind Regards

Helene Janser
Chief Town & Regional Planner: Development Management Region 2

Department of Environmental Affairs and Development Planning

Western Cape Government
4 Floor, Ufilitas Building, 1 Dorp Street, Cape Town, 8000

Tel: +27 (0)21 483 3544

Cell: +27 {0)84 585 2000

Email: Helene.Janser@westerncape.qov.za
_Website: www.westerncape.gov.za/eadp

Western Cape
| Government

f “ YOU

Be 110% Green. Read from the screen.

Should you not be able to contact the numbers above, please call +27 (0)21 483 4091 between 7:30 -164:00.

"All views or opinions expressed in this electronic message and its attachments are the view of the sender and do not necessarily
reflect the views and opinions of the Western Cape Government (the WCG}. No employee of the WCG is entitled to conclude a
binding contract on behalf of the WCG unless he/she is an accounting officer of the WCG, or his or her authorised representative.
The information contained in this message and its attachments may be confidential or privileged and is for the use of the named
recipient only, except where the sender specifically states otherwise.

If you are not the intended recipient you may not copy or deliver this message to anyone.”

2
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Cor Van Der Walt

(‘ “‘Tﬁ, } Western Cape LandUse Management
s y Government Email: Cor.VanderWalt@westerncape.gov.za
= tel: +27 21 808 5099 fax: +27 21 808 5092

OUR REFERENCE $20/9/2/5/6/224

YOUR REFERENCE : -
ENQUIRIES : Cor van der Walt

Urban Dynamics
Email; lindsey@udwc.co.za

Att: Lindsay Loots

PROPOSED CONSENT USE, PERMANENT DEPARTURE AND REGISTRATION OF LEASE AREAS:

DIVISION STELLENBOSCH
PORTION 13 OF THE FARM NO 65
PORTION 30 OF THE FARM NO 45

Your emdail of 13 December 2024 has reference.

The Western Cape Department of Agriculiure {(WCDoA) comments dated 21 November 2024, remains

unchanged.

Please note:
Kindly guote the above-mentioned reference number in any future correspondence in respect of

the application.
The Department reserves the right o revise initial comments and request further information based

oh the information received.

i"@p_xa l
Yours sincerely | Stellenbosch Municipality
PO Box 17
f/ | STELLENBOSCH
Mr. é vafider Wait [ 7999 |
LANDUSE MANAGER: LANDUSE MANAGEMENT
2025-02-25

(o L
l {'. ) k B pate
WWWESETDUNIL.COM | www WeSIEINCOLE . 10v.20 A e
Wesiem Cape Department of Agricullure
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ANNEXURE J

Comments from Department of
Environmental Affairs & Development
Planning (Directorate Development
Management — Region2).
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Department of Environmental Affairs and Development Planning

/g* Western Cape Dalene Carstens
wﬁ\%; '] Government Directorate: Development Management (Region 2)

dalene.carstens@westerncape.gov.za | Tel 061 404 8133

Reference: 15/3/2/12/8S2

Urban Dynamics Town and Regional Planners
PO Box 2445

BELLVILLE

7535

FOR ATTENTION: G. SWART

PROVINCIAL PLANNING COMMENT: APPLICATION FOR CONSENT USE, DEPARTURE & SUBDIVISION

TO REGISTER A LEASE AREA:
PORTIONS 13 & 30 OF FARM NO 65, STELLENBOSCH

1. The meeting with Urban Dynamics and your response to this Directorate’s comment, dated
27 November 2024, has reference.

2. It should be noted from the outset that the consideratfion of the application is a
municipal competency and will be evaluated exclusively in terms of the criteria for
decision-making as set out in section 65 of the Stellenbosch Municipality By-law on
Municipal Land Use Planning, 2023, of which the comment from the Provincial Minister
and policies, principles and the planning and development norms set by provincial
government constitutes one of several general criteria.

3. The Stellenbosch Spatial Development Framework, 2023 permits dwelling units that support
rural tourism and ancillary rural activities that serve to diversify farm income, provided said
uses do not undermine the sustainability of agricultural production and adhere to the
guidelines as contained in the Western Cape Land Use Planning Guidelines for Rural Areas,

2019.

4. The Western Cape Land Use Planning Guidelines for Rural Areas, March 2019 sets out the
Provincial agenda for rural areas and focuses on the sustainable development of rural
areas, safeguarding rural heritage and culiure and the protection of productive
agricultural land, amongst others. Said Guidelines are, however, not binding or
enforceable, although decision-makers are required to consider applications before them
with due regard to the degree of consistency the application has with the broadly
applicable subject guidelines and whether the main goals and object of the guidelines
are not being undermined should the proposal succeed.

5. The Guideline is a broad-based tool providing practical planning guidance for
implementation in the rural areas of the Western Cape. Given its broad application across
the Western Cape Province, the description of the land uses in the Guideline are not
necessarily identical to the land uses as described in a specific municipal zoning scheme.

www.westerncaope.aov.zg
Department of Environmental Affairs and Development Flanning
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Extracts from the Rural Areas Guideline relevant to the planning application include the
following:

¢ Tourist accommodation in the rural landscape could be dllowed if, of an appropriate

scale and form, appropriate to the SPC.
e Tourist accommodation in the rural landscape should be clustered in visually discreet

nodes.

e Only activities that are appropriate in a rural context, generate positive socio-
economic returns, and do not compromise the environment or ability of the
municipality to deliver on its mandate should be accommodated. The long term
impact on the municipality (resources and financial); agricultural activities, production
and sustainabiiity, risk and finances; and the scenic, heritage and cultural landscape
should be considered when decisions are taken.

e Tourist accommodation in the rural landscape should cater exclusively for the
temporary accommodation for in transit visitors.

¢ The cumulative effect of all ancillary and non-agricultural land uses should not detract
from the rural character of the landscape and the primary agricultural activities.

Whiist the Rural Areas Guidelines do not specifically reference a *tourist accommeodation
establishment' as described in the Stellenbosch Zoning Scheme By-law, the description,
i.e. '‘accommodation for transient guests that exceeds the scale and extent of a tourist
dwelling unit or guest house', would be comparable 1o *holiday accommodation’ within

aresort development.

The Guidelines are not clear with respect to resort density size but recommend that
properties smaller than 50ha be guided by the additional dwelling density model (1 unit
per 10ha with a maximum of 5 units}. Figure 3: Resort Densities (page 51) applies only in
respect of properties with a low visual carrying capacity, which should be in excess of
500ha before units can be considered, and properties which have a linear sea/river
frontage. In both respects the calculation of density is very conservative and is based on
the premise that the impact of any development is usually larger on smailer properties and
smaller on large properties and assumes that the loss of a smail part of a property will not
have a significant impact on the biodiversity and sustainable functioning of the whole.

It should be noted that the proposal is for the development of 10 wine-barrel shaped pods
for tourist accommodation purposes and any reference to additional dwellings in the
preceding paragraphs relates to the density model used in the Rural Guidelines to
calculate the number of holiday accommodation units within a resort-type development
on a property measuring less than 50ha. We are not implying that any unit will be used as
a permanent residence and accommaodation for one family.

Essentially the premise is, however, made that although application can be made for a
fourist accommodation establishment on an agricultural land unit, the land unit should be

larger than 50ha for a positive consideration.

The subject property on which the proposed pods are to be located measures 16.39 ha
and in terms of the approved Stellenbosch Municipality Zoning Scheme By-law, no
additional dwelling units (of 120m? each) would be permitted (further to a primary and 2nd
dwelling unit). Comparisons between the footprints of the pods versus the footprints of 5

www.westerncape.aov.zq
Department of Environmental Affairs and Development Planning
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additional dwelling units measuring 175m2 is, therefore, not relevant to the application at
hand.

12. It could also further be argued that only the area encompassing the proposed long-term
lease (Area B - 11 471m?2) should be used to determine the density of the fourist
accommodation establishment, given that the lease area necessitates a subdivision
application in terms of section 15(2)(d) of the Stellenbosch By-law on Municipal Land Use
Planning, resulting in a separate land unit with separate owner.

13. From a provincial land use planning perspective, the above serves as additional input for
the Municipality to take into consideration when assessing the development proposal.

Digitally signed by Kobus Munro

Kobus MUNIO Do sises Vaees sozon
DIRECTOR: DEVELOPMENT MANAGEMENT (REGION 2)

Copy to: Bulelwa Mdoda, Stellenbosch Municipality

www . westemncabe.gov.za
Department of Environmental Affairs and Development Planning
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Department of Environmental Affairs and Development Planning
Western Cape Dalene Carstens
Government Directorate: Development Management (Region 2)
dalene.carstens@westerncape.gov.za | Tel: 061 404 8133

Reference: 15/3/2/12/BS2

Urban Dynamics Town and Regional Planners
PO Box 2445

BELLVILLE

7535

FOR ATTENTION: G SWART

PROVINCIAL PLANNING COMMENT: APPLICATION FOR CONSENT USE, DEPARTURE & SUBDIVISION

TO REGISTER A LEASE AREA:
PORTIONS 13 & 30 OF FARM NO 65, STELLENBOSCH

1. Your request for comment, dated 13 October 2024, has reference.

2. The application area includes two farms namely Portions 13 and 30 of the Farm

Nooitgedacht No. 65, measuring 16,9 ha and 16,05 ha respectively.

3. The proposal is for the development of 10 wine-barrel shaped tourist accommodation
pods on Portion 13/65 with the parking area on Portion 30/65. The proposal includes the
registration of a long-term lease (25 years) of 1,14ha on Portion 30/65 (tourist units) and
0,42ha on Portion 13/65 (parking). A notarial tie will be registered on Portion 13 in lieu of

the requirement for 10 parking bays to be provided on Portion 30.

4, The supply of tourist accommodation should be carefully considered with due regard to

the impact thereof on the rural landscape.

5. The Stellenbosch Spatial Development Framework, 2023 permits dwelling units that support
rural tourism and ancillary rural activities that serve to diversify farm income, provided said
uses do not undermine the sustainability of agricultural production and adhere to the

guidelines as contained in the Western Cape Land Use Planning Guidelines for Rural Areas,

2019.
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6. In terms of the Western Cape Land Use Planning Guidelines for Rural Areas, 2019, a
maximum of five additional dwelling units may be permitted on land zoned for agricultural
purposes, at a ratio of one additional unit per 10 ha. Additional dwelling units should be

resfricted to a building height of 6,5m and a maximum floor area of 175m>.

7. Due to the permanent nature of the proposed structures, the proposed pods should be

regarded as additional dwelling units in terms of the Rural Guidelines.

8. The Guidelines further recommend that tourist accommodation in the form of resorts
should not be entertained on properties smaller than 50 ha. Although the development
proposal is not for a resort per se as the stellenbosch Municipality Zoning Scheme By-law
does not make provision for a resort zoning category, a tourist accommodation

establishment comprising 10 units is equivalent to a small resort development as per the

Rural Guidelines.

9. From a provincial land use planning perspective, the above serves as input for the

Municipdlity to take into consideration when assessing the development proposal.

Digitally signed by Kobus Munro

Kobus MUNTO preztsisiatosem roza
DIRECTOR: DEVELOPMENT MANAGEMENT (REGION 2)

www westerncape.aov.za
Department of Environmental Affairs and Development Planning




423

ANNEXURE K



























