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NOTICE OF MUNICIPAL PLANNING TRIBUNAL MEETING
OF STELLENBOSCH MUNICIPALITY
FRIDAY, 2026-11-20 FROM 10:00-15:00

Ref. no. 3/4/5/2/40
2026-11-20

Chairperson
Mrs H Crooijmans-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

Mr J Benjamin: Senior Manager - Planning and Economic Development

Technical Advisor

Mr K Munro - Director Environmental & Spatial Planning: Department of Environmental Affairs
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 Municipality, Plein Street, Stellenbosch on
FRIDAY, 2026-11-20 from 10h00-15:00 fo consider the items on the Agenda.

‘=R ——

Mrs H (ébrooijmcns-}femmer

CHAIRFERSON: MUNICIPAL PLANNING TRIBUNAL
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MINUTES: STELLENBOSCH MUNICIPAL PLANNING TRIBUNAL 23 OCTOBER 2026

MINUTES OF THE STELLENBOSCH MUNICIPAL PLANNING TRIBUNAL MEETING
HELD ON FRIDAY, 23 OF OCTOBER 2026 AT THE STELLENBOSCH COUNCIL CHAMBERS,
STELLENBOSCH MUNICIPALITY, PLEIN STREET, STELLENBOSCH, FROM 10H00-15H00

Ref. no. 3/4/5/2/40
2026-10-23

Chairperson
Mrs H Crooijmans-Lemmer

Deputy-Chairperson
Mr P Van Zyl

External Members
Mrs C Havenga
Mr S Boshoff

Mr D Leo

Internal Members

Mr A Barnes: Director — Planning and Economic Development

Mr J Benjamin: Senior Manager — Development Planning

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

Officials

Mr S Carstens: Senior Manager: Development Management
Mrs C Kriel: Manager: Land Use Management

Mr P April: Senior Town Planner

Mrs L Hoyi: Principal Administrative Officer

Mrs O Vergotine: Administrative Officer

Mr G de Vries: Town Planner

Mr T King: Manager: Development - Infrastructure Planning
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MINUTES: STELLENBOSCH MUNICIPAL PLANNING TRIBUNAL 23 OCTOBER 2026

ITEM SUBJECT
SMPT OPENING AND WELCOME
01/10/26
Chairperson Crooijmans-Lemmer welcomed all present.
SMPT LEAVE OF ABSENCE
02/10/26
Mr K Munro: Director Development Management, Department Environmental Affairs
and Development Planning
Mr A van der Merwe: Senior Manager- Community Services
Mr M Williams: Senior Legal Advisor
SMPT DISCLOSURE OF INTERESTS
03/10/26
None received
SMPT MINUTES OF THE PREVIOUS MEETING DATED 18 September 2025
04/10/26
The minutes of the previous meeting was noted.
MATTERS FOR CONSIDERATION
SMPT APPLICATION FOR REZONING AND SUBDIVISION: FARM NO. 527/7, STELLENBOSCH
05/10/26 DIVISION
Discussion:

infroduction of the application that served before the Tribunal.
b. The required amendments were verified by MPT members.

UNANIMOUSLY RESOLVED:

Municipal Land Use Planning Bylaw on Farm No. 527/7, Stellenbosch Division for:

Page 2 of 7

a. Chairperson Crooijmans-Lemmer handed over to Mr P April to give a brief

1. That the following application(s) in ferms of Section 15(2) of the Stellenbosch

1.1 The rezoning in terms of Section 15(2) (a) of the said by-Law on Municipal Land
Use Planning of the Remainder Farm No. 527/7, Stellenbosch Division from
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3.

1.2

Subdivisional Area Overley Zone (as per approval letter dated 26 August
2024) for the following:

1.1.1 274 Conventional Residential Zone (Single Residential housing)
erven (44 291m?2)

1.1.2 2 Public Open Space Zone erven (£699m?)

1.1.3 1 Community Zone erven (£577m?)

1.1.4 1 Transport Facility Zone (Transport Embayment) erven (£1929m2)

1.1.5 Public Roads and Parking Zone erven (Public Roads) (£52 069 m?)

1.1.6  Agriculture and Rural Zone (Remainder £49524m?2)

to Subdivisional Area Overley Zone to make provision for:

1.1.7 Conventional Residential Zone erven (296 Erven)
1.1.8 Community Zone erf (1 Erf)

1.1.9  Public Open Space Zone erf (3 Erven)

1.1.10 Transport Facility Zone erf (1 Erf)

1.1.11 Public Roads and Parking Zone erven (4 Erven)

The subdivision in terms of Section 15(2)(d) of the said bylaw, in accordance
with the Subdivisional Area Overlay Zone into 305 Portions and phase the
development into 2 phases (Phase 2 and 3).

BE APPROVED in ferms 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:

2.1

2.2

23

The approval only applies to the proposed applications 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.

The development be undertaken in accordance with the Zoning and
Subdivisional Plan with reference; Plan Number: Jamestown PH 2 &
3_Rev3_23092026, Plan Number: Jamestown Phasing Plan Rev 0_23092026
and Jamestown_Development_Framework Rev 3, dated 23/09/2026, drawn
by Zutari Impact Engineered and attached as APPENDIX 2.

That the applicant shall strictly adhere to all terms and conditions of approval
imposed by the Municipal Appeal Authority in its official resolution letter
dated 26 August 2024 (attached as APPENDIX 5), which remain binding in
terms of Section 64 of the Stellenbosch Municipal Land Use Planning By-law,
with the explicit exclusion of Condition 4.2 which is hereby superseded by the
revised subdivisional & zoning layout and phasing plan referred to in condition
2.2 above.

The reasons for the above decision are as follows:

Page 3 of 7
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3.1 The

proposed development represents a minor technical amendment to a

previously approved land use application for rezoning and subdivision. The
modifications are restrictive in scope, do not alter the core nature or intent of
the original approval, and will not materially affect the rights or amenities of

any

interested and affected party.

4. Matters to be noted:

4.1 None.
SMPT APPLICATION FOR REZONING AND SUBDIVISION UNREGISTERED FARM 527/8,
06/10/26 STELLENBOSCH DIVISION

Discussion:

a. Chairperson Crooijmans-Lemmer handed over to Mr P April to give a brief
intfroduction of the application that served before the Tribunal.

b. The placement of the fire station on the site was discussed, and it was agreed that a
condition of approval would be included requiring the submission of an amended
site development plan.

UNANIMOUSLY RESOLVED:

1. That the following application(s) in terms of Section 15(2) of the Stellenbosch
Municipal Land Use Planning Bylaw on Unregistered Farm 527/8, Stellenbosch
Division for:

1.1

Rezoning in terms of Section 15(2)(a) of the said bylaw, of Unregistered
Farm 527/8, Stellenbosch Division from Public Open Space Zone to
Subdivisional Area Overlay Zone to make provision for;

1.1.1  Utility Services Zone on £6220m? and
1.1.2  Public Open Space Zone on the Remainder.

Subdivision in ferms of Section 15(2)(d) of the said bylaw, Unregistered
Farm 527/8, Stellenbosch Division into two (2) portions, namely;

1.2.1  Portion A (x6220m? - Authority Use for a Fire station) and
1.2.2 aRemainder (x4.02ha).

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

approval.

2. The approvalis subject to the following conditions imposed in terms of Section 66
of the said Bylaw:

2.1

The approval only applies to the rezoning and subdivision under
consideration and shall not be construed as authority to depart from any
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2.2

2.3

2.4

2.5

2.6

2.7

2.8

other legal prescriptions or requirements from Council or other legislation
or Bylaws or Regulations that may be applicable.

The development be undertaken in accordance with the endorsed;

2.2.1 Rezoning Map: Reference No. STEL/14203/ZN_2, dated June 2025
drawn by CK Rumball and Partners and attached as APPENDIX 2.

2.2.2 Subdivision Plan2: Reference No. STEL/14203/ZN_2, dated June
2025 drawn by CK Rumball and Partners and attached as
APPENDIX 2.

A detailed site development plan as contemplated in terms of Section 16
of the Zoning Scheme Bylaw be submitted to the Municipality and be
approved prior to the submission of any building plans, which site
development plan satisfactorily addresses, but are not necessarily limited
to, all the conditions of this approval, compliance with relevant
development parameters of the said Bylaw, any relevant matters relating
fo Section 16(4) of the said Bylaw, and specifically the position of the
building on the site in a manner which does not only meet the technical
requirements of the facility but also its spatial relationship with the
surrounding area, optimal use of land, possible future expansion, and
sustainable and efficient management of the site.

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.

The rezoning and subdivision hereby approved be valid for a period of
ten (10) years from the date of final notification that the approval comes
into operation and lapses if the conditions herein are not complied with
within that period.

An electronic copy (shp, dwg, dxf) of the approved General Plan or
surveyor general diagram(s) be submitted to the GIS Manager in the
Directorate Planning and Economic Development for record purposes,
which plan indicates the following information in the format as
determined:

(a) Newly allocated erf numbers
(b) Co-ordinates
(c) Survey dimensions

Building plans be submitted and approved by the Municipality prior to
the commencing of any building works, including the preparation of land,
which will only be approved when all relevant conditions of approval
have been complied with.

The conditions relating to Infrastructure Services imposed by the
Directorate: Infrastructure Services contained in the memorandum dated
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3.

29

2.10

211

2.12

2.13

2.14

2.15

06 October 2026, and attached as APPENDIX 5, be complied with to the
satisfaction of the said department.

The condifions imposed by the WCG Department of Infrastructure
contained in the letter dated 30 July 2026, and attached as APPENDIX 8,
be complied with to the satisfaction of the said department.

Sufficient on-site parking be always provided for the maximum
employees per shift for the facility and to be illustrated on the building
plans.

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 nofified
without delay.

Wide and unobstructed emergency vehicle access and exit routes
designed to handle heavy fire engines always be in place at either
temporary or permanent access and exit points.

Full compliance with national and municipal bylaws regarding the on-site
storage of hazardous materials, fuel, foam, or compressed gases.

The fire station's operational protocols must ensure that sirens and
emergency warning systems are, as far, as possible only activated once
vehicles have exited the immediate station precinct, or as strictly
necessary forimmediate road safety, to minimize acoustic disturbance o
especially neighbouring educational facilities and residential areas.

Consideration be given to physical acoustic screening, including a
boundary wall of a height allowable in terms of the zoning scheme bylaw
and material specification approved by the municipality, to be erected
along all boundaries adjacent to residential, sporting, and educational
zones to minimize noise transmission from sirens, idling emergency
vehicles, and other station operations.

The reasons for the above decision are as follows:

3.1

3.2

The development provides a crifically located emergency service
targeting Jamestown, while substantially improving the emergency
response times in the southern corridor for Stellenbosch and alleviates
existing operational pressure on the main Stellenbosch fire station.

The application strictly aligns with the directives of the Stellenbosch
Municipal Spatial Development Framework (MSDF), as it is located within
the defined urban edge and promoting controlled and structured
municipal expansion.

Page 6 of 7
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3.3

3.4

3.5

3.6

The project fulfills the municipal mandate to support public service
investment and ensures equitable access to essential services for all
residents.

The development is fully backed by independent specialist assessments
and relevant municipal departments.

Infrastructure readiness is secured through enforceable conditions of
approval that adequately address traffic management, site access,
municipal service connections, impact on surrounding area and
electrical supply.

The proposal’s location ensures the highly efficient use of available land
and seamlessly infegrates with existing infrastructure networks.

4. Matters to be noted:

4.1

All electrical requirements are directed at Eskom.

SMPT
07/10/26

OTHER MATTERS

7.1

PLANNING POLICIES (REVIEWED OR APPROVED BY COUNCIL)

a. Inthe Council meeting held on 21 October 2026, approval was granted for a final
round of Public Participation for the Zoning Scheme Bylaw. The amendments that
were made fo the previous draft were too extensive to be approved as a final
document and had to be advertised for final opportunity. It will be done before the
end of 2026 and ready before Council re-convene in 2027.

b. The Koelenhof Local Spatfial Development Framework (LSDF) was approved by
Council on 21 October 2026.

7.2

APPEALS RECEIVED AGAINST MPT DECISION

a. No new appeals were received.

b. No appeal was recently decided on.

7.3

GENERAL

e

KWTV—\

Mrs H&Crooijmans-Lemmer

CHAI

PERSON: MUNICIPAL PLANNING TRIBUNAL

B2

Mr P van Zyl
DEPUTY-CHAIRPERSON: MUNICIPAL PLANNING TRIBUNAL
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DIRECTORATE: PLANNING & ECONOMIC DEVELOPMENT
DEVELOPMENT MANAGEMENT: LAND USE MANAGEMENT

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

APPLICATION DETAILS:
APPLICATION FOR REZONING AND AMENDMENT OF A CONDITION OF APPROVAL:
FARM NO. 468/128, STELLENBOSCH DIVISION.

Application Ref, | TP1323/2025 | Commencement Date 29/08/2025
. Claus Mischler Last day for comments or
Applicam (Headind) additional information 25/06/2026
Farm Nr 468/128 | Place Stellenbosch Division
Consent Use for a service
trade for agricultural

Agriculture and Rural If warehousing,  packaging,

Zoning lone Other approvals repairs, agricultural research
faciliies and ancillary sales
| outlets.
X | TYPE OF APPLICATION .
X | 15(2)(a) rezoning of land* ]

15(2){b) a permanent departure from the development parameters of ’rhe zoning scheme
15(2)(c ) a departure granted on a temporary basis to ufilize land for a purpose not permlﬁed 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 terms of section 24, including the
registration of a servitude or lease agreement*

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

15(2)(f) a removal, suspension or amendment of restrictive conditions in respect of a land unit*
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)(i} 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 approvcl

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 respec’r of the
control over or maintenance of services

Page 1 of 10
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substantial part of the building

15(2){r) a permission required for the reconstruction of an exnshng building that constitutes a non-
conforming use that is destroyed or damaged to the extent that it is necessary to demolish a

| Approval required in ferms of relevant policy for street naming and numbering

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

Consent / Permission required in terms of a title deed (includes where plannlng 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 |

| The application is made in terms of Section 15(2) of the Stellenbosch Municipal Land Use Plannlng
Bylaw on Farm No 468/128, Stellenbosch Division for the following:

1. Application in terms of Section 15(2)(a) of the said By-law for the rezoning of +4450m? consisting of
3 buildings from Agriculture and Rural Zone to Industrial Zone (winery, brewery and distillery) and
the existing +451m?2 tourist facility from Agriculture and Rural Zone o Mixed Use Zone for offices.

2. Application in terms of Section 15(2)(h) of the said By-law for the amendment of a condition of |

approval to enable the amendment and replacement of the approved site development plan.

| ASSESSMENT CHECKLIST

| CONSIDERATION CRITERIA

YES

NO

Comments, if any

Accurate intergovernmental and public
participation process followed

Yes

Application was advertised by the applicant
in the Eikestanuus, to all interested and
affected parties, and circulated to external |
departments on 19/02/2026 for 30days Hil
21/03/2026. Internal advertising  was
undertaken by the administration.

Conditions imposéad by departments

Yes

Internal:

e Municipal Infrastructure Services -
Recommended for approval subject to
certain conditions (See APPENDIX é).”
Environmental Planner has no objection.
Municipal Spatial Planning Section, do not |
support the application (See APPENDIX 7). |

External:

¢ Western Cape Government: Department of !
Infrastructure have no objection. (See
APPENDIX 8.) ‘

e Western Cape Government: Depariment of |
Environmental Affairs and Development
Planning: Development Management
(Region 2) Planning — The general industrial
zoning which may exceed the service
frade definition may alter the identity of an
“agri-park” and setting a precedent for
further non-agricultural infrusions. None
place-bound business, like general office
not linked to agri-processing or rural
services, should be sited in urban area (See
APPENDIX 9).

e Western Cape Government: Department of
Environmental Affairs and Development
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‘ Planning: Development Management
(Region 2) Environment - To litlle
information was provided to definitively
confirm the applicability of the EIA
Regulations, 2014 (as amended) to the
proposal (See APPENDIX 10).

e Department of Agriculture has no
objection.

' DCs applicable

Yes See APPENDIX é.

Objections received

No objections received from surrounding
interested and affected parties.

of Section 65

' Proposal complies with applicable laws,
policies, guidelines, the IDP and SDP N

. . - 0

and/or technical requirements in terms

Will be discussed in the assessment part of the
report.

DESIRABILITY CONSIDERATIONS IN TERMS OF SECTION 65 OF THE BYLAW

Socio-economic impact

The introduction of business and industrial zoning into the predominantly
agricultural and scenic rural landscape of Stellenbosch triggers a
complex set of trade-offs. It acts as both a catalyst for socio-economic
integration and a risk to environmental and cultural preservation.

Compatibility with
surrounding uses

Rural nodes like Lynedoch are designated to remain low-density buffers.
Allowing standard business sprawl here runs the risk of unchecked
Ribbon Development along major arteries like the Baden Powell Drive.
In the rural landscape of Stellenbosch, introducing conventional
Industrial Zonings and Business Zonings is generally considered highly
incompatible with surrounding agricultural uses.

impact on the external
engineering services

The municipal infrastructure services section recommended the
application and confiimed that the existing services could
| accommodate the proposed development.

Impact on safety, health
and wellbeing of the
surrounding community

Infroducing industrial and business zonings info the rural landscape of
Stellenbosch and specifically within the Lynedoch rural surroundings,
presents a delicate frade-off as per the approved services trade. Under
the Stellenbosch Municipal Land Use Planning By-law, evaluating the
impact on the safety, health, and wellbeing of the surounding
community will be a mandatory legal requirement before any rezoning
is considered favourably.

Impact on heritage

| While acknowledging the existing built fabric, infroducing permanent |
industrial and commercial zoning into our rural landscapes particularly |

| within the Lyndoch area places unsustainable pressure on the region'’s
historic  cultural  landscape. The insertion of standard modern |
commercial footprints directly disrupts this established spatial rhythm,
threatening the visual integrity and heritage character of the area

’Tnpqc’r on the biophysical

[ environment

All structures have been previously approved although for alternative '
uses.

| Traffic impacts, parking,

[ access and other transport

| related considerations

| The existing access will be used, and all required parking will be
| provided onsite.

| Whether the imposition of i
‘ conditions can mitigate an

adverse impact of the

proposed use or
development of land

The imposition of conditions can frequently mitigate adverse impacts.
However, conditions have legal and practical limits; they cannot be
used to fix a proposal that is fundamentally incompatible with the area.
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"PLANNING EVALUATION AND DESIRABILITY CONSIDERATIONS IN TERMS OF SECTION 65 OF THE BYLAW

1. Current approval in place:
The municipal appeals authority on 03 May 2017 resolved to uphold an appeal against the decision of
the Director: Planning and Economic Development to partially approve an application for consent use
for a services frade, building line departure and temporary departure. The service frade was initfially
refused by the authorized official and overturned by the subsequent appeals resolution.

The application applied for was a consent use for a service frade for agricultural warehousing,
packaging, repairs, agricultural research facilities and ancillary sales outlets. The building now
proposed fo be converted to offices, was approved as a tourist facility (restaurant).

Definition of a service trade at the time of approval;

“Service trade” means the utilization of a building or of premises for an enterprise which is primarily
involved in the rendering of a service for the local environs and employs at most ten people and which
is exempted from section 2 of the Physical Planning Act, 1967 (Act 88 of 1967), but does notinclude an
abattoir, a brick making site, sewage works, a service sfation or a public garage.

2. Current onsite activities:

A site inspection revealed that a range of companies, which is not necessarily aligned to the land use
approval for a service frade and tourist facility for a restaurant, are accommodated onsite, and
includes (See photosin APPENDIX 11);

Architectural firm offices,

wines sales facilities,

wine cork stoppers and cork products distributors,

custom Panel Van and Vehicle conversions, Wheelchair-accessible vehicle solutions, Air
conditioning installer and servicing, Vehicle servicing and repairs,

domestic packages delivery offices, an academy specializing in agricultural pilot tfraining and Air
Tractor simulator programs

as well as aviation company offices,

boutique winery producing hand-crafted wines,

specialist skincare store and instore consulting,

pharmaceutical production facility,

bottled water distributors

event decor hiring company,

facility where collectors and driving enthusiasts store exceptional vehicles,

Offices.

The listed operating land uses do not collectively or primarily relate fo a service trade for agricultural
purposes, as per the definition at the time of approval. While a few specific land uses are directly tied
to the surrounding farming economy, the vast mejority represent a mixed-use commercial, light
industrial, and professional service hub, was not the intension of the approval granted. The current
development therefore contravened and deviates significantly from the agri-park concept originally
approved.

In the definitions contexts, a "service trade for agricultural purposes” must explicitly and predominantly
serve the immediate needs of the agricultural sector (e.g., tractor repairs, fertilizer distribution, crop-

spraying logistics, efc.). Instead, this list of businesses describes an already departure from the initial
approval and has become an unauthorized diversified business estate or commercial park.

Although it is acknowledged that a temporary departure which lapsed on 20 February 2025 was
previously approved fo use existing service frade buildings for brewery, distillery and winery purposes,

| these areas are currently been used for land uses unrelated to the previous temporary use or the

Page 4 of 10



15

proposed intended use (e.g. now been used for an exclusive car storage space, domestic packages
delivery offices, other office related use, efc.).

Prior temporary land use approvals do not however obligate the Municipality to extend, renew, or
permanently approve these rights. The application for permanent rezoning must therefore be
evaluated on its planning merits, independent of previous temporary permissions.

3. Overall spatial perspective:
The comprehensive municipal spatial planning comment is attached APPENDIX 7.

e Non-Compliance with the MSDF: The proposed rezoning directly contradicts the long-term spatial
vision of the Stellenbosch Municipal Spatial Development Framework (MSDF) by accelerating
industrialisation and commercialisation outside the defined urban edge and failing to align with
key principles of rural landscape preservation, setflement hierarchy, and context-appropriate
growth.

e Inappropriate Upscaling of Land-Use Rights: Permanently upscaling land-use rights to Industrial
and Mixed-Use categories represents an inappropriate form of development that undermines the
integrity of the rural edge, regardless of the site's current approved agricultural service trade.

e Impact on Cultural Heritage and Rural Character: The property is situated within a landscape unit
of exceptionally high historic significance associated with the Eerste River Floodplain Area and
falls inside the Rural Scenic Route Overlay Zone (RSR) along Baden Powell Drive. The proposed
non-agricultural, intrusive uses will compromise the rural visual quality of this scenic route and fail
to safeguard the area's explicit cultural heritage values.

o Ecosystem and Environmental Degradation: Due to its immediate proximity to the sensitive Eerste
River greenbelt, the proposed rezoning threatens regional ecological corridors, drives landscape |
fragmentation, and risks setting an undesirable planning precedent for the area.

e Erosion of Agricultural Confinuvity: Approving commercial and industrial uses on this parcel
weakens the broader, long-term spatial protection of high-value, productive agricultural zones
within the municipality.

4. Zoning scheme bylaw dompliance;

The property is currently zoned Agriculture and Rural Zone, which prioritises bona fide agricultural
production and low-intensity, agriculturally aligned ancillary activities.

The purpose of this zone is to make provision for;

The protection and preservation of agricultural land, rural landscapes and biodiversity.

Use of land for purposes of bona-fide agricultural production or conservation.

Buildings and structures which may be erected for reasonable and normal agricultural purposes.
A limited range of other ancillary uses which may take place on agricultural land units, either as
additional use or with the consent of the municipality and which provides for more intensive
agricultural use, agricultural industry or tourism which has the. objective of creating variety,
ensuring sustainability, and - providing diversified income to iandowners, without adversely
impacting on the primary use of the land unit for agricultural purposes.

The proposed rezoning for industrial and business uses is therefore incompatible with the primary
objectives of the existing base zone, thereby necessitating a permanent rezoning of the subject land

portions.

In addition o the base zoning, the subject property is under the provisions of the provisions of the Rural
Scenic Routes (Baden Powell Drive/R310-RSR5) imposing stricter controls on building scale, land-use
intensity, visual impact, and landscape compatibility. By infroducing permanent industrial and
mixed-use rights into a rural agricultural zone, the proposal conflicts with, the intent of the agricultural

| base zoning, the protective provisions of the Rural Scenic Route Overlay Zone, the by-law's restric_ﬁ_o@
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| against incompatible land-use infensification, and the obligations to uphold coherent,
context-appropriate rural development.

5. Site-specific motivation

The property is located outside the Urban edge, hence the applicant’s site specificate motivation on
page 12 of the motivational report (attached as APPENDIX 4) considering that the rezoning is not
related to agricultural use.

Based on the above assessment, it's the departments conclusion that the applications fail to
demonsirate unique, exceptional, or site-specific circumstances as contemplated in terms of Section
22(2) of the Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013). There are no
compelling justifications or specific characteristics inherent to the site to warrant a departure from the
spatial development framework and municipal bylaw provisions, specifically regarding the rezoning of
agricultural land outside the close by Lynedoch urban edge for primarily industrial and mixed-use
(business) purposes.

The proposal therefore conflicts with key principles of the Municipal Spatial Development Framework ‘
principles, the Stellenbosch Municipal Zoning Scheme Bylaw and fails to comply with the general |
criteria set out in Sections 38 and 65 of the Stellenbosch Land Use Planning By-law.

| 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:

1. The assessment identifies significant concerns relating to heritage character, and the functional
role and priority for small rural settiements to accommodate non-agricultural activities.

2. The proposed development directly conflicts with the Stellenbosch Municipal Spatial Development
Framework (MSDF) and Section 65 of the Stellenbosch Land Use Planning By-law, failing fo meet
core principles of orderly development, public benefit, and long-ferm spatial coherence.

3. The proposed rezoning and subsequent amendment of an approval condition, to amend a site
development plan, is inconsistent with the Municipal Spatial Development Framework {MSDF}, the
Stellenbosch Land Use Planning By-law and broader spatial planning principles intended to |
safeguard agrarian landscapes and historic precincts. |

4. Llocated outside the designated urban edge, the introduction of high-intensity industrial and
mixed-use zones undermines the established rural settlement hierarchy, which strictly restricts
development to low-impact, agriculturally linked activities.

5. The area is therefore not intended to function as an industrial/commercial node.

6. Approving a large-scale commercial and industrial enclave outside the urban edge would
entrench existing spatial erosion, set a highly undesirable precedent for urban sprawl, and
compromise the integrity of protected rural and historic precincts.

7. Industrial and Mixed-Use zones are incompatible with the Agriculture and Rural Zone's purpose
and interit and further violates the intent of the.Rural Scenic Route Overlay Zone to-protect rural
landscapes. The rezoning application introduces land uses inconsistent with the zoning scheme
bylaw objectives, rural/agricultural character and MSDF agricultural-protection objectives.

8. Approving commercial/industrial uses outside the urban edge would entrench existing spatial
erosion, set a highly undesirable precedent for urban sprawl as mentioned, and compromise the
integrity of protected rural and historic precincts.

The subject land use and land development applications are, having regard to the conclusions above,
viewed as inconsistent with the relevant legislative / principles / policy / guidelines / plans and
consequently grounds for the not supporting of the subject land use and land development
application.
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Zoning Plan: File ST468/128, dated 21/02/2025 and drawn by§‘
Headland Town Planners. See APPENDIX 2.
List relevant plan numbers
site Development Plan: Drawing No. WS.S03-SDP, dated
2025/05/16 and MWLF Architects. See APPENDIX 3.

APPENDIX 1 - Locality Plan
APPENDIX 2 — Zoning Plan
APPENDIX 3 - Site Development Plans
APPENDIX 4 - Motivational Report
APPENDIX 5 — Portfolio of Evidence
APPENDIX é — Municipal Infrastructure Services Department
APPENDIX 7 — Municipal Spatial Planning Department comment.
APPENDIX 8 - Westerns Cape Government; Department of
Infrastructure, Chief Directorate: Roads Planning.
APPENDIX 9 - Western Cape Government: Department of
Environmental Affairs and Development Planning: Development
Management (Region 2) Planning.
APPENDIX 10 - Western Cape Government: Depariment of
Environmental Affairs and Development Planning: Development
‘ Management (Region 2) Environment

APPENDIX 11 - Site photos.

List appendices to report
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’7RECOMMENDATION J

1. That it BE DECIDED that the application for rezoning and amendment of an approval condition on
Farm No. 468/128, Stellenbosch Division 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:

1.1 The proposal is inconsistent with the SMSDF as it does not actively earmark this specific
agricultural land for industrial or business use, is deemed non-compliant and constitutes
a formal deviation under Section 19 of the LUPA relating to compliance with adopted
spatial plans, and thus conflicts with the spatial planning objectives of the SMSDF.
Without a local SDF to bridge that gap or redefine the boundary, the application sits in
direct contradiction to the primary SMSDF mandates.

2. That it BE DECIDED that the application for rezoning and amendment of an approval condition on
Farm No. 468/128, Stellenbosch Division rezoning of #4450m? consisting of three (3) buildings from
Agriculture and Rural Zone to Industrial Zone (winery, brewery and distillery) and the existing £451m?
tourist facility from Agriculture and Rural Zone to Mixed Use Zone for offices, 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:

2.1 The development proposal does not satisfy the requirements of Section 22(2) of the
Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013), as it fails to
establish any merit-based, site-specific circumstances. The introduction of intensive
industrial and mixed-use business zones on agricultural land located outside the
demarcated urban edge and no approved local SDF, lack compeliing justification fo
permit a deviation from the adopted Spatial Development Framework (SDF) provisions.
The applicant's site-specific motivation could not prove that exceptional, site-specific
circumstances warrant breaching the urban edge for the intended rezonings.

3. That the following application in terms of Section 15(2) of the Stellenbosch Municipal Bylaw on Land
Use Planning on Farm 448/128, Stellenbosch Division for:

3.1 Rezoning in terms of Section 15(2)(a) of the said bylaw, for the rezoning of +4450m?
consisting of three (3) buildings from Agriculture and Rural Zone to Industrial Zone (winery,
brewery and distillery) and the existing +451m? tourist facility from Agriculture and Rural
Zone to Mixed Use Zone for offices.

3.2 Amendment of an approval conditions in terms of Section 15(2)(g) of the said bylaw, to
enable the amendment and replacement of the approved site development plan

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

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

4.1. Adopting Industrial and Business zonings in this specific locality would permanently
compromise the integrity of the rural landscape, undermine the agricultural economy of
the region and creates an undesirable precedent forincompatible land-use conversions
and incremental urbanization outside the urban edge, risking the proliferation of large-
scale, non-agricultural uses along the R310 (Baden Powell Drive) heritage gateway
route.

4.2, The introduction of permanent industrial and commercial zonings within the rural
landscape of the Lyndoch area places unsustainable pressure on the region’s historic
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cultural landscape. While the existing built fabric is acknowledged, the insertion of
standard modern commercial footprints directly disrupts the established spatial rhythm,
thereby unacceptably compromising the visual integrity and unique heritage character
of the area.

Conventional industrial and business (Mixed-Use) zonings are highly incompatible with
the surrounding agricultural landscape and contradicts the designation of Lynedoch as
a low-density rural buffer, creating an undesirable risk of unchecked ribbon
development along Baden Powell Drive. The proposed rezoning is heavily restricted
within the rural Lynedoch area context, under the municipal policy provisions, to prevent
ad-hoc urban sprawl and commercial encroachment into sensitive rural areas.

The proposed rezonings are inconsistent with the Municipal Spatial Development
Framework (MSDF), the Stellenbosch Land Use Planning By-law, and broader spatial
planning principles, aimed at protecting historic precincts and safeguarding agrarian
landscapes. The proposed development therefore introduces high-intensity, non-
agricultural uses that are inconsistent with the aread's rural character, conflict with MSDF
agricultural-protection objectives, and promote undesirable urban sprawl.

The MSDF establishes a strict urban edge to contain urban sprawl and safeguard high-
potential agricultural land, any commercial or industrial expansion outside this
boundary, as in this regard, is explicitly contrary to its provisions.

The approval of the rezoning and amendment of approval condition applications would
serve as a catalyst, motivating the formal regulation of other unauthorized activities

already currently on-site.

5. Matters to be noted:

5.1

None.
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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 Registration:
Signature: @g«

Date: 02/11/2026

| REVIEW OF ASSESSMENT AND RECOMMENDATION

The recommendation for decision is hereby submitted for consideration to the authorised decision- |
maker in accordance with the System of Delegations vide ltem 11.8.1 dated 24 May 2023 OR
Categorisation Model approved vide Item 10.8.1 dd dated 26 February 2025.

Category / Delegation Item Number: A(d), H(4)
Decision Making Authority: MPT
Rational: Application is inconsistent, deviates and entails rezoning of agricultural zone land for any

other purpose.

e Got

Capacity: W
SACPLAN Registration: M\Sf\

Signature:
31/l 2020

Date:

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: 20 November X2b

.......................................

Name: \,\)JQ,\\ \jqoa\
Capacity: Q(\nU?cS MW\\V\\SM\UQ O{—‘pw

Signature: @V\

Date: oS Novemloex ol .

Page 10 of 10



21

APPENDIX 1
Locality Plan
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Locality plan
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APPENDIX 2

Zoning Plan
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APPENDIX 3

Site Development Plan
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APPENDIX 4

Motivational Report
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STELLENBOSCH AGRI-PARK

APPLICATION FOR SITE DEVELOPMENT PLAN AMENDMENT, SPOT
REZONING AND SITE SPECIFIC DEVIATION:
REMAINDER PORTION 128 OF FARM NO 468 (WELMOED)

14 January 2026
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1. INTRODUCTION

Remainder portion 128 of the farm Welmoed No 468 (Stellenbosch Agri-Park) accommodates a range of consent
uses for service trade and tourist facilities that were originally approved on 10/07/2017. All the rights are
controlled by an approved Site Development Plan, which was first approved on 16/1/2020, and then amended

on 16/8/2023.

On 17/2/2020 a 5 year temporary land use departure was granted for 4,450m? of the approved bulk to be used
for wineries, distilleries and breweries in three existing lawful buildings (which has now lapsed).. Lastly, approval
for subdivision of the R310 and the western part of the property was included. For noting, an approval in terms
of the Subdivision of Agricultural Land Act, No 70 of 1970 was granted on 20/11/2020. This subdivision has been

acted on.

The tourist facilities were identified as the conversion of the existing dilapidated manor house into a restaurant
with a total GLA of 495m?2. There has been no response in the market for a restaurant since the approval, and
the purpose of this application is to ensure buildings are not left without economically sustainable usage, and

therefore a spot rezoning to permit office use is suggested.

In addition, the 3 temporary departure buildings require a spot rezoning to Industrial, as a new temporary land
use departure cannot be applied for, and it would unreasonable and illogical to force a closure of 3 functioning

and employment generating businesses.

Rights (floor area)

Service Trade Consent 13,886m? and 465m? Tourist Facilities

constructed To be changed on SDP

9,150m? Service Trade Consent Use

4,450m? Winery, Distillery, Brewery lapsed on 18/2/2025 Spot rezoned to Industrial Zone

465m? Tourist Facilities Spot rezoned to Mixed Use (Offices) —
451m?

RESIDUAL RIGHTS: Service Trade Consent 286m?

465m’°
Tourist
Facility

£, .ff ™~
7,150m’ . 4,450m°
Service Trade Bulk (GLA)
Bulk (GLA) temp land
{2,286m" GLAleft} | _~._use departure”

* lapsed 18/2/2025

Figure 1: Explanatory sketch of existing rights
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Current Land Use Service Trade for agricultural warehousing, packaging, repairs,
agricultural research facilities and ancillary sales outlets

Subject to NEMA EA is entrenched for the rights. Site being developed in line with
approval.

Subject to SAHRA/PHRA Heritage approval granted. This current proposal does not alter
the site’s use rights in terms of the heritage triggers.

4. CONTEXTUAL INFORMANTS

“Winery. &
Van'Ryndistillery

Lnngl'.ar‘l-dé'-'[m'éi'ii_:i'erni;'a!; e StellenboschiHills

P -

vl —
‘T_Wc Imoe

P -
B

¢ Ty
Carringvaleis
“sNursery

JAAIY 915493

Figure 2: Locality of the farm portion (source: Google Earth)

Cape Town'’s city limits begin approximately 3.5km to the southwest (along the R310), while urban Stellenbosch
begins approximately 8km to the east, and the site fronts onto the R310.

It is important to acknowledge the substantial volume of traffic along the R310 (hence its recent upgrading)
which carries intra-regional traffic between Stellenbosch, Cape Town, the airport and Somerset West (via

Annandale Road).

This route is not of the same outstanding scenic quality in terms of the agricultural environment, compared to
routes such as Helshoogte or the undulating R44 from Stellenbosch to Klapmuts. Despite not being as scenic as
those two roads, the R310 is still a gateway route to the town of Stellenbosch. The current park has been
developed in recognition of this environment, and is a good example of a business park fitting into a rural setting.
Note that the Park has existed since 2017.

Stellenbosch is intrinsically linked to the economy of Cape Town, as many people prefer living in Stellenbosch
and commuting to Cape Town. Stellenbosch is a significant satellite town in support of Cape Town and the lines
have become blurred between Stellenbosch existing as a “rural town” some distance away from Cape Town. The
semi-gration from Gauteng, in particular, has contributed to this greatly.

With reference to figure 2, the cluster of nursery, winery and agro-industrial buildings and uses as a quasi node
creates a character that is clearly distinguishable from the farming hinterland which exists east of the Eerste
River and along the hill slopes to the west. Notably, the farm subdivision sizes in this node are substantially
smaller than the productive agricultural lands, by virtue of the road being close to the river thus creating unviable

farming portions.

Page 3



34

5. DEVELOPMENT PROPOSAL

5.1. Site Development Plan Amendment

The amendment does not cause any change to the plan, apart from describing 4 buildings differently. From an
impact point of view, there is none as nothing physically changes on site. At worst, the current building H3 (the
tourism facility) changes its use, the other 3 remain unchanged as they are to be converted from temporary
rights to permanent rights. The development detail and land use descriptions on the SDP are amended
accordingly.

5.2. Spot Zoning Areas

Buildings E2, F2 and G2 are to be spot zoned Industrial Use, and amount to an area of 4,450m?

Building H3 is to be spot zoned Mixed Use {for offices only), and amounts to an area of 495m?.

’ k
\gje 50m

6™~
-'? \-\“n. 79,
/ Spot Zonmg ~Bim
for Mixed Py
Use {Office) '“-\R
k 465m? y 2 ~—
\ P / Servilude
AN ', Area
N £ 1037m?
/ £ vide DGM
/ 1484/1998
Remainder
/ ca 9.3 Ha
\:H: e 7,
£ ~ %y,
!’:\ ol \ e '.\-: ::\:""\_‘
Fi o~
&
— 5 /
. :
~J
¢ pot Zoning for
Industrial Zone
57, 4 A50m? f
1) /
N q' / /
~ i /
™, L 'llr

\ o
~ Y/ /
Figure 3: Extract from Zoning Plan

5.3. Parking and Access

There are 240 bays on site already. There are 62 surplus bays, therefore the spot zoning has no impact on
parking utilisation and, by default, access and trip generation. Loading bays are provided at each building.

Floor Area Zoning/Consent | parking required parking provided
4,450m? Industrial 1.5/100 GLA; 67 required 82 provided
9,157m? Ex Service Trade | None; (use 1/100) 92 required 133 provided
451m? Mixed Use 4/100 GLA; 19 required 25 provided
(Offices)
178 240
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6. ADDITIONAL MOTIVATION

General considerations for an application in terms of Section 65(c) of the Stellenbosch

Municipality By-Law of 2023
Introduction

South Africa faces a deepening unemployment crisis. The youth are worst affected with 70% of young people
aged 15 to 24 unable to get jobs. Unemployment has increased from 20% in 1994 to 32.9% in 2023; when adding

discouraged work seekers the rate rises to 42.4%.

The municipal literature speaks to transformation and local economic development holistically in a number of
important documents:

Stellenbosch Municipality vision and values

“We will tirelessly work at transforming our municipality, communities and broader society as custodians of hope
through unlocking the endless possibilities of valley holds treasure. This commitment is shaped by our
understanding of the historical, spatial, social and economic inequalities in our valley.” - Stellenbosch

Municipality Values
Final draft Stellenbosch Municipality Economic and Development Strategy and Implementation Plan (2022)

“Some municipalities also have unique cultural, recreational and tertiary education assets, that can help to
stabilise the local economic base, makes social capital available and support innovation. Stellenbosch
Municipality is fortunate to be characterised by all of the above and has access to a unique set of social, economic,
political and natural resources that it can use to shape its development path. These conditions determine the
region’s ability to attract and retain investment. The municipality’s role is to create an environment that enables
business and citizens to make use of the opportunities that these resources offer.”

“The population of the Western Cape is growing at a higher rate than in the rest of South Africa {...) Over the
2016 to 2020 period, there were a total of 292,521 net-migrations to the Western Cape.”

The policy further notes the increase in population growth within the Stellenbosch municipal area.

“Despite these dynamics, unemployment in Stellenbosch it has been trending upwards with the rest of South
Africa since 2015. Stellenbosch has the second highest unemployment rate in the Cape Winelands District

Municipality.”
Given that unemployment is trending upwards, the continuation of the 3 (lapsed) temporary departure buildings
as permanent rights is positive and needs to be supported. The reuse of the manor house as a small office

building is similarly positive. It has to be borne in mind that there is always a need for support services in rural
areas, therefore a small office component should be supgorted.

6.1. The desirability of the proposed utilisation of land

6.1.a Socio-economic impact;

The office use is for farming support functions, such as accountants and marketing firms. The continuation of the
distillery, brewery and winery is self-evidently a positive socio-economic impact

6.1.b Compatibility with surrounding uses
The uses are very compatible:

e This farm has never been sustainable as a farm

Pageb5



36

o The adjacent wine storage business is a business use, allied to the wine industry; Stellenbosch Vineyards
together with the Agri-Park create an agriculturally dominated node

e Apart from the minor office use, the proposed rezoning does not change the uses already in existence

e The office use accounts for 0.49% of the land area, and is therefore no different to any other
administrative office on any other farm. It’s market is merely beyond “personal” use by a farmer owner;
the impact is no different, particularly given that the consent rights for tourism facility introduce persons
from outside the land unit. Again, there is no impact from the proposed office conversion.

6.1.c Impact on the external engineering services

None; the spot rezonings do not increase the demand for services, as the rezoning sits within the container of
GLA.

6.1.d Impact on safety, health, and wellbeing of the surrounding community

Only positive impact will occur as the potential for employment opportunities is marginally increased (by the
office conversation) while employment is retained by creating permanence to the distillery, winery and brewery.

6.1.e Impacton heritage

None; all buildings already exist.

6.1.f Impact on the biophysical environment

None; all buildings already exist.

6.1.g Traffic impacts, parking, access, and other transport related considerations

None; all buildings already exist, and the conversion from tourist facility of 465m? to office use of 451m? has no
impact, in terms of trip generation norms. And parking is surplus to requirements: 240 parking bays exist on the
property, 62 surplus to requirements.

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

There is no adverse impact of the proposed rezoning, and the SDP remains that control document.
6.1.i Any restrictive condition applicable to the land concerned;

There are none that prevent the spot rezonings

6.1.j The impact of the proposed land development on any heritage resources as defined in the National
Heritage Resources Act, 1999

Not applicable, all buildings exist.

The IDP, including the Stellenbosch Municipal Spatial Development Framework (“the

MSDF”)
Within part 2: The legislative and policy context (paragraph 4.9) the Stellenbosch MSDF discusses the
coordination of efforts of the various municipal departments to achieving the vision for the municipality as an

“integrated valley of opportunity and innovation”:

o “Valley of possibility — aimed at attracting investment, growing the economy and employment.”
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o “Green and sustainable valley — aimed at ensuring that the asset base of the municipality is
protected and enhanced.”

o "Dignified living — aimed at improving conditions for residents with access to education and
economic opportunities.”

Within the vision statement of the MSDF (part 4) the document makes reference to resilience, diverse and
productive, adaptive to it's own needs and expressive of new culture, business and new ways of doing:

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

These are characteristics to which the Agri-Park has always been aligned. The conversion of the 3 buildings to
permanent use and the introduction of a small office component enhances the diversity.

Principles of the MSDF
The amended Municipal Spatial Development Framework for the Stellenbosch Local Municipality area was
approved by Council in June 2023 and recognises that the spatial decisions and actions of many make what

settlements are.

The spatial profile and draft amendments to the spatial development framework approved by Council for public
comment on 15 March 2023 state as follows:

“Spatial planning is critical for delivering economic, social and environmental benefits ... by
creating more stable and predictable conditions for investment and development, securing
community benefits from development and promoting prudent use of land and natural resources
for development.”

The balance of economic, social and environmental benefits is set out in box 1. These include:

o “Ildentifying land in appropriate locations to meet the need for economic development.”
“Promoting environmental quality in both urban and rural areas, which can then create more favourable
conditions for investment and development.” (which requires capital, and an integrated plan for
maintenance and rehabilitation)
“Aiding the creation and maintenance of pleasant, healthy, and safe environments.”

o “Promoting regeneration and the appropriate use of land, buildings and infrastructure”.

In terms of this approved document, seven principles need to be considered, namely:

Maintain and grow the assets of Stellenbosch Municipality’s natural environment and farming areas;
Respect and grow cultural heritage;

Direct growth to areas of lesser natural and cultural significance as well as movement opportunity;
Clarify and respect the different roles and potentials of existing settlements;

Clarify and respect the roles and functions of different elements of movement structure;

Ensure balanced, sustainable communities;

Focus collective energy on a few catalytic lead projects.

NonswNeR

While the proposals are site-specific and do not constitute a “catalytic lead project” as contemplated in 7 above,
the spot rezonings proposed for Agri-Park demonstrably satisfy and further goal 3, whereas the other goals do
not apply as a litmus test for an application which is an adaptive re-use proposat:

1. Maintain and grow the assets of Stellenbosch Municipality’s natural environment and farming areas.

1 Stellenbosch Municipal Spatial Development Framework, 2023. p51.
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The farm has ceased to be a contributor to agricultural production for approximately 30 years. It is not a viable
farming unit, and it usefulness in the offering of assets for Stellenbosch as an attractive investment destination

has been proven by the very successful and fully subscribed Agri-Park.
2. Respect and grow cultural heritage

The adaptive reuse of the historic manor house has not found its place in a restaurant (tourist) facility. It is time
to acknowledge that a small office component is a best use for the continued preservation of the heritage asset.

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

The proposal does not constitute growth in of itself; it is the introduction of permanence to distillery, brewery
and winery use that finds natural synergy with the site along one of Stellenbosch’s significant connector routes
with Cape Town. Both it and the conversion of 451m? of space to offices occurs in an area that is not of cultural

significance.
4. Clarify and respect the different roles and potentials of existing settlements
The proposal is not related to settlement patterns.
5. Clarify and respect the roles and functions of different elements of movement structure

The proposal does not directly impact the movement structure, but it gains from its focation along the R310. The
enabling capital investment into the R310 upgrade, elevated the prominence of Agri-Park.

6. Ensure balanced, sustainable communities

The sustainability lies in the fact that the R310 is major movement route, and therefore access to this property
is convenient.

Applicable Guidelines
In terms of the approved MSDF the following guidelines are considered to be applicable to this specific set of

applications:

Table 1: MISDF applicable guidelines

Guideline Statement of compliance

Tourist accommodation should preferably make use
of existing buildings or new buildings on disturbed Not applicable
footprints, and these should take the natural and

heritage significance of the site into consideration.

Rural place-bound businesses (including farm stalls
and farm shops, restaurants and venue facilities) of
appropriate location and scale to complement
farming operations, and not compromise the
environment, agricultural sustainability, and the
scenic, heritage and cultural landscape.

Support for various forms of leisure and tourism
activities across the rural landscape, of appropriate
location, scale, and form not to compromise the
environment, agricultural sustainability, and the
scenic, heritage and cultural landscape.

Activities and uses directly related to the primary
agricultural enterprise are permitted, including farm
buildings and associated structures (e.g. one
homestead, barns, agri-worker housing, etc.), as well

Not applicable: Agri-Park has existed since 2017,
based on an EIA and heritage process, which
correlates with sustainability

Not applicable

Not applicable: Agri-Park has existed since 2017,
based on an ElA and heritage process, which
correlates with sustainability
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as additional dwelling units to support rural tourism
opportunities and to diversify farm income,
comprising additional non-alienable dwelling unit
per 10ha, up to a maximum of 5 per farm.

Recognising the prospects of tourism to diversify
and strengthen the rural economy, the provision of a
variety of short-term tourism accommodation across
the rural landscape that is in keeping with the local
character is supported

Not applicable, in a business park environment

MSDF Checklist
The MSDF contains a checklist of questions or issues that assist to align a proposal with its development

guidelines:

Table 2: MISDF checklist

Policy Statement question of Yes/No | Statement of compliance

issue
BIOPHYSICAL RESOURCES

Is the proposal located in or does
itimpact on a formally protected
area , Critical Biodiversity Area,
or Ecological Support Area

Can associated impacts be | N/a
managed without diminishing
the integrity of the formally

No n/a

protected area , Critical
Biodiversity Area, or Ecological
Support Area?

Does the proposal protect, N/a
maintain, or enhance the
sustainability of existing
ecological systems and services?

Will the proposal result in a loss N/a
of agricultural land or impede
the viable use of agricultural
land ?

Does the proposal assist to
diversify agriculture, enable
broader access to agricultural
opportunity, and increase food
security?

There is no viable agricultural land on site, and the change in use
(zoning) is for existing buildings

N/a There has been no production on the land in decades. In
addition, the site is relatively small, and the proposal is for the
reassignment of land uses in 4 existing buildings with use of
existing parking areas for these uses

Is the proposal located within, | No Outside the urban edge.

on, or outside the proposed
urban edge ?

If on the edge of a settlement or n/a
green space , does the proposal
assist in defining and protecting
that edge better and more
appropriately than at present?

The proposal is wholly within the developed footprint of the
Agri-Park, inside existing buildings.

No The floodline is to the east of the existing buildings and

Is the proposal situated within a
infrastructure

river or wetland setback , or a
flood line?
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Does the project enable | N/a The Eerste River forms the eastern boundary of the property,
enhanced and appropriate and has never been publicly accessible.
public access to natural
resources, amenity, and
recreational opportunity?
Yes Two buildings have solar panels, and rainwater harvesting is

Has the project considered
recycling, rainwater collection,
and alternative energy
generation?

done.

SCENIC LANDSCAPES, SCENIC ROUTES AND

SPECIAL PLACE OF ARRIVAL

Does the proposal impact on a | No The proposal is wholly within the developed footprint of the
scenic landscape, scenic routes, Agri-Park, inside existing buildings

or special place of arrival?

Can associated impacts be N/a There are no associated impacts as the buildings all exist
managed and minimised

without diminishing the integrity
of the scenic landscape, scenic
routes, or special place of
arrival?

HISTORICALLY OR CULTURALLY SIGNIFICANT PRECINCTS OR PLACES

Does the proposal impact on a
historic or culturally significant
precinct, place, or structure?

No

The original historic building currently has rights for tourist
facilities, and it is simply this internal use that is being changed
to offices. There is no impact on the structure and its setting.

Has the proposal considered the
re-use of an existing precinct,
place, or structure to ensure
preserving or exposing its
historical or cultural
significance?

Yes

Adaptive reuse of the historic house, so that rental income from
it, can be used to maintain the historic structure. Without being
economically useful, the building could fall into disrepair.

Does the proposal enable the
inclusive expression and
celebration of culture, old and
new?

Yes

Indirectly: it is implied in the refurbishment and ongoing
maintenance

SETTLEMENT ROLE AND HEIRARCHY

Does the proposal fit the
proposed role of the settlement
outlined in the MSDF, its position
in the settlement hierarchy, and
associated development/
management approach?

n/a

The proposal is not within a settlement; but this is irrelevant
given that the agri-park exists as a sustainable economic benefit
to the Municipality. The monthly rates accruing to the
municipality are in the region of R36,000.

3

MOVEMENT INFRASTRUCTURE

This section is not applicable because no new route is proposed.

NATURE AND FORM OF DEVELOPMENT

Does the proposal promote
compact , dense, mixed use
development which makes the
best use of land, reduces car
dependence, and enables

public and NMT

Yes
No

&

The adaptive reuse of existing buildings is always a “best use of
land”. There will be car dependence, but this is as a result of the
recent upgrade to the R310 which is a private vehicle dominant
piece of civic infrastructure.
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Has the proposal considered | No Social facilities planning is not allied to the proposal, and public

how it responds to and is transport infrastructure along the R310 (whether existing or
integrated with public transport/ planned) will benefit from additional office use.

NMT and social facilities

planning?

The scale of the proposal is far too small for a logical assessment

Is the proposal enterprising and N/a
of this criterion.

transformative in that it is likely
to stimulate desirable change
within its broader precinct and
context?

Does the proposal expand | N/a The proposal is not for housing development.

housing opportunity for a
broader range of groups,
including lower income groups
and students?

Will the proposal "lock-out" | NO
desirable development and
opportunity elsewhere by virtue
of its location and scale (and
through that attracting
development energy in a
direction not supported by the
MSDF)?

The park exists and as is a positive contributor to the
Stellenbosch economy. No expansion is proposed beyond the
constrained property boundaries, therefore a policy guidance
comment about consistency , or not, with “development
direction” has no meaning. Each application on its own merit.

Does the project support | N/a
inclusion, including providing a
range of housing types and/or
opportunity for small/ emerging
entrepreneurs.

Permanence of rights for the 3 main buildings that are the
subject of the spot rezoning; reuse of the old manor house,
given that since 2017 no tourist facility demand has
materialised.

Has the proposal made the best | Yes
use of existing structures on its
site?

UPGRADING AND INTEGRATION OF SETTLEMENTS

Not applicable, the proposal is not an informal settlement upgrade project.

GOVERNMENT / PUBLICLY ASSISTED HOUSING

Not applicable, the proposal is not a state funded housing project.

SOCIAL FACILITIES

.Not applicable, the project is not for new social facilities. However, the CSR outreach of ttie business is not
insignificant in the funding supplied to local social facilities and upliftment projects. See section 6.1. (i).

PUBLIC SPACE

Not applicable, the proposal is private.

COMMERICAL DEVELOPMENT

Not applicable, the project is not for new commercial area or significant new commercial enterprise.

INFRASTRUCTURE SERVICES

Not applicable, the project is not a new infrastructure services initiative.

CATALYTIC PROJETS

Not applicable, the project is not part of a larger catalytic project identified in the MSDF.
INSTITUTIONAL ARRANGEMENTS
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Has the project considered N/a
partnerships - between different
land owners , or land owners
and a community or the public
sector - to maximise its broader
benefits, whether in the
livelihood opportunity i t offers,
making the best use of resources
of land, or shared infrastructure
provision?

Has the municipality discussed | NO
possible partnerships aimed at
maximising the benefits of the
project with the project
initiator?

Does the project justify specific | No
institutional arrangements to
ensure its implementation and
sustainability

Has the required institutional n/a
arrangements been agreed to
and formalised?

Will the project result in | NoO
institutional and/or funding
pressure on the municipality?
Can the municipality | n/a
accommodate the institutional
and/or funding pressure
associated with the project, now
and into the future?

Site Specific Circumstances for the rezoning
The property is located outside of the Urban Edge, and as such any rezoning that is not related to agricultural
{non-urban) use must be considered in terms of site specific circumstances.

The property is zoned Agricultural; the proposal is to expand the lifespan of 4 existing buildings by giving 3 of
them a spot zoning to Industrial 1 and the historic manor house a mixed use zone. This is because the agricultural
zone is very limited, in terms of flexibility relative to economic needs and sites being addressed on merit. As
valuable as the fundamental principle is of containing‘ urban activities within the urban edge, the same holds
true for the principle of assessing each application on its merit. The municipal area has a long history of
development outside of the urban edge, and each decision was taken on specific merit. The urban edge is under
constant change, because of the inevitability of population growth and economic expansion. It is a given that
urban edges expand, it is the logical and appropriate management thereof that matters.

The site specific merits of this application for the Mixed Use spot zoning are as follows:

¢ There has been no interest in the approved tourism use of the historic manor house;
¢ The building cannot be converted into any obvious agricultural use;
e |t also cannot be demolished;

e Therefore the best use for it is as office space;
e Office space per se is often associated with agricultural use, in the form of administrative offices;

e The proposed spot zoning only accounts for 451m? and is clearly functions as just an ancillary use to
the existing agri-business park;
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e Jtis not a dominant use, and cannot create a precedent elsewhere.

The site specific merits of this application for the 3 Industrial spot zonings are as follows:

e The buildings existed before the previous temporary land use departure for distillery, winery and
brewery;

e These are 3 buildings in a cluster of 11;

e These 3 uses are agricultural derivatives and are suitable in a rural setting;

The uses are not primary agricultural production (land resource based), but an agricultural landscape

is experienced predominantly visually;

The agri-park is well established, and is an asset to the municipality in terms of job creation, economy

and visual appearance;

There is heritage approval for the cluster of buildings;

The site is very small in comparison to pi’oducﬁve farms;

¢ The use of the proposed spot zoning limits the uses to the 3 building footprints, and does not create

the ability to expand the use by stealth;

There is no viable alternative in the zoning scheme but for a rezoning to extend the operation of the

distillery, winery and brewery;

e The closure of the businesses would have long term consequences on the businesses from owners, to
management to staff.

Spatial Planning and Land Use Management Act 16 of 2013
Section 42. {1) in considering and deciding an application a Municipal Planning Tribunal must —

{a) be guided by the development principle set out in Chapter 2.

(b) make a decision which is consistent with norms and standards, measures designed to protect and
promote the sustainable use of agricultural land, national and provincial government policies, and the
municipal spatial development framework; and

(c) take into account —
(i) the public interest
(ii)  the constitutional transformation imperatives and the related duties of the state
(iii) the state and impact of engineering services, social infrastructure, and open space requirements
{iv) any factors that may be prescribed, including timeframes for making decisions

The proposal is in the public interest because it ensures the continued employment and business of the distillery,
brewery and winery. It also enables the use of an existing building {offices) that would otherwise stand empty,
which is not in anyone’s interest in the long term. The proposal has no bearing on sustainability of agricultural
land, as the land is legitimately transformed into an Agri-Park, on land that has always been too small as a

sustainable agricultural unit.

SPLUMA principles

Chapter 2, Section 7 of the Spatial Planning Land Use Management Act No. 16 of 2013 (SPLUMA)) prescribe five
development or planning principles that all new development should consider, namely: spatial justice, spatial
sustainability, efficiency, good governance, and spatial resilience. The proposed development contributes to
these principles in the following ways:

e The principle of spatial justice is fulfilled through the creation of employment, offering economic
opportunities to local job seekers.
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e The proposal is spatially sustainable because it amounts to reuse of existing buildings, and the old manor
house conversion to a small office space ensures that the heritage fabric remains relevant, and does not fall

into disrepair.
o ltis efficient because the agri-park is a weli established landmark.

» Resilience is promoted by permitting a variety of land uses, for which the zoning scheme has not held modern
pace for hybrid land uses.

¢ Good administration is a function of government, whereby the application will undergo circulation and public
participation which complies with the requirements of the decision maker considering policy and forward

planning vehicles.

Desirability under section 49 of LUPA
Section 49 of the Western Cape Land Use Management Act, no. 3 of 2014, requires that:

“When a municipality considers and decides on a land use application, the municipality must have regard to at
least:

(d) the desirability of the proposed land use
(e) guidelines that may be issued by the Provincial Minister regarding the desirability of proposed land use.”

The proposed spot rezonings are subservient to the main land uses, which are primarily agricultural, and
supporting ancillary non-agricultural tourism-based operations, are desirable because they result in the
utilisation and operation of an existing agricultural land holding. Primary agricultural land uses are more intensive
and sustainable than has been the case in the past. Ancillary uses are in support, and subservient to the dominant

use.

NDP 2030 and Western Cape PSDF 2014

The foundation of any national and provincial guiding documents is the reduction of unemployment and the
stimulation of the economy. Given that the spot rezonings do not create a new node while simultaneously
ensuring the that existing 3 business can continue operating, the proposal is aligned with the economic
imperatives. The very minor office component is a best use relative to letting the old manor stand vacant, and

not contributing to the rates base.

Western Cape Land Use Planning Guidelines for Rural Areas, March 2019

As a component of the roll out of the PSDF, the Western Cape rural areas guideline has been developed to
support sustainable development in rural areas and to develop the rural economy while safeguarding areas of

environmental sensitivity and agricultural significance.

The site has no environmental sensitivity nor agricultural significance, therefore this is a moot point. The Agri-
park is well established, and contributes to the rural economy.

Stellenbosch Municipal Zoning Scheme By-law 2019

The 3 buildings that were the subject of the temporary rights, can only continue operating if rezoned. Spot zoning
is a legitimate method of doing so, particularly as it limits the impact of “non agricultural’ rights to a very fixed
position. The same applies for the office use, bearing in mind that farms in general have an administrative “non

farming” component to them.

As no new buildings are proposed, and the 4 buildings that are the subject of the spot rezonings are approved
structures, the development rules of the Agricultural Zone are not affected: no regulation departures are

required.

Conformance with parking ratios has been proven under section 5.3, earlier in this report.
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7. CONCLUSION

The proposal is to create permanent use rights for the winery , distillery and brewery in existing buildings, with
the conversion of the old manor house to a small office component. The Agricultural zoning is too rigid to
accommodate these uses as consent uses, therefore a spot zoning is required. The benefits are self-evident, in
that existing employment use is retained, and amplified by a small office component. It has no impact given that
Stellenbosch Agri-park forms a unique agricultural services node with adjacent Stellenbosch Vineyards. It is not
a new urban use outside of the urban edge, and should therefore be supported on merit.
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APPENDIX 5

Portfolio of Evidence



Nov2023

STELLENBOSCH

STELLENBOSCH » PNIEL » FRANSCHHOEK

MUNISIPALITEIT » UMASIPALA ¢« MUNICIPALITY

DIRECTORATE: PLANNING & ECONOMIC DEVELOPMENT

www stellenbosch.gov.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
Farm number Portion(s) . Allotment | Stellenbosch Registration

Ert / Farm no 468 if farm Portion 128 Area Division

Owner/

Applicant Headland Town Planners LU/# TP1323/2025

Notice Period From: 19/2/2026 To: 21/3/2026

CONFIRMATION OR DOCUMENTATION SUBMITTED SENERARPUCANT ADMIN VERIFY
YES NO | N/A

1. The declaration is duly sighed X —

2. Applicant confirms that the public participation process was X ——
duly undertaken as instructed and attached

3. Municipality was nofified in advance of the start and closing X "
date _

4. The advertisement period complies with the required 30 days X -

5. If applicable, confirms that the site notice was placed and kept N -
on site for the full duration of the public participation process

6. Allcommunications (other than notices) in respect of the public X -
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 .

9. Proof of notices published {publication date visible) X 18/2/2026

Proof of notices served

10. Wording of notice accurate and example attached X —

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 -
organs of state (government dept's and entities) attached

Comments received

14. All objections and comments received attached, including X —
amended comments if relevant

15. All comments from municipal departments and organs of state N -
received [must also be attached to POE)

16.Consent from  abutting property owners obtained and X
attached NIBY

17. Applicant’s written reply / responding comments on all the X o
objections attached

Page10f2



’ 48

Nov2023
KINDLY NOTE:
1. The POE may only be submilted once dll relevant municipal deparimenis and organs of state have
submitted their comment, inclusive of the applicant's written reply thereto.
2. When any comments have been discussed or amended terms negoliated with the relevant commenting
entily, the amended comments and the applicant’s written reply thereto must be altached fo the POE.
3. The decision-making period will only commence dffer receipt and confirmation of a complete POE in

accordance with section 57 of the Bylaw.

COMPLETE AND SIGN THE FOLLOWING DECLARATION

DECLARATION
I, (full names & surname) Claus Mischker
and ID No: 7105045091089 , as the Applicant for the above application,

hereby confirms:

1) the public participation process for the subject application was duly undertaken in
accordance with the instruction for such process and the associated requirements stipulated
in the Stellenbosch Municipal Land Use Planning Bylaw;

2) allcomments 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 interested 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).

27 May 2026 Gardens, Cape Town
Duly signed on at

Date Place

Signature

For office use only

NAME SIGNATURE DATE
VERIFIED BY ADMINISTRATIVE OFFICER Nicde ' dokds | Ak e 5. TR
CHECKED BY TOWN PLANNER
NOTES TO BE RECORDED:
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headland

www .headland.co.za

Your Reference: TP1323/2025
Our Reference: $T128/468

For Attention: Nicole Katts

Stellenbosch Municipality
Date: 27 May 2026

Dear Nicole

APPLICATION FOR REZONING AND AMENDMENT OF APPROVAL CONDITIONS: FARM 468/128 STELLENBOSCH
DIVISION

1. Community & Protection Services: Stellenbosch Municipality

From an environmental planning point of view this department has no objection to the approval of the application.

Applicant response: noted.

2. Western Cape Department of Agriculture

The Western Cape Department of Agriculture has no objection to the proposed application.

Applicant response: noted.

3. Directorate Infrastructure Services: Stellenbosch Municipality

There is no municipal wastewater network available; therefore, the property owner is responsible for providing an
appropriate wastewater management system.

Applicant response: noted

Access is from a provincial road - Final comments and approval must be obtained from the Provincial Roads Engineers.

Applicant response: Feedback from the PRE received on 13 May 2026 is “This Branch offers no objection to the
land use application...”

The following DC's are payable: See Development Charge Calculation attached. Please note that this calculation is
indicative at this stage, A final calculation will be provided prior to payment. (R3,424,369.01 in DC sheet)

The appropriate DC's are payable immediately after the approval of this land use application and before the facility
is put to its approved use.

The DC’s were calculated by using the 2025/2026 tariff structure. If DC's are paid after 30 June 2026 it will have to be
recalculated by using the tariff structure and DC Policy principles applicable at date of payment.

Applicant response: noted, to be imposed as a condition of approval

4. Department of Environmental Affairs and Development Planning: Development Management [Region 2)

This proposal represents a permanent shift from the original intent of the Agri-Park as a hub for low-impact,
agriculture-supportive activities (warehousing, packaging, repairs, research facilities, and ancillary sales outlets) to
more intensive processing and manufacturing uses. Formalising these uses via rezoning could fundamentally alter
the park's nature, potentially introducing urban-industrial elements into a rural context.

HEADLAND PLANNMERS (PTY) LTD Reg No 2008 / 002387/07

directors: Claus Mischker Pr.Pln A/1532/2012 Tristan Sandwlith Pr. Pr.Pln Af2957/2020
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The park's current role as a rural economic hub for agriculture-support services could shift to a more manufacturing-
oriented node, attracting unrelated industrial tenants or expansions. This risks transforming the site from a
complementary agricultural facility to a standalone industrial area, contrary to the Guidelines' emphasis on
maintaining rural character and preventing urban sprawl (Section 6.1, Principles: "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").

A general Industrial zoning typically permits a wider range of uses (e.g., processing, bottling, distribution) that may
exceed the service trade definition's limits {max 10 employees, non-noxious). This could introduce noise, odors,
waste, or traffic incompatible with the park’s approved low-key operations, altering its identity as an "agri-park” and
setting a precedent for further non-agricultural intrusions.

The proposal for the mixed-use rezoning (451m? offices in the manor house) is also regarded as problematic. Offices
are not inherently rural/agri-supportive and lean toward urban uses. In terms of the Guidelines, rural businesses
must be "place-bound” (ancillary to agriculture, serving rural communities, or tied to tourism) and located on farms
only if they complement operations. Non-place-bound businesses - like general offices not linked to agri-processing

or rural services - should be sited in urban areas.

Applicant response: it is noted that offices are not a usual feature in a rural context, but given the nature of
this site (small farm, unproductive, no capacity to be productive, adjacent a huge wine warehouse that covers
an entire property) , the clustering of agri-related industries and the scale thereof, to permit a bespoke, once-
off small office use does not create a precedent, nor will it stand out as a land use that causes affront. The
office makes up 3.2% of the GLA and 0.5% of the land area.

The agri-manufacturing components that exist, will not change. The distilleries now convert from a temporary
use to a permanent use. The tenants are well established, and competition for such space is high, because
there are almost no examples of it. Therefore positioning is important and valuable. In addition, the 3 buildings
exist, and need to be repurposed. It is efficient and resilient to retain them as productive in an agricultural
sense. They can even be conditioned to remain distilleries, so that conventional industrial uses do not gain

traction.
In addition, the Western Cape Department of Agriculture has supported the spot zoning.

5. Department of Environimental Affairs and Development Planning: Development Management {Region 1)

Your attention is drawn to the listed activities in terms of the NEMA EIA Regulations, 2014 (as amended) as defined
in Listing Notices (“LN”) 1, 2 & 3 of 7 April 2017. Too little information was provided to definitively confirm the
applicability of the of the EIA Regulations, 2014 (as amended) to the proposal, as described above. It is noted that
the rezoning of approximately 4450m2 consisting of three buildings from Agriculture and Rural Zone to Industrial
Zone (for a winery, brewery and distillery) is to convert temporary land use rights to permanent land use rights.
Confirmation is required of the date when the winery, brewery and distillery were established in the three existing
buildings. The requested information will assist in determining whether the development on the said site trigger /
triggered any listed activity(ies) as defined terms of Listing Notice 1, 2 & 3 requiring environmental authorisation

before such activity(ies) may commence.

Applicant response: the assessment of potential Listed Activities is being assessed as a process separate from the
Stellenbosch Land Use Planning By-Law process.

6. Director General: Transport infrastructure Branch; Western Cape Government

The application received from Headland Planners on 18 February 2026 refers.
The subject property is located in the Lynedoch area and takes access off Main Road 168.

This application is for the following: Spot Rezoning of 4450 m2 GLA to General Industrial {existing winery, distillery
and brewery operations from a previous Temporary Departure);

Spot Rezoning of 451 m2 to mixed use; and
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Amendment of the Site Development Plan.

This Branch offers no objection to the land use application in terms of the Land Use Planning Act, No. 3 of 2014.

Applicant response: noted, no conditions need to be imposed as a condition of approval

Yours faithfully
HEADLAND



Simone van der Merwe het
In Desember sewe medaljes
by dle wéreldkamploenskap
In Mosselbaal gewen.

Tasmin Cupldo

'n Atleet van die Hoér Meisieskool
Bloemhof is vinnig besig om 'n naam
vir haarself in moderne vyfkamp te
maak.

Simone van der Merwe het tydens die
Desember-skoolvakansie Suid-Afrika by die
wéreldkampioenskap vir biathle, iriathle
en laser run in Mosselbaai verteenwoordig.
Higr het die 17-jarige sewe medaljes - ses

d en een silwer — gewen en is as die
_ .Jmeisies-wéreldkampioen in biathle en
laser run gekroon.

Die talentvalle atleet het individuele
goud in biathle en Jaser run gewen, silwer
in triathle, asook goud vir laser run- ge-
mengde aflos gewen. Sy was ook lid van
die span wat goud vir al drie dissiplines
gewen het.

“Sjoe, dis iets wat amper nie beskryf kan
word nie,” sé Simone oor haar emosies
toe sy eerste oor die wenstreep getrap het.
“Voor die tyd is 'n mens maar baie gestres
en opgewerk, so toe ek nou uiteindelik
oor die wenstreep gaan, het ek definitief
n gevoel van dankbaarheid ervaar, maar
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Kampioen verower sewe medaljes

tog ook verligting om te weet dat jou harde
werk nie verniet was nie. En die lekkerste

gevoel is om te weet dat ons God ons nooit

verlaat nie en dat Hy dit oor en oor vir ons
bewys.

“Dis soveel meer as *n medalje of titel;
dis iets wat ek met soveel mense deel wat
hierdie pad saam met my gestap het — daar
was moeilike en goeie tye. Die feit dat my
afrigter, Dieter Voigt, ook daar was om dit
saam met my te beleef, het ook vir my baie
beteken.”

Die sewe medaljes wat Simone op
Santos-strand gewen het, kom nou by die
18 ander wat sy van 2018 tot 2024 by die
wéreldkampioenskappe gewen het. Die
matriekleerder het in 2017, as negejarige,
by die Laser Run-wéreldkampioenskap in
Kaapstad haar buiging gemaak. Hoewel sy
nie hier op die podium ge&indig het nie,
is dit waar haar liefde en passie vir die
multisport begin blom het.

Simone het in 2015 biathle hardloop en
swem) begin en die volgende jaar triathle

(laserskiet, hardloop en swem) en laser run
begin oefen.

“Dit was bietjie anders as die gewone
swem en hardloop, of soos baie mense
doen, tweekamp,” s& sy oor wat aanvank-
lik haar belangstelling in die sportsoorte
geprikkel het.

“Wat dit lekker maak, is dat dit alles
aaneen is en 'n mens weet nooit wie regtig
die resies gaan wen nie, wat dit baie fassi-
nerend maak om te kyk. Die sport gee jou
die geleentheid om die wéreld te verken,
terwyl jy daaraan deelneem en jou land
verteenwoordig. Ek het so baie lesse geleer,
vriende gemaak en werklik geleer wat
harde werk is.”

Benewens haar prestasies in die mul-
tisportsoorte is Simone ook 'n kranige
baanatleet wat veral in die 400m-hekkies en
middelafstande (800m en 1 500m) uitblink.
In dié sport neem sy ook ook elke jaar op
nasionale vlak deel.

Sy is ook ’n provinsiale hokkiespeler wat
sedert 2024 1id is van Bloemhof se eerste

NOTICE OF LAND DEVELOPMENT APPLICATION

PPLICA REZONING AND AME| CONDITION OF
Al VAL TO THE SITE P N: REMAINDER
ORTION 128 RM NO 468 LMOED) /S OSCH DIVISIO!

The following land use application in terms of the Stellenbosch Land Use Planning
By-law, 2023 refers:

Annl "

Property Addi Baden Powall Drive, Stellenbosch
ApE Property Number: Remainder Portion 128 of Farm No 468
(Welmoed)/ Stellenbosch Division
Applicant: Claus Mischker / Headland Planners (Pty) Ltd /
claus@headland.co.za / 0837659258
“wner: Nimble Investments (Pty) Ltd

splication Reference: TP1323/2025

Description of land development proposal:

KENNISGEWING VAN GRONDONTWIKKELINGS AANSOEK

EK
GSVOO

S G TOT D
TERREINONTWIKI INGSPLAN: RESTGEDEELTE 128 VAN P| N
ENBOS!

Die volgende grondgebruiksaansoek ingevoige die Stellenbasch
ikb i dening, 2023, verwys na:

Grondgebr p Ii!

Aansoek Elendom Adres: Baden Powell Rylaan, Stellenbosch
A k Eiendom N R d deelte 128 van Plaas Nr 468

{Welmaoed)

Aansoeker: Claus Mischker / Headland Planners (Pty) Ltd /
claus@headland.co.za / 0837855258

Elenaar: Nimble Investments (Pty) Ltd

Aansaoek Verwysing: TP1323/2025

Besonderhede van die grondgebruiksaansoek:
15 (2) van dis Stellenbosch Munisipale

Applications are being made in terms of Section 15 (2) of the
Municipal Land Use Planning By-Law, 2023 for the following:

+ In terms of Section 15(2)(a) of the By-Law, the rezoning of 4450m2
consisting of 3 buildings from Agriculture and Rural Zone to Industrial Zone (for
a winery brewery and distillery) and the existing £451m2 tourist facility from
Agriculiure and Rural Zone to Mixed Use Zane for offices.

In terms of Section 15(2)(h} of the By-Law, the amendment of a condition of
approval 1o enable the amendment and replacement of the approved site
development plan.

Notice is hereby given in terms of the provisions of the said Bylaw that the above-
mentioned application has been submitted to the Stellenbosch Municipality for
i ian. The application is available forir ion on the Planning Portal of

Tt

car PP
the Stellenbosch Municipal Website for the duration of the public particlp )

Aansoeke word ingevolgs Artikel
Brandashruikh L e

Ning:

g, 2023, virdie volgende ingedien.

» Ingevolge Artikel 15(2)(a) van die Verordening, die hersonering van
+4450m2 bestaande uit 3 gebous van Landbou en Landelike Saone na
Industrisie Sone (vir'n wynmakerybrouery en distilloerdery) en dle bestaande
+451m2 toeristefasiliteit van Landbou en Landelike Sone na Gemengde
Gebruiksone virkantore..

- Ingevolge Artlkel 15(2)(h) van die Verordening, dle wysiging van 'n
voorwaarde vir goedkeuring om die wysiging en vervanging van die
dgek e terrei ingsplan moantik te maak.

goedg terreinor

Kennis ward hiermee gegee in terma van die voorskrifte van die gencemde

Verordeninge dat bovermelde k by die llenbosch Munisipalitei

ingedien is vir corweging. Die k is beskikbaar vir insae op die Beplannings

Portaal van die Stellenbosch Munisipaliteit se Webtuiste vir die tydsduur van die
ieke deel proses by die volgende adres:

process at the following address:
https:/iwww.stellenbasch.gov.za/planning/documents/planning-notices/land-
use-applications-advertisemants. |f the website or documents cannot be

accessed, an electronic copy of the application musi be req d from the
Applicant.

You are hereby invited to submit comments and / or objections on the application in
terms of Section 50 of the said bylaw. Written comment, which must include the
refarence to the application, the name, contact details and physical address of the
person to submit the comments, the reasons for the comments, and the interest of
the person who the tin the application, may be submitted to the
Applicant by electronic mail as foliows: Headland Planners (Ply) Ltd
(claus@headland.co.za). By lodging an objection, comment or representation, the
persan doing so acknowledgss that information may be made available to the
public and to the applicant.

The comments must be submitted within 30 days from the date of this natica to be
received oh or before the closing date of 21 March 2026.

The Municipality, in terms of Section 50(5) of the said Bylaw, may refuse to accept
any comments/ objettion received after the closing date.

For any enguiries on the Application or the above requirements, or if you are
unable to write and /or submit your comments as provided for, you may contact the
Applicant for assistance at the e-mail address provided or telephonically at
0837859258 during normal office hours.

8./, .stellenbosch. gov.za/planning/documents/planning-notices/land-
Kiike dok +

use-applications-advertisements, Indien die webluiste of i
nie toeganglik is nie, moet die Aansoeker versoek word om ‘n elektroniese kopie

vandie aansoek beskikbaar te stel.

Kommentaar en/ of besware kan vervalgens gedien word op die aansoek in terms
van Arikel 50 van die tersaaklike Verordening. Skriftelike kommentaar, wat
besanderhede ten opsigte van die verwysings nommer van de aansoek, die name,
fisiese adres en kontak besanderhede van die persoon wat die kommentaar lewer,
die redes vir die kommentaar, en die belang van die p watdie ko

{ewer in die k, by die A ' gedien word by wyse van elekironiese
pos as volg: Headland Planners (Ply) Lid (claus@headland.co.za). Deur 'n
beswaar, kommentaar of vertoé te rig, erken die persoon wat dit doen dat inligting
aan die publiek en aan die aansoeker beskikbaar gestel kan word.

Die kommentaar moet binne 30 dae vanaf die datum van hierdie kennisgewing
gestuur word en moet ontvang word voor of op die laaste dag van die shitings
datumvan 23 Maart 2026.

Daar moet kennis geneem word dat die Munisipaliteit, in terme van Artikel 50(5)
van die vermelde Verordeninge, mag weier om enige kommentaar / beswaar te
aanvaarwatna die sluitingsdatum ontvangword.

Indien daar enige navrae op die aansoek of bovermelde verelstes vir die lewer van
kommentaar is, of indien dit nie moontlik is om geskrewe kommentaar te lower of
die kommentaar op die wyse te lewer soos voorsienning gemaak is nie, kan die
Aansoeker geskakel word vir bystand by die vermelde elektroniese pos adres of
telefonies by 0837859258 gedurende normale kantoor ure.

dne (17) skitter!

span asook die skool se swemspan.

As toegewyde sportvrou, akademiese
uitblinker en Bloemhof-leier moet Simone
haar tyd tussen haar passie, akademie en
ander skoolverpligtinge verdeel, asook
seker maak dat sy genoeg hersteltyd het.

Sy oefen vyf tot ses dae per week atle-
tiek, met een of twee rusdae, swem tussen-
deur, “soms baie vroeg in die oggend”, en
besoek ook een of twee keer per week die

gimnasium.

“Ek glo ek vind nog altyd 'n goeie balans
tussen my akademie en sport,” sé Simone.
“Van kleins af het ek geweet dat daar na
skool nie baie tyd gaan wees vir huiswerk
nie, so jy moet maar in die klas doen wat
jv kan doen. Ek het baie geleer van dis-
sipline tydens my sportloopbaan wat defin-
jtief 'n postitiewe rol in my lewe speel.”

Wanneer sy nie op die sportveld is of
agter die boeke sit nie, geniet Simone dit
om tyd met haar gesin en vriende te span-
deer, 'n outobiografie te lees of 'n nuwe
avontuur aan te pak, want sy “sal altyd ja
sé vir enige avontuur”.

Sy hoop om n4 graad 12 haar studies
in die buiteland voort te sit en steeds aan
haar geliefde sportkodes deel te neem.

Difficult start
for Maties

The FNB UFS Shimlas drew first blood in
the 2026 Varsity Cup with a thrilling 50-39
bonus-point victory over the FNB Maties at
Shimla Park in Bloemfontein on Monday
evening (16 February).

The high-scoring clash marked a historic
moment in the tournament’s history, with
the first-ever powerplay (tap) tries being
scored. Shimlas burst out of the blocks,
racing to a commanding 210 lead within
the first 25 minutes. Winger Kirwin du
Preez, centre Wynand Botha and hooker
Jaco Bezuidenhout all crossed the white-
wash as the hosts stamped their authority
early on.

Just minutes before half-time, the Ma-
roon Machine clawed their way back with
a second try. Instead of opting for a routine
conversion, they backed themselves and
went for the quick tap, which paid off
handsomely as CJ Marx crashed over to
score the tournament’s first-ever power-
play try.

Shimlas went into the break holding a
slender 21-17 lead after a momentum-swing-
ing end to the half.

Maties came out firing in the second
stanza, with Christiaan van Heerden Smith
and Armand Combrinck dotting down to
swing the pressure to the home side. But
Shimilas responded in style; the impressive
lock Maynard Kleynhans showed sur-
prising pace, beating defenders down the
touchline to score in the corner.

Liam Shamburg then added his name to
the scoresheet in a standout performance
that earned him the Player of the Match
award. Captain Bradley Giddy kept his
composure under pressure, slotting two
long-range kicks to stretch the lead and put
the game seemingly out of reach for the
five-time champions.

Maties’ replacement hooker CJ Erasmus
powered over on the stroke of full-time
and, in another successful powerplay
move, lock Zuko Poswa grabbed an addi-
tional five points to keep the scoreboard
ticking, but their efforts were in vain as
the hosts claimed victory.
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NOTICE OF LAND DEVELOPMENT APPLICATION

Stellenbosch Ratepayers Association
PO Box 399

STELLENBOSCH

7599

Per email: info@stellenboschratepavers.org / secretary@stellenboschratepayers.org

Dear Sir / Madam

APPLICATION FOR REZONING AND AMENDMENT OF CONDITION OF APPROVAL RELATED TO THE
SITE_DEVELOPMENT PLAN: REMAINDER PORTION 128 OF FARM NO 468 (WELMOED) /
STELLENBOSCH DIVISION

The following land use application in terms of the Stellenbosch Land Use Planning By-law,
2023 refers:

Application Property Address: Baden Powell Drive, Stellenbosch

Application Property Number: Remainder Portion 128 of Farm No 468 (Welmoed)/
Stellenbosch Division

Applicant: Claus Mischker / Headland Planners (Ply) Lid / claus@headiand.coza /
0837859258

Owner: Nimble Investments (Pty) Ltd

Application Reference: TP1323/2025

Description of land development proposal:

Applications are being made in terms of Section 15 (2) of the Stellenbosch Municipal Land
Use Planning By-Law, 2023 for the following:

e In terms of Section 15(2)(a) of the By-Law, the rezoning of +4450m? consisting of 3
buildings from Agriculture and Rural Zone to Industrial Zone (for a winery brewery and
distilery) and the existing +451m2 tourist facility from Agriculture and Rural Zone to

Mixed Use Zone for offices.

e In terms of Section 15(2)(h) of the By-Law, the amendment of a cosdition of approval to
enable the amendment and replacement of the approved site development plan.

Notice is hereby given in terms of the provisions of the said Bylaw that the above-mentioned
application has been submitted to the Stellenbosch Municipality for consideration. The
application is available for inspection on the Planning Portal of the Stellenbosch Municipal
Website for the duration of the public participation process at the -following address:
hitps://www.stellenbosch.aov.za/planning/documents/planning-notices/land-use-
applications-advertisements. If the website or documents cannot be accessed, an
electronic copy of the application must be requested from the Applicant.

You are hereby invited to submit comments and / or objections on the application in terms
of Section 50 of the said bylaw. Written comment, which must include the reference to the
application, the name, contact detdils and physical address of the person to submit the
comments, the reasons for the comments, and the interest of the person who submits the
comment in the application, may be submitted to the Applicant by electronic mail as

follows: Headland Planners (Pty) Lid {(claus@headland.co.za). By lodging an objection,
Page 1 of 4
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comment or representation, the person doing so acknowledges that information may be
made available to the public and to the applicant.

The comments must be submitted within 30 days from the date of this notice to be received
on or before the closing date of 21 March 2026.

The Municipality, in terms of Section 50(5) of the said Bylaw, may refuse to accept any
comments/ objection received after the closing date.

For any enquiries on the Application or the above requirements, or if you are unable to write
and Jor submit your comments as provided for, you may contact the Applicant for
assistance at the e-mail address provided or telephonically at 0837859258 during normal

office hours.
Yours faithfully

HEADLAND PLANNERS

Page 2 of 4
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KENNISGEWING VAN GRONDONTWIKKELINGS AANSOEK

Stellenbosch Ratepayers Association
Posbus 399

STELLENBOSCH

7599

Per e-pos: info@stellenboschratepavers.org / secretary@stellenboschratepayers.org

Geagte Meneer / Mevrou

AANSOEK OM HERSONERING EN WYSIGING VAN GOEDKEURINGSVOORWAARDES MET

BETREKKING TOT DIE TERREINONTWIKKELINGSPLAN: RESTGEDEELTE 128 VAN PLAAS NR. 448
(WELMOED) / STELLENBOSCH-AFDELING

Die volgende grondgebruiksaansoek ingevolge die Stelienbosch
Grondgebruikbeplanningsverordening, 2023, verwys na:

Aansoek Eiendom Adres: Baden Powell Rylaan, Stellenbosch

Aansoek Eiendom Nommer: Resterende Gedeelte 128 van Plaas Nr 468 (Welmoed)
Aansoeker: Claus Mischker / Headland Planners (Pty) Ltd / claus@headland.co.za /
0837859258

Eienaar: Nimble Investments {Pty) Lid

Aansoek Verwysing: TP1323/2025

Besonderhede van die grondgebruiksaansoek:

Aansoeke word ingevolge Artikel 15 (2) van die Stellenbosch  Munisipale
Grondgebruikbeplanningsverordening, 2023, vir die volgende ingedien.

o Ingevolge Arlikel 15(2)(a) van die Verordening, die hersonering van #4450m2
bestaande uit 3 geboue van Landbou en Landelike Sone na Industiiéle Sone (vir 'n
wynmakerybrouery en distileerdery) en die bestaande +451m2 toeristefasiliteit van
Landbou en Landelike Sone ha Gemengde Gebruiksone vir kantore..

e Ingevolge Artikel 15(2)(h) van die Verordening, die wysiging van 'n voorwaarde vir
goedkeuring om die wysiging en vervanging van die goedgekeurde
terreinontwikkelingsplan moontlik te maak.

= -y
Kennis word hiermee gegee in terme van die voorskrifte van die genoemde Verordéninge
dat bovermelde aansoek by die Stellenbosch Munisipaiiteit ingedien is vir oorweging. Die
aansoek is beskikbaar vir insae op die Beplannings Portaal van die Stellenbosch Munisipaliteit
se Webtuiste vir die tydsduur van die publieke deelname proses by die volgende adres:
hitps://www.stellenbosch.gov.za/plannina/documents/planning-notices/lang-use-
applications-advertisements. Indien die webtuiste of tersaaklike dokumente nie toeganglik is
nie, moet die Aansoeker versoek word om ‘n elekironiese kopie van die aansoek beskikbaar

te stel.

Kommentaar en/ of besware kan vervolgens gedien word op die aansoek in terms van
Artikel 50 van die tersaaklike Verordening. Skriftelike kommentaar, wat besonderhede ten
opsigte van die verwysings nommer van de aansoek, die name, fisiese adres en kontak
besonderhede van die persoon wat die kommentaar lewer, die redes vir die kommentaar,
en die belang van die persoon wat die kommentaar lewer in die aansoek, by die Aansoeker
ingedien word by wyse van elekironiese pos as volg: Headland Planners (Pty) Ltd

Page 3 of 4
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(claus@headland.co.za). Deur 'n beswaar, kommentaar of vertoé te rig, erken die persoon
wat dit doen dat inligting aan die publiek en aan die aansoeker beskikbaar gestel kan word.

Die kommentaar moet binne 30 dae vanaf die datum van hierdie kennisgewing gestuur
word en moet ontvang word voor of op die laaste dag van die sluitings datum van 21 Maart

2026.

Daar moet kennis geneem word dat die Munisipaliteif, in terme van Artikel 50(5) van die
vermelde Verordeninge. mag weier om enige kommentaar / beswaar te aanvaar wat na

die sluitingsdatum ontvang word.

Indien daar enige naviae op die aansoek of bovermelde vereistes vir die lewer van
kommentaar is, of indien dit nie moontlik is om geskrewe kommentaar te lewer of die
kommentaar op die wyse te lewer soos voorsienning gemack is nie, kan die Aansoeker
geskakel word vir bystand by die vermelde elekironiese pos adres of telefonies by

0837859258 gedurende normale kantoor ure.

Die uwe

HEADLAND PLANNERS

Page 4 of 4
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Cor Van Der Walt
Western Cape LandUse Management
Government Email: Cor.VanderWalt@westerncape.gov.za

tel: +27 21 808 5099 fax: +27 21 808 5092

OUR REFERENCE :20/9/2/5/6/746
YOUR REFERENCE : TP 1323/2025
ENQUIRIES : Cor van der Walt

Headland Town Planners
Email; prashila@headland.co.za -

Att: Prashila Patel

APPLICATION FOR REZONING AND AMENDMENT OF CONDITIONS OF APPROVAL RELATED
TO THE SITE DEVELOPMENT PLAN: DIVISION STELLENBOSCH
REMAINDER OF PORTION 128 OF THE FARM NO 468

Your application of 18 February 2026 has reference.

The Western Cape Department of Agriculture has no objection to the proposed application.

Please note:
» Kindly quote the above-mentioned reference number in any future comespondence in respect of

the application.

« The Depariment reserves the fight to revise initial comments and request further information based

on the information received.

Copy:

Yours sincerely Stellenbosch Municipality
PO Box 17

STELLENBOSCH

. CVah der Walt 7599 ]
USE MANAGER: LANDUSE MANAGEMENT

2026-04-21

www.elsenburg.com | www.westemcape gov.za
Western Cape Department of Agriculture
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From: Schalk Van der Merwe <Schalk.VanderMerwe@stellenbosch.gov.za>
Sent: Wednesday, April 29, 2026 09:39

To: Nicole Katts <Nicole.Katts@stellenbosch.gov.za>
Subject: RE: LAND USE APPLICATION FOR COMMENT: FARM 468/128, STELLENBOSCH DIVISION -

TP1323/2025

Nicole, hi.

Apologies for this late response. From an environmental planning point of view this department has
no objection to the approval of the application.

Regards

Schalk van der Merwe
Environmental Planner

L1
Community & Protection Services:

Stellenbosch Municipality

T: 427 21 808 8679
Plein Street, Stellenbosch, 7600

www.stelienbosch.gov.za
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APPENDIX 6

Municipal Infrastructure Services Department
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STELLENBOSCH MUNICIPALITY

STELLENBOSCH-PNIEL-FRANSCHHOEK

006
oe
DIREKTORAAT: INFRASTRUKTUURDIENSTE
DIRECTORATE: INFRASTRUCTURE SERVICES
CIVIL ENGINEERING SERVICES
To- Aan: Director: Planning + Economic Development
Att Aandag: Nicole Katts
From - Van: Technician: Development (Infrastructure Services)
Author - Skrywer: Siyasanga Zweni
Date - Datum: 03 March 2026
Our Ref - Ons Verw: Civil LU 3045
Town Planning Ref: TP1323/2025

Re = Insake:

Farm 468/128, Stellenbosch: The application is made in terms of
Section 15 (2) of the Stellenbosch Municipal Land Use Planning
Bylaw on Farm No 468/128, Stellenbosch Division for the
following:1.Application in terms of Section 15 (2) (a) of the said
By-law for the rezoning of 34450m* consisting of 3 buildings
from Agriculture and Rural Zone to Industrial Zone (winery,
brewery and distillery) and the existing 451m? tourist facility
from Agriculture and Rural Zone to Mixed Use Zone for offices.
2. Application in terms of Section 15 (2)(h) of the said By-law for
the amendment of a condition of approval to enable the
amendment and replacement of the approved site development

plan.

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

1. Civil Engineering services
11  There is no municipal wastewater network available; therefore, the property owner is

responsible for providing an appropriate wastewater management system.
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2. Roads

21  Access is from a provincial road - Final comments and approval must be obtained
from the Provincial Roads Engineers.

3. Development Charges (DCs)

3.1 The following DC's are payable: See Development Charge Calculation attached.
Please note that this calculation is indicative at this stage, A final calculation will be
provided prior to payment.

3.2 The appropriate DC's are payable immediately after the approval of this land use
application and before the facility is put to its approved use.

3.3 The DC’s were calculated by using the 2025/2026 tariff structure. If DC’s are paid
after 30 June 2026 it will have to be recalculated by using the tariff structure and DC
Policy principles applicable at date of payment.

Siyasanga Zweni

Technician: Development (Infrastructure Services)

Z:\2.0 DEVELOPMENT\01 Land Use applications\3045 (SZ) Farm 468-128 Stellenbosch (TP1323-2025)\3045 (SZ) Farm 468-128
Stellenbosch (TP1323-2025).doc
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APPENDIX 7

Municipal Spatial Planning Department comment.
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To : Manager: Land Use Planning
From : Manager Spatial Planning T - T
Reference : Spatial Planning - Spatial Plannilg;A’s:;ssment \Mekmo S —_m—*—jj
Date : 13 March 2026 f z[wbg | \zg_ = !
i i
Land Use/TPAMS no  : TP1323/2025 ! PPy %(:(_"_;ﬁﬁc:_z %z *_‘
[

Dear Colleagues,

1 S ————

i
Moy ciee goey e g e cngw

The Spatial Planning Office has conducted a comprehensive assessment of the -dbove
application against the Muhicipal Spatial Development Framework (MSDF, 2023), relevant

spatial policies, and the requirements of Sections 38 and 65 of jve Sécﬁf’ éug;,aga JEGRC T

Planning By-law (2023). PLANNING AND DEVELPONENT SERViCES
This memorandum refers to the following application:
Application Reference: TP1323/2025 17 MAR 2026
Applicant: Handland Planners R%@ %m I‘%igm =
éfab;;ﬁ;" . Farm 468/128, Stellenbosch Farms — L— -

L ) L. — Rezoning of land.
Application/s Description:  _ smendment, deletion or imposifion of conditions in

respect of on existing approval.

Preliminary Assessment None.

Additional Requirements:

1. BACKGROUND AND CONTEXT

Remainder Portion 128 of Farm Welmoed 468, also known as the Stellenbosch Agri Park, is
located just outside Lynedoch with access from Baden Powell Drive (R310). The property lies
outside the urban edge and forms part of the Stellenbosch Farms area, which is currently
undergoing significant transformation driven by increasing industrialisation a trend that
conflicts with the intended rural role and long-term vision for the area. The broader landscape
is characterised by large-scale agri-industrial buildings, shipping containers, polytunnels,
various tourist-oriented facifities, and the Eerste River greenbelt situated on the eastern

boundary.

The 11.05ha property is currently used for large-scale agri-industrial activities. The application
proposes the rezoning of a 4 450m? building from Agriculture and Rural Zone fo Industrial Zone
to accommodate a winery, brewery, and distillery, as well as the rezoning of a 465m? building
to Mixed-Use Zone to accommodate office uses. The site also falls within the Rural Scenic Route
Overlay Zone, which, although partially eroded in places, remains an area of exceptionally
high historical significance. In line with this, the Municipal Spatial Development Framework
(MSDF) does not assign a specific spatial designation to rural areas oufside the urban edge.
emphasising instead the importance of conserving the agricultural and rural qudlities of the
landscape and preventing inappropriate forms of development.

Page 10f8
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2. ENVIRONMENTAL AND AGRICULTURAL CONSIDERATIONS

MSDF Principle T emphasises safeguarding natural systems, biodiversity assets, watercourses,
and agricultural land, while directing urban growth inward toward already-established areas.

Farm 448/128 contains conservation-worthy natural remnants that form part of a broader
landscape-scale ecological network. The Eerste River and Jonkershoek River form the eastern
boundary of the property, providing critical hydrological connectivity within this ecological
system. The sife also includes ireplaceable aquatic and terrestrial Critical Biodiversity Area 1
{CBA1) habitat associated with South Western Coastal Belt Permanent Lower Foothill and
Swartland Granite Renosterveld vegetation. These features significantly elevate the site's
environmental sensitivity and underiine the need to avoid further disturbance, fragmentation,
or loss of ecological function. Although the cumrent application does not propose any new
buildings or the expansion of the development footprint and therefore has minimal to no direct
impact on habitat preservation, the long-term land-use implications remain a concern in terms

of ecological connectivity.

The property is situated within a predominantly cultivated agricultural landscape, yet no bona
fide agricultural activity is currently practiced. instead, the land contains various ancillary uses,
including service frade activities, agri-industrial operations, and tourist facilities that support
neighbouring wine-grape and olive cultivation as part of a broader high-value agricultural
region. The Stellenbosch Environmental Management Framework (EMF) identifies the property
primarily for extensive agricuttural purposes under the Agriculture Spatfial Planning Category
(SPC). The SPC sefs out key principles aimed at safeguarding productive agricuttural

landscapes by:

e Promoting consolidation of farming areas and preventing fragmentation;

¢ Supporting land and agrarian reform;
e Enhancing the viability of farming through diversification of farm economies; and
¢ Encouraging enterprise opportunities within the food system alongside sustainable

farming practices.

The proposed rezoning introduces high-intensity, non-agricultural land uses into an Agricultural
and Rural Zone context, placing it in direct conflict with the intended role of both the property
and its immediate surroundings. The permanent inclusion of non-agricultural uses shifts the
focus away from bona fide agricultural production and risks establishing an undesirable
precedent. Such rezoning .may contribute to the unplanned fragmentation of productive
agricultural land rather than safeguarding the rural agricultural landscape.

Although certain proposed uses could be considered subservient to primary agricultural
activities, the farm no longer practices bona fide agriculture, nor is it notarial tied to any
agricultural unit. As such, it is highly unlikely that the property will continue to function as a
productive agricultural unit. Instead, it risks transforming into a large-scale industrial enclave,
contrary to municipal and provincial policy directives that discourage the fragmentation and
erosion of high-value agricultural landscapes.

Poage 2 of 8
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3. CULTURAL HERITAGE AND SCENIC VALUE

MSDF Principle 2 emphasises the protection, enhancement, and celebration of cultural
landscapes, heritage assets, and scenic environments. Farm 468/128 is located within the Rural
Scenic Route Overlay Zone (RSR) along Baden Powell Drive (R310), forming part of alandscape
unit of exceptionally high historic significance associated with the Eerste River Floodplain Area.
Baden Powell Drive funcfions as a prominent gateway into Stellenbosch, particularly for
travellers approaching from the Eerste River side toward the fown, reinforcing the scenic and

symbolic value of the corridor.

This landscape unit forms part of an early settlement pattern characterised by historic freehold
land grants along the Eerste River. However, the sense of place historically associated with
Farm Welmoed has been substantially fransformed over fime. The introduction of large
agri-industrial sheds and subdivisions has progressively eroded the rural agricultural continuum
and diminished the cultural and historic character of the area. The subject property is now
dominated by visually intrusive structures that detract from the integrity of the landscape and

its traditional rural form.

The purpose of the Scenic Route Overlay Zone is to protect, conserve, and enhance the visual
environment and scenic resources adjacent to key tourist routes that contribute to the unique
sense of place experienced by residents and visitors. Permanently upscaling land-use rights
within this highly sensitive landscape poses a significant risk by facilitating the proliferation of
non-agricultural, visually intrusive uses. Such a shift would further compromise the rural visual
quality of the scenic route and undermine the cultural heritage values that the overlay zone is

explicitly intended to safeguard.

4. SETTLEMENT INTEGRATION AND HIERARCHY

The MSDF Principle 4 emphasises maintaining the established roles and character of
settlements while enabling targeted and context-appropriate growth. Within this hierarchy,
the Stellenbosch Farms area is designated as a rural environment, intended primarily to support
agricultural activity. These rural areas are recognised as having unfavourable development
conditions and a maintenance-focused functional role, rather than being earmarked for

substantial expansion or intensification.

Although Farm 468/128 has been significantly altered over time and presently accommodates
agri-industrial operations, it still forms part of the wider active, intensive agricultural landscape.
The MSDF acknowledges that settlements inevitably evolve and require selective forms of
change to improve livelihoods and convenience for residents. However, it also makes clear
that not all settlements are appropriate locations for substantial growth, and that rural areas
in particular are not intended fo absorb high-intensity development.

The intended role of the Stellenbosch Agri Park is to support diversification of farm income and
enhance agricultural productivity through low-intensity, agriculturally aligned land uses as
provided for in the zoning scheme. The existing pattern of large-scale agri-industrial structures
along this scenic route already represents a deviation from the intended rural character, and
further intensification would reinforce an undesirable precedent.

Page 30of 8
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The proposed rezoning, which seeks to increase the scale and intensity of non-agricultural
development rights, is therefore misaligned with the intended function of this small rural
settlement. Such upscaled uses are more appropriately located within urban areas, where
supporting infrastructure, compatible land-use patterns, and spatial policy frameworks allow
for such intensification. In contrast, approving higher-intensity uses in this rural sefting would
undermine the settlement hierarchy, dilute the agricultural role of the areq, and contradict the
MSDF's vision for the long-term management of rural landscapes.

5. COMMUNITY DEVELOPMENT AND SOCIAL INTEGRATION

The MSDF emphasises the creation of compact and wellstructured development that
promote inclusive, equitable, and socially cohesive communities by improving access to
housing, social services, and economic opportunities.

The surrounding area is characterised by intensive viticulture and large vineyard farming units
that continue to function predominantly as productive agricultural landscapes. Within such
contexts, low-intensity ancillary uses can be introduced, preferably within existing disturbed
footprints or existing structures where they support, rather than undermine, the agricultural
landscape. These forms of land use are considered compatible because they reinforce
agriculture as the dominant function, diversify farm income moderately, and do so without
compromising scenic, cultural, or heritage qualities that define the area.

Conversely, the cumrent proposal intfroduces high-intensity land-use zones, marking a significant
departure from the established rural-agricultural character. Such intensification risks shifting this
portion of the landscape toward a medium-density commercial farming enclave, thereby
unnecessarily eroding agricultural land and undermining the integrity of the broader viticultural
environment. These changes could disrupt long-standing community relationships with the
land and shared rural spaces, set undesirable precedents for further non-agricultural
development, and incrementally increase pressure for additional land-use changes

inconsistent with rural character.

Moreover, higher-intensity development is likely to infroduce increased traffic volumes, greater
visual intrusion, and potential displacement pressures on farmworker communities each of
which contradicts the MSDF's objective of nurturing socially integrated, contextually
appropriate, and sustainable rural environments. Rather than enhancing community
well-being, the proposal risks introducing social and spatial stresses incompatible with the

established rural setttement pattern.

6. POLICY ALIGNMENT SUMMARY
6.1. MSDF Compliance

The subject property is located within an agrarian area forming part of the wider network of
Stellenbosch's small rural settlements. In line with its strategic rural vision, the Municipal Spatial
Development Framework (MSDF) is explicit in ifs intent to maintain these areas in their
predominantly agricuitural form, without supporting further high-intensity development. The

MSDF prioritises:

Page 4 of 8
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o the continuation of bona fide agricultural activities,
e low-impact, agriculturally aligned economic uses that diversify farm incomes without

altering rural character, and
e tourism-related functions that remain subservient to the landscape’s primary

agricultural role.

The MSDF encourages densification and compact growth within the core of Stellenbosch
Town, such development must remain context-sensitive, profecting the municipality’s
established setflement structure, rural setting, and heritage character. This policy direction
reinforces that these small rural settlements, particularly this iandscape unit are not intended
to function as Commercial Farming or rural industrial nodes. Existing activities on the site do not
alter this policy intent, nor do they justify the intfroduction of higher-intensity, permanent

non-agricultural rights.
Overall, the proposed rezoning demonstrates limited alignment with key MSDF principles,

particularly those relating to rural landscape preservation, agricultural continuity, setflement
hierarchy, and contexi-appropriate growth.

MSDF Principles Proposal Compliance
1. Preservation of Agriculture, | — Infroduces high-intensity,  non-agricultural  land  uses
Water, Biodiversity resources incompatible with the rural/agricultural character of the area.

—  Promotes urban sprawl along a sensitive rural-urban interface,
contrary to the MSDF's inward-growth objectives.

- The property is mapped for extensive agricultural use under
the EMF and MSDF, yet bona fide agricultural production has
ceased, and the site is dominated by ancillary industrial
activities.

— Rezoning would permanently remove agricultural potential
and fragment the productive rural landscape, contrary to
MSDF agricultural-preservation directives.

— The site contains CBA1 ecological resources, where
disturbance should be avoided; rezoning increases long-term
risk of future expansions incompatible with ecological
sensitivity.

- Industrial and mixed-use zoning risks increased water demand,
effluent generation, and greater imperviousness, undemining
ecosystem services and the Eerste River hydrological corridor.

2. Heritage and Scenic | — The Stellenbosch Agri Park already contains oversized industrial
Landscape Protection structures that have eroded a highly sensitive agricultural and
heritage landscape, establishing an undesirable precedent.

- Further intensification conflicts with the graded cultural
landscape units.

— The proposed rezoning risks proliferation of large-scale, visually
intrusive, non-agricultural uses along a prominent scenic
gateway into Stellenbosch {Baden Powell Drive/R310).

- Industrial-type activities introduce massing, traffic, lighting.
and signage incompatible with the Scenic Route Overlay
Zone's objective to protect view corridors and rural character.

3. Optimal Land Use and |- Infroduces land uses inconsistent with the prevailing agrarian
Settlement Hierarchy function and the MSDF's designation of the area as a rural

maintenance zone.

Page 5§ of 8
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efficient spatial structure.
spatial inefficiency and misaligned investment.
weakening rural-urban edge management.

polycentric settlement logic.

4. Community development - Risks weakening social cohesion by eroding rural community
identity,  transforming  agricultural  landscapes

industrial-type enclaves.

land values.

visual clutter from industrial operations.

not support rural livelihoods.

by pedestrians, cyclists, and farm vehicles.

agricultural labour and production.

4.2, By-law Compliance

The property is currently zoned Agriculture and Rural Zone, which prioritises bona fide
agricultural production and low-intensity, agriculturally aligned ancillary activities. In addition
to the base zoning, the subject property is under the provisions of the provisions of the Rural
Scenic Routes (Baden Powell Drive/R310-RSR5) imposing stricter controls on building scale,
land-use intensity, visual impact, and landscape compatibility. By infroducing permanent
industrial and mixed-use rights into a rural agricultural zone, the proposal conflicts with:

Given the site's environmental sensitivity, scenic value, rural zoning, and location outside the
urban edge, the proposed rezoning conflicts with the criteria in Section 65 of the Stellenbosch
Municipal Planning By-law on principles of orderly development, public benefit, and long-term

spatial coherence.

the intent of the agricultural base zoning,

the protective provisions of the Rural Scenic Route Overlay Zone,

the by-law's restrictions against incompatible land-use intensification, and
the obligations to uphold coherent, context-appropriate rural development.

6.3. Policy Frameworks Compliance

Page 6 of 8

— Shifts the area toward a medium-density commercial farming
node, contrary to MSDF guidance that small rural settlements
accommodate only low-impact, agriculturally aligned uses.

— Creates pressure for incremental urbanisation outside the
urban edge, undermining the settlement hierarchy and

— Industrial and mixed-use zones rely on infrastructure typically
associated with urban nodes; locating them here constitutes

- Establishes a strong precedent for future non-agricultural,
high-intensity development, eroding spatial discipline and

— The proposal does not align with MSDF principles regarding
orderly development, strategic infrastructure use,

- May place displacement pressure on farm-associated
communities through increased commercial activity and rising

- Increases potential for public and visual nuisance due to
higher activity levels, visitor traffic, loading, deliveries, and

- Undermines the MSDF's aim of fostering context-appropriate
rural communities by introducing land-use intensities that do

- Could exacerbate traffic safety risks along a scenic route used

- Shifts economic activity toward non-agricultural, externally
driven uses, weakening local social networks built around
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Based on the 2018 Heritage Survey's objectives, landscape classifications, scenic route
protections, and cultural landscape management guidelines, emphasise the preservation of:

rural agricultural landscapes,

high-significance heritage units,

scenic gateway routes, and

context-appropriate development aligned with the historic confinuum.

However, the proposed infroduction of General Industrial and Mixed-Use zoning within this
sensitive heritage landscape is incompatible with these objectives, as it:

infroduces development intensity not characteristic of the heritage landscape unit;
erodes rural landscape continuity central to heritage significance; and
risks precedent-setting erosion of the scenic and cultural value along the R310 corridor.

7. SPATIAL PLANNING RECOMMENDATION

Based on the comprehensive spatial assessment outlined above, the Spatial Planning Office
does not support the proposed spot rezoning of Farm 4468/128 from Agricultural and Rural Zone
to Industrial (4450m? building) and Mixed-Use Zone (465m? building). The proposal conflicts with
key principles of the Municipal Spatial Development Framework principles and fails fo comply
with the general spatial criteria set out in Sections 38 and 65 of the Stellenbosch Land Use

Planning By-law (2023).

Key Reasons for Non-Support:

Infroduces high-intensity, non-agricultural uses inconsistent with rural/agricultural
character and MSDF agricultural-protection objectives and promotes urban sprawl.
The permanent upscaling of development rights in an agrarian landscape risks
long-term loss of agricultural potential and fragmentation of high-value agricultural
land

The proposal will create a precedent for incremental urbanisation outside the urban
edge, risking the proliferation of large-scale non-agricultural uses along a major
heritage gateway route (Baden Powell/R310).

The area is designated a rural maintenance area under the MSDF, not intended to
function as an industrial/commercial node.

The proposed zoning undermines the rural settlement hierarchy, which permits only
low-impact, agriculturally linked activities.

Industrial and Mixed-Use zones are incompatible with the Agriculture and Rural Zone’s
purpose and intent and further violates the intent of the Rural Scenic Route Overlay
Zone to protfect rural landscapes.

The area dalready shows erosion from indusfrial structures; rezoning would entrench a
large industrial enclave in a rural landscape.

Sets a dangerous precedent for further high-intensity development along a protected
scenic corridor.

Increased commercial activily creates visual, traffic, and noise intrusions inconsistent

with rural settlement character.

Page 7 of 8
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8. CONCLUSION

The assessment identifies significant concerns relating to setflement integration, heritage
character, and the functional role and priority for smaill rural settlements to accommodate
non-agricultural activities. The proposed rezoning is inconsistent with the Municipal Spatial
Development Framework (MSDF) and the Stellenbosch Land Use Planning By-law {2023) and
broader spatial planning principles intended to safeguard agrarian landscapes and historic

precincts.

Therefore, the Spatial Planning Section recommends refusal of the application.

/E%MJ‘

Bernabé da la Bat (Manager: Spatial Planning)

Date: / 3/41/016%6

Page 8 of 8
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Department of Infrastructure

Western Cape Vanessa Stoffels
Government Chief Directorate: Road Planning
Vanessa.Stoffels@westerncape.gov.za | Tel: 021 483 4669

Ref: DOI/CFS/RN/LU/REZ/SUB-25/324 (Application No: 2026-04-0013)
Eee——cossmngely N ) [ R S R e e

The Municipal Manager
Stellenbosch Municipality
PO Box 17

STELLENBOSCH

7599

Attention: Mr P April

Dear Sir

PORTION 128 OF FARM NO. 468, STELLENBOSCH: MAIN ROAD 148: APPLICATION FOR
REZONING AND AMENDMENT OF CONDITION OF APPROVAL

1. The application received from Headland Planners on 18 February 2026 refers.

2. The subject property is located in the Lynedoch area and takes access off Main Road
168.
3. This application is for the following:

3.1. Spot Rezoning of 4450 m2 GLA to General Industrial (existing winery, distillery and
brewery operations from a previous Temporary Departure);

3.2. Spot Rezoning of 451 m? to mixed use; and
3.3. Amendment of the Site Development Plan.

4, This Branch offers no objection to the land use application in terms of the Land Use
Planning Act, No. 3 of 2014.

Yours Sincerely

o=

DD FORTUIN
For DEPUTY DIRECTOR-GENERAL: TRANSPORT INFRASTRUCTURE BRANCH

DATE: 13 MAY 2024

www.westerncape.gov.za
Infrastructure | Transport Infrastructure Branch
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DOI/CFS/RN/LU/REZ/SUB-25/324 (Application No: 2026-04-001 3)

ENDORSEMENTS
1. Stellenbosch Municipality

Attention: Mr P April (pedro.april@stellenbosch.gov.zal)

2. Applicant: Headland Planners

Attention: Ms P Patel (e-mail: prashila@headland.co.za)

3. District Roads Engineer Paarl

(email: DREPaarl.Technical@westerncape.gov.za)

4, Mr R Arendse (e-mail)
5. Mr F Fakier
6. Mr D Fortuin (e-mail)

www . westermncape.gov.za
Infrastructure | Transport Infrastructure Branch
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APPENDIX 9

Western Cape Government: Department of
Environmental Affairs and Development Planning:
Development Management (Region 2) Planning.
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Department of Environmental Affairs and Development Planning

Western Cape Helene Janser
Government Directorate: Development Management (Region 2)

Helene.Janser@westerncape.gov.za | Tel: 084 585 2000

Headland Plcmners'L OUYGORIG POBT ] peeee—— ;
‘P S ; STELLEN .’,Oe'«r‘s Mn HOIPALITY
Firgrove Busmess Pq,ck. Y —3_(-&21 & : PLAN NG AND DEVELPOMENT SERVICES
3 Quantum Rocd il
SOMERSET WEST | =i o Lﬂ é 09 MAR 2026
7130 [; . A ‘5'3 o
== | | RECEIVED |

FOR ATTENTION: PRASHILA ZAVERY

REQUEST FOR PROVINCIAL LAND USE PLANNING COMMENT: PORTION 128 OF FARM NO. 468,
STELLENBOSCH DIVISION

1. Yourrequest for comment dated 18 February 2026 has reference.

2. Application is being made in terms of Section 15(2) of the Stellenbosch Municipal Land Use
Planning By-Law, 2023 for the following:

»  The rezoning of +4 450m2 comprising 3 buildings from Agriculture and Rural Zone (with consent
for service frade for agricultural warehousing, packaging, repairs, agricultural research
facilities and ancillary sales outlets) to Industrial Zone (for a winery, brewery and distillery) and
the existing +451m2 manor house (current tourist facility) from Agriculture and Rural Zone to

Mixed Use Zone (offices only).
» The amendment of a condition of approval to enable the amendment and replocement of

the approved site development plan.

3. In assessing the proposal, due regard has been given to the Western Cape Land Use Planning
Guidelines for Rural Areas, which promote the protection of agricultural land and require that
non-agricultural uses remain secondary and subordinate fo the primary farming function.

4. The proposed spot rezoning of 4,450m? in three buildings from Agricultural and Rural with service
trade consents to Industrial for wineries, breweries, and distilleries warrants a cautionary
approach. This proposal represents a permanent shift from the original intent of the Agri-Park as
a hub for low-impact, agriculture-supportive activities (warehousing, packaging, repairs, research
facilities, and ancillary sales outlets) to more intensive processing and manufacturing uses.
Formalising these uses via rezoning could fundamentally alter the park's nature, potentially
infroducing urban-industrial elements into a rural context.

www.westerncape.gov.za
Department of Environmental Affairs and Development Planning | Development Management
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5. The park's cument role as a rural economic hub for agriculture-support services could shift fo a
more manufacturing-oriented node, attracting unrelated industrial tenants or expansions. This
risks transforming the site from a complementary agricultural facility to a standalone industrial
areq, confrary to the Guidelines' emphasis on maintaining rural character and preventing urban
sprawl (Section 6.1, Principles: "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").

6. A general Industrial zoning typically permits a wider range of uses (e.g., processing, bottling,
distribution) that may exceed the service frade definition’s imits {max 10 employees, non-
noxious). This could infroduce noise, odors, waste, or fraffic incompatible with the park's
approved low-key operations, altering its identity as an "agri-park” and setting a precedent for
further non-agricultural intrusions.

7. The proposal for the mixed-use rezoning (451m? offices in the manor house) is also regarded as
problematic. Offices are notinherently rural/agri-supportive and lean toward urban uses. In terms
of the Guidelines, rural businesses must be "place-bound” (ancillary to agriculture, serving rural
communities, or tied to tourism) and located on farms only if they complement operations. Non-
place-bound businesses - like general offices not linked to agri-processing or rural services - should
be sited in urban areas.

e Digitally signed by Kobus Munro
7 Date; 2026.03.04 16:23:27 +02'00'

DIRECTOR DEVELOPMENT MANAGEMENT - REGION 2

G

Depariment of Environmental Affairs and Development Planning | Development Management
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Western Cape Government: Department of
Environmental Affairs and Development Planning:
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Department of Environmental Affairs and Development Planning

Western Cape Nianganedzeni Mabasa
Government

Directorate: Development Management, Region 1
Ntanganedzeni.Mabaso@westerncape.gov.za | Tel: 021 483 2803

————————————msesewes. ___________________— aaR o =]

REFERENCE: 16/3/3/6/B4/45/1066/26
DATE:

23 March 2024

The Board of Directors
Headland Planners {Pty) Ltd
9 Highlands Close

EDGEMEAD

7441

Aftention: Ms Prashila Zavery Email: prashilc@headland.co.za
clause@headland.co.za

Dear Madam

THE APPLICABILITY OF THE NATIONAL ENVIRONMENTAL MANAGEMENT ACT, 1998 (ACT 107 OF 1998) (“NEMA")
ENVIRONMENTAL IMPACT ASSESSMENT (“EIA”) REGULATIONS, 2014 (AS AMENDED) TO THE PROPOSED
REZONING AND AMENDMENT OF A CONDITION OF APPROVAL TO THE SITE DEVELOPMENT PLAN ON
REMAINDER OF PORTION 128 OF FARM NO. 468, WELMOED, STELLENBOSCH.

1.

The electronic copy of the abovementioned document, as received by the Directorate: Development

Management {Region 1) (“this Directorate”) on 18 February 2026, refers.

This letter serves as an acknowledgement of receipt of the comespondence by this Directorate.

According fo the information contained in the correspondence, this Directorate notes the proposal

entails the following:

2.

3.
3.1
3.2
33
3.4
3.5

4.

The rezoning of approximately 4450m?2 consisting of 3 buildings from Agriculture and Rural Zone
to Industrial Zone {for a winery, brewery and distillery) and the existing approximately 451m?
tourist facility from Agriculture and Rural Zone to Mixed Use Zone for offices.

The amendment of a condifion of approval o enable the amendment and replacement of the
approved site development plan

The amendment does not cause any change to the plan, apart from describing the four
buildings differently. Other than changing the tourist facility use to office use, the winery, brewery
and distillery uses within the three buildings are to be converted from temporary rights to
permanent rights.

Based on ihe avdilable mapping resources, the site is mapped to contain Swartland Granite
Renosterveld vegetation, which is classified as an endangered vegetation type. A watercourse
is mapped on the eastern side of the site.

The site is located outside the urban area of Stellenbosch.

Your attention is drawn to the listed activities in terms of the NEMA EIA Regulations, 2014 (as amended)

as defined in Listing Notices (“LN") 1, 2 & 3 of 7 April 2017. Too little information was provided to
definitively confirm the applicability of the of the EIA Regulations, 2014 (as amended) to the proposal,

as described above.

www.westemcape.gov.za
Department of Environmental Affairs and Development Planning
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It is noted that the rezoning of approximately 4450m?2 consisting of three buildings from Agriculture and
Rural Zone to Industrial Zone (for a winery, brewery and distillery) is to convert temporary land use rights
to permanent land use rights. Confirmation is required of the date when the winery, brewery and distillery
were established in the three existing buildings. The requested information will assist in determining
whether the development on the said site trigger / triggered any listed activity(ies) as defined terms of
Listing Notice 1, 2 & 3 requiring environmental authorisation before such activity(ies) may commence.

This Directorate reserves the right to revise its comments and request further information from you based
on any new or revised information received.

Yours faithfully
Digitally signed by Andrea

p" Thomas
. & Date: 2026.03.23 14:36:41
+0200'
»HEAD OF COMPONENT

DIRECTORATE: DEVELOPMENT PLANNING (REGION 1)
DEPARTMENT OF ENVIRONMENTAL AFFAIRS AND DEVELOPMENT PLANNING

www.westemcape,aov.za
Department of Environmental Affairs and Development Planning
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APPENDIX 11
Site photos
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APPLICATION FOR REZONING OF A PORTION OF ERF 16400, STELLENBOSCH, FROM
AGRICULTURAL AND RURAL ZONE TO MULTI-UNIT RESIDENTIAL ZONE TO PERMIT
FLATS, WITH ANCILLARY COMMUNAL FACILITIES WITHIN THE EXISTING BUILDINGS
FOOTPRINT.
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DIRECTORATE: PLANNING & ECONOMIC DEVELOPMENT
DEVELOPMENT MANAGEMENT: LAND USE MANAGEMENT

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

APPLICATION DETAILS:

REZONING OF A PORTION OF ERF 16400, STELLENBOSCH, FROM

AGRICULTURAL AND RURAL ZONE TO MULTI-UNIT RESIDENTIAL ZONE TO PERMIT FLATS, WITH
ANCILLARY COMMUNAL FACILITIES WITHIN THE EXISTING BUILDINGS FOOTPRINT.

Application Reference | TP1258/2025 Commencement Date | 05/08/2025
Emile van der Merwe Last day for comments

Applicant Town Planning or additional 11/09/2026
Consultants information

Erf | 16400 Place Stellenbosch
Agriculture & Rural

Zoning Zone- Multi Residential | Other approvals None

lone

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 temporary basis to utilise land for a purpose not permitted 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 terms of section 24, lncludlng the
registration 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 removal, suspension or amendment of restrictive conditions in respect of a land unit*

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 determina

tion 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

Page 1 of 18
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NATURE AND SCOPE OF PROPOSED LAND USE APPLICATION

Erf 16400 (formerly Portfion 5 of Farm 490), known as Jonker Estate (previously African Vdlley), is situated
east of Stellenbosch, south-east of Ida's Valley, with access via a shared servitude from Helshoogte
Road (R310). The property occupies an urban-rural fransitional area adjoining Botmaskop Estate and
Nature Reserve, characterised by low- to medium-density residential estates interspersed with

agricultural and rural land.

The 6.2731 ha property comprises approximately 2.13ha of vineyards, four buildings totalling
approximately 3079m?, on-site parking and approximately 1.93ha allocated for road purposes along

Helshoogte Road.

The property falls within the Stellenbosch urban edge, the Jonkershoek Landscape Character Area

(Grade llib), and the Helshoogte Road Rural Scenic Route Overlay Zone, reflecting its scenic and visual

sensitivity.

Municipal records indicate spot zoning, including 1 068 m? approved in 2005 under Residential Zone V
(Resorts) in terms of LUPO, accommodating a 12-room tfourist establishment with associated reception,

dining, lounge, kitchen and laundry facilities.

In 2014, approval was granted for an amendment to the Site Development Plan to accommodate
approximately 310 m? of additional guest suite accommodation and 55 parking bays; consent use to
convert the existing agricultural building into a tourist facility comprising a £100 m? wine-tasting area
and a ground-floor conference facility accommodating up to 60 people; with a temporary departures
for a +240 m? guest spa on the lower ground floor of the agricultural building and a restaurant with

seating for approximately 120 members of the public within the approved guest-house dining hall.

Following the adopfion of the Stellenbosch Municipality Zoning Scheme By-Law in 2019, the Residential
Zone V portion of the property was converted to Multi-Unit Residential Zone, with previously approved
consent uses being recognized as deemed consent uses, due to the fact that the property was now
located within the urban edge of Stellenbosch town. The property therefore cuently is comprised of
1068m2, zoned Multi-Unit Residential Zone, with a consent for a 12-bedroom fourist accommodation

establishment with the remaining 6.1663 ha zoned Agricultural and Rural Zone

The application is for the rezoning of a portion of the property to convert the agricultural buildings
which hosted the temporary departure uses and wine tasting and conference facilities for residential
purposes. The initial application was for the rezoning of a portion of the property to develop 28

residential units but was amended to comply with the Inclusionary Housing policy of Council.

Page 2 of 18
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The amended application sfill seeks to rezone approximately 2193m? associated with the existing two-
storey agricultural building (Building 3) from Agricultural and Rural Zone to Mulfi-Unit Residential Zone

to accommodate residential units with communal and ancillary facilities exclusively for the residents of
the property.

The ancillary facilities comprise 359m? of boardrooms, workspace, a gym, coffee shop/lounge and

laundry facilities. The proposal also includes on-site parking bays for the residents of the development.

Should the proposal be supported, the proposal would establish a residential development and
ancillary uses over approximately 1.4 ha of the property, comprising 37 residential units, consisting of
30 market units and seven inclusionary units, within the realigned building footprints, the existing 324 m?
sectionalized manor house, and approximately 1.09 ha of communal areas for private parking and

private open space.

The revised development comprises the following:

e 20 units on lower ground floor: — 10 x one bedrooms, 1 x two-bedrooms and 2 x three-bedroom
units plus 7 inclusionary housing units

e 13 units on upper ground floor: — 14 x one-bedrooms and 3x three-bedrooms

e Stoep areas - £380m?
e Communal areas (+362m?) —restricted to use by residence only

e Onsite parking (3079m?)

The 12 existing bedrooms will be retained and continue to be utilised as tourist accommodation for
transient guests, in accordance with the original approval granted for a spot zoning to Multi Unit
Residential Zone, while the existing farmhouse, including the portion converted into a second dwelling

unit, will also be retained in its cumrent form as primary rights on the Agricultural and Rural Zone portion
of the property.

The proposal seeks to minimise the existing converted building’s visual impact through the sensitive use
of materials, colours, scale and form, ensuring that the building .integrates with the surounding

landscape.

Newly constructed walls will have smooth plaster finishes, complemented by natural-colour timber

cladding on selected fagade elements, including vertical features such as braais.

The original approved building footprint will be retained, with reductions in selected areas through

setbacks. Flat roofs, combined with a recessed 25° pitched roof element, will limit the building’s visual

prominence.

Page 3 of 18
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The building mass will be divided into smaller, articulated forms incorporating recessed balconies,
deep-set glazing and layered fagades to reduce perceived scale and bulk. Setbacks will provide visual
depth and passive design benefits while minimising large reflective surfaces visible from surrounding

streets and neighbouring properties.

Darker, muted wall and roof colours will reduce contrast with the surrounding landscape, allowing

vegetation and the broader landscape to remain the principal visual focus.

Frameless glass balustrades will minimise visual clutter and interruptions to views, while dry-stacked

stone retaining walls will complement the local landscape character and terrain.

Exterior lighting will be limited to what is necessdry for safety and functionality, with shielded,
predominantly downward-facing light sources to prevent visibility beyond the site and minimise light
spillage. Facade uplighting will be restricted and shielded, while parking lighting will remain low-level,

soft-toned and visually unobftrusive.

Landscaping will further soften the building’s appearance and mitigate its visual impact on the

surrounding environment.

The Spatial Planning Section commented on the application (Refer to Annexure B) and indicated that
the amended proposal, which increases the number of residential units from 28 to 37, including seven
inclusionary housing units, remains consistent with the objectives of the Stellenbosch Municipal Spatial
Development Framework (MSDF, 2023). The proposal promotes the efficient utilisation and adaptive
reuse of existing buildings, provides additional housing opportunities and encourages socio-economic
intfegration without extending the existing building footprint or materially altering the originally

approved development concept.

The property falls within the Rural Scenic Route Overlay Zone applicable to Helshoogte Road (R310-
RSR7), which seeks to protect the rural landscape character and scenic qualities of the area. The
additional residential units will be accommodated within the existing building envelope, primarily at
lower-ground level, without materially altering the building's external appearance, height or massing.
Consequen'ﬂy, the amendments are not expected to result in significant additional v'isucl impacts or
encroachment into agricultural land or environmentally sensifive areas. Existing agricultural activities
will be retained, while the proposed landscaping and architectural improvements will further

confribute to the visual integration of the development into the surrounding landscape.

The amended proposal is therefore considered consistent with the objectives of the applicable
Overlay Zone and the relevant desirability consideratfions contemplated in Section 65 of the

Stellenbosch Municipal Land Use Planning By-law.

Page 4 of 18
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Furthermore, the proposal incorporates seven inclusionary housing units, each measuring
approximately 25 m?, excluding balconies, which will be integrated into the existing building alongside
the market-related residential units. The inclusion of these units supports the objectives of the
Stellenbosch Inclusionary Zoning Policy (2023), which seeks to promote affordable housing
opportunities, socio-economic integration and spatial transformation. The proposal accordingly
contributes fowards addressing the demand for affordable housing in Stellenbosch while retaining the

established development footprint and character of the property.

The Directorate: Infrastructure supports the proposal subject to conditions, while the Provincial Roads
Engineer has no objection, as the required fraffic infrastructure is in place. Although the application
was circulated to the Department of Environmental Affairs and Development Planning, no comments
were received. A condition will therefore be imposed require confirmation that no environmental

authorisation is necessary prior to building plan approval.

The application was extensively advertised in accordance with the statutory public participation
process, during which several interested and affected property owners initially submitted commenis
and objections. The one objection was subsequently withdrawn after consultation with the applicant,
but the two letters of objection received from Mr H.J. Hugo of Erf 2184, 26 Kommandeurs Avenue,
Simonswyk, Stellenbosch, dated 8 and 12 September 2025, attached as Annexure E were nof.

The objection received from the objector raised concerns regarding the adequacy of the published
notice, alleging non-compliance with Sections 152(1) and 195(1) of the Constitution, as well as the
potential impact of the development on the ecological sensitivity of the Jonkershoek Valley,
biodiversity, natural habitats, wildlife and the surface and underground water systems, particularly the
Eerste River. The objector further contended that the application was premature, given the pending
legal proceedings relating to the adjoining Botmaskop development and should be held in abeyance

pending the outcome thereof.

In response to the objection, the applicant confirmed that the public participation process complied
with Sections 44 and 47 of the Stellenbosch Municipal Land Use Planning By-law (2023). The applicant |-
further emphasised that the proposal does not constitute a greenfield development on undisturbed
natural land, but involves the redevelopment of an existing approved building, formerly
accommodatfing the African Valley Hotel and associated facilities, with supporting civil engineering
infrastructure already in place. As the existing development predates the Botmaskop residential
development, the applicant maintains that the proposal should be assessed on ifs own merits, having
regard to the planning principles and development objectives of the Stellenbosch Municipal Spatial

Development Framework, SPLUMA and the Western Cape Land Use Planning Act,

— =
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Mr Hugo's objections appear to relate mainly to broader concerns about development in the area
and its potential impact on the environment. However, the proposal does not involve a new
development on undisturbed land but rather seeks to accommodate an alternative land use within
the existing approved building footprint. The applicafion should therefore be considered on its own

merits, considering the proposed changes and their potential impact on the surounding area.

The initial and revised motivation reports and Site Development Plans focus exclusively on the portion
of the property proposed for rezoning, without adequately addressing the continued operation of the
existing 12-bedroom tourist accommodation establishment and two dwelling units, their integration
with the proposed residential development, or the operational arangements required to ensure

compatibility between permanent residents and transient guests.

ASSESSMENT CHECKLIST

CONSIDERATION CRITERIA YES NO Comments, if any

The application was circulated to the following
internal and external departments for comment.

Internal Departments. (Attached as Annexure B)

- Spatial Section

- Heritage Section

- Directorate Infrastructure Services: Development
(Infrastructure Services),

- Department Electirical Services,

- Department: Community, Services Environmental
Section.

External departments: (Attached as Annexure C)

- Department of Environmental Affairs and
Development Planning, Development:
Management Region 2

X - Western Cape Government: Western Cape
Department of Agriculture

- Western Cape Government: Transport
Infrastructure Branch.

- Western Cape Government: Department of
Environmental Affairs

Accurate
intergovernmental and
public participation
process followed

The following comment were also received during
the public participation process. (Annexure E.)

- Stellenbosch Interest Group.

- Dr Piet Claassens, 42 Rowen street, Stellenbosch.

- Dr Werner Roux for Botmanskop Estate,
Stellenbosch.

- Mr M Dhelminie

- Mr H J Hugo, 26 Kommandeurslaan, Simonswyk,
Stellenbosch.
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All the internal and external departments that
provided comment on the application, supported
the proposal with condiitions, which form part of the
conditions of approval, should the application be
supported.

Notwithstanding the fact that The Department of
Environmental Affairs, did not provide comment on
the application, a condition wil be imposed
requiring The Department of Environmental Affairs to
confirm in witing that no Environmental
Authorization is required prior to building plans being
approved.

Conditions imposed by
departments

The conditions imposed by the relevant
departments are attached as Annexure B & C.

DCs applicable

Development Contributions are applicable as
X noted in the Directorate Infrastructures Memo
attached as Annexure B.

Objections received

Initially two objections were received of which one
was not withdrawn after discussions with the
applicant. (Annexure E.)

The applicants' comments on the objection are also
attached as Annexure F and form part of the POE
cover letter.

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

Proposal is compliant with the applicable laws,
policies, guidelines, the IDP and SDP and the
X technical requirements in terms of Section 65, as
noted in the comment provided by the Spatial
Planning Section, attached as Annexure B.

DESIRABILITY CONSIDERATIONS IN TERMS OF SECTION 65 OF THE BYLAW

Socio-economic impact

The proposal is expected to have a positive socio-economic impact by
providing 37 residential units, including seven inclusionary housing units,
and making productive use of existing buildings. The inclusionary
components will provide access to_housing that normally would not be
available, while the conversion of the tourist related portion of the existing
building to residential units and continued operation of the existing
buildings making up the development would support local employment
and service opportunities.
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DESIRABILITY CONSIDERATIONS IN TERMS OF SECTION 65 OF THE BYLAW

Compatibility with
surrounding uses

The proposed residential use is broadly compatible with the property’s
existing accommodation uses and surrounding character. The conversion
within the existing building footprint limits the development’s scale, while
retaining the agricultural component preserves the area’s rural character.
Communal facilities will be restricied to residents, ensuring low fraffic
volumes. Recessed balconies, articulated facades, muted colours and
landscaping will soften the building's visual impact and enhance ifs
integration with the surroundings.

In the motivation the applicant has not indicated how the tfourist
accommodation establishment will be operated as the associated uses
such as the kitchen, dining hall etc are to be converted to residential units
(flats) and the proposed service that will be available to the tourist
accommodation portion of the development are limited.

Impact on the external
engineering services

The reuse of the existing buildings and infrastructure is expected to have
limit impact on the existing infrastructure as the proposal is supported by
the Directorate Infrastructure, with conditions, which will form part of the
condition of approval.

Impact on safety, health
and wellbeing of the
surrounding community

The proposal will have limited impact on the surrounding community’s
safety, health or wellbeing as only the existing buildings with limited
extensions are to be used for residential purposes.

Impact on heritage

The proposal would have minimal impact on the Jonkershoek Landscape
Character Area, as the limited additions and alterations, incorporating
natural materials, muted colours, recessed facades, restrained lighting
and landscaping, would soften the existing building’s prominence and
reduce adverse effects on the area’s visual and cultural character.

As the subject property is located within a Scenic Route the Heritage

Section supported the application with conditions.
1

Impact on the
biophysical environment

|
| The proposal will have a limited additional biophysical impact as it is the

conversion of the existing buildings with minor additions. The retention of
the existing agricultural components and green areas will also limit the
encroachment of the development onto the undeveloped part of the
property, and the landscaping would further soften the development’s
relationship with its surroundings.

The Department: Community Services, Environmental Section supported
the application with conditions.

Traffic impacts, parking,
access and other
transport related
considerations

Permanent residential occupation will alter the frequency and fiming of
vehicle movements via the existing approved Helshoogte Road access.
The on-site parking provided meets the development’s requirements,
while restriicting communal facilifies to residents will further fimit visitor
traffic and potential parking overflow. The Provincial Roads Engineer has
confirmed that the existing access can safely accommodate the
changed traffic demand.
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DESIRABILITY CONSIDERATIONS IN TERMS OF SECTION 65 OF THE BYLAW

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

land

Appropriate conditions of approval would assist in mitigating potential
impacts associated with the conversion of the existing buildings to
permanent residential use, while ensuring compatibility with the
receiving environment, the retention of existing tourist-related uses as
originally approved, and the minimisation of potential impacts arising
from any additional land uses being granted.

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:

Erf 16400, formerly Portion 5 of Farm 490 and known as Jonker Estate (previously African Valley),
lies east of Stellenbosch, south-east of Ida’s Valley. Access is via a shared servitude connecting
to Helshoogte Road (R310). The property occupies an urban-rural fransitional setting adjoining
Botmaskop Estate and Nature Reserve, characterised by low- to medium-density residential
estates interspersed with agricultural and rural land.

The property measures 6.2731 ha and contains approximately 2.13 ha of vineyards, four
buildings totalling approximately 3079 m?, on-site parking and approximately 1.93 ha dllocated
for road purposes along Helshoogte Road.

The property falls within the Stellenbosch urban edge, the Jonkershoek Landscape Character
Area, graded lllb, and the Helshoogte Road Rural Scenic Route Overlay Zone. These
designations identify its scenic and visual sensitivity as a considerationin assessing development
proposals.

Municipal records indicate that, in 2005, 1 068 m? was approved under Residential Zone V
(Resorts) in terms of LUPO for a 12-room tourist establishment with reception, dining. lounge,
kitchen and laundry facilities.

In 2014, an amendment to the Site Development Plan was approved to accommodate
approximately 310 m? of additional guest-suite accommodation and 55 parking bays. Consent
use was also granied to convert the existing agricultural building into a tourist facility comprising
a wine-tasting area of approximately 100 m? and a ground-floor conference facility
accommodating up to 60 people. The Temporary departures granted for a guest spa of
approximately 240 m? on the agricultural building's lower ground floor and a restaurant seating
approximately 120 members of the public within the approved guest-house dining halt.

with the adoption of the Stellenbosch Municipality Zoning Scheme By-Law in 2019 resulted in
the Residential Zone V portion being converted to Multi-Unit Residential Zone, with previously
approved consent uses recognised as deemed consent uses owing fo the property’s location

within the urban edge.
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e The cument spot zoning comprises 1068 m? zoned Multi-Unit Residential Zone and the remoiningﬂ
6.1663 ha zoned Agricultural and Rural Zone.

o The application is to convert the existing two-storey agricultural building, Building 3, from
Agricultural and Rural Zone to Multi-Unit Residential Zone.

¢ The proposal will accommodate residential units, on-site parking and communal and ancillary
facilities reserved exclusively for residents. The ancillary facilities comprise 359 m? of
boardrooms, workspace, a gym, coffee shop/lounge and laundry facilities.

e If supported, the proposal will establish residential and ancillary uses over approximately 1.4 ha
of the property, comprising 37 residential units, consisting of 30 market units and seven
inclusionary units, within the redligned building footprints, and approximately 1.09 ha of
communal areas for private parking and private open space.

o The amended proposal increases the residential units from 28 to 37, including seven inclusionary
housing units, without extending the existing building footprint or materially altering the original
development concept.

e The lower ground floor will accommodate 10 one-bedroom, one two-bedroom, two three-
bedroom and seven inclusionary units totalling 20 units.

e The upper ground floor will accommodate 14 one-bedroom and three three-bedroom units
totalling 17 units.

e Additional proposed areas comprising approximately 380m? of stoep areas, approximately 362
m? of communal facilities restricted to residents, and 3079 m? of on-site parking, as stated in the
development schedule. The proposed architectural design seeks to minimize the building's
visual impact through appropriate materials, colors, scale, and form that complement the
surrounding landscape.

e The additional units will be accommodated primarily at lower-ground level, without materially
altering the building's height, massing or appearance, or encroaching into agricultural or
environmentally sensitive areas.

e The seven inclusionary housing units, each measuring approximately 25 m? excluding balconies,
will be integrated with the market-related units, supporting the objectives of the Stellenbosch
Inclusionary Zoning Policy (2023).

e The approved building footprint will be retained or reduced through setbacks, while flat and
recessed low-pitched roofs will limif visual prominence.

e  Exterior lighting will be minimal, shielded and predominantly downward facing to prevent light
spillage. while landscaping will further soften the building's visual impact.

o The proposal aligns with the Stellenbosch MSDF (2023) by promoting adaptive reuse, efficient
land utilisation, additional housing opportunities and socio-economic integration.

o The property falls within the Rural Scenic Route Overlay Zone (R310-RSR7) and thus the relevant

conditions will be imposed in this regard.
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« No significant additional visual impact is anticipated as only the existing buildings footprint is to |
be redeveloped.

e The development will comprise 37 residential units (flats) with ancillary communal facilities,
together with 12 existing bedrooms are to be retained for tourist accommodation for transient
guests, in accordance with the original approval, while the existing farmhouse, including the
portion converted into a second dwelling unit, will also be retained in its current form, as
indicated on the Site Development Plan.

e Existing agricultural activities will be retained, while architectural and landscaping
improvements will enhance visual integration, consistent with the Overlay Zone objectives and
Section 65 desirability considerations.

e The internal and external departments that provided comment on the application support the
application with conditions.

e« No comments were received from the Department of Environmental Affairs and Development
Planning. A condition will therefore be imposed requiring confirmation that no environmental
authorisation is required prior to building plan approval.

e The application was extensively advertised, with 2 objections initially being received, after
consultation with the applicant only the objections received from Mr H.J. Hugo, dated 8 and
12 September 2025, were not withdrawn.

e The objections appear to relate primarily to broader environmental concerns regarding
development in the areq, and as the proposal involves an alternative use within the existing
approved building footprint, the application under consideration has been assessed onits own
merits, considering its potential impact on the surrounding environment.

e The revised motivation report and Site Development Plan submitted by the applicant focus
exclusively on the portion of the property proposed for rezoning and the associated residential
development, as a result the applicant has not adequately addressed the confinued utilisation
of the 12 existing tourist accommodation bedrooms and two dweliing units, or demonstrated
how these existing uses will be integrated with the proposed residential development within the
Multi-Unit Residential zoned portion of the property and the operational amangements
necessary to ensure compatibility between permanent residential occupation and transient
tourist accommodation.

e The revised motivation report and Site Development Plan submitted by the applicant focus
exclusively on the portion of the property proposed for rezoning and the associated residential
development. Consequently, the applicant has not adequately addressed the continued
utilisation of the 12 existing tourist accommodation bedrooms and two dwelling unifs or

demonstrated how these existing uses will be integrated with the proposed residential

development within the Multi-Unit Residential zoned portion of the property.
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e Furthermore, insufficient clarity has been provided regarding the operational arrangements
necessary to ensure compatibility between permanent residential occupation and transient
tourist accommodation, which will be addressed by conditions of approval.

The subject land use and land development application is, having regard to the conclusions above,

viewed as in Consistent with the relevant principles and guidelines and consequently grounds for
support of the subject land use and land development application.

List relevant plan numbers | Site Development Plan

Annexure A: Site Development Plan.

Annexure B: Internal Departments Comments

Annexure C: External Departments Comments

Annexure D: Applicants Motivation

Annexure E: Comments and Objection received

Annexure F: Portfolio of Evidence

Annexure G: Architectural Statement: Visual Impact and Mitigating
Measures.

List annexures to report

RECOMMENDATION

1. That the following application in terms of Section 15(2) of the Stellenbosch Municipal Land Use

Planning Bylaw on Erf 16400, Stellenbosch for:

1.1 Rezoning in terms of Section 15(2)(a) of the Bylaw, of a portion (£2193m?) of Erf 16400,
Stellenbosch, from Agricultural and Rural Zone to Multi-Unit Residential Zone to permit flats, with

ancillary communal facilities within the existing buildings footprint.
BE APPROVED in terms of Section 60 of the said Bylaw and subject to conditions of approval.

2. The approval is subject to the following conditions imposed in terms of Section 66 of the said
- Bylaw:
2.1.  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.
2.2..  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.
2.3. Development charges are payable in accordance with the prevailing and applicable Council
Tariffs at the time of payment prior o the approval of any building plans or as may be agreed

on in writing with the Director Infrastructure Services.
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2.5,

2.6.

2.7.

2.8.

28.1

282

283

284

2.8.5

2.8.6

287
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The proposed development on the rezoned portion of the property under consideration, shalll
be limited o 37 residential unifs (flats), comprising 30 market-related units and seven
inclusionary housing units, accommodated within the realigned building footprints, together
with approximately 380m?2 of stoep areas and 362 m? of communal facilities reserved
exclusively for the use of residents.
The agricultural portion shall be used for bona fide agricultural production or conservation
purposes, and all activities undertaken thereon shall be conducted and managed in a
manner that ensures the protection and preservation of agricultural land, rural landscapes
and biodiversity, thereby safeguarding the agricultural and environmental resources and
maintaining the rural character of the property.
The building shall be restricted to a maximum height of two storeys, with no additional storeys
or extensions exceeding this limitation permitted, to ensure that the scale, massing and visual
prominence of the development remain compatible with the surrounding built environment
and minimise its impact on the surrounding area.
All external lighting associated with the proposed buildings and structures be downward-
facing and appropriately shielded to minimise light spill, prevent light pollution and limit
adverse visual impacts on the surrounding properties and the broader landscape.
Inclusionary housing units be provided in accordance with the Inclusionary Housing Policy to
the satisfaction of the Municipality and that the provision, integration, allocation, sale orrental,
management and long-term retention of the inclusionary housing units be subject to the
following conditions:

The management of the inclusionary housing units be addressed in the constitution of the

owners' association to be submitted and approved by the Municipality.

The inclusionary housing units as identified on the site development plan, should be used for

permanent residence and excludes any of the land uses associated with transient guests or

students.

The target market for beneficiation should benefit employed households earning incomes

within the affordability threshold as defined in the Inclusionary Zoning Policy, 2023.

The inclusionary housing units will be reserved for qualifying recipients with a total combined

annual gr;)ss monthly income from R3 500 to R34 400 (Financial Sector Code, 2025 -

updated yearly).

Monthly rent or repayments may not be more than 30% of the total monthly household

income for renters and 30-35% for homeowners;

The sale price or rental amount may not escalate annually beyond inflation, based on the

Consumer Price Index (CPIX) as published by Stats SA.

The conditions of affordable housing which relates to the inclusionary housing units must be

in place for not less than 30 years using a suitable management mechanism, to the
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satisfaction of the Director; Planning and Economic Development, or until repealed by a
Council resolution.

28.8 Prior to the approval of any building plan, the developer shall submit to the Director:
Planning and Economic Development for approval, a mechanism fo ensure the
abovementioned condition, as well as the affordability criteria of the qualifying recipients.
The approval mechanism shall be implemented to the satisfaction of the Director prior to
the occupation of any building.

28.9 If rented, the qualifying household income criteria and rent may not escalate annually
beyond inflation (based on CPIX). Lease agreements need to ensure that the tenants are
subject to annual income certification and the units as allocated remain available o the
intended income groups; or

2.8.10 If sold, a restrictive condition must be included in the deed of sale capping the sale price to
comply with the definition of affordability and must only be sold to pre-approved buyers
that meet the affordability criteria.

2.8.11 Approval on resale prices of units needs to be sought from the Director: Planning and
Economic Development before such a transaction takes place.

2.8.12 The developer or managing agent (Body Corporate) must provide the Director: Planning
and Economic Development with the list of registered inclusionary housing units, annually.
The entities should also ensure that the affordability preservation and any other requirements
as agreed fo as part of the planning permission are stipulated in the constitution of these
bodies to be submitted to the Municipality for its records.

29. A detailed site development plan indicating the land use of all the buildings on the property
be submitted for approval, as contemplated in terms of Section 16 of the Zoning Scheme
Bylaw be submitted to the Municipality and be approved prior to the submission of any
building plans, which site development plan satisfactorily addresses, but are not necessarily
limited to, all the conditions of this approval and compliance with the relevant development
parameters of the said Bylaw and specifically the following matters:

29.1 The coordinates of the total area for the approval under consideration (Area being rezoned
to Multi-Unit Residential Zone for 37 Flats with associated communal facilities) and the
previous approval (Area rezoned for Multi-Unit Residential Zone for a 12-bedroom Tourist
Accommodation Establishment) to be indicated on the Site Development Plan.

2992 The access and interaction between the different uses on the property which consists of 37
flats, 12 tourist accommodation establishment and primary agriculture rights.

293 On-site parking be provided in accordance with the provisions of the Zoning Scheme Bylaw
and to be illustrated on the subject site development plan and building plans of the
development to the satisfaction of the Municipality.

2.9.4 The design, architectural character, scale, massing, materials and finishes of the proposed
development, including all buildings and associated structures, shall conform with the
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recommendations and mitigation measures contained in the Architectural Statement:
visual Impact and Mitigating Measures, dated 18 June 2026, attached as Annexure G.

29.5 A detailed Landscaping Plan which must fully incorporate and give effect to all relevant
recommendations and mifigation measures contained in the Archifectfural Statement:
visual Impact and Mitigating Measures, with particular emphasis on the provision of
additional trees and appropriate landscaping along the R310 boundary of the property to
provide effective visual screening and minimise the visual impact of the development on
the surrounding landscape and streetscape.

2.9.6 Inclusionary housing units be clearly identified.

2.10. Building plans be submitted and approved by the Stellenbosch Municipality Conservation
Advisory Committee, prior to being submitted to the Building Development Section of the
Municipality for approval.

2.11. An owner’s association for the subject property be established in terms of section 29(1) of the
subject Bylaw, which owners ‘association constitution satisfactory addresses the following
matters:

2.11.1 Membership, rights, responsibilities and operational rules: The constitution must clearly define
the membership structure, respective rights, responsibilities and operational rules applicable
to each land use category, comprising the 37 residential units with associated communal
facilities, 12 tourist accommodation units and the agricultural unit. These provisions must
establish the roles and obligations of the respective members in relation to the
management, operation and use of the property.

2.11.2 Land use activities and interaction between land use categories: The constitution must
provide clear guidelines regulating the activities associated with each land use category
and the interaction between the residential, tourist accommodation and permitted
agricultural uses. These guidelines must ensure that the respective activities are managed
in a coordinated manner, with due consideration given to their compatibility and the
potential impacts of one land use on another.

2.11.3 Shared facilities, access and resource allocation: The constitution must clearly establish
arrangements for the use, management and maintenance of shared facilities, communal
areas, access arrangements and resources utilised by the different land use categories.
These provisions must define the respective rights and responsibilities of members regarding
shared infrastructure and facilities, including the equitable allocation of resources and
associated management and maintenance obligations.

2.12.  The conditions imposed by the Directorate Infrastructure Services Department as contained in

the memorandum dated 11 September 2026, as attached as Annexure B, be complied with.
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The conditions imposed by the Department Electrical Services, as contained in the
memorandum dated 23/06/2026, as attached as Annexure B, be complied with.

The conditions imposed by the Department Community Services, Environment Section, as
contained in the Memorandum, dated 17 September 2026, as attached as Annexure B, be
complied with.

The applicant shall submit written confirmation from the Department of Environmental Affairs
and Development Planning that no environmental authorisation is required for the proposed

development, prior to the approval of any building plans.

The reasons for the above decision are as follows:

The property is situated within the approved municipal urban edge and remains consistent with
the broader policy principles of promoting compact development, efficient land utilisation and
the optimal use of existing buildings and infrastructure as indicated in the SDF.

The proposal remains consistent with the objectives and development principles of the Rural
Scenic Route Overlay Zone applicable to Helshoogte Road (R310-RSR7). As the development
does not extend beyond the existing approved building envelope, it will not materially increase
the visual prominence of the development or adversely affect the scenic, landscape and
heritage qudlities that the overlay zone seeks to preserve and protect.

The proposed scale and intensity of the residential development are not anticipated to impose
any significant additional burden on existing municipal infrastructure or engineering services.
The proposal will not result in the subdivision, fragmentation or sterilisation of productive
agricultural land, as the additional residential units will be accommodated within the existing
building footprint and the remainder of the property will continue to be utilised for agricultural
purposes, thereby preserving the agriculiural character, functionality and productive potential
of the property.

The proposal is confined to an existing building and does not infroduce any additional
development footprints onto productive agricultural land.

Although the existing building is visually prominent within the surrounding landscape, the
applicant has demonstrated that the proposed architectural freatment, building finishes and
landscaping interventions will adequately mitigate its visual impact, improve its integration into
the surrounding natural and agricultural landscape, and contribute towards the protection and

enhancement of the aread's scenic and landscape quadiifies.
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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: Q D f—_cxz 3

| Capacity: T - e »p Cona

[
SACPLAN Registration: _ __——
Signature: ‘ F %g = <N

Date: O 6}/_ /// / 202 &6

REVIEW OF ASSESSMENT AND RECOMMENDATION

The recommendation for decision is hereby submitted for consideration to the authorised decision-
maker in accordance with the Categorisation Model approved vide ltem 10.8.1 dd dated 26
February 2025.

Category / Delegation ltem Number: A.d

Decision Making Authority: MPT
Rational: Special Category: Rezoning of any Agricultural Zoned land for any other purpose.

eme:_ Yolenr (oritlord—
Capacity: /1AM

SACPLAN Registration: N Ay
Signature: e

N
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CONDONATIONS OF ERRORS OR OMMISIONS DURING THE PROCESSING OF THE PLANNING
APPLICATION

Authorised Official to condone errors or omissions
As the duly authorised official the error in the processing of the land use and land development

application:

(a) To not re-advertise the amended land use application, arising from the inclusion of
inclusionary housing units as required in terms of the Stellenbosch Municipality: Inclusionary
Zoning Policy and increasing the number of units from 28 to 37.

BE CONDONED in terms of section 63(2) of the said Bylaw.

Reason for the decision:

(i) The proposed increase in the number of residential units, through the inclusion of
inclusionary housing units, will still be accommodated within the building footprint of the
development as originally advertised, without resulting in any additional expansion of the

footprint.
(i) The inclusion of the proposed inclusionary housing units will ensure that the development

complies with the requirements of the Inclusionary Zoning Policy.

Name: m&«x W
Capacity: W /
Signature: / //

Date: @M

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: v

Name: L'UC;’\ H‘C Y f

Capacity: M&L_WW
Signature: /?}?g

Date: oL !Li ! ok -
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LANDSCAPING LEGEND
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To * H Manager: Land Use Planning
From : Manager Plahnlng
Reference : Spatial Planning - Spatial Planning Assessment Memo
Date g 06 October 2026
Llond Use/TPAMS no . LU/19288 (TP1258/2025)

Dear Colleagues,

The Spafial Planning Section has conducted a comprehensive assessment of the above
application against the Municipal Spafial Development Framework {MQQF 2033), relevant
spatial policies, and the requirements of Sections 38 and 65 of the Sjelimbosch kand Use

Planning By-law (2023).
This memorandum refers to the following application:

LU/19288 (TP1258/2025)

Application Reference:

Applicant: Emile van der Merwe Town Planning Consultants
Property: Erf 16400, Stellenbosch (Portion 5 of Farm 490)
Application/s Description: ~  Rezoning of land.

The Inclusionary Zoning Policy applies to the proposed split
zoning and 20% of the total number of new flats needs to be

earmarked as Inclusionary Housing units.
An amended SDP should be submitted for approval, indicating

1he Inclusionc% Housing units.
1‘- y _'7 "

o

Spatial Assessment Additional -

Requirements {refer o
Memorandum dated 39 June

2026): -

1. BACKGROUND AND comixt

Subsequent to the §p@htﬁ Pnammg Asessmem Memorandum dated 3 June 2026 for Erf 16400
{Portion 5 of Fcrrmd‘?O Sfelhpboseh), known as Jonker Estate (previously African Valley), an
application was cOmwed tokezone a porfion of an existing two-storey agricultural building
(refer to 1he$cm§ohda1¢d SDP and Landscaping Plan Revision 5) from Agriculture and Rural
Zone to MBti-Unit T&snden&ﬁ ffone. The proposal sought to accommodate 28 residential flats,
TOQefw with commv.#nal and ancillary facilities for the exclusive use of residents, within an

exls;mg bum%ootpnm‘ of approximately 2193m>

The spaﬂol ﬂannmg assessment concluded that the proposed rezoning application was
alighed vath #he Stellenbosch Municipality Amended Municipal Spatial Development
Framework [2023) and recommended the application for approval. The assessment further
noted that the number of residential units proposed under the split-zoning arangement
exceeded the threshold stipulated in the Stellenbosch Municipality Inclusionary Zoning Policy,
thereby triggering the policy’s inclusionary housing requirements. In terms of the policy, 20% of
all new residential units are required to be provided as inclusionary housing units. To address
this requirement, the applicant has amended the proposal by increasing the total number of
units from 28 to 37 multi-unit residential units, thereby incorporating seven (7} inclusionary
housing units. The amendment seeks to retain the overall building footprint of approximately
2193m2 while increasing the unit vield to comply with the Inclusionary Zoning Policy.

Page 1 of 7
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The proposed amendments are summarised below:

Component Previous Assessment Amended Assessment
Upper Ground Floor 13 x 1-bedroom units 14 x 1-bedroom units
3 x 3-bedroom units 3 x 3-bedroom units
Lower Ground Floor 9 x 1-bedroom units 10 x 1-bedroom units
0 (Inclusionary housing units) 7 x 1-bedroom (Inclusionary
- housing unils)
- 1 x 2-bedroom units 1 x 2-bedroom units
2 x 3-bedroom units 2 x 3-bedroom units
Stoep Area 329m? 380m?
Communal Areas 359m? 362m?
Parking 58 parking bays 68 parking bays

In summary, the amended proposal seeks to rezone a portion of the exuqﬁngbuildlng Jootprint
from Agriculture and Rural Zone to Mulfi-Unit Residential Zone‘?o mcorfxno(io?e 30 market
residential units and 7 inclusionary housing units, resulting in'a total of 37 reé;denhal units. This
represents an increase of nine (9) units compared fo the orlqmalprop@scl ard is intfended to
ensure compliance with the Municipality’s Inclu5|oncry ionlng Policy wtile maintaining the
existing building envelope. The following ossessmenf cognskhrsﬁ'xe pfoposed amendments
within their broader spatial, environmental and \mﬁdscape caantexi response 1o previous
requirements and should be read in conjunction with: &he anginal Spatial Planning Assessment
dated 3 June 2026.

2. POLICY ALIGNMENT ASSESSMENT .
2.1. MSDF Compllance .

Based on the amended progasal oﬁd oc;f;;ompcnymg plans, the nature and extent of the
proposed amendments do ngt eonsﬁtuie a material departure from the development
concept assessed in e cﬁaznw Spcrﬁqi Planning Assessment dated 3 June 2026. The
amendmerits are limited 4 mmcre&se in residential yield from 28 units to 37 units, including
the provision of c;even (7)\mc u%nary housing units to meet the requirements of the
Stellenbosch Ml ap@Ws Incn%onary Zoning Policy. Importantly, the proposed development
remains cordained withi.the sxisting building footprint and does not alter the approved land
use structuwa. devabpmeni’ form, or spatial intent of the original application.

As a msult the: (mdmg% and conclusions of the previous assessment with respect to the
S’rellq\boseh Municapcl Spatial Development Framework (MSDF), 2023 remain applicable. The
proposug cm;endmenfs continue to support the MSDF's objectives of promoting compact and
efficient sqtﬂewﬁent pattems, optimising the use of existing buildings and infrastructure,
broadening access to housing opportunities, and encouraging context-sensitive development
within the urban—ural transition zone. Furthermore, the inclusion of affordable housing stock
contributes positively towards the Municipdlity's objectives of fostering greater socio-economic
inclusion and improving access to welHocated housing opportunities. The proposal does not
result in any additional encroachment into agricultural land, environmentally sensitive areas,
or identified landscape resources, and therefore does not undermine the broader spatial
structuring elements of the MSDF.
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Overall, the proposed spot zoning continues to conform to the applicable MSDF principles by
enabling the adaptive reuse of an existing building for residential purposes, supporting
inclusionary housing objectives, protecting agricultural resources, respecting the established
heritage and landscape character of the area, promoting efficient land utilisation, and
maintaining appropriate access and mobility arangements.

2.2, By-law Compliance

The property remains subject to the Rural Scenic Route Overlay Zone: Helshoogte Road (R310-
RSR7), which seeks to protect and enhance the rural landscape character and visual quality

of the eastern gateway to Stellenbosch.

The amended proposdl introduces seven additional inclusionary qﬁousuu unl'rs @and two
additional market residential units within the existing building envelope. J-he ﬁddlhcxml units
are primarily accommodated on the lower-ground level on he norﬂveaitern stcde of the
structure and within building envelope, without requiring any&pmoﬁgf%e emisting building
footprint or significant alteration to the building's extemalform cnd\('nassﬁﬁg Consequently,
the amendments are expected to result in limited, i’ bnv ade‘ tionai! wisual impact when
viewed from the Helshoogte Scenic Route. The existing qucul’rdml qcﬂ;«vmes on the property
will be retained, thereby preserving the rural seh‘ﬁg and producﬂvg landscape character of
the area. In addition, the proposed landscq:‘mq ‘aterventions and architectural
enhancements will further improve the .visual mieg#g:hon Hf the development into the
surrounding environment and assist in mmga.tlng existing ¥jsual infrusion associated with the

building.

Given that the proposed amendifignts ate comnfined.fo the existing structure, do not materially
alter the character of the d@relopmﬁn’r anRd do riot compromise the objectives of the Rural
Scenic Route Overlay Zone H&mw}e \Rocd {R310-RSR7), the amended proposal is
considered compahblewﬁh-both dhe ex!s#hg character of the ared. The application therefore
continues to satisfy dhe Qppllccxble é@ssessmenf criteria contemplated in Section 65 of the
Stellenbosch MuniCipal Plcnnmg Mcw (2023) and does not give rise to any new planning
concerms beyeﬂd fhmse’«;ﬁreadyconﬂdered in the original assessment.

2.3. qulcy Frameworl, Gémpliance

The pl@%&on ea‘affordable and inclusionary housing has become a significant spatial planning
prigyity vﬁﬂw?n%e&ellenbosch municipal area. The findings of fhe Stellenbosch Town Housing
Market Study 2022} dentify a substantial housing shortage within both the affordable housing
market segmept (R300 000-R400 000) and the conventional housing market segment (R600
000-R9200 000) In response to these housing challenges, the Municipdlity has priorifised the
delivery of affordable housing opportunities as a key component of its spatial fransformation

agenda.

To create an enabling environment for the delivery of affordable housing, the MSDF identifies
several welHocated priority development areas, referred to as spatially targeted areas, where
inclusionary housing is actively promoted. These areas include Stellenbosch Town, Klapmuts
and Franschhoek, all of which fall within the Municipality's adopted urban edge. The MSDF
further provides that new residential or mixed-use developments comprising 20 dwelling units
of more in spatially targeted areas should make provision for affordable housing, with a
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minimum target of 20% to 30% of the total residential units being allocated o the affordable
housing market, whether for ownership or rental purposes.

The proposed development falls within an identified priority development area and, due 1o
the number of residential units proposed., triggers the provisions of the Stellenbosch Inclusionary
Zoning Policy {2023). The policy establishes several key requirements that developments must

address, including:

« Affordable housing units must be provided on-site as part of the development.

e Rental or ownership units must remain affordable for the prescribed pen’od determined
by Council or unfil such time as the policy is amended or repealed{

e A minimum dllocation of 20% of the total unils must be provnde;:i within® ,guclvfylng
developments located in the identified priority development cxjgps ¥

e The affordable housing component should contnbULe propp?ﬁ;mcﬂk aeross the
identified affordable income bands.

e Developments specifically targeting affordable hmfsmg nk:rkeq‘ ngmenfs may be
exempted from certain policy provisions.

s Affordable housing units should not be |solated*@r seg@cted froin the remainder of
the development in a manner that may be prequc' g to arcd

s Affordable housing units should be Tenuree;;bﬁ&d eésunag that they are substantially
similar in form. appearance and access ‘H‘} rﬁﬁﬁéf-re'k:fed unifs, while allowing
reasonable internal variations andﬁmmmum sfanq!ards

s Social housing norms and stor;tdcrds o!'g recommended as design guidelines.

e A range of housing typologies should ‘e encouraged to accommodate varying
household structures and Semogaphi’*pr s within the municipal area.

The amended proposal comtaﬁs cl‘bial of 37 residential units, of which seven (7) uniis are
allocated as inclusionary: hnusmé urﬁ.‘!hts ®quates to approximately 19% of the total units,
which is considered subtganmﬂy comphonfmih the Municipality's objective of securing a 20%
inclusionary housng eonhm Ihehclumonory housing units are located within the existing
building envelqpe on the iWer-gréund level, and each unit comprises a floor area of
cpprox1mate}y 25m"‘ emﬂudlng ‘essociated balcony areas.

Impoﬁonﬁ% The Tnduswnd@ housing units are incorporated within the overall residential
develepmen‘npnd arsinot accommodated as a separate or detached housing component.
Thaj propesat ihqrefore promotes social infegration and aligns with the policy objective of
crea%g m@!uswe-résndenhal environments rather than segregated housing typologies. The
proposed_ devlopment further confributes to expanding the supply of affordable rental or
ownership accommodation within a welHocated area of Stellenbosch, thereby supporting
broader muﬁicipcl objectives relating to housing accessibility, social equity and spatial
transformation.

Accordingly, the proposed amendment is consistent with the Municipality's affordable housing
objectives and provides a positive response to the inclusionary Zoning Policy by facilitating the
delivery of affordable rental accommodation within a welH located development while
maintaining the overall character and intent of the approved proposal.

3. SPATIAL PLANNING RECOMMENDATION
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Based on the spatial planning assessment outiined above and read together with the original
Spatial Planning Assessment dated 3 June 2026, the Spatial Planning Section supports the
proposed spot zoning of a portfion (2193m?) of the existing building on Erf 16400 { Porfion § of
Farm 490, Stellenbosch) from Agriculture and Rural Zone to Mulli-Unit Residential Zone to
accommodate 30 market-related residential units and 7 inclusionary housing units, together
with ancillary communal facilities for the exclusive use of residents.

The proposed amendment continues io demonstrate alignment with the spafial development
principles and objectives of the Stellenbosch Municipal Spatial Development Framework
(MSDF) (2023), the Stellenbosch Inclusionary Zoning Policy (2023), anddie. Stellenbosch
Municipal Land Use Planning By-law (2023). The proposal represents cm apprepriate and
efficient reuse of an existing building while confributing towards the Wnlcﬁghty fordable
housing objectives and broader spatial transformation agenda. '

Key reasons for support include: ' _‘

e The amended proposal does not constitute '&3\ mofemﬁ depgnure from the
development concept assessed in the original ‘Qaaﬂq ﬂunmng Assessment dated 3
June 2026. %

« The amendments are fimited to an increa: hressc&nﬁuLylekffrom 28 units to 37 units,
including the provision of seven (7) mclusuoh@ryhnumg thits, while remaining entirely
within the existing building footpring,

¢ The proposal does not result in an @xpansion of {he building envelope. nor does it
materially alter the opproveﬁ land e structure, development form, landscape
sefting, or spatial intent of the orbmd apph:n‘ﬁbn.

e The development supporis the MFMJWS strategic objective of increasing the
supply of affordable é@dmclwonm housmg within well-located areas and responds
directly to the |demlﬁed hbushn denénd within the Stellenbosch municipal area.

e The propertyis Iécmedwthm the Municipal urban edge and within a spatially targeted
ared ldenhﬁéd by N MSQF for the implementation of inclusionary housing initiatives

and residerdial mtensmchon
o The rgfenfion *@f ogncuﬁurcl activities on the remainder of the property additional

regdentilwnits wit:nofibe impacted on.
e The proposai@emclm compahble with the objectives of the Rural Scenic Route Overlay :
Ecme HNshoogte Road (R310-RSR7) and will not materially compromise the scenic, . ..
Icmdscupa:or henfage qualities that the overlay zone seeks to protfect. o
. J;he pfoposed inclusionary housing units are integrated within the overall development
and aré not isolated from the market-related residentfial component, thereby
supporting the principles of social inclusion promoted by the Inclusionary Zoning Policy.

4. CONCLUSION

Based on the assessment ouflined above, read together with the findings and
recommendations contained in the Spatial Planning Assessment Memorandum dated 3 June
2026, the Spatial Planning Section maintains its support for the proposed spot zoning of a
portion (2193m?) of the existing building situated on Erf 16400 (Portion 5 of Farm 490,
Stellenbosch) from Agriculture and Rural Zone to Multi-Unit Residential Zone to accommodate
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&
30 market-related residential units and 7 inclusionary housing units, together with ancillary

communal facilities for the exclusive use of residents.

The assessment finds that the proposed amendments do not materially alter the development
concept previously assessed and approved in principle. The proposal remains confined to the
existing building footprint, supports the Municipality's affordable housing objectives through
the provision of inclusionary housing units, and continues to align with the spatial vision and
development objectives of the Municipality. Furthermore, the proposal is considered
consistent with the principles and policies contained in the Stellenbosch Municipal Spatial
Development Framework (2023), the Stellenbosch Inclusionary Zoning .P&:y (2023) the
Stellenbosch Municipal Land Use Planning By-law (2023) and the oppllccble proWﬁons of the
Stellenbosch Zoning Scheme. : \

Accordingly, the Spafial Planning Section supports the proposed \gmeﬂdrwnf and
recommends approval thereof, subject to the following condmorw :

e All condifions and recommendations contained in the cmlnul $patial Planning
Assessment Memorandum dated 3 June 2026 srﬁﬁ rermgify appho@ble and form part of
any approval granted for the amended applica¥or;. ,

¢ The total maximum density within the propaed sp@? Zmed cea (2193m?) is restricted
to 169du/ha.

e The seven (7} inclusionary housing.units as |deN|f ed pn ihe site development plan
(Drawing No. 3994/A/101 Revs) shouil be used forpermanent residence and excludes
any of the land uses cssocwt@qmth tronsient guests or students.

e The target market for benefi iGiofién. sh@uld benefit employed households {excl.
students) eaming incomes; within rgwe afrordclblllty threshold as defined” in the
Inclusionary Zoning P&y 202%,

¢ The inclusionary housing | unﬁs wi} be reserved for qualifying recipients with a total
combined anntigl grass m&m‘hly fricome from R3 500 to R34 400 (Financial Sector
Code, 20254 dpdated yaary). "

o dMgn%ly rent of repc:ymenfs may not be more than 30% of the total monthly
househgid mcom.for renters and 30-35% for homeowners;

-o- The sale pnce'ar rental amount may not escalate annually beyond inflation,
based on the Consumer Price Index (CPIX) as published by Stats SA.

° Tho ccmsdmons@ affordable housing which relates to the inclusionary housing units
mst be:gz place for not less thdin 30 years using a suitable management mechanism,
$o ﬂwé satisfaction of the Director: Planning and Economic Development, or until
regealed by a Council resolution.

o Prior to the approval of any building plan, the developer shall submit 1o the
Director: Planning and Economic Development for approval, a mechanism to
ensure the abovementioned condifion, as well as the affordability criteria of the
qualifying recipients. The approval mechanism shall be implemented to the
satisfaction of the Director prior to the occupation of any building.

o If rented, the qualifying household income criteria and rent may not escalate
annually beyond inflation (based on CPIX). Lease agreements need to ensure
that the tenanis are subject to annual income certification and the units as
allocated remains available to the intended income groups; or
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o If sold, arestictive condition must be included in the deed of sale capping the
sale price to comply with the definition of affordability and must only be sold to
pre-approved buyers that meet the affordability criteria.

o Approval on resale prices of units needs to be sought from the Director:
Planning and Economic Development before such a fransaction takes place.

« The developer or managing agent (Body Corporate) must provide the Director:
Planning and Economic Development with the list of registered inclusionary housing
units, annually. The entifies should also ensure that the affordability preservation and
any other requirements as agreed to as part of the planning permission are stipulated
in the constitution of these bodies fo be submitted to the Municipaﬁﬁrfbr‘m_ records.

Bemabé da la Bat (Manager: Spatial Planning) \ N

Date: 6/[0 /ﬂOﬂﬁ b\ !
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To : Manager: Land Use Planning

From : Senior Manager: Development Planning

Reference : Spatial Planning - Spatial Planning Assessment Memo
Date : 3 June 2026

Land Use/TPAMS no : LU/19288 (TP1258/2025)

Dear Colleagues,

The Spatial Planning Secfion has conducted a comprehensive assessrient ofibe above
. 2023), relevant

application against the Municipal Spatial Development Frameworkgf ar
spatial policies, and the requirements of Sections 38 and 65 of the __s_ch I_ﬁld Use

Planning By-law (2023).
g b .-.\.

This memorandum refers to the following application:

Applicuﬁon Reference: LU/] 9288 (TP 1 258/2025}

Applicant: Emile van der Merwe Town Planning Consultants
Property: Erf 16400, Stellenbosch (Portion 5 of Farm 490)

Rezoning of land.

Application/s Description:

- The consolidated title deed for the erf was requested as only
the sectional title scheme units;

— The pre-application on-site consultation visit indicated that
the applicant must motivate for a site-specific deviation
application as the proposal is inconsistent with the spatial
planning designation

. — A detailed visual impact assessment is required.
Preliminary Assessment _ 10 scenic overlay zone applies, and the application needs
Additional Requirements: to be referred to the Conservation Advisory Committee;

- Submit an amended and updated landscape plan and SDP
considering and addressing discrepancies in number of units
provided, number of parking, screening of parking,
materials to be used, etfc. -

~ The "applicant to provide additional information on
proposed tenure arangements and targeted beneficiaries
for the residential units.

1. BACKGRQUND AND CONTEXT

Erf 16400 {Porfion 5 of Farm 490, Stellenbosch), known as Jonker Estate (previously African
valley), is located +10 minutes east of the Stellenbosch CBD, just south-east of Ida’s Valley and
the Helshoogte Road. Access to the site is obtained via a shared servitude connecting onto
Helshoogte Road (R310). The property is positioned within a transitional urban—ural areaq,
bordered by Ida's Valley fo the north, Botmaskop Estate and Botmaskop Nature Reserve to
the east and south. The surrounding area reflects a fragmented, sprawling, low- fo
medium-density residential estate living inferspersed between the rural/agricultural

landscape.
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The property is located within the urban edge and forms part of the Jonkershoek Landscape
Character Areq, classified as a Grade lilb landscape unit with high scenic value. The site is
further located within the Rural Scenic Route Overlay Zone: Helshoogte Road (R310). These
designations highlight the visual sensitivity of the area and inform the assessment of the
proposed rezoning within ifs broader spatial and landscape context.

The properly measures 6.273tha and cumently accommodates a cultivated vineyard
(#2.13ha!), four buildings under sectional tifle scheme (3079m?)2, and approximately 1.93ha?
for road purposes (R310 Helshoogie Road).

Residential Zone V (resorts) in terms of LUPO.
In 2014 approvals were granted for the following:

. Amendmeni of the cpproved Site Developme

seats). )
o Temporary departures to acwmo
of the guest house within the '@
and a restaurant {open &

approved guest housefaci
'-b\ ﬁ .

After the 2014 approvals ‘I?ﬁs zo@mg zheme was approved {2019) and the conversion of
Residential Zone V prop@mes%slde the urban edge were franslated to Multi-Unit Residential
Zone with deemed’conseni‘ f.mes for cpproved consent uses. Accordingly, the split zoning on
the property mludes «1’068n§ MUW -unit Residential Zone (MUR} and the remainder is
Agricultural ﬂnd Ruraf, Zone {AK’I 6.1663hq). The owner at the time then applied for a
sectional igﬂe scrréme forifre’ existing buildings, which was approved in 2016. The table below
prov:des forq comp@:son between the sectional titie scheme and the approved land uses.

e a spa freatment facility {+240m?) for guests
jic M al building on the lower ground fioor
bl '%Gbeats) within the existing dining hall of the

&honﬂl % uifle | Sections Floor Land use & Zoning

Building ~ area

Building} L % Section 1 107 Guest suite - 2005 & 2014 (MUR
Section 2 107 Guest suite — 2005 & 2014 (MUR)
Section 3 106 Guest suite — 2005 & 2014 (MUR)
Section 4 109 Guest suite = 2005 & 2014 (MUR)
Section 5 106 Guest suite — 2005 & 2014 (MUR)
Section é 107 Guest svite = 2005 & 2014 (MUR)

Building 2 Seclion 7 66 Guest suite ~ 2005 & 2014 (MUR)

1 Calculated using the Western Cape Department of Agriculture: Crop Census, 2023 data.
2 Based on Sectional Title Scheme - 5.G. No. D443/2016.
3 Calculated using Stellenbosch GIS Portal measurement tool considering the surrounding erf boundary

alignments for Helshoogte Road.
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Section 8 66 Guest suite — 2005 & 2014 (MUR)
Section ¢ 65 Guest suite — 2005 & 2014 (MUR)
Section 10 66 Guest suite — 2005 & 2014 (MUR)
Section 11 66 Guest suite — 2005 & 2014 (MUR)
Section 12 66 Guest suite — 2005 & 2014 (MUR)
Building 3 Section 13 1066 Agricultural building with a split

zoning for MUR  (¥92m?);
Agricultural building on upper
and tower ground floor (previous
public resfouranﬂ {ARZ}

Section 14 713 Agricultural  buieing
consem‘ use

Building 4 Section 15

Remainder {not | Remainder
sectionalised)

The current application seeks fo rezone ﬂ"kﬁsshng ’rwo s@rey agricultural building (refer to
sectional title building 3) from Agric ,,__" I andl; §ural Zone to Mulli-Unit Residential Zone to
permit 28 flats with communal ang,anciliary 1 ._}!meg{br the exclusive use of residents. The area
to be rezoned is cxpproxnmotely 2193r'ﬁJR ond @il accommodate the following housing
typologies: N AN\

e One-bedroom f&l‘fs wi@ c;ﬁ @ppromaie floor area of 59m? {including a balcony} =

on the upperfgrounfd .ﬂnpt ond 19 on the lower ground floor;
° Two-bedroqm flots M{n anﬂpproxlmcn‘e floor area of 148m2 = 1 on the lower ground

floor; gﬂd g )
. Threé:—beﬂtoom ts raﬁgmg between 16é6m2, 176m? or 157m? = 3 on the upper ground

ﬂoor:;gtnd 2 qu the laswer ground floor. -

Thq ﬂocs;‘c@@a fat the cmcullary facilities for exclusive use of the residents include boardrooms,
work@acm gym ,;;foee shop/lounge and a laundry is 359m?2. The proposed land uses require
atotal of: 58 @:a_ -site parking bays as prescribed by the zoning scheme.

If the rezonmg is approved the total urban related residential and ancillary development
envelope on the property will be approximately 1.4ha. This consists of the Multi Unit Residential
contained in existing building footprints (3 261m? = 40 residentfial units), existing sectionalised
Manor House {324m?2), communal areas consisting of private parking and private open

space(+1.0%ha).
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The MSDF desgr@fes fhé
proposals ide ﬁﬁed Sk 25 0 _,urbon-rurcl fransition zone, namely:

e Fu ﬂon &sﬁ,g b}@een urban development and agricultural land, limiting urban
sprowj;. A .

. < «-"%mcleor ‘sense of transition between human seftlement and agnculfurcl/rurol

ifiesy

. ﬁ"ﬁe | -|mphaci and low-intensity, and compatible with surounding residential and
aﬁ' rurai land uses; and

. Mcnn‘raln the integrity of existing character areas and scenic routes.

Moreover, the properly and the surounding area is not identified as a high intensity infill
development priority areq, therefore new development should support and complement the
existing sefflement pattern and character. The spatial intent from the MSDF notes that
residential uses and ancillary non-residential activities are encouraged within the urban-rural
transition where they are low-intensity, community-supportive, and have limited spatial and

operational impacts.
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The subject property and the surounding area are designated for Intensive Agricultural Use in
terms of the Spatial Planning Categories {SPCs) identified in the Stellenbosch Environmental
Management Framework (EMF), guided by the Western Cape Rural Areas Land Use Planning
Guidelines which priorifise the protection and viability of high-value agricultural land. The
Guidelines indicafe that housing and new residential development should generally be
directed to existing nodes of residential development and should respond appropriately to the
prevailing settlement structure and hierarchy, to avoid the fragmentation or sterilisation of

productive agricultural land.

A precedent for urban infill within the MSDF designated “Urban Agncul’rum #reas Retained”
was set when the MPT approved the development of the Remainder P 7y on 2 @F Farm 490,

Stellenbosch in 2022. This approval established the Botmaskop. %"c com ng 38
Convenfional Re5|denha| Ione erven. 29 Group Housing erven, and -s v open

gy -;“""T'jl-tmcskgp Estate, and -the
development proposal sought is to approve ‘}t_ag co‘ f,fgle existing two-storey

agricultural building for the development of 28 figiga cormmu hal facilifies, without any

expansion of the building footprint into the produc ,. 1 .

The proposal is located within the urban edge of Sfelle}b@ch Town, and on an existing farm

werf, where residential and c:ncmo@ uses c’m aready established. The development is
\

contained within an existing buﬂdmg fo jpﬁ}t vﬁ‘h g@ expansion into productive agricultural
land. The proposal responds appr of

3 iate ’roah fﬂemeni hierarchy, aligns with the intent of

channelling residential use {@ %s_- ! des ond does not compromise the primary
agricultural function of ﬂ:gp:o Wﬁg it compatible with the objectives of the MSDF,

SEMF, and cpphcoble ﬁmvm@gl g@&:lellnes

. .
The MSDF pnnmpl@s are a ‘GﬂflCCﬂ glannmg anchor to achieve sirategic objectives for the
mumcnpalny

MSDF Pri |ples . < | proposal Compliance
1. Preservadion of Agncul’l'ere —  The proposed additional 28 fiats are within the farm werf which
6. Bloq;yersny w@ources is already transformed, retaining agricultural land beyond the

building footprint.
—  While the site is designated for intensive agricultural use, it is

located within the urban edge, and adjacent to an area
which has been transformed for urban development.

— The contained split zoning for the proposal prevents further
settlement encroachment into agricultural areas, scenic
landscapes, and biodiversity priority areas in alignment with
the policy intent of the MSDF and SEMF.

- No new development foolprints are proposed; the existing
+2.13 ha cullivated vineyard will be retained, thereby
preserving agricultural function of the property.

and Scenic | - The proposal does not expand its footprint into the cuttural

landscape area and maintains and reinforces the integrity of

the broader scenic, historic, ecological, and cultural
landscape unit. ’ ]

2. Heritage
Landscape Protection
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The scale, footprint and operational nature of the proposed
uses retain a strong sense of transition between agriculural
land, nature reserve, and human settliement.

The reuse of the existing agricultural building within the werf
complex fits within the existing scale and layout, and it does
not add inappropriate massing within the cultural landscape.
The proposed architectural treatment measures attached to
the reuse of the agricutiural building mitigate visual impacts
toward the Jonkershoek and Stellenbosch Mountains and the
Helshoogte Road scenic route.

The adaptive reuse of an existing two-storey building is
compatible with both established and emgrging character
and does not detract from the sémoundiig heritage
landscape. _ ¥ N

The Visual Impact Assessment as cmipileghby TV3 Afchitects
(dated 27 February 2026) and the \@rehiteciural Sictement
(TV3 Architects dated 18 Juﬂn@;_go25)"-\gi_£1f<;*3;med e building
design and the impact will be wiiggted dhrodgh, material use
(smooth plaster surface dwith neguraligofour ber), colour
palette (warm grey torfses instead @, whike}, segmenting the
building into smalidx ariicdated Epmponents, recessed
balconies, deep-sel glazing,, stepped” and set-back roof
elements, lowspitch reefgerms;ifinited exterior lighting, and
additional lakgseaping infreduced in the foreground of the
building. N ;

Landscaping is inréducedgias a mitigating measure for visual
impa& and boundary: freatments and plantings are Indicated
on the tgndscaping Pleh (dated 9 March 2026 - 3994/A/101
fEW) to ensure the rural landscape character of the scenic
rovte @_mcir&gnﬁ. Additional tree planting screens will be
planted -gsund. buildings and parking areas, in addition

“Uparkifig'@recswill use permeable surfaces.

Settlement Hierarchy

3. Opfimal Land Use ang

InfrodUges o residential use with limited functional
‘@spendency, compatible with the suounding urban-rural
transteén areq.

Maximises residential opportunity without additional urban

footprint expansion within agriculiural areas.

“The rezoning of the existing building footprint leads to a

reduced service demand in terms of water, sewer and traffic
generation when compared to the previous opproved land
uses ({restaurant, conference facility, wine tasting, etc.).
Utilises existing bulk and engineering infrastructure within an
appropriate and accessible location in the settlement
hierarchy.

4. Whprobed  abiity
acehss

and

Vehicular access will continue to be provided via the existing
shared servitude linking to Helshoogte Road (R310).
surrounding road infrastructure is of an acceptable standard
and cumently accommodates existing fraffic demand based
on the Traffic Impact Statement and confimed by the
Provincial Roads Engineer ond the Development
(Infrastructure Services) Section.

The proposed residential use Is low traffic-generating in nature.
No adverse impacts on mobility, access, or road safety are
anticipated.

J

Overall, the proposed spot zoning conforms to the MSDF principles by enabling residential

reuse of an existing building within the urban-rural transition zone while protecting agriculiural
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resources, respechng heritage and iandscape character, supporting optimal land use, and
maintaining appropriate access and mobility.

2.2. By-law Compliance

The subject property is zoned Agricultural and Rural Zone under the Stellenbosch Zoning
Scheme, which permits limited residential opportunities and income-generafing uses, but does
not permit flots as a primary, addifional, or consent use. To lawfully accommodate the
proposed 28 residential units and ancillary communal facilities, the application seeks to rezone
the existing agricultural building to Multi-Unit Residential Zone, with no departures or relaxations
requested. The property is further subject to the Rural Scenic Route Overlay ZonsgHelshoogte
Road (R310-RSR7), which seeks to preserve the rural visual qualities at the aastem gqiewcy to
Stellenbosch. The proposal confines development to an existing. clrﬁﬂﬂv @urbed buﬂdlng
foolprint, retains surrounding agricultural land, and limits vnsual ye S wnﬁge#s fhrough
adaptive reuse and appropriate architectural treatment. The pr RS bl rexg
with the existing and emerging character of the area and, schsﬁ vafit assessment
criteria set out in Section 65 of the Stellenbosch Munncr;%gl P@nnlng (2

\

2.3. Policy Fromeworks Compliance

The Stellenbosch Heritage Inventory identifies fhe site asﬁﬁom:ing part of the Jonkershoek
Threshold Landscape Unit {Grade liib), which is re&@gm%@d for its scenic and contextual
significance, including views toward the Bﬁjmaskop pecm the Jonkershoek and Stellenbosch
Mountain ranges, vineyards, and swrouna?r@ rural Icnd5capes Policy guidance for this
landscape unit requires that development: Mthlnx\mrcl'ﬁ;nd transitional contexts be sensitive to
topography, scale, and the m’mnﬁ@ chcmcfer of thetandscape.

The proposal does not involve: @ty prw;glcd%‘-exfenswns or new development. The reuse of an
existing two-storey buildifig; prévibuﬁy utiﬁ?ed for tourist accommodation constitutes a
compcmble and Iow-lmpac’r r&sldenﬁol use within the urban-rural transition zone. The proposed
residential units will not resim in‘wsucfi infrusion or compromise the integrity of the scenic
landscape unik d'lg:i are c@nmsfeni with applicable heritage and landscape policy

consuderohor*
3. SPATIAL rmnnme RECOMMENDATION

Based en fhe cqempreh@nswe spatial assessment outlined above, the Spchcl Planning Section
suppaﬂs the prvmsgad for the spot zoning of a portion (2193m?) of the existing building from
Agricultgal and Rural Zone to Multi-Unit Residential Zone to allow for 28 residential units and
ancillary comnmnol areas for the exclusive use of the residents of the facility. The proposal
demonstrates conformance with the spatial development principles of the Municipal Spatial
Development Framework (MSDF) and the Stellenbosch Land Use Planning By-law (2023).

Key reasons for support include:

« The proposed residential use is compatible with the existing and emerging character of
the urban-rural transition area and is appropriately located between established
residential areas and the surrounding agri-rural environment.

» The development is confined fo an existing, approved building within an already
fransformed fam werf, with no expansion of the development footprint.

Page 7 of
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The proposed scale of the residential use is not expected to place additional burden on
municipal infrastructure or services.

The proposal does not result in the subdivision, fragmentation, or sterilisation of agricultural
land as the primary agricultural use of the property will be retained, approximately 2.13 ha
of cultivated vineyard.

The current building is visually infrusive to the existing backdrop, and the applicant
demonsirated sufficient mifigating measures through the proposed architectural
freatment and landscape measures to mitigate the current visual impact on scenic
landscapes.

The proposal responds appropriately to the objectives of the SEMF and'@%erﬁdge Inventory
Survey. channeliing residential use to established werf nodes and doqs not campromise
the primary agricultural function of the property.

While deviating from the spatial intent of the Municipal Spatial Deve?@pmw meework
for agricultural land, the proposal conforms with the UnderMQg pollcy ln'feanf of promoting
compact development, efficient land use, and the opimmfsoh ' of@n'ung Huildings and
infrastructure. The deviation is site-specific and does no‘h{xrea}e angndesirable precedent
for further residential development on agricultural anQL ;

CONCLUSION

Based on the motivation report and suppprﬂng documantafian, the Spatial Planning Section
supporls the spot zoning of a porfion (2]93m?) of the exisling building from Agricultural and
Rural Zone fo Multi-Unit Residential fpne to aflow for an additional 28 flats and ancillary
communal areas for the exclu;ave use chthe msidents of the facilily. The application

demonstrates conformance with *me

iGipal $pc|i|al Development Framework and site

specific circumstances, the S%Uemqasch Lond Use Planning By-law (2023), and the
Stellenbosch Zoning Schmﬁea :

Approval can onIy bﬁrecmmﬁemdeti subject to the following condifions:

s The propeseg anclllary facnl"hes shall not be open to the public and shall be used
excluév@!y by residents ofthe development.

o The bundmg is resh%:ievd’ to a maximum height of two (2) storeys.

The mnxnmum “Multi-Unit Residential floor space Is restricted to 2193m? as depicted on
wthe Com%ohdc:fed site Development Plan & Landscaping Plan (dated 09/03/2026
Drdwmgﬁn. 3994/A/101 Rev 3, 3994/A/201 REV 5, 3994/A/202 REV 4, 3994/A/301 REV
Q& 39'?4/A/2H REV 1, 3994/A/212 REV 1, 3994/A/213 REV 1, and 3994/A/501 REV 1).

e The moxfmum number of dwelling units are restricted to 28 flats as depicted on the
Consolldcted Site Development Plan & Londscaping Plan (refer to point above for
approved SDP reference).

e The total maximum density (units/fha) within the proposed split zoned portion is
restricted to 128 du/ha.

s No further development or expansion shall be permitted; the approved residential use
and communal spaces shall be limited to the utilisation of the existing building footprint
only.

« The Inclusionary Zoning Policy applies to the proposed split zoning and 20% of the total
number of new flats needs to be earmarked as Inclusionary Housing units.
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An amended SDP should be submitted for approvail, indicating the Inclusionary
Housing units.

The current SDP does not provide the necessary parking bays for the existing sectional
itle buildings (12 guest/residential units), and an amended SDP should be submitted to
provide for the required parking bays are prescribed by the zoning scheme.

Given the high visual exposure of the Botmaskop site, the exteral colour palette shall
comprise neutral, earthy tones that complement the surounding natural landscape as
notfed in the Architectural Statement (TV3 dated 18 June 2025}, and the Visual Impact
Assessment (TV3 dated 27/02/2026). The preferred warm grey colour paletie should
closely match the samples provided by TV3 i.e. Paintsmiths Karma m;q:nd/or Midas
Conclusion, _ |

The proposed lighting and landscaping measures, includif‘@;‘ tha: infrod&giﬁon of
additional trees along the R310, shall be implemented in G c;prd@?me ~with the
Landscaping Plan and Visual Impact Assessment to n'l[ﬁ _¥i§!.l ;rﬁpz?cts '

The detailed boundary wall design and specificatiafs sho : __’b'q;%f.gccérdonce with
the prescripts of the Scenic Route Overlay Zone \ nd be sﬁ%@i ed as part of the
building plans. \ "

Chantel Hauptfleisch (A/1484/2011) “,
Principle Spdtial Planner
Date: 12 |ov|zowe

SUPPORT /- NOTSUPPORTED

Jen{ Benjomin® _
Senip/ Manager: Deyelopment.Planning
Date: [1/35 /&7’6 g N
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FW: APPLICATION FOR REZONING ON ERF 16400, STELLENBOSCH: COMMENT ( Recirculation
for an amended application)

From Nolusindiso Momoti <Nolusindiso.Momoti@stellenbosch.gov.za>
Date Thu 10/8/2026 8:45 AM

To emilevdm@adept.co.za <emilevdm@adept.co.za>

Cc  Daniel Meyer <Daniel. Meyer@stellenbosch.gov.za>

Dear Emile,
Please find below heritage comment for the above-mentioned application.
LITY
STELLENBOSCH MUNICIPA
OMENT SERVICES
Kind regards / Vriendelike Groete PLANNING AND DEVELP
Nolusindiso Momoti (Sindi)
i Administrative Officer 6§ OCT 2026
‘:.."’ Land Use Management
e Planning & Economic Development E
‘ RECEIVED

T: +27 21 808 8673: F + 27 21 886 6899
NPK Building, 18t Floor, C/O Plein &
Ryneveld Street, Stellenbosch, 7600
www.stellenbosch.gov.za

o0

Disclaimer and confidentiality note: The legal status of this
communication is governed by the terms and conditions

published at the following link:
http://www.stellenbosch.aov.za/main _paaes/disclaimerpage.htm

From: Katherine Robinson <Katherine.Robinson@stellenbosch.gov.za>

Sent: Wednesday, 30 September 2026 14:12
To: Nolusindiso Momoti <Nolusindiso.Momoti@stellenbosch.gov.za>
Cc: Bernabe De La Bat <Bernabe.DelaBat@stellenbosch.gov.za>; Chantel Hauptfleisch

<Chantel.Hauptfleisch@stellenbosch.gov.za>
Subject: Re: APPLICATION FOR REZONING ON ERF 16400, STELLENBOSCH: COMMENT ( Recirculation for an

amended application)
Good afternoon Nolusindiso,

The Heritage Section has considered this application.
We have no objection to re-zoning the property to multi-residential, however, this property is
located along a scenic route and will need to be submitted to SMCAC prior to the submission

of Council Drawings.
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’ Kind regards,
ey Katherine Robinson
Wi Senior Heritage Planner
oo 00 Heritage Resource Management
Planning & Economic Development

T:+27 21 808 8608 Cell: 072 202 5008

Email:

Katherine.Robinson@stetlenbosch.gov.za

71 Plein Street, Stellenbosch, 7600

www.stellenbosch.gov.za

o0

Disclaimer and confidentiality note: The legal status of this communication is

governed by the terms and conditions published at the following

link: http://www.stellenbosch.zov.za/main_pages/disclaimerpage.htm

From: Nolusindiso Momoti <Nolusindiso.Momoti@stellenbosch.gov.za>

Sent: Thursday, 03 September 2026 08:57

To: Katherine Robinson <Katherine.Robinson@stellenbosch.gov.za>

Subject: APPLICATION FOR REZONING ON ERF 16400, STELLENBOSCH: COMMENT ( Recirculation for an

amended application)

I'm using Mimecast to share large files with you. Please see the attached instructions.

e s e el B e e s e o e

Good day Katherine / Kaizer,

Attached please find the application regarding the above-mentioned Erf. Kindly furnish your
comment by email, if any, in order to enable to submit the application to the decision-making

authority for consideration.

ERF / FARM NUMBER & APPLICATION NUMBER: Erf 16400, Stellenbosch ( LU/19288)TP1258/2025

DESCRIPTION OF THE PROPOSAL: (AMENDED APPLICATION)

Application in terms of Section 15 (2) (a) of the Stellenbosch Municipal Land Use
Planning By-Law (2023) for the rezoning of a portion (21 93m?} of the existing building
from Agricultural/Rural Zone to Multi-Unit residential zone to allow for 37 residential units
within the existing buildings and ancillary communal areas for the exclusive use of the

residents of the facility.

APPLICANT DETAILS:

Emile van der Merwe Town Planning Consultants
PO BOX 204

STELLENBOSCH

7600

PROPERTY ADDRESS:

De Bosch Properties (Pty) Ltd & Sarprop Developments (Pty)Ltd
Helshoogte Road (Main Road 172)
7599
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DIREKTORAAT: INFRASTRUKTUURDIENSTE
DIRECTORATE: INFRASTRUCTURE SERVICES
CIVIL ENGINEERING SERVICES
To = Aan: Director: Planning + Economic Development
Att Aandag: Nolusindiso Momoti
From - Van: Development (Infrastructure Services)
Author - Skrywer: Tyrone King
Date - Datum: 11 Sept 2026

Our Ref=Ons Verw:  Civil LU 2951

Town Planning Ref: LU/19288 — TP1258/2025

Re o Insake: Erf 16400,Stellenbosch: Application in terms of Section 15 (2) (a)
of the Stellenbosch Municipal Land Use Planning By-Law (2023)
for the rezoning of a portion (2193m?) of the existing building
footprint from AgriculturalRural Zone to Muiti-Unit residential
zone to allow for 28 residential units with ancillary communal
areas for the exclusive use of the residents of the facility.

This Memo replaces our previous one dated 2 February 2026. The new memo reflects

the amended DC calculations for the amended development proposal:
» 30 apartments + 7 inclusionary housing apartments
The following engineering documents were evaluated as part of this application:

« Civil engineering services report by BSI Consult dated 24 June 2025.

s TIS by ITS dated 23 Oct 2025

» Existing and Proposed rights drawing, prepared by Emile van der Merwe, dated
2026/09/07 — attached.
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Specific Conditions:

These conditions must be complied with prior to an Occupation Certificate being

22

issued, unless specifically stated otherwise below.

Water
A bulk water meter conforming to the specifications of the Directorate: Infrastructure

Services must be installed, the municipal account for the said meter must be

activated and the consumer deposit must be paid.

Sewer
There is insufficient capacity in the downstream municipal sewer network to

accommodate the proposed development. The development will therefore have to
make use of conservancy tanks, as is currently the case for the existing buildings.
Once capacity in the downstream network has been confirmed, the Developer must
connect to the municipal network. The costs associated with the connection will be
for the Developer. Sewer DCs will also be payable at that stage.

No septic tanks are permitted.

Roads
The development obtains access from a provincial road (Helshoogte Road). Any

conditions stated by the Provincial Roads Engineer must be complied with.

Stormwater
No new building footprint is being proposed, and the stormwater run-off should

therefore not increase, however, details regarding the development's stormwater
management system must be provided when the building plans are submitted.
Additional conditions related to stormwater management may be set at that stage.

Solid Waste
Details regarding solid waste removal must be provided when the SDP and/or

building plans are submitted. Additional conditions may be set at that stage.
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Servitudes
Should the need for any servitudes be identified during the implementation phase,

these servitudes will have to be registered by the Developer prior to an Occupation

Certificate being issued.

Installation of Engineering Services
All intemal and link engineering services for the development must be installed by

the developer at his cost.
Detail engineering drawings must be submitted for approval prior to the

commencement of construction.

Development Charges (DCs)

DCs are payable in accordance with the prevailing and applicable Councit DCs
Tariffs and DCs Policy at the time of payment prior to the transfer of the first property
(subdivision clearance) or approval of any building plans, whichever occurs first. The
amount payable will therefore be the amount as calculated according to the
approved tariff structure and according to the DCs Policy principles at the time that
payment is made.

A DCs estimate is provided in Annexure DC. This calculation is purely provisional,
based on the information available at this stage, and a final calculation will be
provided prior to payment and based on the finallapproved development

parameters.

General Conditions

The implementation of the development wrt the provision of civil engineering
services, must comply with the “General guidelines and standard practices for the
provision of civil engineering services for new developments” as published on the
municipality’'s website and as amended from time-to-time.

The design of the civil engineering services for the development must comply with
the “Design Guidelines and Minimum Standards for Civil Engineering Services” as
published on the municipality's website and as amended from time-to-time.
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11.  The intemal services are private. Therefore, all intemal services will be maintained
by the Developer and/or Owner's Association.

12.  The Developer will be held liable for any damage to municipal infrastructure, caused
as a direct result of the development of the subject property. The Developer will
therefore be required to carry out the necessary rehabilitation work, at his/her cost, to
the standards of the Directorate: Infrastructure Services, prior to transfer of the first
property or approval of any building plans or occupation certificate, whichever occurs
first.

13.  The developer will be held liable for any nuisance, health or other risk to the public,
caused as a direct result of the development of the subject property. Where in the
opinion of the Municipality a nuisance, health or other risk to the public is caused due
to construction activities and/or a lack of maintenance of any service, the Municipality
may give the Developer and/or Owner's Association written notice to remedy the

defect.
- ___./ - >_
=
Tyrone King Pr Tech Eng

Manager: Development (Infrastructure Services)

W:12.0 DEVELOPMENTIOt Land Use applications\2951 (TK) Erf 16400 Stellenbosch (LU-19288 TP1258-2025), African Valley\2851
Erf 16400 Stelienbosch (LU-19288 TP1258-2025)_3 approved (amended DC).doc
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’7 ELETRICITY SERVICES: CONDITIONS OF APPROVAL
Erf 16400, Stellenbosch (| LU/19288)TP1258/2025

GENERAL COMMENT:

1. Recommended for approval

CONDITIONS

1. All electrical work to comply to SANS 142, SANS 104 XA, SANS 1307, SANS 10106,
SANS 10252-1 and SANS 10254, and Municipal By-Laws

2. If connecting a generator or solar panels for backup, the generator or solar panels needs to
comply to SANS10142

23/06/2026

Date

Signature
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INTEROFFICE 47
MEMORANDUM -::l‘:.-
®

STELLENBOSCH

STELLENBOSCH « PNIEL « FRANSCHHOEK

MUNICIPALITY « UMASIPALA « MUNISIPALITEIT

DEPARTMENT: COMMUNITY SERVICES
Stellenbosch Municipality, 123 Merriman Avenue, Stellenbosch, 7599

To: | Administrative Officer: Land Use Management | From: | Senior Environmental Planner:
Nolusindiso Mamoti Schalk van der Merwe

cc: Date: | 17 September 2026

Re: | LAND USE APPLICATION: ERF 16400, STELLENBOSCH (LU/19288)

The above application, for the rezoning of a portion of an existing building footprint to allow for 28

residential units with ancillary communal areas for the exclusive use of residents of the facility, refers.

This department, from an environmental planning point of view, has no objection to the approval of the

application on condition that:

1.

2,

Activities on site, during construction and thereafter, comply with the Western Cape Noise

Control Regulations; and

During construction all reasonable steps are taken to prevent nuisance caused by dust in

accordance with the National Dust Control Regulations.

7 Mo

S VD MERWE
SENIOR ENVIRONMENTAL PLANNER

COMMUNITY SERVICES

Tet: +27 21 808 8679 | Email: schalk.vandermerwe@stellenbosch.gov.za
Physical Address: 123 Meniman Avenue, stellenbosch, 7600 | Postal Address: PO Box 17, Stellenbosch, 7599
Website: www stellenbosch.gov.za
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4 STELLENBOSCH

°Q:o STELLENBOSCH ¢ PNIEL ¢« FRANSCHHOEK

MUNICIPALITY « UMASIPALA ¢ MUNISIPALITEIT

ANNEXURE C
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Emile

= SIEL e .. ———

From: Helene Janser <HeleneJanser@westerncape.gov.za>

Sent: Wednesday, 27 August 2025 16:07

To: ‘emilevdm@adept.co.za'

Cc: Kobus Munro; Dalene Carstens; ‘Bulelwa Mdada'

Subject: DEA&DP Comment: Erf 16400 Stellenbosch: Application for rezoning (LU/19288)
Dear Emile

Your request for planning comment, dated 14 August 2025, refers,

The matter under consideration is an application for the rezoning of a portion (2 193m?) of an existing
building footprint from Agricultural/Rural Zone to Multi-Unit Residential Zone to allow for 28 residential
units with ancillory communal areas for the exclusive use of residents of the facility.

Although the Stellenbosch SDF does not indicate a clear development direction for the subject
propeny, the latter is situated within the approved Stellenbosch urban edge, positioned between the
Botmaskop Fynbos Estate to the east and Idas Valley to the north, and is therefore positioned within an
area already influenced by urban development. The proposed rezoning is confined to the existing
approved building footprint and will not have an impact on agricultural land.

From a provincial planning perspective, the Directorate Development Management Region 2 has no
objection to the application as proposed.

Kind Regards

Helene Janser
Chlef Town & Regional Pianner; Development Management Region 2
Department of Environmental Affairs and Development Planning

Western Cope Govemnment
4™ Floor, Utilitas Building, 1| Dorp Street, Cape Town, 8000

Tel: +27 (0)21 483 354
Cell: +27 (0)84 585 zooo

Email: Helene, Janser@westerncape gov.zo
Website: www,wggigmgggﬁ,ggv,zgzgggg

e 4 | Western Cape
‘S‘ Government

FOR YOU

Should you ot be able to coniact the numbers above, plecse call +27 (121 483 4091 betweaen 7:30 -16:00.
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Cor Van Der Walt

Western Cape Landuse Management
Government Email: Cor.VanderWalt@westerncape.gov.za
tel: +27 21 808 5099 fax: +27 21 808 5092

OUR REFERENCE :20/9/2/5/6/453
YOUR REFERENCE : Eff 16400 Stellenbosch
ENQUIRIES : Cor van der Walt

Emile Van Der Merwe Town Planning Consultants
PO Box 204

Stellenbosch

7599

Att: Emile Van Der Merwe

APPLICATION FOR REZONING: DIVISION STELLENBOSCH
ERF NO 16400

Your application of 13 August 2025 has reference.

The Western Cape Department of Agriculture has no objection fo the proposed application from a purely
agricultural perspective.

Please note:
¢ Kindly quote the above-mentioned reference number in any future correspondence in respect of

the application.
« The Department reserves the right to revise initiol comments and request further information based

on the information received.

Copy:
Yours sincerely Stellenbosch Municipality
Digitally signed by Cor PO Box 17
Corvan der st STELLENBOSCH
Date: 2026.01.20
Walt 21:38:20 +02°00° 2558 |

Mr. CJ van der Walt — - ]
LANDUSE MANAGER: LANDUSE MANAGEMENT

2026-01-20
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Depariment of Infrasfructure
| Western Cape Vanessa Stoffels
Government Chief Directorate: Road Planning

Vanessa.Stoffels@westerncape.govza | Tel: 021 483 4669

Ref: DOI/CFS/RN/LU/REZ/SUB-25/558 {Application No: 2025-09-0055)

The Municipal Manager
Stellenbosch Municipality
PO Box 17

STELLENBOSCH

7599

Attention: Ms C Kriel

Dear Madam

ERF 16400, STELENBOSCH: MAIN ROAD 172: APPLICATION FOR REZONING

1. The following refer:

1.1.  The application received from Messrs Emile van der Merwe Town Planning Consultants
on 14 August 2025; and

1.2. Traffic Impact Statement dated 23 October 2025 by (TS.

2. The subject property is in eastern Stelienbosch and takes access off Main Road 172
(MROO172, Helshoogte Road). The access is established and also has an existing right
turn lane.

3. This application is for the rezoning of 2193m? from Agricultural/Rural Zone to Multi-unit
residential zone to allow for 28 residential units and ancillary communal areas.

4, According to the TIS, no road improvements are required.

5. This Branch offers no objection to the application in terms of the Land Use Planning

Act, No. 3 of 2014.

Yours Sincerely

o=

DD FORTUIN
For DEPUTY DIRECTOR-GENERAL: TRANSPORT INFRASTRUCTURE BRANCH

DATE: 18 NOVEMBER 2025

frastrugc ort Infrastruciure Branch
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Emile
= —
From: Emile <emilevdm@adept.co.za>
Sent: Thursday, 14 August 2025 14:44
To: 'mare-liez.oosthuizen@westerncapegov.co.za’;
‘deadeiaadmin@westerncapegov.co.za'
Subject: Erf 16400 Stellenbosch: Application for rezoning (LU/19288)
Attachments: Erf 16400 Submission document.pdf; Erf 16400 Stellenbosch DEAP notice

Oosthuizen.pdf

Dear Mare-Liez

Attached hereby please find the official notice and supporting documentation in respect of the application on
the above-mentioned property. You will note that the closing date for comments is 15 September 2025.

From planning perspective the following is noted:

Your comments in respect of the above is kindly awaited.

The property is located within the approved urban edge of Stellenbosch Town as per the approved
Stellenbosch Municipal Spatial Development Framework (2023)

The majority of the building footprint is zoned Mult-Unit Residential Zone in terms of the Stellenbosch
Land Use Planning Law (2023) read with the Stellenbosch Zoning Scheme By-Law (2023). The proposed
residential units are a primary right in the said base zone.

A sectional title scheme (De Jonker) has been registered on the property

Consent Use previously has been granted to utilise the balance of the building footprint {agricultural
buildings) to be used as a conference facility, restaurant and wine tasting area. The temporary
departure in respect of the Spa facility has lapsed.

The proposal is confined to the existing approved building footprint

The proposal will not infringe and impact in any way on the remainder agricultural portion

The proposal does not allow for any extensions to increase the development footprint of the existing
approved building

The proposal can be accommodated within the existing service level capacities of the municipality
The proposal will not have any negative visual impact and mitigation measures will be implemented to
softer the existing impact

The existing approved access will be retained

»

Regards
Emile
i v
EMILE VAN DER MERWE

Of4 356 8441

Duesvhowh Corws | Swpnd M § PO Saa Ji4 | Ssolavibsadh 7399

s 531 004 3000 | Feu 01 5D PNS
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EMILE VAN DER MERWE

town planning consultants

2026-08-24
My ref: Erf 16400 Stellenbosch
TP1258/2025

Stellenbosch Municipdlity

Department Planning and Development
POBox 17

STELLENBOSCH

7599

Aftention: Robert Fooy/Bernabe de la Bat

Dear Sirs

ERF 16400 (JONKER ESTATE), STELLENBOSCH: REVISED SITE DEVELOPMENT PLAN IN
ACCORDANCE WITH THE STELLENBOSCH INCLUSIONARY ZONING POLICY

The meeting held on 18t August 2026 in respect of the above has reference.

As discussed, attached hereby please find the revised motivation, Site Development
Plan/Landscaping Plan, Floor Plans, and Elevations that now includes the 20%

provision (7 units) as required in terms of the Inclusionary Zoning Policy.

The Site Development Plan also allows for and indicates the additional parking that is

required.

It will be appreciated if you can please circulate the revised plans to the Spatial
Planning Section and Engineering Department for their comments. As discussed at
the meeting is no form of external nofification required given the scale and
architectural impact of the amended proposals. The additional unifs will not lead to

an increase in the existing development footprint of the building.

EvdM Town Planning Services CC Reg. No. 2005/162249/23
Emile van der Merwe URP{SA) B. Hon. M{URP} MSAPI
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Thanking you in anticipation.

Yours faithfully

— 4
- ’,{/f-"t_, ;. L“L an
(

EMILE VAN DER MERWE
EMILE VAN DER MERWE TOWN PLANNING CONSULTANTS
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ERF 16400 STELLENBOSCH

BRIEF

Emile van der Merwe Town Planning Consultants have been appointed by the registered
owners of Erf 16400 {former Farm 490/5) Stellenbosch fo prepare and submit the required fown

planning application to the Stellenbosch Municipality for the following:

¢ Application in terms of Section 15 (2) (a) of the Siellenbosch Municipal Land Use
Planning By-Law (2023) for the rezoning of a portion (2193m?) of the existing building
from Agricultural/Rural Zone to Multi-Unit residential zone to alflow for 30 residential units
and 7 inclusionary housing units with ancillary communal areas for the exclusive use of

the residents of the facility.

The following report will endeavour to show that the proposal is desirable from an integrated
planning point of view and that it is line with the planning policies of National- and Provincial
Government as well as the planning directives endorsed in ferms of the Stellenbosch Municipal

infegrated Development Plan and the Stellenbosch Spatial Development Framework.

2. BACKGROUND

The Stellenbosch Municipality during 2005 granted approval for the rezoning of a portion of the
property from Agricultural Zone 1 to Residential Zone V to establish a guest house consisting of

12 suites with appropriate facilities on the property.

The Stellenbosch Municipality during 2014 granted approval to convert the existing agricultural
for a tourist facility comprising a conference facility and wine tasting area within the ground
floor of the existing building on the property. Approval was also granted for a temporary
departure o accommodate a spa treatment facility for guests on the lower ground floor of the
existing building as well as to facilitate a restaurant which is open to the general public within
the dining hall of the approved guest house facility. The said approval also allowed for internal

changes to the existing guest house on the property.

In terms of the zoning cerfificate (Appendix é), the property comprises a split zoning that allows

for the following:

Multi-Unit residential Zone

a 1

"

EMILE VAN DER MERWE
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ERF 16400 STELLENBOSCH

limited to an area of 1068m? for twelve (12) tfourst accommodation suites with a
reception/dining/lounge/kitchen/iaundry area as per the approvals granted in 2005 and 2014,
respectively; and

Agricultura/Rural Zone

Remainder of the property — Agriculiural Rural Zone with a consent approvail for tourist facilities

(100m2 wine tasting facility and 60 seat conference facility) in the existing agricultural building.

Building plans for the development and additions and alterations to the guest house and

associated facilities were approved in accordance with the diagrams below (Appendix 11).

Approved building plans and land uses

Metommottabon,
Conktd it P IS B NS
A dres

—_— Do,
A )

”iﬁn -
EMILE VAN DER MERWE
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ERF 16400 STELLENBOSCH

The property is located approximately 5k m to the east of the Stellenbosch Central Business

and gains access from the Helshoogte Road (Main Road 172) via an existing approved access.

The property is owned by De Bosch Properiies (Pty} Ltd and Sarprop Development (Pty) Lid in

accordance with the Title Deed attached as Appendix 2. The Company resolutions and Power
of attorney is attached as Appendix 3. The SG diagram is alfached as Appendix 4. The
property is 6,2731 ha in extent.

In terms of Section 36 of Act 8/1997 the property desighation has been changed from Farm
490/5 to Erf 16400 Stellenbosch. The letfer of the Department of Rural Development and Land

Reform is attached as Appendix 7. The property is exempted from the provisions of the
Subdivision of Agricultural Land Act (Act 70 of 1970) and a Sectional Tifle Scheme (Jonker
Estate) has been registered as per the SG diagrams D443/2016 (Appendix 8).

The existing buildings in terms of the approved Sectional Title Scheme are confined to the

existing approved 4 buildings shown on the diagram below and comprise the following:

'mnmmummmnmummmmm
svawremnts es giren In wetres.

PN LIRS M FECENTEY B COMRORT 1IN,
milnpnmnmnmm r Line, vide Olagrem No, 4577/1604, O/T $60:  M61D
derolrs projestion below preued llw lmluymnwxm

" of bulldligs €1 grennd Livel,
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EMILE VAN DER MERWE
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e Buildings 1 - presents 6 guest suites {Sections 7-12)

e Building 2 - presents é guest suites (Sections 1-6)

e  Building 3 - Sections 13 and 14

e  Building 4 - Existing main dwelling (Section 15}.

The current zoning with associated land uses does not dlign with the existing building
configuration applicable fo certain portions of Sections 13 and 14 and it presents a complex
scenario that severely compromise the present and future functionality of the building. it
therefore is the intention of the owners to formdilize the split zoning of these portions of the
existing building (building no 3) in a practical and sensible manner. Given the approved
Sectional Title Scheme that includes Sections 13 and 14 and the current use of buildings 1 and
2 as multi- unit residential units the development proposal entails the conversion and internal

alterations fo permit the establishment of 37 multi-unit suites within the footprint of the existing

building.

The development proposals are attached as Appendix ¢ and comprise the following:

DEVELOPMENT PROPOSAL - PLANS ATTACHED - APPENDIX 9

. 24 units on lower ground floor: — 10x one bedrooms, 1x two-bedrooms and 2 x three-
bedroom units plus 7 inclusionary housing units
. 13 units on upper ground floor: — 14 x one-bedrooms and 3x three-bedrooms
. Stoep areas - 380m?
o Communal areas (362m? — Approved Mutti-Unit residential zone
Parking

Parking Requitements | Parking Requirements | Communal Fascilities
For New Units For Existing Units | Boardrooms Communal
*1,5 per 182 Bed unit e»£(,7 per Hotel Suite Work Space fascilities are for
+{7+28+1) n 15 43| ***12x0.7 84| Gym the exdlusive use

| Coffee Shop/ Lounge | of residents and

| therefore no

Laundry further parking is
**1 75 per 3 Bed unit X Existing Homestead required
*4(342) 21,75 8,75 | **** 2 per 2+ Bedrooms 2 .
Total Parkings Required: 67,15 (68 Total Parkings Provided:
B i oo vl 4

EMILE VAN DER MERWE
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ERF 16400 STELLENBOSCH

Note: The re-development of the building will not in the increase of the existing building

footprint

ARCHITECTURAL DRAWINGS AND STATEMENT PERTAINING TO VISUAL IMPACT AND MITIGATION

MEASURES
The architectural drawings prepared by TV3 Architects and Planners is aftached as Appendix
9. In terms of the drawings read with the method statement {Appendix 10) the following is

noted:

Objective

To soften the existing visual impact through the sensitive use of materials, colour, scale, and
form as to ensure that the building integrates harmoniously into its context, with the aim of

being visually recessive rather than dominant.
Material Use:

All newly constructed walls are to be finished with a clean, smooth plaster surface and
selected portions of the fagades, including vertical elements such as bradis, will be clad in

natural colour timber.
Building Footprint and Roof Form:

The original approved building footprint was respected, and in some areas the footprint is
reduced through strategic setbacks. New additions include a combination of flat roofs and a
low-pitch (25°) roof element that is set back behind the flal-roofed portion, further reducing its

visual prominence.
Building Form, Volume and Fagade Layering:

The building mass has been segmented into smaller, arficulated forms. Recessed balconies
ond deep-set glazing are to be implemented in order to reduce the perception of scale and
to create a layered facade that harmoniously interacts with the environment. These setbacks
infroduce visual depth and will serve as passive design elements as well as to prevenis large

reflective areas from street or adjacent properties.

The layered facades and deep envelope approach confributes significantly to reducing the
apparent building volume and visual bulk. This enables the architecture to harmoniously blend

within its natural surroundings.

Colour Palette:

T s 5

s N
N VL TE
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ERF 16400 STELLENBOSCH

7.

The walls will be painted in warm grey tones, which are visually recessive and less intrusive
compared to white, These colours reduce the visual conirast between the building and its

environment, facilitating a seamiless integration into the natural landscape

The use of darker, muted tones on walls and roofing positively enhances the visual integration
of the building. A variation of grey tones across architecturat elements creates subtle depth,

ensuring that vegetation and the broader landscape remain the primary visual focal point.
Balustrades and Retaining Walls:

Balustrades will be constructed from frameless glass, minimising interruptions to views and

reducing visual clutter.

Dry-stacked stone walls will be used for external retaining walls — a robust yet natural method
that reinforces the local character and terrain without appearing ariificial or engineered,

reinforcing a grounded, organic aesthetic.
Lighting:

Light pollution is to be avoided by limiting exterior lighting to the minimum required for safety

and functionality. All lighting will be:
. Discrete and well-integrated into the building design;

. Naked light sources must not be visible outside the area of the site, and light sources

must be shielded to reduce light spillage.
° Downward-facing and subtle in intensity, particularly in shared or public areas.
. Up-lighting on outer facades will be limited and properly shielded.
. Neon or unshielded bright security lighting will not be used.

. Lighting will be restricted fo build structures only, and any parking area lighting will be

low level, soft in tone, and not visually obirusive.

Landscaping

In addition to the above, will sufficient landscaping be implemented fo further mitigate and
soften the visual impact of the existing building. The landscaping plan is attached as Appendix

12.

LEGISLATIVE AND POLICY CONTEXT

i o0 6

EMILE VAN DER MERWE
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ERF 16400 STELLENBOSCH

71

Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013) and Western Cape Land
Use Management Act (2014)

The afore-mentioned legislative provides the norms and standards and guiding principles to
which development applications must comply and assessed. The application infer-alia is

consistent with the following guiding principles.

e Promote land development that is spatially compact, resource —frugal and within the
fiscal, institutional and administrative means of the Stellenbosch Municipality.

¢ Protection of prime unigue and high potential agricultural land.

o Uphold consistency of land use measures in accordance with environmental
management instruments

s Promote land development in locations that are sustainable and limit urban sprawl

s Protection of high biodiversity areas and heritage and fourism resources

¢ Optimise the use of resources and infrastructure in a just and efficient manner

s Integrate social, economic and institutional aspects of land development

In terms of Section 7 of the Spatial Planning and Land Use Management Act, 2013 (SPLUMA)
and Section 59 of the Western Cape Land Use Planning Act, 2014 (LUPA), land development
applications must promote the core development principles. The proposal complies with these

principles as follows:

Spatial Justice:

The proposed conversion of existing bulldings info residential units within the urban edge
supports spatial justice by promoting more inclusive and equitable use of land in the
Stellenbosch area. The proposed land use is conducive to economic diversification, which
can provide new local employment and service opportunities for surounding communities,
including historically disadvantaged groups. The repurposing of existing infrastructure avoids

exclusive or underutilised land use patterns and contributes to a more balanced economy.

Spatial Sustainability:

The proposal aligns with the principle of spatial sustainability by utilising existing buildings on an
already-developed portion of the property. No additional buildings or land disturbance are
proposed, thereby protecting the remaining agricultural land. The re-use of the existing
building will not impact ecological footprint and biophysical attributes of the area and will not

infringe of the remainder agricultural portion of the property. fand.

.I_': 7
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ERF 16400 STELLENBOSCH

7.2

Efficiency:
The development promotes efficient and opfimal land use through the adaptive re-use of

existing buildings and infrastructure that limits the demand on municipal resources. The
consolidation of activities within a defined footprint also limits spatial sprawl and makes optimal

use of the property's development potential.

Spatial Resilience:
The proposal allows the property to remain economically active and adaptable to changing

circumstances and market conditions, thereby contributing to the resilience of the local rural

economy.

Good Adminisiration:
The application process will be undertaken in accordance with the procedural requirements of

the Stellenbosch Municipality.

Stellenbosch Municipal Spatial Development Framework (SMSDF)
The Stellenbosch SDF has been approved by Council during November 2023 is founded on the

principles of the Spatial Planning and Land Use Management Act and the Western Cape Land

Use Planning Act as well other relevant legislation.

The Stellenbosch Municipality Spatial Development Framework (SSDF}, approved by Council in
2023, identifies seven key principles for spatial development and management within the
municipality, namely:

1. Maintain and grow natural assets;

Respect and grow our cultural heritage;

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

Clarify and respect the different roles and functions of settlements;

Clarify and respect the roles and functions of different elements of movement structure;

Ensure balanced, sustainable communities;

© N o ox LN

Focus collectlive energy on critical lead projects;

The SDF places a renewed and key focus on the protection of agricultural and farming land

and the conservation of the natural and biodiversity areas.

EMILE VAN DER MERWE
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ERF 16400 STELLENBOSCH

The development proposal in relation to the approved urban edge is shown on the map

below.

Extract: Approved Stellenbosch Municipal Spatial Development Framework November 2023

AN - - - — —TT T
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o

STELLENBOSCH FRAM

EWORK

The property is located within the approved edge of Stellenbosch Town as indicated above.
The proposal is consistent with the spatial proposals as it is confined to an existing approved
building. The proposal will not have no adverse impact on the existing green and agricutiural
areas and the areas will be retained. The development footprint of the building will not be

increased.

7.3 Stellenbosch Inclusionary Zoning Policy
The Stellenbosch Municipality has confirmed that the approved Stellenbosch inclusionary
Zoning Policy applies to the property as it is located within the approved urban edge of
Stelenbosch Town due to the fact that the development proposal exceeds the 20-unit
(residential) threshold. In terms of the approved policy and additional 20% of units must be
provided, i.e. - 7 additional units. The revised architectural drawings that reflects the 7

inclusionary housing units on the lower ground level is aitached herewith.

L,_?- = _!g ? : .
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ERF 16400 STELLENBOSCH

SERVICES

It is envisaged that the re-use of the existing buildings will not lead o a substantial increase in

service level capacity of the municipality. BSI Civil and Siructural Engineers have bee

appointed to provide and obtain the required confimnation from the Directorate Engineering

Services Stellenbosch Municipality in this regard. The revised drawings will be presented to the

Directorate Infrastructure Services for their comment.

The development proposal is considered desirable from a planning and land use

management perspective with regard to the following:

The applicafion is consistent with the Integrated Development plan and the Spatial
Development Framework of the Stellenbosch Municipality

The development proposals conform to the requirements of the approved Stellenbosch
Inclusionary Zoning Policy.

The application property is located within the urban edge and will not result in urban
sprawl as it is confined to an existing building of which the maijor portion is zoned multi-
unit residential zone.

The proposal allows for a moderate form of densification as promoted on national,
provincial and local planning policy level.

The agricultural component will be retained.

The proposal is not considered to be out of character with the surounding areq,
Parking can be provided on the property:

The proposal presents the opportunity to implement architectural components and
elements to soften and mitigate the existing visual impact;

The proposal will not have a significant impact on the service level capacities of the
Municipality.

The development complies fo and is consistent with the matiers referred to in Section
42 of the Spatial Planning and Land Use Management Act (2013), the principles
referred to in Chapter VI of the Land Use Management Act, (2014) and the provisions of
the Stellenbosch Zoning Scheme By-Law (2023) and the Stellenbosch Municipal Land
Use Planning.By-Law (2015)

e 10
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In light of the above report and supporting documentation it is frusted that the Stellenbosch

Municipality favourably will consider the application on Erf 16400 Stellenbosch.

= E piE ARy ae
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Belangegroep Stellenbosch Interest Group

interestgroupstellenbosch@amail.com
15-09-2025

Emile van der Merwe
emilevdm@adept.co.za

Dear Emile van der Merwe

ERF 16400 (JONKER ESTATE), HELSHOOGTE ROAD, STELLENBOSCH:
REZONING OF A PORTION (2193M?) OF THE EXISTING BUILDING FROM
AGRICULTURAL/RURAL ZONE TO MULTI-UNIT RESIDENTIAL ZONE

LU/19288 (TP1258/2025)

The rezoning application is not opposed by the Stellenbosch Interest Group (SIG), since the
current zoning (different zonings for different storeys) is completely anomalous. The
implementation, however, should be carefully monitored. Since the development is located
in an environmentally sensitive area within a Grade 1l cultural landscape adjacent to a Grade
I} scenic route, the visual impact of development on this valued landscape is a primary

concern for the SIG.

The high visibility of the Botmaskop site and its buildings from multiple points in and around
Stellenbosch is a recognized factor in the contentious history of development there. The
prominence of the mountain makes any decision for changes to the existing zoning and
buildings on its slopes a matter of significant public interest.

« Approaching from the R304: As travellers approach Stellenbosch via the R304, the
existing Erf 16400 development on the slopes of Botmaskop is clearly visible, forming
a prominent part of the town's mountainous backdrop. This makes it a key element
of the scenic view for those arriving in the area.

« Merriman Avenue, Stellenbosch: The site is also visible from within Stellenbosch
itself, including from major arteries like Merriman Avenue. The visibility of the building
which is the subject of this application from these points has been a major topic of

concern for residents.

« The visibility of changes to the landscape from the ldas Valley Heritage Area Overlay
Zone offers clear views of the Botmaskop mountain slopes. As a highly significant
cultural landscape, Idas Valley is prized for its scenic value, and any alteration to the
area's environment impacts on this Heritage area.

« Given the topography, Botmaskop is also visible from Khayamandi, which is located
on the eastern side of Stellenbosch. Any development on the mountainside would be
visible from this community, impacting their views of the natural landscape.

B 2217, Dennesig 7601 021 886 4741 info@stellenboschinterestgroup.org
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Colour Palette
The alterations to the buildings create the opportunity to reduce the visual impact on the

sensitive mountain slope. Using the colours of the surrounding earth, stone, and wood as
inspiration is a way to create a calm, natural, and timeless colour palette. Longlands has
used this principle in choosing earth colours in the first phase of its development. Grey is a
fashion colour for architecture and is not as successful in reducing the impact on the
mountain slopes.

Moreover, the chosen natural earth colour scheme should be officially recorded as a
condition of approval. This is to ensure that the colours cannot be changed in the future
without permission, preserving the long-term aesthetic and environmental integrity of the

development.

Mitigating visual impact

In order to mitigate visual impact, the following must be done: a) The proposed measures to
limit light poliution must be carefully followed, b) The proposed landscaping plan must be
implemented as soon as possible (the previous plan was never implemented), and c) no

visually obtrusive signage must be allowed.

No further development
It should be made clear that no further development on the property would be allowed,

particularly not on the side facing the scenic route. This should apply to structures,
permanent or temporary, of any kind and to any heightening of the existing buildings.

Kind regards

Claire Erasmus
Chairperson
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Date: 27 October 2025
To: Emile van der Merwe, Town Planning Consultants, Stellenbosch

Subject: Withdrawal of Objection — Application Reference LU/19288 (TP1258/2025)
Erf 16400, Jonker Estate, Stellenbosch

Dear Mr van der Merwe,

We refer to our letter dated 11 September 2025, in which the Botmaskop Estate
Homeowners Association (HOA) lodged an objection to the above rezoning application for

Erf 16400, Jonker Estate.

We have since taken note of the applicant’s revised proposal, which now limits the
development to 28 residential units, and have reviewed the accompanying Traffic Impact
Statement (TIS) prepared by Innovative Transport Solutions, dated 23 October 2025.

Based on the findings of this report — which confirms that the proposed reduction in
intensity will result in a significantly lower traffic generation and a low overall transport
impact — and the applicant’s revised development parameters, the HOA has resolved to

withdraw our objection to the application.

We appreciate the applicant’s efforts to address our prior concerns and acknowledge the
constructive approach taken to align the proposal more closely with the character and
operational requirements of the surrounding area.

Please update the municipal records accordingly to reflect that the Botmaskop Estate
Homeowners Association no longer objects to this application.

Yours faithfully,

Dr. Werner Roux

Chairman

Botmaskop Estate Homeowners Association
ID: 700528 5101 087

Cell: 083 787 3000

Email: werner@rouxcor.com
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Date: 11 September 2025

To: Emile van der Merwe Town Planning Consultants, Stellenbosch

Subject: Stellenbosch Municipality ~ Planning Department
Application reference: LU/19288 (TP1258/2025) — Erf 16400, Jonker Estate.

We act on behalf of the Botmaskop Estate Homeowners Association (HOA).

Botmaskop Estate and Jonker Estate share a servitude access road from the R310 Provincial
Road, via the Botmaskop Nature Reserve, that provides the sole access to both estates and
to the numerous access roads into the Botmaskop Nature Reserve.

Botmaskop Estate has invested to date approximately R2,500,000 (two million five hundred
thousand Rand) in the upgrading and servicing of this servitude road, as well as the
provision for security in accordance with a MOU signed with the Stellenbosch Municipality
to manage the access and security of the larger Botmaskop Nature Reserve.

This servitude road and the security measures act as peace of mind not only for the visitors
to the Botmaskop Nature Reserve (cyclists, runners and hikers}, but also to both the
Botmaskop Estate and Jonker Estate residents.

We hereby lodge our formal OBJECTION to the above application in its current form for the
following reasons:

1. Insufficient information: The application pack available to I1&APs does not include
the required technical reports — notably:
o Traffic Impact Assessment (THA),
Noise Impact Assessment,
Visual Impact Assessment,
Services Capacity Report (water, sewer, electricity),
Parking Demand Study,
Ecological Impact Assessment; and
Stormwater Management Plan.

O 0 0O 0 0 0

We request that the Municipality refuses to accept and process the application
further, until these studies are submitted and made available for public comment.

2. Traffic & Access: The proposed densification (28 residential units and/or hospitality
uses including restaurant/60-seater conferencing) will materially increase vehicle
trips, deliveries, event traffic and parking demand along the shared servitude and

onsite.
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This will negatively impact road safety, access for emergency vehicles and accelerate
wear and tear to infrastructure we must maintain. A TIA will showcase this concern
and numbers and a formal servitude management agreement is required.

It is common knowledge that the intersection onto the R310 (Helshoogte Pass) Road
is extremely dangerous and an increase of traffic via this intersection will not only be
dangerous, but will also negatively impact the traffic flow on this high traffic road.
No formal traffic light or traffic circle is provided on this junction and the proposed
development will most certainly increase the traffic numbers and the risk of
accidents on this very dangerous intersection. This is a high risk and very dangerous.

No correspondence or comments from the W-Cape Provincial Roads Department
have been provided and the public participation process is therefore flawed.

Noise: Hospitality and event uses on the property will create significant daytime and
night-time noise impacts for Botmaskop Estate residents and the adjacent nature
reserve. A Noise Impact Assessment and strict noise/time/occupancy controls are

required.

Visual & Lighting: Increased built form, signage and night lighting will harm the
landscape character and create light pollution, along this very important
Stellenbosch corridor, with this property being located on the R310 Provincial Road.

A VIA and lighting plan are required.

Services: No evidence has been supplied demonstrating the availability of municipal
capacity for water, sewer and electricity for the proposed uses. The applicant must
provide engineering confirmation and fund any upgrades (where applicable). it is
common knowledge that the subject property has no linkages to municipal
infrastructure and this will cause further demands on an already distressed
municipal infrastructure.

Ecology / Nature Reserve Access: The application makes no provision for protecting
the adjacent Botmaskop Nature Reserve —a World Heritage site. The increased
numbers of residents and visitors to the area will place additional pressure and
ecological disturbance on the Reserve. An EIA and reserve access management plan

are required, at the very least.

Security & Safety: Increased public access and event patronage will place an
unreasonable additional burden on security arrangements on Botmaskop Nature
Reserve and its surroundings residents’ safety.
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From: Piet Claassen <pec@adept.co.za>

Sent: Thursday, 14 August 2025 18:40

To: ‘Emile’

Subject: RE: Ontwikkeling erf 16400

Beste Emile

Danie. Ek het gaan kyk. Lyk interessant.
Groete
Piet

Dr Pieter E Claassen
42 Rowan Street
Stellenbosch 7600
South Africa

Tel: 021 883 2956
Cell: 064 083 4628

From: Emile <emilevdm@adept.co.za>
Sent: Thursday, 14 August 2025 16:14
To: 'Piet Claassen' <pec@adept.co.za>
Subject: RE: Ontwikkeling erf 16400

Hallo Dr Claassen

As requested attached please find a copy of the application as submitted to the Stellenbosch Municipality. In
summary please also refer to the points below.

From an spatial and land use planning perspective the following is noted:

e The property is located within the approved urban edge of Stellenbosch Town as per the approved
Stellenbosch Municipal Spatial Development Framework (2023)

* The majority of the building footprint is zoned Mult-Unit Residential Zone in terms of the Stellenbosch
Land Use Planning Law (2023) read with the Stellenbosch Zoning Scheme By-Law (2023). The proposed
residential units are a primary right in the said base zone.

e A sectional title scheme (De Jonker) has been registered on the property

e Consent Use previously has been granted to utilise the balance of the building footprint (agricultural
buildings) to be used as a conference facility, restaurant and wine tasting area. (area to be rezoned_

e The proposalis confined to the existing approved building footprint

» The proposal will not infringe and impact in any way on the remainder agricultural portion

e The proposal does not allow for any extensions to increase the development footprint of the existing

approved building _
e The proposal can be accommodated within the existing service level capacities of the municipality
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e The proposal will not have any negative visual impact and mitigation measures will be implemented to
softer the existing impact

e The existing approved access will be retained

e Sufficient parking is provided

Regards
Emile

EMILE VAN DER MERWE
084 356 044

Ovarabwniah Condew | St Bl [ PO B 204 § Dolitbthe 7 399
o8 071 - B0 5050 | Fon DY - 65D IRES
Ewally chis

From: Piet Claassen <pec@adept.co.za>
Sent: Thursday, 14 August 2025 14:59
_To: emilevdm@adept.co.za

Jubject: Ontwikkeling erf 16400

Beste Emile

Ek sal dit waardeer as u die voorstel van die ontwikkeling op erf 16400 aan my sal epos.
Groete

Piet

Dr Pieter E Claassen

42 Rowan Street

Stellenbosch 7600

South Africa

Tel: 021 883 2956
Cell: 064 083 4628

Virus-free.www.avg.com
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From: Emile <emilevdm@adept.co.za>

Sent: Tuesday, 09 September 2025 09:34

To: ‘Maxwell Dhelminie’

Subject: RE: Subject : Jonker Estate { Erf-16400 )
Attachments: 3994-P - Jonker Estate-SDP _ 2025-06-19.pdf

Hallo Maxwell, my apology for the late reply.

Attached please find the plans that were submitted as part of the application. Final and/or more detailed drawings
will only be prepared and submitted once the planning application has been approved.

You are however welcome to contact Mr Francois Dercksen at 082 555 1701 should you have any further queries.

Kind regards
Emile

From: Maxwell Dhelminie <mdhelminie@gmail.com>
Sent: Thursday, 21 August 2025 12:34

To: emilevdm@adept.co.za

Subject: Subject : Jonker Estate ( Erf-16400 )

Good day,Mr.Emile Van Der Merwe,hope you are well and protected against

cold weather conditions.
My request is if there are more information available regarding the Jonker Estate application to our

local Municipality.If theirs a website or if it is possible to emaits

me the complete ground plans and houses,to my email address.

| was in a meeting sometime ago and i supported this new development to our
beautiful Idas valley.

Hope you can assist me in my request.

Hope to hear from you soon

Groete
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From: Maxwell Dhelminie <mdhelminie@gmail.com>
Sent: Monday, 15 September 2025 12:19
To: emilevdm@adept.co.za
Subject: Subject : Jonker Estate ( 16400 )

Hi good day,Mr.Emile Van Der Merwe,hope you are well.Thank you for your

response regarding my request,of the development opposite my area,The Ridge.

| was under the impression that the issue in discussion,was a proposal for a development in the Old
Helshoogte Road.

Your development is the current resort,called African Valley,opposit The Ridge,in

the New Helshoogte Pass,in Stellenbosch.

Sorry for the misunderstanding and hope that this new extension of the current African Valley,won't

influence our area in a bad way.
Thanks for your help in this regard and all the best with this project.

Groete
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H.J. Hugo

Erf 2184
Kommandeurslaan 26
Simonswyk
STELLENBOSCH
7600

8 September 2025

Vir Aandag:

Emile van der Merwe
Stadsbeplanningskonsultante
e-pos: emilevdm@adept.co.za

Aansoek/Verwysing 1.U/19288 (TP1258/2025)
Eienaar: Die Bosch Properties (Pty)L.td & Sarprop Developments (Pty)Ltd

AANSOEK: GRONDONTWIKKELINGSAANSOEK: ERF 16400 STELLENBOSCH:
HERSONERING VANAF LANDBOU/LANDELIKE SONE NA MULTI-EENHEID

RESIDENSIELE SONE

Ek verwys na u kennisgewing vir advertering van kommentaar in die aansoek vir die
hersonering van erf 16400, Stellenbosch, vanaf Landbou/Landelike Sone na Multi-Eenheid
Residensiéle Sone (Verw: LU/19288 (TP1258/2025)), soos geadverteer op 14/08/2025 in
die Eikestadnuus.

Ek teken beswaar aan teen die bewoording van die kennisgewing omdat daar soveel
uitsluitings is, dat ‘n groot deel van die publiek nie kommentaar sal kan lewer volgens die
kriteria wat gestel word nie, en dit dus nie voldoen aan die vereistes vir openbare deelname
nie (S.A. Grondwet Artikel 152(1)(e) en Artikel 195(1)).

Ek verwys na die volgende spesifieke punte (“bullets”) in die advertensie:

“Die belang wat die persoon wat die kommentaar lewer, in die aansoek het’: Ek ervaar die
bewoording as beperkend, want omgewingsake raak feitlik alle mense, en die breé publiek
moet dus kan kommentaar lewer, sonder enige voorbehoude van die aansoeker. Aangesien
die aansoek betrekking het op onontwikkelde berg-grond wat aan die voetheuwels van ‘n
berg geleé is, het die breé publiek juis die reg om kommentaar te lewer. Die feit dat ‘n
persoon die moeite doen om openbare kommentaar te lewer dui juis daarop dat die

kommentator belang het.

“Die redes vir die kommentaar wat gelewer word, welke redes genoegsame besonderhede
moet bevat ten opsigte van die volgende aspekte:”
“Die feite en omstandighede aantoon wat die kommentaar toelig”. Weereens word
openbare kommentaar beperk met hierdie vereiste. Kommentaar is juis “openbare
deelname” en moet eerder aangemoedig word en nie beperk word nie.
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“Indien toepaslik, aantoon wat die onwenslike resultate sal wees indien die aansoek
goedgekeur word”. Weereens word openbare kommentaar ontmoedig met hierdie
streng vereiste en druis dit in teen die gees van openbare deelname.

Ten opsigte van openbare deelname verwys ek na die volgende publikasie

Public Participation | law.nwu.ac.za (kliek op die skakel vir die volledige teks)
Referaat: N. Ngcobo, North West University, Workshop 22/11/2022

Ter opsomming haal ek die volgende aan:
“Purpose ... local authorities conducting public consultations on upcoming town planning
changes, where residents can provide feedback before decisions are made.”

“Public participation ... relates to any process of the municipality that directly engages the
public (local communities and civil society) in decision-making and gives full consideration
to public inputs in making decisions.”

“SA Constitution section 152(1)(e): One of the objectives of local government is to
encourage the involvement of communities and community organisations in the matters of
local government”

En ook Afdeling 195(1) van die Grondwet: “Basic values and principles governing public
administration such as that the People’s needs must be responded to, and the public must
be encouraged to participate in policy-making, and public administration must be
accountable.”

Die bewoording waar u adverteer vir kommentaar voldoen, volgens my nie aan bogenoemde
vereistes nie. Indien die aansoek wel in die eerste rondte goedgekeur sou word, is daar ‘'n
wesentlike moontlikheid dat indien die saak op appél geneem word, die Hof die
oorspronklike goedkeuring mag afkeur weens ‘n onvoldoende openbare deelname proses,
s00s uitgewys is in die Saak 5676/2024 in die Hoér Hof, Wes-Kaap, in die saak tussen The
Green Connection NPC, en Natural Justice (applikante) teen die Minister van Bosbou,
Visserye en Omgewing en 4 ander respondente. Volgens die uitspraak was o.a. die
openbare deelname proses gebrekkig. Voorts is dit belangrik dat lang termyn
omgewingsimplikasies opgeweeg moet word teen kort termyn voordele

Ek stel dus voor dat die huidige advertensie vir kommentaar, soos gepubliseer in die
Eikestadnuus van 14-20 Augustus 2025 en Stellenbosch Munisipaliteit se webwerf,
teruggetrek word en vervang word met bewocording wat die lewer van kommentaar deur die
wyer publiek moontlik maak, soos gestel in die bepalings van openbare deelname, en dan
her-adverteer word.

Die uwe

-z
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H.J. Hugo

e-pos: hans.hugo1887@gmail.com
Tel.: 072 290 8179

Cc:  Stellenbosch Munisipaliteit
Wyksraadslid Wyk 5
Wyksraadslid Wyk 7
Stellenbosch Belangegroep
Stellenbosch Belastingbetalers Vereniging
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H.J. Hugo

Erf 2184
Kommandeurslaan 26
Simonswyk
STELLENBOSCH
7600

12 September 2025

Vir Aandag:

Emile van der Merwe
Stadsbeplanningskonsultante
e-pos: emilevdm@adept.co.za

Aansoek/Verwysing LU/19288 (TP1258/2025)
Eienaar: Die Bosch Properties (Pty)Ltd & Sarprop Developments (Pty)Ltd

AANSOEK: GRONDONTWIKKELINGSAANSOEK: ERF 16400 STELLENBOSCH:
HERSONERING VANAF LANDBOU/LANDELIKE SONE NA MULTI-EENHEID
RESIDENSIELE SONE

Ek verwys na u kennisgewing vir advertering van kommentaar in die aansoek vir die
hersonering van erf 16400, Stellenbosch, vanaf Landbou/Landelike Sone na Multi-Eenheid
Residensiéle Sone (Verw: LU/19288 (TP1258/2025)), soos geadverteer op 14/08/2025 in

die Eikestadnuus.

Ek teken beswaar aan teen die aansoek om Erf 16400 te hersoneer van Landbou/Landelike
Sone na Multi-Eenheid Residensiéle Sone om die volgende redes:

1. Die beplande ontwikkeling is op, wat tans beskryf kan word, as “berg grond” en is in die
sensitiewe ekologiese gebied aan die voet van Botmaskop. Botmaskop is die noordelike
beginpunt van die Jonkershoekberge en Jonkershoekvallei.

Die hele Jonkershoekvallei vorm die watersisteem wat die Eersterivier voed, ‘n krities
belangrike bron van water vir Stellenbosch en ook vir landbou-doeleindes stroom-af van
Stellenbosch-dorp. Enige menslike aktiwiteite in die opvanggebied van die Eersterivier en
sy sytakke sal dus ‘n invioed, of goed, of skadelik, hé op die Eersterivier waterstelsel.

Ek is, uit my kennis as landbou-navorser en bioloog, oortuig dat ‘n behuisingsprojek, soos
wat in die aansoek voorgestel word, ‘n nadelige effek op die omgewing in die algemeen, en
spesifiek op die Eersterivier watersisteem sal hé, aangesien natuurlike watervioei, veral
ondergrondse watervloei vanaf die berg wat in die Eersterivier dreineer, nadelig beinvioed
sal word deur behuising en die gepaardgaande kanalisering van reénwater.

2. Daar kom ook ‘n groot verskeidenheid plante en diere voor in die habitat wat deur die
voetheuwels van die Jonkershoekberge gevorm word. Hierdie area (voetheuwels) vorm ‘n
belangrike habitat vir hierdie plante en diere, wat sulke natuurlike gebiede nodig het vir
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oorleweing. Al hierdie organismes tesame is nodig vir ‘n gebalanseerde natuurlike ruimte
waar skadelike organismes in balans verkeer met natuurlike vyande en met “checks and
balances® om te voorkom dat skadelike organismes (onder andere muise, molle, slange,
ystervarke, bobbejane) se getalle hande-uit ruk en probleem-diere word. Die effek van ‘n al
kieiner wordende habitat vir bobbejane het reeds tot groot probleme in dele van die Kaapse
Skiereiland gelei. Verdere degradering van natuurlike gebiede in die Jonkershoekvallei sal
bobbejane na huise toe dryf vir voedsel, soos reeds in dele van die Kaapse Skiereiland

ondervind word.

Enige verdere behuisingsontwikkelinge op hierdie sensitiewe berggrond en natuurlike
habitat moet dus afgekeur word en moet natuurlike, inheemse plantegroei aangemoedig
word.

3. Die beoogde ontwikkeling is aangrensend aan die Botmaskop Landgoed ontwikkeling.
Soos algemeen bekend, is hierdie ontwikkeling tans die onderwerp van ‘n hofsaak. Indien
die uitspraak die ontwikkeling afkeur, wat ‘n sterk moontlikheid is, verval enige motivering
om Erf 16400 vir behuising te ontwikkel, aangesien dit 'n klein enklawe buite die huidige
munisipale dienste-gebied sal wees. Daarom is ek van mening dat hierdie aansoek
voortydig is en eers relevant sal word indien die Botmaskop ontwikkeling goedgekeur word.

Die advertering vir kommentaar lys ‘n klomp vereistes waaraan persone en instansie moet
voldoen. As ‘n kenner van natuurlike biologiese prosesse; en ‘n eienaar en bewoner van
eiendom onderkant die beoogde ontwikkeling; en as inwoner van Stellenbosch; en as lid
van die publiek, kwalifiseer ek wel om openbare kommentaar oor hierdie aansoek te lewer.

Die uwe

-z

H.J. Hugo M.Sc Agric

e-pos; hans.hugo1887@amail.com
Tel.: 072 290 8179

Cc:.  Stellenbosch Munisipaliteit: _‘anr Stiaan Carstens
Wyksraadslid Wyk 5: Mnr Roy van Rooyen
Wyksraadslid Wyk 7: Me Annemarie Ferns




188

+ STELLENBOSCH

[
".3:' STELLENBOSCH » PNIEL « FRANSCHHOEK

MUNICIPALITY « UMASIPALA ¢« MUNISIPALITEIT

ANNEXURE F



Yo = gl .'J'!_l.'.::.?tf .
EMILE VAN DER MERWE

swn plunning cons. lion
2026/02/06
My ref: Erf 16400 Stellenbosch
Your ref: Erf 16400 Stelienbosch
LU/19288: TP1258/2025

Stellenbosch Municipality

Department Planning and Development

PO Box 17 03A|aogu

STELLENBOSCH 902 934 - 8

7599 WIDVNVH 350 ONV1
mawao‘ll::au DIWONOJ3 3:3‘1133"1':"“"

Attention: Nolusindiso Momoti ALTIVAIINAIN HOSO

Dear Madam

PORTFOLIO OF EVIDENCE: ERF 156400 STELLENBOSCH; APPLICATION FOR REZONING
Your letter dated 6 August 2025, in respect of the above has reference.

Included hereby please find the information in respect of the Portfolio of Evidence
submission pertaining to the above-mentioned application. It hereby is confirmed

that the comments to the application were received within the 30 day noftification

period.

Hereby please find the required supporting documentation.
o Completed checklist and signed declaration - Appendix }
e leHer of commencement date -~ Appendix 2
+« Notice templates - Appendix 3
e Eikestad News Advert - Appendix 4
s Site Notice - Appendix 5
» Proof of notices send by electronic mail - Appendix é

. o Comment received; Maxwell Dheimine - Appendix 7

¢ Comment received: Stellenbosch Interest Group ~ Appendix 8

. = Objection and withdrawal of objection: Botmaskop Estate — Appendix 9.

EvdM Town Planning Services CC Reg. No. 2005/162249/23
Emile van der Merwe URP({SA) B. Hon. M{URP) MSAPI

STELLENBOSCH MUNICIPALITY
PLANNING AND ECONOMIC DEVELOPMENT
LAND USE MANAGEMENT

b - FEB 2026

RECEIVED
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s Objection received HJ Hugo : Appendix 10.
e Internal Departmental comments: — Appendix 11

» External Department comments — Appendix 12

COMMENT: STELLENBOSCH INTEREST GROUP.

From the letter dated 15 September 2025 it is clear that the Stellenbosch Interest
Group does not object fo the rezoning application. The Interest Group however
expressed their concern relating to the visual impact of the development and the

sensitiveness of the landscape.

Comment

The comment of the Interest Group is acknowledged and welcomed. In this regard
your attention is drawn to the Architectural Statement prepared by TV3 Architects
that addresses the concerns raised by the Interest Group in terms of the visual impact
and proposed mitigation measures. The objective as per the architectural statement
is to soften the existing visual impact through the sensitive use of materials, colour,
scale, and form as to ensure that the building integrates harmoniously into its context,

with the aim of being visually recessive rather than dominant.

The statement formed part of the submission documentation {Appendix 10) of the

report.
Landscaping

In addition to the above, sufficient landscaping will be implemented to further
mitigate and soften the visual impact of the existing building. The landscaping plan
was attached as Appendix 12 of the submission document.

COMMENT CN OBJECTION: HJ JUGO - KOMMANDEURS AVENUE NO 24 STELLENBOSCH

Leiter dated 8 September 2025
The objector is of the opinion that the wording of the notice as published in the

Eikestad News does not comply to the requirements of Section 152 {1) and Section
195 (1) of the Constitution as it prevents/restrict the broader public to comment on

the application.
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Comment
The public participation process was done in accordance and conforms to Sections

44 and 47 and of Stellenbosch Municipal Land Use Planning By-Law (2023).

Letter dated 12 September 2025
The objector is of the opinion that the development will have a negative impact on:

- The water system and more specifically the impact on the Eerste River;

- The fauna and flora and natural habitat of the area
The objection further propose that the development on Erf 16400 is premature and
that it should be held in abeyance pending the approval of the Botmaskop

development.

Comment

The proposal does nol relate to a greenfield housing development that will be
implemented on vacant and undisturbed natural land as alluded to by the objector.
The proposal is in fact confined to an existing and approval building that previously
accommodated the African Valley hotel with ancillary uses and supporting civil
engineering infrastructure. The said development furthermore has been established
prior to the recent Bolmaskop residential development. The proposals and planning
evaluation thereof should be considered on its own merit and evaluated in terms of
the planning principles put forward in the Stellenbosch Spatial Development
Framework and development objectives referred to in the Spatial Planning and Land

Use Management Act, and Western Cape Land Use Planning Act.

EXTERNAL DEPARTMENTS (APPENDIX 12)
The application is supported by the following external departments
- Department of Agriculture: Western Cape Government
- Department of Infrastructure (Road Network Management): Western Cape

Govermnment
- Deparment of Environmental Affairs and Development Planning: Western

Caope Government

The National Department of Agriculture and Heritage Western Cape did not provide

any comments.

INTERNAL DEPARTMENT COMMENT (APPENDIX 11)
The application is supported by the Directorate Infrastructure Services.
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CONCLUSION

Apart from the one letter of objection there were no other objections received to the
application. The comments of the Stellenbosch Interest Group have been addressed
in terms of the Architectural Statement. The said mitigation measures and landscape
proposals can form part of the building plan process to ensure compliance thereof.

The nofification process and wording of the notice complied and conforms to the
municipal notfice template provided with the instruction letter o advertise. The said
process was done in accordance with the provisions of the Stellenbosch Land Use

Planning By-Law (2023).

in light of the above it is trusted that the Municipality {favourably will consider the
application on Ert 16400 Stellenbosch.

Your attention in finalising the matter is appreciated.

Yours faithfully

EMILE VAN DER MERWE
EMILE VAN DER MERWE TOWN PLANNING CONSULTANTS
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APPENDIX 1

CHECKLIST AND DECLARATION
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STELLENBOSCH -

STELLENBOSCH » PNIEL » FRANSCHHOEK
o000
e MUNISIPALITEIT ¢« UMASIPALA » MUNICIPALITY

DIRECTORATE: PLANNING & ECONOMIC DEVELOPMENT

WWW len Nele)d lanning- al
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

Stellenbosch

Portion(s) Aliotment
& / Farm no ERF16400 | ppomY s

Owner/ : )
Applicant Emile van der Merwe Town Planning Lu/# 19288: TP1258/2025

Nofice Period From: 14 August 2025 To: 15 Seplember 2025

OWNER/APPLICANT
YES | NO [ N/A

CONFIRMATION OR DOCUMENTATION SUBMITTED ADMIN VERIFY

1. The declaration is duly signed X

2. Applicant confims that the public parlicipation process was
duly undertaken as insfructed and attached

3. Municipality was noftified in advance of the start and closing
date -
4, The advertisement period complies with the required 30 days X

5. If applicable, confirms that the site notice was placed and kept
on site for the full duration of the public participation process

6. Allcommunications (other than notices) in respect of the public
participation process are attached

Proof of nofices published

7. If opplicable, photo evidence fo confirm site notice {one close
up and one from across the street)

8. Wording of the advertisement accurate and copy attached X

NNAEANASSAAE

9. Proot of notices published (publication date visible) X

Proofofngﬁcesserved - - -
10. Wording of notice accurate and example attached X

11. Proof of all notices served to neighbouring properties attached | x

12. Proof of all notices served to interest and community groups
attached

13. Proof of all notices served to municipal departments and N
organs of state (government dept's and entities) attached ‘

Commends received

14. All objections and comments received attached, including
amended comments if relevant

15. All comments from municipal departments and organs of state
received (must also be attached to POE)

f
l
|
|
1

16. Consent from abutting property owners obfained and
attached B
17. Applicant's written reply / responding comments on all the

ANAYASASEATALA

>
|
—_—
[
[
—
|
|
|
[
[

__objections attached

Poge 1 of 2
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Nov2023

KINDLY NOTE:
1. The POE may only be submitted once all relevant municipal depariments and organs of stale have

submitted their comment, inclusive of the applicant's wriften reply thereto.

2. When any commentis have been discussed or amended terms negofiated with the relevant commenting
entity, the amended comments and the applicant's written reply thereto must be attached to the POE.

3. The decislon-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

D RATION
I, (full names & surname) Emile van der Merwe
and ID No: 7003215189082, as the Applicant for the above application, hereby confirms:

1) the public participation process for the subject application was duly undertaken in
accordance with the instruction for such process and the associated requirements stipulated
in the Stelilenbosch 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 interested 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).

CSIQnature [

For office use only ) ) ]
DATE-

VERIFIED BY ADMINISTRATIVE OFFICER | /|| Yoo 1 | M/ 09 0D 03¢ |

CHECKED BY TOWN PLANNER
NOTES TO BE RECORDED:
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ARCHITECTS
TOWN PLANNERS

| since 1991
- URBAN DESIGNERS

FIRST FLOOR
LA GRATITUDE

OFFICE BUILDING
18 June 2025 97 DORP STREET

Our reference: 3994-P: Architectural Statement STELLENBOSCH 7600
Project: Jonker Estate TEL 021 8613800

JONKER ESTATE, STELLENBOSCH
ARCHITECTURAL STATEMENT: VISUAL IMPACT AND MITIGATING MEASURES

The proposed development has been carefully designed to reduce its visual impact through the
sensitive use of materials, colour, scale, and form. A conscious effort was made to ensure the building
integrates harmoniously into its context, with the aim of being visually recessive rather than dominant.

1. Material Use:

All newly constructed walls will are to be finished with a clean, smooth plaster surface, consistent
throughout the development. Select portions of the fagades, including vertical elements such as braais,
will be clad in natural colour timber. This treatment softens their appearance and prevents them from
appearing stark and prominent. The timber treatment also facilitates a seamless blend with the
surrounding environment.

2. Building Footprint and Roof Form:

The original approved building footprint was respected, and in some areas the footprintis reduced
through strategic setbacks. New additions include a combination of flat roofs and a low-pitch (25°) roof
element that is set back behind the flat-roofed portion, further reducing its visual prominence. These
strategies contribute to maintaining a low building mass and a recessive appearance when viewed from

key vantage points.

3. Building Form, Volume and Facade Layering:
The building mass has been segmented into smaller, articulated forms. Recessed balconies and
deep-set glazing help to reduce the perception of scale and create a layered fagade that harmoniously
interacts with the environment. These setbacks introduce visual depth and serve as passive design
elements:
s They provide effective solar shading, reduce glare, mitigate heat gain, and improve privacy.
e They enable each unit to enjoy spacious, covered outdoor living areas with views, while avoiding
the necessity for reflective glazing (as discouraged by SANS XA energy efficiency regulations).
s Glazing is set back behind undercover balconies. This approach effectively prevents large
reflective areas from street or adjacent properties. 2

The layered fagades and deep envelope approach contributes significantly to reducing the apparent
building volume and visual bulk. This enables the architecture to harmoniously blend within its natural
surroundings. Vertical elements, such as the braai, are timber-clad and incorporate gentle curves.
These elements avoid harsh lines and visually dominant features, creating a more subdued and organic
-aesthetic.

4. Colour Palette:

The walls will be painted in warm grey tones, which are visually recessive and less intrusive
compared to white. These colours reduce the visual contrast between the building and its environment,
facilitating a seamless integration into the natural landscape.
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The use of darker, muted tones on walls and roofing positively enhances the visual integration of the
building. A variation of grey tones across architectural elements creates subtle depth, ensuring that
vegetation and the broader landscape remain the primary visual focal point.

5. Balustrades and Retaining Walls:

Balustrades will be constructed from frameless glass, minimising interruptions to views and reducing
visual clutter. Dry-stacked stone walls will be used for external retaining walls — a robust yet natural
method that reinforces the local character and terrain without appearing artificial or engineered,
reinforcing a grounded, organic aesthetic.

6. Lighting:
Light pollution is to be avoided by limiting exterior lighting to the minimum required for safety and
functionality. All lighting will be:

® Discrete and well-integrated into the building design;

* Naked light sources must not be visible outside the area of the site, and light sources must be
shielded to reduce light spillage.
Downward-facing and subtle in intensity, particularly in shared or public areas.
Up-Llighting on outer fagades will be limited and properly shielded.
Neon or unshielded bright security lighting will not be used.
Lighting will be restricted to build structures only, and any parking area lighting will be low-
level, soft in tone, and not visually obtrusive.

Regards

EDWIN SWANEPOEL

TV3 ARCHITECTS AND TOWN PLANNERS (PTY) LTD
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