




























• Area-based planning 
investigations for parts 
of the municipality, 
notably Stellenbosch
town, Klapmuts, the area 
north of Kayamandi.

In parallel to MSDF work, 
considerable progress has been 
made, in collaboration with the 
Western Cape Government 
through application of the 
Provincial Sustainable Transport 
Programme (PSTP), with 
developing a strategy for 
sustainable transport planning, 
infrastructure provision, and 
management in Stellenbosch.

In preparing the current 
MSDF, previous studies, policy 
documents, and plans have 
been considered.

Figure 2. The 2013 Approved Stellenbosch SDF diagram illustrating hierarchy of settlement, linkages and investment priorities
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3.3. Built Environment Context
The challenges faces the built environment of the 
SM have been documented in a variety of sector 
plans prepared by the municipality, including a 
Water Master Plan (2011) and (2017), a Stormwater 
Masterplan (2013), a Sewer Master Plan (2017), a 
Comprehensive Integrated Transport Plan2016-2020

(2016), an Electrical Infrastructure Master Plan (2015) 
as well as area-specific plans such as the Klapmuts 
Special Area Development Plan (2017); and the 
draft UDS (dated 2017),and draft Stellenbosch 
Municipality Rural Area Plan (2017), the RAP
and previous MSDFs. The table below provides a 
summary of the issues and challenges of relevance 
to the MSDF.

3.3.1. Attributes

Table 11. Stellenbosch’s Built Environment context - key attributes summarised

THEME ATTRIBUTES

Settlement 
Pattern and Role

Stellenbosch town remains the most significant settlement within SM, followed by Klapmuts,
Franschhoek, and a number of smaller dispersed settlements.

Rural Settlement • There is a backlog of over 3 000 housing opportunities in rural areas (based on information 
form the Draft Rural Plan).

Historic Built 
Assets

• SM has a rich asset of historic places and buildings, in large part saved through the 
intervention of Historiese Huise in thepast.

There appears significant disused historical industrial buildings which in time could be
repurposed for alternative uses while recognising industrial and labour history.

Land Use and 
Density

• Dwelling densities have increased in Stellenbosch town, Klapmuts and Franschhoek butare
still significantly lower than the targeted density set in planning policy and studies of 25 du/ha.

• In 2015 the average density in Stellenbosch was 8,17 dwelling units per hectare, with 
Franschhoek only slightly higher at 10,22 units and Klapmuts falling between these two at 9,94 
(densities vary significantly between neighbourhoods within settlements).

• In the municipal area, the split in housing typology between 1996 and 2015 is: dwellinghouses
(74%), flats (17%), other residential buildings (6%), and townhouses (3%).

The office development market in the municipal area has been relatively flat over recent
years compared to the highs of 2005-2010.

The retail property development market in the municipal area is highly sporadic in nature 
with several spikes in building activity interspersed with short- to medium-term troughs.

Trends in the industrial property development market in the municipal area are hardto 
discern, with some years showing a substantial spike in building activity compared to 
previous years and other years showing very little (or no) building activity.

Facilities and 
Social Services

• There appears to be an adequate number of facilities within reach of the majority of 
households to meet the educational and health care needs of SM, but challenges relate 
to operational and household affordability as well as the capacity of these facilities (e.g. 
overcrowded schools in poorer neighbourhoods)

Regional 
Infrastructure

• Plans to upgrade various regional mobility routes (R44, R310 and R304) are likely to improve 
regional mobility. However, the impact of these at a local level are likely to be minimal 
without targeted interventions to resolve local congestion.

• Regional water supply remains constrained; however, recent rains and major augmentation 
schemes being implemented by national and provincial departments are likely to improve 
the security of supply over the medium term.

Municipal 
Infrastructure

• SM’s water is of good quality and complies with National Standards.

• The SM has been replacing old water meters on an ongoing basis. Systems have been 
upgraded to address the accuracy of data readings.

• The SM faces capacity problems at various waste water treatment works. Various projects 
have commenced to undertake expansion and rehabilitation works.

• 97% of households in SM have access to sanitation services above the minimum service levels.

• SM is highly dependent on the CCT for water security, with most of the towns making up 
SM having a supplementary supply from the City. In the light of the projected growth of 
Stellenbosch, this is not viewed as a sustainable situation.

• The Devon Valley landfill site has a remaining life of less than two years.

SM’s significant challenges are the augmentation of existing water sources, the 
replacement and upgrading of old infrastructure, the provision of sustainable basic services 
to informal settlements and to ensure the provision of basic services to rural communities 
located on farms.

According to the Electrical Infrastructure Master Plan (2015), the overall condition of the 
existing infrastructure is good given the age of the equipment. On the whole the electrical 
network is fairly robust, and should support future developments, provided timeous 
upgrades are implemented as outlined in the Master Plan.

The stormwater infrastructure is in a good condition, with a few exceptions where localized 
upgrading is required.

Service Related 
Protests

• Service related protests and land invasions occur intermittently.

Municipal Land 
Ownership

• A total of 40.4% or 33 544ha of the land in SM is owned by either government or Municipality. 
The rest of the land, approximately 50 316ha, is privatelyowned.

The SM owns 4 219.4ha of urban and rural land spread out in fragments across the entire 
municipal area. The tradability of this land, is by choice, low as the Municipality prefers long-
term lease agreements as contractual arrangements with third parties rather than selling 
outright. Arguably, this is one of the reasons why house prices are so high in Stellenbosch 
town. The supply side is artificially constrained.
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5.3. Stellenbosch Town
Stellenbosch town will remain the major settlement 
within the municipality; a significant centre 
comprising extensive education, commercial and 
government services with a reach both locally and 
beyond the borders of the municipality, tourism 
attractions, places of residence, and associated 
community facilities.

Retaining what is special in Stellenbosch town 
requires change. The town has grown significantly 
as a place of study, work, and tourism, while 
perhaps inadequately providing residential 
opportunity for all groups, and certainly lacking 
adequate provision of public transport and NMT 
options. Managing residential growth of the town, 
through providing more inclusive housing at higher 
densities than the norm, is vital. This can and must 
bring significant reductions in commuting by private 
vehicles to and within Stellenbosch town, and 
provide the preconditions for sustainable public 
transport and NMT to and within the town.

The most significant redevelopment opportunity 
within Stellenbosch town is the Adam Tas Corridor, 
stretching from the Droë Dyke and the Old 
Sawmill sites in the west along Adam Tas Road 
and the railway line, to Kayamandi, the R304, and 
Cloetesville in the north. Large industrial spaces
– currently disused or to be vacated over time –
exist here. Redevelopment offers the opportunity 
to accommodate many more residents within 
Stellenbosch town, without a negative impact on
agricultural land, nature areas, historically significant 
precincts, or “choice” lower density residential 
areas. In many ways, the Adam Tas Corridor 
represents the key to protect and enhance what
is special within Stellenbosch town, as well as the 
relationship between the town and surrounding 
nature and agricultural areas.

Conceptually, the Adam Tas Corridor is the focus 
of new town building, west of the old Stellenbosch
town and central business district (CBD). The“seam” 
between the new and old districts comprises Die 
Braak and Rhenish complex, which can form the

public heart of Stellenbosch town. The CBD or town 
centre in itself can be improved, focused on public 
space and increased pedestrianism. A recent focus 
on the installation of public art could be used as 
catalyst for further public space improvements.

Other infill opportunities also exist in Stellenbosch 
town, specifically in Cloetesville, Idas Valley, 
Stellenbosch Central, along the edges of 
Jamestown. There are also opportunities to change 
the nature of existing places to become more 
“balanced” as local districts. 

Kayamandi has been under new pressure for 
outward expansion, specifically from new residents 
moving to Stellenbosch from elsewhere (within 
and outside the metropolitan region). This pressure, 
arguably, hinders efforts to upgrade and transform 
the area. New residents, through land invasion,
increase pressure on municipal and other resources 
which could be utilized for upgrading. Ideally, 
Kayamandi should not be extended beyond the 
northern reach of Cloetesville (with Welgevonden 
Boulevard as the northern edge) and its reach to 
the east should be minimized as far as possible (in 
other words, a band of development along the 
R304 should be promoted).

The inclusivity of infill housing opportunity – referring 
to the extent to which the housing provides for 
different income and demographic groups –
whether as part of the Adam Tas Corridor or 
elsewhere within Stellenbosch town – is critical.
Unless more opportunity is provided for both 
ordinary people working in Stellenbosch, and 
students, it will be difficult to impact on the number 
of people commuting to and from Stellenbosch 
town in private vehicles on a daily basis.

Further development of Stellenbosch town as a 
balanced, inclusive settlement, with sustainable 
public and NMT options available, will require 
significant partnership between major institutions 
across sectors. For example, most of the Adam

Tas Corridor is in private ownership, and a purely 
commercial approach to redevelopment of 
the land may not be in the best interest of the 
town. Further, it would appear that much of the 
traffic congestion in Stellenbosch town relate to 
the university, whether it is students commuting 
from other areas in the metropolitan areas, or
students living within the town using cars for short 
trips. A key prerequisite for implementation of the 
spatial proposals for Stellenbosch town is therefore 
establishing the institutional arrangements for joint 
planning and implementation towards common 
objectives, beyond those of individual institutional 
or corporate interests.

Also significant for the balanced development
of Stellenbosch town, and retaining a compact 
town surrounded by nature and agriculture, is the 
development of the Baden Powel Drive-Adam 
Tas Road-R304 transit and development corridor,
enabling public transport to and from Stellenbosch 
town, and alternative settlement opportunity, 
proximate to, but outside of Stellenbosch town.
Critical will be the feasibility of changing the rail 
service along the Baden Powell Drive-Adam 
Tas-R304 corridor to a more frequent, flexible 
service better integrated into the urban realm. 
Alternatively, a regular bus service should be 
explored serving the same route.
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study – aimed at establishing Klapmuts as a “special 
economic development area” – has created high 
expectations among land owners, and numerous 
requests for urban edge adjustments.

It is not the purpose of the MSDF to prepare a LSDF 
for Klapmuts. Rather, the MSDF sets out to identify 
the overall role of and core principles for the future 
development and management of Klapmuts.
The MSDF expresses concern about the extent 
of development projected through the previous 
study for both Klapmuts south and north (in the
case of the north, DM commissioned a LSDF for the 
area east of Farm 736/RE). In many cases, there 
appears to be limited evidence of “bankable” 
business cases for the extent of development 
proposed. The MSDF therefor cautions against 
extensive adjustments beyond the current urban 
edge. The focus should rather be on supporting 
the implementation of projects achievable over 
the planning period, and careful further phasing
of future development based on bankable 
development proposals.

Farm worker housing

The provision of farm worker housing is a key issue. A 
number of proposed farm worker housing initiatives 
are under preparation, including proposals at 
Meerlust, Koelenhof, and De Novo. The Municipality 
supports initiatives to provide farm worker housing/ 
agri-villages. A key issue is whether or not this form 
of housing should be delineated by an urban edge. 
The Municipality is of the view that farm worker 
housing does not necessarily require inclusion
within urban edges. It can occur within the rural 
landscape. This discussion – whether or not to 
include farm worker housing within urban edges
– should not impede the provision of farm worker 
housing in any way.

The Stellenbosch Northern Extension

A number of comments relate to the delineation 
of the northern edge or Stellenbosch town in the
vicinity of Kayamandi. The proposed northern edge

has been adjusted in discussion with municipal 
housing officials. Given the slope of land north 
of Kayamandi, it is suggested that this edge be 
determined in detail based on detailed studies
associated with specific development proposals. 
The current proposal suggests some extension north 
of Kayamandi, as opposed to unimpeded northern 
growth following the R304.

The Adam Tas Corridor initiative

The Adam Tas Corridor initiative received broad 
support in deliberations about the MSDF. It is a 
critical initiative, indicating how many national, 
provincial, and local policy objectives – including 
compacting settlements and containing sprawl –
can be achieved in Stellenbosch town.

Achieving the potential of the project will not 
be easy, and will require partnering, institutional,
and procedural arrangements beyond the norm 
for development in South Africa. Nevertheless, 
considerable progress has been made on the 
project, in parallel with developing the MSDF. It is 
an opportunity to restructure Stellenbosch town in 
a manner which serves many diverse needs, and 
will receive considerable focus during the 2019/ 20 
business year as part of the MSDF implementation 
framework.

Droë Dyke

The MSDF identifies the Droë Dyke area as ideally 
situated to address housing needs in Stellenbosch 
in a manner which serves national, provincial, 
and local settlement management objectives.
Objections have been received stating that this 
land is used for agricultural research purposes and 
could not be considered for development.

Notwithstanding these objections, the MSDF 
maintains that the area is ideal for housing 
development, supports associated policy directives, 
and form an integral part of the Adam Tas Corridor 
initiative. The Municipality has approached the
HDA to assist in unlocking the land (owned by

the National Department of Public Works). In this 
process, issues of current use will be addressed.

Van der Stel Sports Grounds

Some concern has been expressed related to the 
possible future development of the Van der Stel 
Sports complex. Redevelopment of the site could 
contribute significantly to restructuring Stellenbosch 
town. However, should the Van Der Stel complex 
be considered for development (as part of the  
ATC initiative) sufficient green space should be 
safeguarded, as well as public access to sport 
opportunity and associated facilities.

TechnoPark

In terms of the MSDF, TechnoPark should be 
developed and promoted to become an even
more specialized zone technological inventions 
and a hub for specialized business. Ideally, all 
stakeholders to work together to create an 
environment where the special purpose of 
Technopark can be developed to its full potential.

“Relief”, link, and by-pass roads

Considerable public debate in Stellenbosch has 
focused on the possible construction of relief, link, 
or by-pass roads. This is a response to increasing 
traffic congestion experienced at particular times 
on specific routes in and around Stellenbosch town. 
The MSDF maintains that a precautionary approach 
is required towards major road construction in and 
around Stellenbosch. Ideally, significantly more 
opportunity should be made for ordinary workers 
and students to live within Stellenbosch, in that way 
relieving existing roads of commuters. At the same 
time, the University, large corporations, and the 
Municipality should proactively work together to 
introduce traffic demand management measures, 
supported by the provision of  NMT infrastructure 
and associated systems.
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No. SUBMISSION KEY COMMENTS / ISSUES RAISED THEME MUNICIPAL RESPONSE

15
(cont.)

CAPE NATURE

RHETT SMART (MANAGER, 
SCIENTIFIC SERVICES)

EMAIL SUBMISSION: 29 APRIL 
2019

• CapeNature supports the Jonkershoek Valley proposal.

• The detailed designs for the Koelenhof node should be amended to allow for the natural 
functioning of freshwater ecosystems with appropriate buffers, and which would ultimately 
also function as open space corridors within these urban areas (as the Eerste River does in 
Stellenbosch).

• Important are the biodiversity constraints that should be taken into consideration from the 
WCBSP.

• CapeNature has commented on the detailed design for some of these nodes for which 
applications have been submitted (including Boschendal, Vlottenburg, and La Motte).

• CapeNature is in support of the overall concepts of the MSDF. However, there are a few 
cases which require further consideration and further amendment.

Environmental matters 
and proposed urban 
edges

Watercourses outside of the built 
fringe should and is generally 
excluded from the urban edge. In 
other cases, were water courses 
flow into and through urban areas, 
it is not possible.

The SEMF is specifically referenced 
in the MSDF. It is not necessary for 
the MSDF to duplicate the content 
of the SEMF.

16

AHG TOWN PLANNING

LAST EMAIL SENT: 3 APRIL 2019

• The area of the Anura Development is still located outside the recently approvedurban 
edge of Klapmuts (2018 MSDF) and the current Draft MSDF.

Klapmuts urban edge • The Municipality understands 
that previous approvals apply 
to the Anura development 
(albeit all necessary approvals 
for the development are not in 
place). Extensions to land use 
approvals have been granted
by the Municipality to enable the 
initiators of the proposal to obtain 
outstanding approvals.

• Despite previous approvals, the 
proposed development does not 
conform to the principles of the 
MSDF. Should the development 
obtain outstanding approvals it 
can proceed as a “lifestyle estate” 
not necessarily to be included 
within the urban edge.

17

URBAN DYNAMICS

LAST EMAIL SENT: 19 FEBRUARY 
2019

• Urban Dynamics future development scenarios study for the TechnoPark is now completed 
and a presentation was made to the SRA in December 2018.

TechnoPark • The MSDF envisages TechnoPark as 
a specialized business hub as 
described earlier.

• Appropriately, the vision and 
future land use parameters for 
TechnoPark – meeting the MSDF 
objectives – should be expressed 
in a local spatial plan or precinct 
plan.
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30

ANTON LOTZ TOWN PLANNING 
ON BEHALF OF STYLESTAR 
PROP 83 (PTY) LTD (OWNERS 
OF FARM 770/21 PAARL 
ROAD)

EMAIL SUBMISSION: 6 MAY 
2019.

Klapmuts is identified as a primary node/ growth centre; yet the land budget does
not afford the Klapmuts south area the opportunity to respond to its potential to 
accommodate enterprises requiring large landholdings and dependent on good intra-
and inter-regional logistic networks as described in the draft SDF.

The MSDF trecognises the economic potential of the N1 corridor – including adjacent 
land also serviced by the old Main Road and Railway – stretching from the CCTthrough 
Klapmuts towards.

It is believed that more of the land in the zone between the N1 and R101 to the east of the 
existing Klapmuts town should be included into the urban edge to allow a response to the 
logistics and industrial opportunities in the short to medium term.

Urban edge extension 
to enable growth of 
Klapmuts

• The area of land east of Klapmuts 
and situated between the N1 
and Old Paarl Road should be 
jointly investigated and planned 
by Stellenbosch and Drakenstein 
Municipalities.

• Over the longer term, a change of 
land use appears logical.

31

AGRICULTURAL RESEARCH 
COUNCIL

HAND DELIVERED SUBMISSION: 
06 MAY 2019

(AND DATED LETTER FROM 
DR SHADRACK MOEPHULI 
PRESIDENT AND CEO ON 26 
MARCH 2019)

• The letter objects to the Dratf MSDF designation of State land (Agricultural Research 
Council) for urban development purposes at Stellenbosch: Farm Vredenburg No 281, the 
Remainder and portion 8 of Farm Vredenburg No 283, Portions 17 and 35 of Farm Grootvlei 
No. 183 and Farm 1357.

• The process of planning development and future potential on this land is illegal and the 
process is in ultra vires of the powers of the municipality in the prevailingcircumstances.

• In addition, the land is used for the agricultural research and biosecurity (including 
quarantine) purposes.

• The pertinent land is exposed to pathogens, fungi, insects and mycoherbicides 
(Formulation of fungal spores) which are used for the control of invasive plant species that 
need to be protected.

• The ARC accordingly calls upon the municipality not to proceed further with the planning 
process, as it would be against the interest of agricultural development, industry and 
research in the Western Cape.

Objections to the 
proposed use of State 
Land

• The MSDF sets out to consider the 
appropriate use of land from a 
range of perspectives (not only its 
current use).

• The Droë Dyke area is ideally 
situated to address housing needs 
in Stellenbosch in a manner which 
serves national, provincial, and 
local settlement management 
objectives.

• The Municipality has approached 
the HDA to assist in unlocking
the land (owned by the National 
Department of Public Works). In this 
process, issues of current use will be 
addressed.

32

TECHNOPARK SPECIAL 
RATINGS AGENCY (SRA) 
COMMENTS ON THE MSDF

EMAIL SUBMISSION: 7 MAY 
2019

TechnoPark currently functions as a mono-use office park, while it was originally designed 
as a science and technology park.  The modern notion of innovation precinct fits well 
with the current uses and business mix in the park. The mixed use of the space will only 
materialise if land-use rights shift towards this newvision.

Clarity is needed on the sought of future extension area (+/- 10,7ha) of the TechnoPark, 
currently located outside the urban edge. It is proposed that this area be included in the 
urban edge.

This can only be unlocked if the vision of TechnoPark is supported through 
acknowledgement of the new vision in the MSDF, the need for amendment of the Zoning 
Scheme and associated regulations and mechanisms, and the subsequent compilation of 
a new development framework.

TechnoPark • The MSDF envisages TechnoPark as 
a specialized business hub.

• Appropriately, the vision and 
future land use parameters for 
TechnoPark – meeting the MSDF 
objectives – should be expressed 
in a local spatial plan or precinct 
plan.

• The notion of a joint planning 
effort between land owners, 
management bodies, and the 
Municipality is supported.
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49

PIETER SCHAAFSMA

EMAIL SUBMISSION: 
8 MAY 2019

• Mobility issues at the Technopark will be exacerbated through the current construction of the
head office of a national bank in the TechnoPark.

• One solution would be to encourage the bank to acquire and develop the remaining 
vacant land in the TechnoPark for higher density residential development for its employees 
and to convert certain of the existing office buildings that become vacant, for the same 
purposes.

• A private/ public initiative in this regard is urgently required.

Mobility issues 
around the 
TechnoPark

• The MSDF argues that the TechnoPark should 
be developed/ managed to become a more
Specialized business hub. It proposed that the land 
owners/management body and municipality 
prepare a local/precinct level plan aimed at
achieving the abovementioned.

50

STELLENBOSCH 
RATEPAYERS 
ASSOCIATION

EMAIL SUBMISSION: 
8 MAY 2019

The mobility issues brought about by the decision to permit the establishment of the head 
office of a national bank in the TechnoPark. The issue is that there is no funding available for 
access to be provided.

If the bank is not willing to fund the cost of a second access route, or to be advised to 
convert its new head office for residential purposes sooner rather than later, as was the case 
with the Cape Town CBD Old Mutual office. That out grew it’s space and was converted into 
residential.

As part of page 102 of the MSDF “Avoid retail malls and office parks in peripheral locations 
reliant on private vehicular access”. In terms of this guideline a banking head office should 
clearly not have been permitted in the TechnoPark.

As indicated in Table 13 on page 40 of the draft MSDF Stellenbosch Municipality has limited 
capacity to address issues such as the evolvement of TechnoPark into an office park. The 
Municipality’s institutional arrangements for addressing joint planning challenges also appear 
to be weak and intermittent. On page 45 of the Draft MSDF this situation is highlighted as a 
mismatch between the multiplicity of policy documents drawn up by or for the Municipality 
and the day to day ability to make sense of or apply such policies. The SRA would like to see 
representatives from Interested & Affected parties attending portfolio committee meetings 
as observers where, with the permission of the chairperson, they an participate in discussions 
(but have no vote).

The Van der Stel Sports Complex, while an integral part of the Central district of the Adam 
Tas Corridor, should not form part of or be utilised for any strategic infill development. If the 
space is lost it will be difficult to replace.

They were in agreement that the upper portion of Brandwacht Farm (Farm 1049) and a 20ha 
portion of Farm 369 (south of Brandwacht Farm) had inadvertently been included in the 
urban edge in Fig 27 on page 66 and Fig. 28 of the Draft MSDF.

On a similar note the “Beltana” proposal adjoining the Helshoogte Road, shown as “new 
future development” in Fig. 27 on page 66 and as “mixed use, community and residential 
infill” in Fig 28 on page 68 needs to be carefully reconsidered. This area is Zoned as “Local 
Authority – General”, however as “utility” and “Agriculture” in the Draft Integrated Zoning 
Scheme (IZS).

Precinct Plans accordingly need to include clear guidelines as to include appropriate 
densities for sustainable development in specific locations. This will assist in providing 
transparency in understanding the developers plans within the area.

Move away from housing for students alone and include housing for families as long term 
use.

The urban edge as proposed for the area east of the R310 at Lynedoch should be excluded 
from the urban edge at Vlottenburg should be limited to the previously approved. This is from 
a scenic and a safety point of view.

Stellenbosch urban 
edge and other 
matters

• The MSDF supports a position where access issues 
to TechnoPark is resolved through its conversion 
to a more balanced community containing
residential opportunity. Ideally, should further access 
improvements be required (particularly from the 
Baden Powell/ Adam Tas area, this should be funded 
without concomitant release of agricultural land for 
development.

• It is recommended that the land owners/ managers 
of TechnoPark and the Municipality undertake a 
joint planning exercise to plan the development of 
TechnoPark into a specialized hub.

• Should the Van Der Stel complex be considered for 
development (as part of the ATC initiative) sufficient 
green space should be safeguarded, as well as 
public access as sport opportunity and associated 
facilities.

• Not supported.
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