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1 Introduction  

1.1 Background & Purpose of the Study  

Stellenbosch experiences major congestion in the CBD and other parts of the city. In addition, 

the Comprehensive Integrated Transport Plan indicates a need for sustainable transport , that 

amongst other factors , requires a reduction in traffic congestion and an increase in mod al shifts, 

such as public transport and/or non -motorised transport.  

There are currently a number of projects and solutions defined with the aim of reducing the 

congestion and improving mod al share in Stellenbosch. These are: the widening of the R44, R304, 

R310, construction of the western by -pass, construction of the link between Te chno Park and 

Adam Tas, parking solutions, TOD developments, NMT infrastructure and public transport 

enhancement. These solutions are costly. Thus, these solutions should be seen as an integrated 

and comprehensive package to solve the congestion issues in Stellenbosch. This study is a focus 

on the feasibility of parking initiatives , though an external mechanis m for the Stellenbosch CBD, 

while taking into consideration what the other proposed solutions and designs may have on the 

demand f or the  proposed  park ing initiatives.    

A pre - feasibility study and demand investigation was conducted for parking in the Stellenbosch 

CBD and Techno Park in 2021. Due to the section 78(4) resolution in 2019 on the matter, the 

preferability was developed to assess the possibi lity of a parking gauge facility , as a possible 

external mechanism project , while at grade parking facilities would be done through an internal 

mechanism. As part of that study the following was recommended:  

�x The Eikestad Parking Garage should be considered  as a viable option as a PPP contract 

and could further be considered to be registered with National Treasury as a possible 

PPP project, so that a feasibility analysis of the possible PPP project can be done through 

an appointed transaction advisor.  

�x The analysis of the techno park parking needs clearly identified the need for additional 

parking. However, due to the parking utilisation and the nature of the space time needs 

for the Techno Park demand, as well as the willingness for employees of Techno Park t o 

pay for parking, it resulted in the feasibility of a parking garage being unfavourable. 

However, based on the same considerations, an at -grade facility located as per the 

concept designs, returned a sustainable financial assessment.  

�x It was  recommended t hat the at -graded facility be developed into a formal project and 

the designs and construction of the facility move forward internally with the municipality.  

Based on the above, SLM register ed the Eikestad Parking Garage with National Treasury as a 

possib le PPP project and appointed the Transaction advisor as per phase one of the PPP project 

cycle.  
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1.2 Project Deliverables  

The aim of th is  study , as defined in the inception report , is to plan, manage and facilitate the 

development of a multi - story parking facility for the CBD of Stellenbosch Municipality as a PPP 

project.  Essentially, to identify the need and demand for additional parking in the CBD and assess 

the possibility of the project as a PPP project through phases 1, 2 and 3.  

 

Figure 1-1: PPP Project Cycle  

This phase of the project is phase 2: The feasibility study. The fo llowing specific tasks were 

identified as part of this phase of the project:  

�x Needs Analysis  

o Project objectives  

o Available bu dgets, institutional environment  
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  Figure 1-2: Stellenbosch CBD Parking Study Area (source: Google)  

R44 

Stellenbosch CBD  
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1.3 Approach and Methodology  

The methodology involved was to identify the need, demand, develop functional concept designs, 

assess the impact on accesses of these concepts, test the affordability and the possibility of possible 

PPP project and proposed recommendations regarding the po ssible solutions and parking facilities. The 

methodology is defined below in five (5) phases.  

Phase 1: Needs Analysis  

This phase was the review of the needs for sustainable transport and improved transport in 

Stellenbosch. These sections included a revie w of the following documents:  

�x CITP and DITP 

�x Section 78(1 -3) submission reports  

�x SDF  

�x Provincial Sustainable Transport Programme.  

�x Budget Allocations  

Based on the findings and needs identified in these documents, the need and available budgets, that 

can iden tify additional parking facilities in Stellenbosch.  

Phase 2: Demand Analysis  

The Demand Analysis phase is done through assessing the existing congestion levels in Stellenbosch 

and at existing parking facilities in Stellenbosch, as well as surveys of all p ublic parking facilities in the 

CBD. The surveys conducted were both actual counts, as well as preference surveys.  

The survey results were used to determine the following:  

�x Analysis of parking data to determine total demand:  

Parameters , such as : the peak t ime, parking accumulation, parking saturation, parking duration, 

peak parking ratio, parking turnover and parking index have  been calculated from the surveyed 

information and have  been used to calculate the number of parking spaces proposed for the 

envisag ed Eikestad Mall parking facility; and  

�x Analysis of other factors that may influence the parking demand:  

Once the parking demand was calculated based on the surveys, other factors , such as : the 

Spatial Development Framework, public transport interventions, Stellenbosch University parking 

policies, pedestrianisation of streets in the CBD, etc.  have been used to adjust the calculated 

parking demand figures for further use in the feasibility study . 

Phase 3: Concept Developments.  

Phase 3 is the development of w orkable concepts. The project involved concept designs for the facilities 

proposed in the CBD. The concepts have been developed using the parking demands, historical and 

heritage significance, financial considerations, functionality and impact on the surro unding road 

networks. The concepts have been prepared in a 3D model and the impact on the road network have 

been assed using SIDRA and based on the level of service that the accesses have on the road network.  
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�x Value for money  

o Financial and technical Capacity  

o Cost  

o NPV 

Economic Evaluation:  

�x Social accounting matrix  

�x Cost benefit analysis  
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�x Compliance with the Department of Transport guidelines for parking requirements in terms of 

the Technical Recommendation for Highways TMH16 and 17.  

�x Compliance with the geometric and configurative requirements, as prescribed in the 

Department of Transport TMH 17. 

�x Compliance to the municipal zoning scheme.  

�x Improve parking services and quality of life of residents.  

�x Provision of parking on the periphery of the town centre to be still within walking distance from 

the centre of town or in association with a shut tle service if parking is provided outside of town.  

�x Financial sustainability.  

In addition, the proposed parking project is in accordance with the provincial sustainable transport 

program me. Based on the above needs, a section 78(1) report was submitted  and the council findings 

were as follows:  

�mPreviously Council accepted the investigation into the problem of parking within a study required by the 

Municipal Systems Act (MSA) section 78 (1) process. The basic requirements of parking w ere 

investigated and a S ection 78(2) report was submitted to Council on 28 March 2019 and the following 

outcomes were debated:  

i) Aspects Reviewed  

The above report has provided an overview of the extent of the parking service as identified in Chapter 

1 of this report, considered the process that the Municipality must follow in terms of section 78(1) of the 

MSA, and then reviewed each issue listed by section 78(1).  These include the costs and benefits of 

�;�E���¥�§�R�§�÷�Š�• �u�”�d�• �c�d�E�¥�§�F�d�z�• �u�”�d�• �#�„�÷�§�F�§�;�ø�Ó�§�u�·�i�c�• �F�ø�;�ø�F�§�u�·�• �u���• �;�E���¥�§�R�d�• �u�”�d�• �c�d�E�¥�§�F�d�z�• �ø�÷�R�• �§�÷�u�d�E�÷�ø�u�§���÷�ø�Ó�• �ø�÷�R�• �Ó���F�ø�Ó�•

trends with respect to transport service provision.  

ii) Conclusions  

The conclusions reached from  interviewing key municipal officials and considering each of the aspects 

required by S78 (1) are that the Municipality does not currently have the financial resources or 

organisational capacity to internally provide a public transport service.  The major factors counting 

against it are the increased budget required to cover the establishment and recurring costs of the 

service, the significant increase in staffing that would be required and a national shift in the approach to 

sustainable transport.  

Irrespe ctive of the mechanism selected to deliver a parking service (internal vs. external), the 

Municipality should consider pursuing an alternative approach to parking facilities  in and around the 

Stellenbosch and Franshoek CBD, based on the experience of other  cities and towns. The experience of 

Boulder in the USA can be beneficial as it has become world renowned for its sustainable transport 

system, that stroke a good balance between non -motorised transport modes and the private vehicle �{�n�z�•

Section 78(3), 9/11/ 2019.  

The process the municipality has followed is as follows:  

�x Section 78(1) Commencement  
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Stellenbosch that 
would be able to 
build parking and  
perform parking and 
management  

(b)(v)  
Any other 
institution  

Should Council 
decide to rather use 
an external 
mechanism for 
service delivery then 
the Private Sector 
would have to be 
asked to Build Own 
Operate & Transfer 
after a time such as 
20 years 
(BOOT)then this 
would possibly be 
the only entity that 
would be capa ble to 
build and operate a 
service worth a few 
hundred of millions 
of Rand.  

There are Private Entities 
that would have the 
capacity currently to 
BOOT this project and 
also their private entities 
that would in future have 
the capabilities to BOOT 
such a pro ject  

This matter has 
been addressed at 
several forums as 
such as:  

 

1. Mobility Forum  

2. NMT Working 

Group 

3. IDP 

4.  University 

Rector/ Mayor 

Forum 

5. University 

Department of 

Engineering 

Forum 

6. Ratepayers 

Associations  

 

No objections were 
received when a 
proposal was 
made that an 
external Service 
Proved be 

The impact on Development, Job 
Creation and Employment 
patterns will be similar for each 
option. There would be assistance 
for future development. The re 
would be the creation of new 
employment in the view of jobs 
such as Managers, Clerks, 
Technical Staff and Law 
Enforcement  

Meeting held on (## -## -
####) to explain the 
proposed process  
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approached to 
Build, Own, 
Operate and 
Transfer (BOOT) 
such a business.  
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The basic assessment is that the initial estimated capital and no capacity within the municipality or other 

municipalities/ state owned entities that can build and operate this type of facilities.  

The report on Section 78(3) recommended that council accep ts that:  

�x Parking forms an important part of the total Mobility concept within Greater Stellenbosch Area 

and relates to other major parts such as: Traffic Flow, Public Transport (PT), Non -Motorised 

Transport (NMT), Transit Oriented Development (TOD), and Movement of Disabled Persons 

(normally seen as a primary part of NMT).  

�x That the municipality needs to provide enough public parking.  

�x That the continuous provision of road infrastructure for private vehicles is not sustainable.  

�x That the future demands of pa rking must also be advised on and provided for . 

�x That Council uses an approach where a private company is to be procured to provide a parking 

service to build, own, operate and transfer the entity to Council after a period of 20 years.  

�x That Council, in term s of the Municipal Systems Act (MSA), Act 32 of 200, as amended, Section 

78(4), accepts that the method of providing parking be considered as follows:  

o Provision of open one level parking space needs, be performed on an internal 

mechanism . 

o Provision of mult i storied parking space needs, be performed on an external 

mechanism . 

Based on the council resolution, an external service provider is required for the operations of the bulk 

parking garage. The Bulk Parking Garage section 78(3) identified the following po ssible service delivery 

vehicles:  

1. External Service Deliverer (ESD) via a Service Delivery Agreement (SDA)  Utilising Section 81 to 

84 of the Municipal Systems Act.  

2. ESD via Municipal Entity Utilising Chapter 8A of the Municipal Systems Act Section 86B (1)(a)  

Private Company.  

3. ESD via Municipal Entity Utilising Chapter 8A of the Municipal Systems Act Section 86B (1)(b) 

Service utility.  

4.  Utilising Chapter 8A of the Municipal Systems Act Section 86B (1)(c) Service utility Multi -  

Jurisdictional Service Utility.  

5. Public Private Partnership as per the Municipal Finance Management Act Section 120 of the 

MFMA applies.  

As a result of the council decision, external partners are considered, which include the need for a 

Feasibility Study of the concepts and which municipa l service should be considered. The feasibility must 

include the number of years of the provision of services and impact the project will have on the 

municipality regarding staff and budgets.  
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�x innovation . The project is sufficiently complex to encourage innovative approac hes (in design 

and tec hnology) that can deliver value - for -money;  

�x whole -of - life costing . Full integration, under the responsibility of one party, of up - front design 

and construction costs with ongoing service delivery, operational, maintenance and 

refurbish ment costs. This delivers improved efficiency through whole -of - life costing as design 

and construction become fully integrated up - front with operations and asset management;  

�x market appetite . The project creates a genuine business opportunity , which is like ly to attract 

a sufficient number of private parties and create an effective and competitive bidding process;  

�x opportunity for risk transfer . A PPP project needs to be structured to achieve optimal risk 

allocation. Value - for -money is a key driver of PPPs an d there needs to be scope to allocate 

appropriate risk to the private sector.  

�x bundling of contracts . In many cases, the provision of a service or capability by the public 

sector depends on a number of separate contracts with different contractors.  PPPs pr ovide an 

opportunity to combine related services and an asset into a single long - term contract;  

�x non -core services . Contracts are likely to include a requirement for a range of non -core 

services and support activities to be delivered that currently divert m anagement and skilled 

staff in the public sector. These services may include accommodation availability, information 

technology outputs and many other services; and  

�x complementary commercial development. The commercial opportunities that may add value 

to th e project and/or reduce service payments to the private party (where complementary to 

the project objectives).  

Together, these characteristics can create cost savings for government in the competitive bidding 

process, while giving an opportunity for innova tive service delivery and a viable opportunity to the 

private sector (where complementary to the project objectives).  

While the presence of these characteristics will not always mean that PPPs are a viable or the most 

appropriate option, their presence do es suggest that PPP options should be properly considered as part 

of any Procurement Options Analysis undertaken.  

All South African Municipal PPPs governed by the  MFMA and  Municipal Public -Private Partnership 

Regulations are subjected to three strict tests : 

�x Can the municipality afford  the deal?  

�x Is it a value - for -money  solution?  

�x Is substantial  technical, operational and financial risk  transferred to the private party?  

2.2.7  Other Matters to Consider  

Apart from only using a PPP for a suitable project, the relevant institution should have the capabilities of 

supporting the PPP implementation; have sufficient resources to finance the preparation of the PPP 

project (procuring transaction advisory services , send staff on training etc.); and make the PPP attractive 

to potential private partners.   
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2.3  Budget  

The 2021 Stellenbosch Bulk Parking  Feasibility Study 1 investigated two types of parking facilities, namely 

a multi - story parking garage (as proposed for the Stellenbosch CBD) and an at -grade parking lot (as 

proposed for the Techno Park). The 2021 study found the at -grade facility not to b e feasible and the full 

feasibility study therefore focuses on the multi - story facility that consists of between 3 and 4 levels, 

with a capacity of about 500 parking bays. This facility is termed the Eikestad Parking Facility.  

2.3.1  Provision of parking in the C ITP and Municipal Budget  

The CITP for the period 2016 -2020 included two parking projects, one for the CBD and the at -grade 

facility at the Techno Park. These two projects (TR042 and TR044) provided for a total cost of R120 

million for both parking faciliti es.  

In contrast, however, the reviewed Stellenbosch CITP for the period 2022 -2026 excludes any financial 

provision for a substantial parking facility. The focus of the Municipality has shifted to a PPP process to 

address the need for parking in the CBD, specifically the Eikestad parking facility. The development of 

this parking area will also allow for the reduction of on -street parking areas making certain streets in the 

CBD more pedestrian and parking friendly. The 2022 CITP provides for two small parking area upgrades 

in Franschhoek (R700 000) and Stellenbosch (R800 000) for the 2022/23 year. Both facilities to be 

funded through developer charges . 

2.3.2  Estimated Facility Capital Cost  

The estimated facilities cost (exclusive of VAT) of the Eikestad Parki ng Facility is estimated as follows:  

�x Estimated construction cost: R99 439 000  

�x Smart Parking System  R1 999 141 

�x Fibre Infrastructure  R5 000  

2.3.3  Estimated Facility Operational and Maintenance Cost  

The operational costs associated with the Eikestad Parking Facili ty have been estimated at R1  246  000 

per annum at 2023 levels. The maintenance costs (operational maintenance, aesthetic maintenance and 

structural maintenance have been estimated at R464  500 per annum at 2023 costs  

2.4  Institutional Environment  

The findings i n section 78(1) found from the high - level investigation regarding the institutional 

environment that is required to operate the facility. Based on the needs of this facility, the positions 

required to manage a parking garage and the functions associated ar e as follows:  

 

1 Stellenbosch Bulk Parking Feasibility Study: Draft 1 dated 28 June 2021 under reference number RFP085.2020  
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�x Facility Manager: The facility manager will manage the parking service, including procurement, 

maintenance and servicing, cleaning, insurance, accident administration, licensing and financial 

asset management.  

o Manager   

�x Marketing and communic ations: focused on publicising  the parking service to the community to 

encourage service patronage, communicate service changes or updates and to distribute 

motorist information in a usable format.  

o Marking and Communications Manager  

�x Contract Management: All functions that are outsourced to external service providers will be 

contracted and these contracts need to be managed.  

o Project Manager from the municipality  

o Personal Assistant for the municipali ty PM  

�x Fare Management: The sale of tickets for the parking bays. This function is generally done 

through ticket machines and kiosks. However, a back -office team is required for lost tickets and 

or faulting tickets. In addition, a team is required for equip ment maintenance etc. The fare 

management must ensure all methods of payment are available.  

o Kiosk operator( *2)  

o Parking attendant (depends on number of gates, one per gate) assume 2 gates,  

o Mechanical Maintenance technician *3  

�x Financial Management: Managin g the various financial elements of the system including 

revenues (fare revenue, any grants or subsidy contributions from national or provincial 

government, municipal contribution, other system revenue) and costs (operating and capital 

costs). This functio n inhouse is done through the financial office within the municipality. Else 

this function will be managed by the accountants of the private partner.   

o Accountant  

o Bookkeeper  

�x Safety and Security: Ensures the safety of the motorist using the parking facility . This function 

requires a security team on the ground and as well as the use of technology to monitor the 

facilities and record safety and security issues.  

o Night and Day shift (1 per floor, shift 12hrs) assume 3 floors.  

�x Maintenance Team: This function i s the general and periodic maintenance of the structure and 

equipment of the facilities.  

o Maintenance Manager  

o General worker *2 (can also be parking attendant in off peak times)  

�x Cleaning Team: Function is responsible for the cleanliness, removal of refuse a nd unwanted 

vegetation.  
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�x manage the planning, procurement and implementation of the Project on behalf of Stellenbosch 

Municipality, exercisin g delegated authority; and  

�x direct and manage the work of the Advisory Team and approve payments in terms of the 

Mandate Agreement entered into between Stellenbosch Municipality and the Transaction 

Advisor.  

The detailed skills and competencies required of t he Project Officer in order to successfully execute his 

role are detailed in the PPP manual.  

It is the opinion of the Transaction Advisor that the Project Officer is performing the tasks expected of 

him in this position and is playing a continued crucial r ole in ensuring that the Project is proceeding on 

time, within budget and according to scope.  

For Stellenbosch Municipality to successfully engage in the process of providing secure, safe and 

additional public parking, the Project Officer relies on the sup port of other municipal staff members with 

expertise in specific areas. The Stellenbosch Municipality Project team should be multi - functional. In 

addition to permanent team members of the PSC (Project Steering Committee), other specialist team 

members are included on an ad -hoc basis. This ensures that the expertise can be utilized in a focused 

manner when required within the parameters of the Project.  

The following criteria were considered in structuring the Stellenbosch Municipal Project team:  

�x A knowledge able, focused and committed team is a strong promoter for a successful PPP; and  

�x The team members have all been specifically appointed and have been given a job and role 

description for the Project.   

The table below provides an indication of the core team members on the project and needs to be 

completed by the municipality before final submission to National Treasury for Treasury Approval I (TA 

I).  
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point. Capacity can be built  in other ways and consideration should be given to the potential 

areas for skills development.  

�x Build institutional memory -  over the life of the concession the nature of the members within the 

Project Office will change, however, there needs to be some co ntinuity. A knowledge 

management system has been created so that new advisors and Stellenbosch Municipality staff 

members are aware of the history of the Project.  

�x Engage with employees and provide them with on -going information about the process 

underway.  This will create a sense of ownership and excitement amongst Stellenbosch 

Municipality employees. This type of communication will also raise the level of awareness about 

the PPP within Stellenbosch Municipality and relieve any misplaced anxieties.  

�x The Pro ject is completed on time, within budget and to a standard expected by National 

Treasury.  

2.4.1.3  Transaction Advisor  

A transaction advisor was appointed.  

2.4.1.4  Stakeholder Engagement for a PPP  

The diagram below depicts the relationship between the Project Office and other stakeholders.  

 

 

Figure 2-5: Interaction between the Project Office and other stakeholders  

The Project Officer acts as the chair of the PSC. This committee acts as the interface between 

Stellenbosch  Municipality, the Advisory Team and other Government stakeholders and the PPP Unit.  

A number of different stakeholders have been identified, which may have a role to play in either the 

Feasibility Study phase or the procurement phase of the Project:  

Project Officer

Transaction 
Advisor and 

specialist team

Project 
Steering 

Commitee

Stellenbosch 
Municipality

General Public

Goverment 
Stakeholders
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�x Stel lenbosch Municipality management and staff;  

�x Stellenbosch Municipality residents;  

�x Government representatives who will manage the transaction from a public sector perspective 

(Project Office);  

�x Service provider who will manage the transaction from the private  sector perspective;  

�x Technical -  or specialist team members and advisors from the public -  or private sector (Project 

Office support);  

�x Advisors to the public sector on procurement processes (Advisory Team);  

�x External advisors from other Government departmen ts on specialist areas such as PPP 

processes, security and ICT (i.e. the PPP Unit, NIA, SAPS, SITA);  

�x National, provincial and local government institutions as the relevant authorities in respect of 

certain Project approval processes, i.e. township establis hment, environmental, heritage 

(Stellenbosch Municipality, DEAT and GDACE, SAHRA and GHRA);  

�x Partner in BBBEE financing instrument (DBSA);  

�x Regulatory authority relating to public finance management (National Treasury);  

�x Organized labour; and  

�x The general publ ic, perhaps in the role as interested and affected parties in terms of any 

environmental and heritage processes.  

A key success factor in the procurement of the Project is managing the interaction between these role 

players and ensuring proactive responses and decision -making. It is evident above that the Project 

Officer plays an integral interface role between the PSC, the Project Office and other stakeholders. In 

the preparation for the Project, the involvement and advice of National Treasury remains impor tant to 

ensure the success of the Project.  

The National Treasury plays a key role from a regulatory perspective in all financial and regulatory 

matters relating to Government and, in particular any project procured by way of a PPP in terms of 

Regulation 16 . 

The interaction with the National Treasury official ensures that the PPP Unit is fully informed on progress 

on the Project, especially budgetary and Affordability issues and that National Treasury is providing 

oversight to ensure adherence to the PFMA, w ithout compromising the regulatory authority of National 

Treasury in respect of the Project.  

2.4.2  Job Creation  

The proposed project will create approximately 20 -30 jobs in the operational phase and approximately 

300 jobs during the construction phase for local labour. Moreover, post construction, in accordance with 

the economic analysis, the facility could create 0 .61 jobs per R1million rand investment in the in the 

facility.  
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�x Create a forecourt. Thi s will serve as a landscape pedestrian friendly area that will connect the 

different parking areas. The forecourt will include the main pedestrian access to the parking 

structure.  

�x Create a layout that connects with the rich heritage value of the immediate  surrounding context. 

The single storey shops along Andringa Street are of a high historical value. The aim is to create 

a lower - level street façade that responds to these neighbouring buildings.  

�x Create a service zone to the southern side of the site. The  aim of this is to create service access 

to the municipal buildings on the southern side . 

2.4.3.2 Environmental Aspects  Considered  

The Scoping Report considered the following various  environmental components that could potentially 

be impacted on by the proposed Eikestad  development . The goal is to ensure that the project is 

developed with a full understanding of its potential effects on the biophysical and social environment 

and to implement mitigation measure s to minimi se adverse impacts .  

�x Biodiversity and Ecological Systems  

The site is located within a built -up urban area. As such, no impacts are anticipated on local 

indigenous flora and fauna, including habitats, endangered species, and ecosystems on and 

around the site.  

�x Water Resources  

No watercourses or wetlands are located on or near the site. No impacts on surface water 

bodies and water quality, including effects on watercourses, wetlands, rivers, have been 

identified.  

�x Air Quality  

No emissions or air po llution will be caused by the proposed development. As such, no impacts 

on ambient air quality, including greenhouse gas emissions are anticipated. The proposed 

parking structure will not negatively impact on ambient air quality and could potentially indir ectly 

reduce the emission of harmful CO2 gases by reducing the driving time spent by motorists whilst 

searching for parking.  

�x Land Use and Vegetation  

No significant impacts on land use, vegetation cover, and changes to land patterns and use 

have been identified seeing that the land use will remain the same. The existing trees in the 

current parking area will however be lost. A tree survey must be carried out by a qualified service 

provider.  

�x Cultural Heritage and Archaeological Sites  

The identification of cultural heritage sites and identification of potential impacts on historical 

and archaeological resources has been carried out by a Heritage and Cultural Specialist. The 

key heritage - related impacts envisaged will be townscape/streetscape, as well as v isual 

impacts from an urban design and townscape perspective. The site was the location of the old 

Drooge Rivier stream and so archaeological impacts are possible.  
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In summary, the Eikestad development  project has been meticulously evaluated to ensure that it not only 

meets its functional goals but also aligns with environmental and heritage preservation principles, 

ensuring that it is a responsible and sustainable addition to the Stellenbosch community . 

2.4.3.7  Recommendations  

The following studies must be submitted to Heritage Western Cape for endorsement and subsequent 

approval.  

1. The Notice of Intent to Develop (NID). This will confirm the requirement for the various stages 

of the HIA.  

2. A Heritage Impact Asses sment (HIA). The HIA will be submitted in two stages:  

o The Stage 1 HIA will be submitted to HWC for endorsement and will include design 

parameters that will have to be included in the design of the Eikestad parking structure.  

o The Stage 2 HIA will include th e aforementioned design and must be submitted to HWC 

for approval. This can be undertaken by the successful developer/concessionaire, and 

not at this stage. The outcome of the Stage 1 HIA will be included as part of the set of 

conditions for the successful  entity to incorporate and they would need to complete 

the Stage 2 HIA and acquire formal approval from HWC, before any construction can 

commence.  

3. In addition to the NID and HIA, the following studies is to be completed and included in the HIA 

submission.  

o A townscape and streetscape study . 

o A visual assessment at the scale of the block and surrounds . 

o An archaeological desktop study . 

o A tree survey must be carried out by a qualified service provider.  

4.  The HIA must be subjected to a 30 day public participation period.  The intention is to include 

this requirement as part of the broader public consultation process that will be undertaken.  

2.4.4  Geotechnical Investigation  

2.4.4.1  Background  

A geotechnical investigation i s required as part of the design process, and this draft report comprises a 

desktop study for the geotechnical aspects of this project.  

This desktop report would serve as part of the background information of the geotechnical investigation 

report. The geo technical investigation report will be updated with investigation data, laboratory test 

results, analysis and recommendations.  

This geotechnical desktop study aims to determine the anticipated geotechnical characteristics of the 

in- situ soils and rock, as well as boundary conditions and potential fatal flaws as far as the desktop 

investigation level will permit. This study provides a baseline understanding for planning of further 

investigations and baseline design consideration. The tasks required to fulfil  this objective are as follows:  





Eikestad Parking PPP  

 

 

Eikestad Parking PPP  
Feasibility Study  
Client Reference:  B/SM 13/21-TT.9  
Prepared for Stellenbosch Municipality  

SMEC Internal Ref.  
C1978 
24 November 2023  

39  

 
Figure 2-6: Summary of Climatic Data in Stellenbosch Region (World Weather Online, 2023)  

The climate is a pivotal factor for geotechnical considerations as it determines the mode and rate of rock 

mass weathering and, thus, the formation of soils. Weinert (1980) developed the N -Value to different iate 

between regions of similar weathering characteristics. The N -value for this region is between 2 and 5, 

indicating that although disintegration will happen, chemical decomposition will be the dominant type of 

weathering, resulting in the formation of t hick residual and weathered profiles.  
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Figure 2-7: Regional Scale Site Location  
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Figure 2-8: Site Location within Stellenbosch  
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Topography, Drainage and Vegetation  

The regional topography of the town is generally gently sloping to the west at an average gradient of 

approximately 2%, with the minimum and maximum elevation points at 95 m and 245 m above the mean  

sea level, respectively. The town of Stellenbosch is surrounded by higher topographical features such 

as the mountainous landscapes of the Hottentot -Holland Mountain range to the east and southeast at a 

regional scale, with elevation reaching up to 1 500 m above mean sea level, and the undulating 

agricultural hills to the north and west. The site is characterised by a relatively flat topography with an 

elevation of approximately 115 m above mean sea level.  

The site is locally bounded by a southward flowin g Eerste River about 1 km to the west and its tributary, 

Jonkershoek River, about 0.6 km to the south (see Figure 2-9). Stormwater management in the vi cinity 

of the site is highly developed, however localised ponding of water is possible across the site due to a 

flat topography during heavy rainfall.  

According to 1:1 000 000 SANBI vegetation map (2018), the study area is regionally characterised by the 

Coastal Renosterveld vegetation comprising hardy low shrubs, small trees and various grass varieties, 

including the renosterbos plant from which the vegetation type is named, and there is a notable lack of 

fynbos plants.  

Regional Geology  

A review of 3318 C ape Town, 1:250 000 Geological Series indicates that the site is largely underlain by 

the recent sediments of Quaternary Age mainly comprising alluvial terrace gravels ( Figure 2-10). These 

sediments are underlain by the greywacke and phyllite of the Tygerberg Formation, Malmesbury Group.  

The flat topography of Stellenbosch was formed by the large paleo - fluvial plain of coarse boulder 

alluvium eroded from the mountainous region to the east. The origin of the alluvium largely consists of 

the Table Mountain Sandstones that top the Hottentot -Holland mountains to the southeast but will also 

contain eroded sediments from the igneous plutons that underlie the sandstones and make -up the base 

of the surrounding hills and mountains. The igneous plutons in the region are part of the Cape Granite 

Suite  and belong to the Stellenbosch Pluton to the east and the Kuilsriver -Helderberg Pluton to the west.  

Regional Hydrogeology  

The groundwater environment characterising the site comprises fractured aquifers associated with 

undifferentiated metasedimentary ro cks of the Malmesbury Shale Group. The borehole yielding potential 

within these aquifers ranges between 0.5 L/s and 2.0 L/s (see Figure 2-11). Unconfi ned aquifers 

associated with the Quaternary deposits are also expected in the study area and will often form perched 

groundwater tables during high rainfall periods; this is anticipated along or near the drainage lines on the 

site.  

The depth of groundwater  obtained from the existing registered borehole database (National 

Groundwater Archive) in the vicinity of the study area indicates groundwater levels between 2 m and 26 

m below ground level within the fractured aquifer. Groundwater levels within the quate rnary aquifers 

may be shallower than these depths; however, local variances may exist at the site.  
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Figure 2-9: Topography and Drainage of the Study Area  
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Figure 2-10: Extract of 3318 Cape Town, 1:250 000 Geological Map  
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Figure 2-11: Abstract of 3317 Cape Town, 1:500 000 Hydrogeological Map with registered boreholes within 5 km of site location  



Needs Analysis  
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Seismicity  

South Africa is located on the African Tectonic Plate, which, compared to other tectonic plates, is 

relatively stable with low degrees of seismic risk. Much of the African Plate, excep t for the East African 

Rift Zone and localities of intensive underground mining, can be considered to have low seismic risk. 

This does not suggest that no seismic activity occurs but instead that the probability of activity is much 

lower.  

Seismic hazard i s represented by any particular area's peak horizontal ground acceleration (PGA): the 

greater the PGA, the more severe the potential seismic activity at the given site. Figure 2-12 provides 

indicative seismic risk across South Africa and the corresponding peak ground accelerations with a 10% 

probability of exceedance within a 50 -year period. For design purposes, a baseline PGA in the range of 

0.15g is c onsidered applicable for the Eikestad Parking site (in line with Figure 2 -7 and SANS 10160 -4), 

which equates to a Degree VII ("Very Strong") classification on the Modified Mercalli Scale.  

 

Figure 2-12: Seismic Hazards Map of South Africa (Council for Geoscience, 2003)  

Previous Geotechnical Investigations  

Three geotechnical investigations were completed in the area, two under the name of Vela VKE (former 

name of SMEC) in 2010 and 2011, and one investigation as  SMEC in 2013. All three investigations were 

within 850 m of the current parking facility development as shown in Figure 2-13 below. In each 

respective case, these investigations were aimed at facilitating the design of multi - storey buildings 

(without a basement level). All recommendations were for shallow foundatio ns within the boulder layer 

of the alluvial sediments. The archived reports were reviewed and summarised below to inform the 

geotechnical understanding of the current site and the anticipated geology.  
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Figure 2-13: Site plan of site location in relation to previous investigations  

Overall, the investigations comprised of trial pitting, laboratory testing and, in two projects, geophysical 

surveys to verify the geological conditions and geo -mechanical parameters . All uses of a TLB machine 

for trial pitting resulted in refusal on the boulder layers while one investigation used an 18 - ton excavation 

to excavate past the boulder layer. The trial pits revealed a thin layer of transported sand or fill with a 

thickness of 0.2 -1.0 m. This was underlain by the clast supported boulder layer with a matrix of sand 

that progresses to a clay matrix with depth. The boulder layer varied in thickness but generally the lower 

clay - rich boulder layer ended at a depth of 2.1 -3.0 m bel ow existing ground level (EGL). Underlying the 

boulder packed alluvium was a firm to stiff clay layer designated as the residual phyllite down to a depth 

of 2.8 -4.0 m below EGL. This residual phyllite was shown to grade into very soft rock phyllite until t he 

final depth of 5.0 m below EGL was reached, as required by the scope.  

Geophysical surveys were conducted in two of the investigations in the form of continuous surface wave 

(CSW) tests to assess ground stiffness for settlement calculations. The CSW test  results revealed 

consistency in ground stiffness until the soft rock bedrock of phyllite. This allowed for confidence in 

shallow founding on sandy boulder layer. The settlement calculations were within serviceability limits 

(<13mm) with minimal differenti al settlement calculated, given the allowable bearing capacity stated for 

each design.  

Groundwater was only observed in one project located 850 m away from the current site. Groundwater 

was encountered at 1.5 m below EGL in the trial pit dug past the bould er layer with the 18 - ton excavator. 

The other two projects did not encounter any groundwater as all trial pits refused on the upper part of 
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the boulder layer. Based on this, it is presumed that groundwater at the site can be encountered as early 

as 1.5 m below EGL.   

2.4.4.4  Site Assessment Results  

 Observations  

A site visit was conducted by SMEC on Thursday, 26 October 2023. The objective of the site visit was 

to conduct a site walk -over of the project area with a view of assessing the current conditions and 

providing an accurate scope for the required geotechnic al investigation.  

The following observations were made during the site walkover:  

�x The site is flat terrain with a slight gentle gradient to the west;  

�x There is an existing paved open parking lot with a few small buildings;  

�x The boundary of the parking lot is  surrounded by existing buildings on three of the four sides, 

with the Andringa Street separating site from the Eikestad Shopping Mall;  

�x Consideration to building stability and potential foundation movements will need to be given for 

the existing buildings depending on the proximity to the boundary of the basement level.  

�x Underground services were indicated by a number of man -hole covers (11 no. in total) identified 

on site.  

They were not inspected thus the type of underground service(s) are unknown. Howeve r, wayleave 

applications and communications with service providers have revealed a number of different services in 

the proposed site footprint. As of writing this desktop study, the following services have been indicated: 

electrical cabling, stormwater pip elines, water pipeline (possibly for irrigation), and sewerage. The 

electrical cabling runs east to west in the southern half of site with a branch going south off site. These 

cables run just north of an electrical substation that is managed by the municip ality. The stormwater 

pipeline has multiple branches and runs across the site. The water pipeline was a single line and enters 

from the east. It is potentially for irrigation as the line ends abruptly in the centre of the parking lot. The 

sewerage pipeline  is relatively short and runs between two small buildings with a connection running 

west under Andringa Street. These two buildings are understood to be two public toilets that have been 

decommissioned and disused. No overhead electrical lines were observe d but street/parking lights 

present would require underground cabling.  
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Figure 2-14: North entrance from Victoria St looking south into the parking lot.  

 

 

Figure 2-15: View of parking lot from the northern side looking southwest towards the Eikestad Shopping mall.  
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Figure 2-16: View from northwest corner of the parking next to Andringa Str., looking southeast.  

 

 

Figure 2-17: View of western side of the parking lot and Andringa str. (looking south).  






































































































































































































































































































































































































































































































































































































































