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NOTICE OF LAND DEVELOPMENT APPLICATION TO INTERESTED AND AFFECTED PARTIES FOR

COMMENT

Design Trust
PO Box 762
STELLENBOSCH
7599

For Attention: To whom it may concern

The following land use application in terms of the Stellenbosch Land Use Planning Bylaw, 2015,

refers:

Application Property Address:

Application Property Number:

Applicant:

Owner:

Application Reference:

R44, Stellenbosch

Remainder Farm 1040 Stellenbosch, Remainder Farm 1480
Stellenbosch, Portion 2 Of Farm 374 Stellenbosch and
Remainder Portion 2 (A Portion of Portion 1) Of Farm Valley
Lustery 371 Stellenbosch

Firstplan Town and Regional Planners — 021 930 7183 -
info@firstplan.co.za

Die Trustees indertyd van die AC Blake Famifiefrust (IT
918/1994) and FLEURBAAI PTY LTD (Reg No. 1965/000852/07)
- contact C. Havenga - 021 9307183

LU/15191

DESCRIPTION OF LAND USE APPLICATION AND DEVELOPMENT PROPOSAL

An application has been made in terms of Section 15(2)(a) of the Stellenbosch Municipality:
Land Use Planning By-Law, 2015 for the rezoning of Remainder Farm 1040, Remainder Farm
1480, Portion 2 of Farm 374, and Portion 2 .of Farm 371, Stellenbosch from Agriculture and Rural
Zone to Subdivisional Area to accommodate a Conventional Residential Zoned portion
(Portion 1), two Mixed Use Zones (Portions 2 and 3), Public Roads & Parking Zone and an

CC Reg no: 2000/002213/23 | Members: PA Beukes SS{SA), BA, M(SS) & GJ Roos BA, BA(HONS), M(SS)
Suite 1, Royal Du Cap, 8 Essenhout Crescent/Singel, Plattekloof, 7500 | Posbus/P O Box 15865, Panorama, 7506
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Agricultural and Rural Zone (Remainder portions of the subject farms) and a site specific
deviation from the approved Stellenbosch Municipality's Spatial Development Framework,
2019 to initiate an urban infill development outside the approved urban edge of Stellenbosch
Municipality.

Notice is hereby given in terms of the provisions of Section 46 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 Municipai
Website for the duration of the public participation process at the following address:
https://www stellenbosch.gov.za/planning/documents/planning-notices/land-use-
applications-advertisements. If the website or documents cannot be accessed, an electronic
copy of the application can 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 with the following requirements and particulars:

The comments must be made in writing;
The comments must refer to the Application Reference Number and Address,
The name of the person that submits the comments;
The physical address and contact details of the person submitting the comments;
The interest that the person has in the subject application;
The reasons for the comments, which must be set out in sufficient detail in order to:
o Indicate the facts and circumstances that explain the comments;
o Where relevant demonstrate the undesirable effect that the application will
have if approved:
o Where relevant demonstrate any aspect of the application that is not
considered consistent with applicable policy; and
o Enable the applicant to respond to the comments.

The comments must be addressed to the applicant by electronic mail as follows: (Firstplan
Town and Regional Planners -info@firstplan.co.za). By lodging an objection, comment or
representation, the person doing so acknowledges that information may be made available
to the public and to the applicant.

The comments must be submitted within 30 days from the date of this notice to be received
on or before the closing date of 22 May 2023.

It should be noted that the Municipaility, in terms of Section 50(5) of the said Bylaw, may refuse
to accept any comments/ objection received after the closing date.

For any enquiries on the Application or the above requirements, or if you are unable to write
and /or submit your comments as provided for, you may contact the Applicant for assistance
at the e-mail address provided or telephonically at 073 1951 040/021 930 7183 during normai
office hours.

Yours faithfully

Ty

CHRISTINE HAVENGA
FIRST PLAN TOWN AND REGIONAL PLANNERS
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KENNISGEWING VAN GROND ONTWIKKELINGS AANSOEK AAN GEITRESEERDE EN GEAFFEKTEERDE
PARTYE VIR KOMMENTAAR.

Design Trust
Posbus 762
STELLENBOSCH
7599

Vir Aandag: Aan wie dit maa gaan

Die volgende grondgebruiksaansoek in terme van Stellenbosch se Verordeninge op

Grondgebruikbeplanning, 2015, verwys:

Adres van aansoek eiendom: R44, Stellenbosch

Aansoek eiendom beskrywing: Restant Plaas 1040, Stellenbosch, Restant Plaas 1480
Stellenbosch, Gedeelte 2 van Plaas 374 Stellenbosch En
Restant Gedeelte 2 ('n Gedeelte van Gedeelte 1) van die
Plaas Valley Lustery 371 Stellenbosch.

Aansoeker: Firstplan Town and Regional Planners — 021 930 7183

Eienaar: Die Trustees indertyd van die AC Blake Familietrust (I
718/1994) and FLEURBAAI PTY LTD (Reg No. 1965/000852/07)
- contact C. Havenga - 021 930

Aansoek Verwysing: LU/158191
BESKRYWING VAN GRONDGEBRUIKAANSOEK EN ONTWIKKELINGSVOORSTEL

‘'n Aansoek in terme Artikel 15(2){a) van die Stellenbosch Munisipaliteit:
Grondgebruikbeplanning Verordening, 2015 vir die hersonering van Restant Plaas 1040,
Restant Plaas 1480, Gedeelte 2 van Plaas 374, en Gedeelte 2 van Plaas 371, Stellenbosch
vanaf Landbou en Landelike Sone na Onderverdelingsgebied om ‘n Konvensionele
Residensieel gesoneerde gedeelte (Gedeelte 1), 2 Gemengde Gebruik Sones (Gedeeltes 2
en 3), Openbare Paaie en Parkering Sone en ‘n Landbou en Landelike Sone (Restant
gedeeltes van die onderwerp plase) en ‘n terrein spesifieke afwyking van die goedgekeurde
Stellenbosch  Munisipale Ruimtelike Ontwikkelingsraamwerk, 2019 om stedelike invul
ontwikkeling te inisieer buite die goedgekeurde stedelike grens van Stellenbosch Munisipaliteit,

Kennis word hiermee gegee in terme van die voorskrifte van die Artikel 46 van die genoemde
Verordeninge dat bovermelde aansoek by die Stellenbosch Munisipaliteit ingedien is vir
oorweging. Die aansoek is beskikbaar vir insce op die Beplannings Portaal van die
Stellenbosch Munisipaliteit se Webtuiste vir die tydsduur van die publieke deelname proses by
die volgende adres: https://www.stellenbosch.aov.za/plannina/documents/plannina-
noftices/land-use-applications-advertisements. Indien die webtuiste of tersaaklike dokumente
nie toeganglik is nie, kan die Aansoeker versoek word om ‘n elekironiese kopie van die

aansoek beskikbaar te stel.
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Kommentaar en/ of besware kan vervolgens gedien word op die aansoek in terms van Artikel
50 van die tersaaklike Verordening wat die volgende vereistes en besonderhede moet bevat:

Die kommentaar moet skriftelik wees;
Die kommentaar moet die aansoek se verwysings nommer en adres insluit;
Die naam van die persoon wat die kommentaar lewer;
Die fisiese adres en kontak besonderhede van die persoon wat die kommentaar lewer.
Die belang wat die persoon wat die kommentaar lewer, in die aansoek het.
Die redes vir die kommentaar wat gelewer word, welke redes genoegsame
besonderhede moet bevat ten opsite van die volgende aspekte:
o Die feite en omstandighede aantoon wat die die kommentaar toelig;
o Indien toepaslik, aantoon wat die onwenslike resultaat sal wees indien die
aansoek goedgekeur word;
o Waar foepasiik moet aangetoon word indien enige aspek van die aansoek
strydig geag word met enige relevante beleid:
o Dat die insette voldoende inigting sal gee wat die aansoeker in staat sal stel om
kommentaar daarop te lewer.

Die kommentaar moet by wyse van elektroniese pos aan die Aansoeker gestuur word as volg:
(Firstplan Town and Regional Planners - info@firstplan.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 slvitings datum van 22 May 2022.

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

Indien daar enige navrae op die aansoek of bovermelde vereistes vir die lewer van
kommentaar is, of indien dit nie moontlik is om geskrewe kommentaar te lewer of die
kommentaar op die wyse te lewer soos voorsienning gemaak is nie, kan die Aansoeker
geskakel word vir bystand by die vermelde elekironiese pos adres of telefonies by 073 1951
040/021 930 7183 gedurende normale kantoor ure.

Die uwe

%\—\ Q=00

CHRISTINE HAVENGA
FIRST PLAN TOWN AND REGIONAL PLANNERS
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REMAINDER FARM 1040 STELLENBOSCH, REMAINDER FARM 1480
STELLENBOSCH, PORTION 2 OF FARM 374 STELLENBOSCH AND
REMAINDER PORTION 2 (A PORTION OF PORTION 1) OF FARM
VALLEY LUSTERY 371 STELLENBOSCH

SUMMARY OF APPLICATION

An application has been made in terms of Section 15(2)(a) of the Stellenbosch
Municipality: Land Use Planning By-Law, 2015 for the rezoning of Remainder Farm
1040, Remainder Farm 1480, Portion 2 of Farm 374, and Portion 2 of Farm 371,
Stellenbosch from Agriculture and Rural Zone to Subdivisional Area to accommodate
a Conventional Residential Zoned portion (Portion 1), two Mixed Use Zones (Portions
2 and 3), Public Roads & Parking Zone and an Agricultural and Rural Zone (Remainder
portions of the subject farms) and a site specific deviation from the approved
Stellenbosch Municipality’s Spatial Development Framework, 2019 to initiate an urban
infill development outside the approved urban edge of Stellenbosch Municipality.

This application will thus motivate a site-specific deviation from the Spatial
Development Framework to allow for the inclusion of the subject properties within the
urban edge. Although the development concept/proposal for the partial development
of the subject farms is described and motivated in this application, detailed Subdivision
and Site Development Plans would be submitted at a later stage. This application is
informed and accompanied by the following specialist studies.

e A Heritage input

. A Landscape Architectural input (High Level Landscape Framework and a
Visual Analysis)

o A Visual Impact Study and Visual Statement

° A Natural Environmental Baseline Report

o Urban Design Principles

o Engineering Services (Electrical and Civil) confirmation reports

o A Preliminary Traffic Impact Statement (also incorporating NMT linkages)

o Market Demand/Socio-economic Impact Assessment

The motivation report and the specialist reports are available on Stellenbosch
Municipality's website at the underneath link.

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




REMAINDER FARM 1040, STELLENBOSCH
REMAINDER FARM 1480, STELLENBOSCH
PORTION 2 OF FARM 374, STELLENBOSCH
REMAINDER PORTION 2 (A PORTION OF PORTION 1) OF
FARM VALLEY LUSTERY 371, STELLENBOSCH

APPLICATION FOR DEVIATION FROM COUNCIL POLICY AND
REZONING FROM AGRICULTURAL AND RURAL ZONE TO
SUBDIVISIONAL AREA

Client: Fleurbaai (Pty) Ltd

Applicant: First Plan Town Planners
Reference: FP/1020/991

Date: JANUARY 2023 (REV 3)
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REMAINDER FARM 1040, STELLENBOSCH
REMAINDER FARM 1480, STELLENBOSCH
PORTION 2 OF FARM 374, STELLENBOSCH
REMAINDER PORTION 2 (A PORTION OF PORTION 1) OF
FARM VALLEY LUSTERY 371, STELLENBOSCH

APPLICATION FOR A REZONING FROM AGRICULTURE AND
RURAL ZONE TO SUBDIVISIONAL AREA AND DEVIATION
FROM COUNCIL POLICIES/BY-LAWS

EXECUTIVE SUMMARY

1. SUMMARY OF PROPERTY DETAIL

Table 1: Property details

Property description

Remainder Farm 1040, Stellenbosch
Remainder Farm 1480, Stellenbosch
Portion 2 Of Farm 374, Stellenbosch
Portion 2 Of Farm 371, Stellenbosch

Property address

Adjacent to the R44, Stellenbosch

Application
components/description

An application for a Deviation from a Council Policy to allow
development outside the urban edge as shown in the Stellenbosch
Municipal Spatial Development Framework, 2019

An application in terms of Section 15(2)(a) of the Stellenbosch
Municipality: Land Use Planning By-Law, 2015 for the Rezoning of
Remainder Farm 1040, Remainder Farm 1480, Portion 2 Of Farm
374, and Portion 2 of Farm 371, Stellenbosch from Agriculture and
Rural Zone to Subdivisional Area to accommodate a Conventional
Residential Zoned portion (Portion 1), two Mixed Use Zones
(Portions 2 and 3), Public Roads & Parking Zone and an
Agricultural and Rural Zone (Remainder portions of the subject
farms).

Site extent

Remainder Farm 1040, Stellenbosch - 70.9579 ha
Remainder Farm 1480, Stellenbosch - 108.84 ha

Portion 2 Of Farm 374, Stellenbosch — 0.96 ha

Remainder Portion 2 (A portion of portion 1) of Farm Valley
Lustery, 371 Stellenbosch — 0.9 ha

Title Deed Numbers

Farm Fleurbaai No. 1040, Stellenbosch — T2011/1966




FIRST PLAN 2.

Page 2

e Farm Libertas No. 1480, Stellenbosch — T21113/2007

e Portion 2 Of Farm 374, Stellenbosch — T50628/1994

¢ - Remainder Portion 2 (A portion of portion 1) of Farm Valley
Lustery Number 371 — T50628/1994

Surveyor General
= Erf Diagrams

= Remainder Farm 1040, Stellenbosch - LG11561/65

= Remainder Farm 1480, Stellenbosch - LG5176/2005

* Portion 2 Of Farm 374, Stellenbosch — D562/1898

* Remainder Portion 2 (A portion of portion 1) of Farm Valley
Lustery Number 371 — LG7838/54

Registered owner

= Farm Number 1480 — Die Trustees indertyd van die AC Blake
Familietrust (IT 918/1994)

*  Remainder Farm Number 1040 - FLEURBAAI PTY LTD (Reg
No. 1965/000852/07)

=  Ptn2 Farm Number 374 - Die Trustees indertyd van die AC
Blake Familietrust (IT 918/1994)

=  Remainder Portion 2 (A portion of portion 1) of Farm Valley
Lustery Number 371 - Die Trustees indertyd van die AC Blake
Familietrust (IT 918/1994)

Current zoning

Agriculture and Rural Zone

Current land use

Agriculture and vacant land with historical farmyard

Zoning Scheme

Stellenbosch Municipality Zoning Scheme By-Law, 2019

Overlay Zone applicable

No

Libertas Development

FP/1020/991
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SECTIONB

BACKGROUND INFORMATION

2. BACKGROUND FACTS

The development proposal for Remainder Farm 1040, Stellenbosch, Remainder
Farm 1480, Stellenbosch, Portion 2 of Farm 374, Stellenbosch and Portion 2 of Farm
371, Stellenbosch is the result of various engagements between the owners, the
applicant (and supporting project team of specialists) with officials of the relevant
departments of the Stellenbosch Municipality and the Provincial Government
Western Cape.

As the local authority and Provincial Government Western Cape Land Use
Management and Spatial Planning Sections are aware of the challenges and lengthy
timeframes encountered with obtaining decisions for complicated planning
applications, involving various specialist studies and approval processes, it was
agreed on a phased application process for this proposed development. The main
intention and aim of this approach is to address the fact that although this application
is currently not aligned with the local authority’s Municipality’s Spatial Development
Framework (MSDF), discussions during the required pre-application consultation
meetings with the relevant departments of the municipality indicated that they are in
agreement that there are sufficient merits in a deviation of the approved spatial policy
justified by site specific circumstances which will be addressed in this report.

The agreed phased submission process and approach will inter alia address the fact
that in many instances (although not prescribed by any law) the application for
Environmental Authorisation (EA) in terms of the National Environmental
Management Act, 1998 needs to be done at the beginning of the process. This
process requires planning input and a statement confirming whether or not the
application is in line with the approved Spatial Development Framework. Where it is
not (although there may be site specific circumstances to justify a deviation) the EA
is likely to be refused due to the fact that there in nonalignment with the MSDF.

To prevent such a delay, it was agreed with the Municipality that the application for
the proposed development of the subject farms would follow the underneath phased
process, consisting of various applications which would be submitted in different
phases, the one following the other to ensure a well-informed process and decisions:

Libertas Development FP/1020/991
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(i)

(ii)

(iii)

Firstly an application for a deviation from a Council Policy (MSDF) and rezoning
of the subject farms to Subdivisional Area. This is the aim of the current

application.

This application will motivate a site-specific deviation from the Spatial Development
Framework to allow for the inclusion of the subject properties within the urban edge.
Although the development concept/proposal for the partial development of the
subject farms will be described and motivated in this application, detailed Subdivision
and Site Development Plans would be submitted at a later stage. This application is
informed and accompanied by the following specialist studies.

A Heritage input

A Landscape Architectural input (High Level Landscape Framework and a Visual
Analysis)

A Visual Impact Study and Visual Statement

A Natural Environmental Baseline Report

Urban Design Principles

Engineering Services (Electrical and Civil) confirmation reports

A Preliminary Traffic Impact Statement (also incorporating NMT linkages)

Market Demand/Socio-economic Impact Assessment

An application in terms of the Subdivision of Agricultural Land Act, 1970 (Act
70 of 1970) to the National Department of Agriculture, Land Reform and Rural

Development

Once in principle approval has been obtained for the rezoning and the inclusion of
the subject properties an application and motivation memorandum for consent to
establish/enlarge the area of jurisdiction of the Stellenbosch Municipal Area and the
subdivision of agricultural land would be submitted in terms of the Subdivision of
Agricultural Land Act 70 of 1970 to the National Department of Agriculture, Land
Reform and Rural Development.

The submission of the necessary environmental and heritage applications to
the Western Cape Provincial Government

It is foreseen that various triggers within the regulations of the National Environmental
Management Act, 1998 and the National Heritage Resources Act, 1999 would require
the submission of a Heritage Impact Assessment and an Environmental Impact
Assessment to the relevant Departments of the Western Cape Provincial
Government. Itis also foreseen that these studies would be accompanied by various
specialist studies, e.g. an Aquatic Biodiversity Assessment, an Agricultural
Assessment, Plant Species Compliance Statement, a Terrestrial Biodiversity

Libertas Development FP/1020/991
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(iv)

Compliance Statement, an Animal Species Compliance Statement, a Visual Impact
Assessment and an Archaeological Assessment. '

The submission of detailed Subdivision and Site Development Plans

As indicated above, the specialist studies accompanying the Environmental Impact
Assessment and the Heritage Impact Assessment, and the comments received on
these studies as well as further consultation with the relevant municipal services
departments would then inform the detailed Subdivision and Site Development Plans.

The final design proposal would also be informed by site specific Form-Based Design
Principles which would be prepared by the Architects/Urban Designers, Urba. These
form-based design principles will also be supplemented by a volumetric, element-
based code in which the possibilities of each development cluster is more accurately
fixed prior to each opportunity being sold and designed.
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Figure 1: Location of the subject farms within the wider urban context

The intention of this first phase application submission is thus to obtain approval for
a deviation from a Council policy by including Remainder Farm 1040, Stellenbosch,
Remainder Farm 1480, Stellenbosch, Portion 2 of Farm 374, Stellenbosch and

Libertas Development FP/1020/991
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Portion 2 of Farm 371, Stellenbosch into the demarcated Stellenbosch urban edge
as shown in the Stellenbosch Municipal Spatial Development Framework (2019). It
also entails an application for the rezoning of Remainder Farm 1040, Remainder
Farm 1480, Portion 2 Of Farm 374, and Remainder Portion 2 (A Portion Of Portion
1) of Farm Valley Lustery 371, Stellenbosch from Agriculture and Rural Zone to
Subdivisional Area to accommodate a Mixed-Used development (x1 241 residential
units, +12 138 m? Retail/Office space and 9 408 m? Cultural/Institutional space and
Agriculture/Rural land uses) comprising of three (3) portions on these farms.

The development proposal is based on an Urban Design Principles document by
Nuvorm informed by development principles developed through a project team effort
comprising of the following specialists and initial informing studies, as indicated
earlier, to determine the context specific fit for development on the historic farm.

e A Heritage input

e A Landscape Architectural input (High Level Landscape Framework and a Visual
Analysis)

e A Visual Impact Study and Visual Statement

e An Environmental Baseline Report

e Urban Design Principles

* Engineering Services (Electrical and Civil) confirmation reports

» A Preliminary Traffic Impact Statement (also incorporating NMT linkages)

¢ A Market Demand/Socio-economic Impact Assessment
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Figure 2: Extract from the Urban Design Principles indicating the position of the proposed 3
development portions.

Libertas Development FP/1020/991
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Table 2 underneath is a summary of the different components of the proposed
development and Figure 2 on the previous page shows the position of the proposed
footprints of the different precincts.

Table 2: Summary of the components of the proposed development

Portion 1 (Conventional Residential)
Category Total

Housing 7 units
Retail/office To be confirmed
Cultural/Institutional To be confirmed
Portion 2 (Mixed Use)

Category Total

Housing 510 units
Retail/Office 1472 m?
Cultural/Institutional To be confirmed
Portion 3 (Mixed House)

Category Total

Housing 724 units
Retail/office 10 666 m*
Cultural/Institutional 9408 m?
TOTALS

Category Total

Housing 1 241 units
Retail/Office 12 138 m?
Cultural/Institutional 9 408 m?
Agricultural and Rural | 135.1ha
(Remainder of farms)

3. NATURE OF APPLICATION IN TERMS OF THE STELLENBOSCH
MUNICIPALITY, LAND USE PLANNING BY-LAW, 2015

In the light of the above-mentioned background information, our client, Fleurbaai (Pty)
Ltd, appointed First Plan Town and Regional Planners under power of attorney to
prepare and submit the following application in terms of the Stellenbosch Municipal
Planning Bylaw of 2015: (Refer to Annexure 1: Power of Attorney/Company
Resolution and Annexure 2: Application Form).

3.1 An application for deviation from a Council policy by including Remainder Farm
1040, Stellenbosch, Remainder Farm 1480, Stellenbosch, Portion 2 of Farm 374,
Stellenbosch and Portion 2 of Farm 371, Stellenbosch into the demarcated
Stellenbosch urban edge as shown in the Stellenbosch Municipal Spatial
Development Framework (2019).

Libertas Development FP/1020/991
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3.2

An application in terms of Section 15(2)(a) of the Stellenbosch Municipality: Land Use
Planning By-Law, 2015 for the Rezoning of Remainder Farm 1040, Remainder Farm
1480, Portion 2 of Farm 374, and Portion 2 of Farm 371, Stellenbosch from
Agriculture and Rural Zone to Subdivisional Area to accommodate a Conventional
Residential Zoned portion (Portion 1), two Mixed Use Zones (Portions 2 and 3), Public
Roads & Parking Zone and an Agricultural and Rural Zone (Remainder portions of
the subject farms).

PRE-APPLICATION CONSULTATION

The development proposal is the result of various engagements between the owners,
the applicant, and various departments of the Stellenbosch Municipality and the
Provincial Government Western Cape. A final meeting where the current proposal
was presented, and the nature of the land use application was confirmed took place
on 7 May 2021. On 22 October 2021 a meeting with officials from the Stellenbosch
Engineering Department, Lands Use Planning Department and the Spatial Planning
Department confirmed the future status of Van Rheede Road as a Class 4 future link
road to Techno Park and the proposed Western By-pass Road, as indicated in the
Stellenbosch Roads Masterplan.

Please see the attached Land Use Pre-Application Scrutiny Form attached as
Annexure 3.

Libertas Development FP/1020/991
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SECTION C
SITE DESCRIPTION

5. DESCRIPTION OF THE AREA AND SURROUNDING LAND USES

5.1 Property description and locality

The subject site comprises of the following two Stellenbosch farms:

Farm name Extent Diagram
Remainder Farm 1040, Stellenbosch 70.9579 ha LG11561/65
Remainder Farm 1480, Stellenbosch 108.84 ha LG5176/2005
Portion 2 of Farm 374 0.96 ha D562/1898
Portion 2 of Farm 371, Stellenbosch 0.90 ha LG7838/54

The subject farms are located alongside some developed urban areas of
Stellenbosch. The residential areas of Kleingeluk, Die Boord and Fairways are
located towards the east and the Patrys Vlei development directly to the north.
Techno Park, the Stellenbosch Golf Course, De Zalze Golf Estate and the new De
Waldorf Lifestyle Estate are located south of the subject properties. Further towards
the west is agricultural land.

—— -~ e aty H37

Figure 3: Location of the subject farms showing surrounding urban development
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5.2

Figure 3 on the previous page is an aerial photograph showing the location of the
subject property as well as the attached Annexure 4, Locality Plan.

The current access to the site is from Van Reede Road via the R44. The site is in
close proximity to the R44 (linking Stellenbosch and Somerset West) and Baden
Powell Drive linking it with the wider Cape Town area. The planned Techno Park
Link Road will connect Adam Tas/Baden Powell (R310) with the R44 road, whereas
the proposed development will connect to this Link Road on the southern side of the
site which would further enhance accessibility to the site in future.

The subject site is in close proximity of various community facilities such as schools
and medical facilities and also close to the Stellenbosch CDB and Stellenbosch

University Campus.

Zonings

The Stellenbosch Municipality Zoning Scheme By-Law, 2019 applies. The subject
farms are zoned for Agriculture and Rural Zone purposes. On the next page is a
Zoning Plan extract from the Stellenbosch Zoning Plan showing the local and
surrounding zonings. Also please refer to the attached Annexure 5, Zoning Plan.
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5.3

The residential areas in Die Boord are primarily zoned for Conventional Residential
Zone purposes while the Techno Park area has a Mixed-Use Zoning and the
Stellenbosch Golf Club has a Private Open Space Zoning. The properties to the
north and east are zoned for Agriculture and Rural Zone purposes.

Land uses
Surrounding land uses

The land uses in the area are primarily in accordance with the zoning thereof. The
residential areas of Patrysvallei, De Bosch and Die Boord towards the east are
primarily lower density single residential properties containing primarily one dwelling
unit per erf. The Patrysvlei development directly towards the north is an exclusive
very low-density type of rural residential gated estate.

The Techno Park development abutting the subject site towards the south contains
office blocks, some tertiary educational facilities, commercial land uses such as low
scale restaurants/coffee shops and tourist facilities (Protea Hotel). The Stellenbosch
Golf Course is a private open space. The De Zalze Golf Estate is a low density gated
development while the new Waldorf Lifestyle Estate is a somewhat higher density
gated development aimed at people older than 50 years.

On the next page is a plan (Figure 4) which gives an indication of the surrounding
land uses. (Please refer to Annexure 6, Land Use Plan.)

demarcated in red)

Libertas Development FP/1020/991
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Land uses on the subject farms

The subject farms are partially used for agricultural purposes with the original manor
house and outbuildings located on the northeaster portion of Remainder Farm 1480.
On the next page is an aerial photograph showing the existing land uses on the farm.

A large portion of the site has been transformed for cultivation purposes. There are
areas which have not been cultivated in the last ten years and therefore may contain
natural vegetation. These areas have been identified in the Natural Environmental
Baseline Report. No development is proposed within these areas and the existing
natural vegetation which is primarily Swartland Granite Renosterveld would be
protected and will form part of the natural landscape corridors proposed in the
development concept.

Although the existing farm werf (Libertas) carries a high heritage significance, the
context of the manor house is eroded. The garden is in a state of neglect, and the
original approach to the house has been compromised with the construction of an
irrigation dam. These structures do not form part of the current development
proposal, but the upgrading of this historical farm werf will be addressed. Future
linkages to the historic farm werf are addressed in the Urban Design Principles.

Figure 6: Libertas Farm Werf

On the next pages are some photographs of the subject farms viewed from
respectively Devon Valley, the R44, Polkadraai Road, Van Reede Road and Techno

Park.

Libertas Development FP/1020/991
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Figure 7: Subject farms viewed from the R44

Figure 9: View from Devon Valley showing the context of the subject. s:te in relatlon to
Stellenbosch. Note the Techno Park development hidden behind the windbreak

sl

Flgures 10 and 11: Vlews of the subject farm from Elektron Road in Techno Park

Libertas Development FP/1020/991
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.

Figure 12: Van Reede Road Figure 13: A portion of the adjacent Patrysviei

54 Legal status

Copies of the Diagrams for the subject farms are attached as Annexure 7 The
subject properties are owned by:

Farm name Title Deed number Diagram
Remainder Farm 1040, Stellenbosch T2011/1966 LG11561/65
Remainder Farm 1480, Stellenbosch T21113/2007 LG5176/2005
Portion 2 of Farm 374, Stellenbosch T50628/1994 D562/1898
Remainder Portion 2 (A portion of | T50628/1994 LG7838/54
portion 1) of Farm Valley Lustery 371,

Stellenbosch

Copies of the Title Deeds are attached as Annexure 8.

Conveyancer Certificates for the properties were prepared by Werksmans Attorneys.
Please refer to Annexure 9: Conveyancer Certificate. It has been confirmed that
there are no restrictive title deed conditions prohibiting the proposed development
while the identified servitudes will be accommodated within future development
proposalis.

Libertas Development FP/1020/991
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6.1

SECTION D

DEVELOPMENT APPROACH, DESIGN
PHILOSOPHY AND DEVELOPMENT CONCEPT

DEVELOPMENT APPLICATION APPROACH/PHASES OF APPLICATION
PROCESSES

This chapter will describe the development approach and design philosophy of the
proposed partial development of the subject farms. As indicated earlier in the report,
the development application process would happen in various phases and would
require several applications which would have to be submitted both separately and
subsequently to the relevant delegated authorities.

It is foreseen that above-mentioned Development Application Approach/Phases of
Application Processes would happen as described in paragraphs 6.1 — 6.4 below.
This process was agreed to by the Land Use Management Department (Planning &
Economic Development) of the Stellenbosch Municipality and the Provincial
Department of Environmental Affairs and Development Planning and confirmed
during the pre-application consultation process.

An application for a Deviation of Council Policy and the Rezoning of the subject
farms to Subdivisional Area

This is the purpose of the current application, and the intent thereof is to motivate a
deviation from a Council policy (Municipal Spatial Development Framework) to allow
for the inclusion of the subject properties within the urban edge and the rezoning of
the subject farms from Agricultural and Rural Zone to Subdivisional Area. Although
the development concept/proposal for the partial development of the subject
properties would be described and motivated in this application, detailed Subdivision
and Site Development Plans would be submitted at a later stage. The current
application would be accompanied by Urban Design Principles, attached as
Annexure 10 informed by a Landscape Master Plan, a Heritage Statement, a Visual
Impact Study and Statement, Engineering Reports, a Traffic Impact Statement and a
Natural Environmental Baseline Report.

Libertas Development FP/1020/991
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6.2

6.3

6.4

An application in terms of the Subdivision of Agricultural Land Act, 1970 (Act
70 of 1970) to the National Department of Agriculture, Land Reform and Rural

Development

Once in principle approval has been obtained for the inclusion of the subject
properties an application and -motivaton memorandum for consent to
establish/enlarge the area of jurisdiction of the Stellenbosch Municipal Area would be
submitted to the National Department of Agriculture, Land Reform and Rural

Development.

The submission of the necessary environmental and heritage applications to
the Western Cape Provincial Government

Itis foreseen that various triggers within the regulations of the National Environmental
Management Act, 1998 and the National Heritage Resources Act, 1999 would require
the submission of a Heritage Impact Assessment and an Environmental Impact
Assessment to the relevant Departments of the Western Cape Provincial
Government. It is also foreseen that these studies would be accompanied by various
specialist studies, e.g. an Aquatic Biodiversity Assessment, an Agricultural
Assessment, Plant Species Compliance Statement, a Terrestrial Biodiversity
Compliance Statement, an Animal Species Compliance Statement, a Visual Impact
Assessment and an Archaeological Assessment to guide the details of future
development. Please see the Natural Environmental Baseline Report prepared by
Doug Jeffery Environmental Consultants attached as Annexure 13 and a
Preliminary Identification of Heritage Related Statutory Constraints and a
Heritage Response to the Development Proposal prepared by the heritage
consultant Liana Jansen attached as Annexure 13

The submission of detailed Subdivision and Site Development Plans

As indicated above, the specialist studies accompanying the Environmental Impact
Assessment and the Heritage Impact Assessment and the comments received on
these studies, further consultation with the relevant municipal services departments
and conditions of approval imposed as part of the aforementioned applications and
approvals, would then inform the detailed Subdivision and Site Development Plans.

The final design proposal would also be informed by site specific Form-Based Design
Principles which would be prepared by the Architects/Urban Designers, Nuvorm.
These form-based design principles will also be supplemented by a volumetric,
element-based code in which the possibilities of each development cluster will be
more accurately fixed prior to each opportunity being sold and designed.

Libertas Development FP/1020/991
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7. COMPONENTS OF THE CURRENT APPLICATION

71

DEVIATION FROM A COUNCIL POLICY (STELLENBOSCH MUNICIPAL
SPATIAL DEVELOPMENT FRAMEWORK)

The Municipal Systems Act (MSA), 2000 (Act 32 of 2000) requires in Section 25 that
a Municipality adopt an Integrated Development Plan (IDP) as a single, inclusive, and
strategic plan for the development of the municipality. In terms of Section 26(e) of the
MSA a Municipal Spatial Development Framework (MSDF) is prescribed as a core
component of the IDP.

The MSDF is the considered the main planning instrument in development planning
of a municipality and consequently also an important input and required consideration
in planning applications. It is important to note that the MSA and the associated
Regulations on Municipal Planning and Performance Management (2001) also
describes the intended character of such MSDF as "containing policies” in obtaining
it's objectives and “basic guidelines” for a land use management system for the

municipality.

In Section 12 (1)(d) and (2)(b) of the Spatial Planning and Land Use Management
Act 2013 (Act No. 16 of 2013) (SPLUMA) the character of a SDF is further described
as to [(1)(d)] “guide planning and development decisions...” and [(2)(b)] “... guide and
inform the exercise of any discretion or of any decision taken (on) land use and
development of land...”

The MSDF is accordingly in essence generally regarded as a guideline document.
Contrary to the generally regarded status of policies and guidelines as non-statutory,
the legislative prescripts of SPLUMA however elevates the status of the MSDF to a
level of compulsory legislative compliance with a specific and narrow qualification to
depart from the provisions of such MSDF if the subject application is not consistent
with the MSDF.

Section 22(1) of SPLUMA prohibits a Municipal Planning Tribunal (MPT) from taking
land use management decisions that are inconsistent with a Municipal Spatiai
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Development Framework (MSDF). This general rule is reinforced by the stipulation in
SPLUMA that the Land Use Management Scheme adopted by a Municipality “must
give effect to Municipal Spatial Development Frameworks”. An exception to this
general rule is however offered in Section 22 (2) of SPLUMA allowing for a departure

from an MSDF if “site-specific circumstances” justify it.

Subsections (1) and (2) of Section 22 of SPLUMA thus respectively create a “general
rule” and an “exception to the general rule”. The two subsections must be read
together to understand the power granted to the decision maker when considering a
land use application and specifically if the application is inconsistent with the MSDF.
Section 22 (2) offers both the applicant and the decision maker a degree of flexibility

to depart from the general rule in deserving or appropriate cases.

Where there are site specific circumstances in a specific land development
application, the decision-maker is obliged to consider those circumstances when
deciding on the application. However, it should also be acknowledged that in terms
of Section 42(1)(b) of SPLUMA, there are other relevant considerations to be
considered as part of the decision-making process which enjoins a decision-maker
to: “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”.

Although the relevant planning laws do not provide definite clarity on the concept of
“site-specific circumstances”, there are some definite boundaries in the application of
these terms within the realm of both the relevant legislative prescripts and land use
planning practice. An application must therefore motivate to justify the deviation. In
such instances the unique and exceptional circumstances which are relevant and
present in the context of the application in question, may render the applicable

guidelines inappropriate.

The National Department of Agriculture, Land Reform and Rural Development
prepared a guideline document to assist with the evaluation of applications for
deviations from a MSDF, called “Guideline on the Determination of Site-Specific
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Circumstances in terms of Section 22(2) of the Spatial Planning and Land use
Management Act, (Act No. 16 of 2013), 2021".

These guidelines defined site-specific circumstances as “any land use related
condition that is applicable to a specific land parcel. A site-specific circumstance is
by nature an attribute or characteristic or condition which is adjudged unique to or
exceptionally related to the land which is the subject of a land development
application”.

This may include circumstances where:

» the land use was contrary (but ideally compliant) at the time of approval of the
MSDF e.g., the MSDF, due to (say) a matter of scale, has not picked up an existing
authorized commercial node;

* changed land use has occurred over time necessitating a different or alternative
development approach e.g., commercial or industrial land uses have crept into a
former residential area and which have not been picked up the drafters of the
MSDF or local area plan;

» the land use changes that have taken place are not deliberate, unauthorised
and/or encouraged by the applicant e.g., similar to the above example, the MSDF
has not recognized previously approved developments which are now technically
contrary to the MSDF;

» the land development application is justifiable, not necessarily in terms of the
MSDF, but in terms of the uniqueness and special attributes of the development
proposal or its immediate environs, (e. g. social, economic and environmentally

justification).

A draft guideline document is also in the process of being prepared by the Provincial
Government Western Cape which has not yet been approved. This document inter
alia states that the circumstances pertaining to “site-specific circumstances” can vary
infinitely for each individual case and there will not be predetermined aspects when
it comes to determining whether or not a departure from an SDF is justifiable by site-
specific circumstances.

Libertas Development FP/1020/991
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Notwithstanding the successful finding of clear and justifiable site-specific
circumstances in support of such planning application, it should still be the
overarching principle that the resulting development or land use should not explicitly
orimplicitly be in conflict with or undermine the overall purpose, intent and objectives
of the MSDF development agenda to the extent that it would warrant the review and
amendment of the development strategy of the MSDF. In the underneath motivation

for a deviation from the Stellenbosch Municipality the above is demonstrated.

This report motivates the justification for the proposed deviation in the light of the
unique and exceptional circumstances which are relevant and present in the context
of the subject property and which renders the current guidelines of the Stellenbosch
MSDF inappropriate. The motivation specifically addresses how the development
proposal and thus the deviation from the MSDF will promote integration with and
reinforce the functioning of the existing town centre, limit development locations that
facilitates increased vehicular travel demand, reduce the occurrence of mono-
functional, stand alone, introverted and isolated development forms and due to the
nature and design of the development proposal ensures that there would be no

intrusion into this relatively sensitive cultural and natural environment an does not

promote fragmentation and sprawl;

In this regard we would also like to again refer to some recent judgements which
confirmed that planning decision makers should consider the specific circumstances
of each application. Judge Rodgers stated in his judgement in the Booth court case
(William Booth & 2 Others NNO vs Minister of Local Government, Environmental
Affairs and Development Planning and the City of Cape Town) that “blind or rigid
adherence to pre-existing policy was, in our common law of review, viewed as a
circumstance showing that the decision-makers had failed properly to exercise the

discretion vested in him by the empowering provision”.

The judgement confirmed that the formulation and adoption of policy documents,
particularly after a process of public participation and with external expert assistance,
is a valuable tool of government. This is considered especially true in the sphere of
land use and planning as a properly researched and formulated policy aids rational,
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coherent and consistent decision-making. It further provides a large measure of
useful predictability to the public.

Judge Rogers, however, referred to two other judgements (Johannesburg Town
Council v Norman Ansley & Co and Kemp NO vs Van Wyk) in which it was concluded
“that an applicant seeking a favourable decision which departs from a known policy
may, while acknowledging the value of the policy, explain why a departure in his
particular case should be allowed and why the overall objectives of the policy will not
thereby be impaired. In such a case the decision-maker must consider whether there
are any circumstances which render the application of the policy to the applicant’s
particular case undesirable or improper, or to express the same essential point
differently, which makes the applicant’s case an exceptional one”.

The proposed deviation from the Stellenbosch MSDF, 2019 and the Stellenbosch
Draft Conservation Management Plan and Heritage Inventory (2019) are addressed
in sub-paragraphs 7.1.1 and 7.1.2 on the next pages referring to the site-specific
circumstances applicable to the subject properties which serve as justification for the
development proposal.
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7.1.1 Stellenbosch Spatial Development Framework (2019)

The subject farms are indicated as “Open Green” in the 2019 Stellenbosch Spatial
Development Framework (2019). It is also located outside the urban edge.
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Figure 14: Extract from the Stellenbosch Spatial Development Framework. The red arrow
shows the position of the subject farms.
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The intention of the identified urban edge is to contain the footprint of Stellenbosch
town as far as possible while enable logical, small extensions. The MSDF and other
relevant national and provincial spatial policies strive to create a compact settlement
form while protecting a municipality’s natural, cultural and agricultural assets. Urban
development on the urban edge is in general likely to be focused on private vehicular
use and caters exclusively for higher income groups (in gated developments). Such
developments will often reduce the potential of initiatives to transform Stellenbosch
town to offer a wider range of more affordable housing opportunities especially for
younger and medium income residents working within the municipal area.

As a general principle the footprint of the Stellenbosch towns should be contained as
far as possible within the existing urban edge, while enable logical, small extensions.
There are, however, certain areas which are currently indicated in the MSDF as
outside the urban edge, but which are bounded by developed areas and where there
would thus be pressure for some form of development. In some cases there may be
site specific circumstances which may make it desirable to consider limited
development on these sites.

Urban edges could thus be adjusted, if it is proved that this would result in benefit to
the overall settlement and community in multi-dimensional ways. If a
developer/applicant can prove that a development proposal will be aligned to or
benefit stated and agreed national, provincial, and local settlement development and
management objectives, it should matter little whether the proposal is located outside
the urban edge.

In evaluating such applications for incorporation of these sites within the urban edge
and allowing some type of development the following needs to be taken into
consideration:

A development proposal needs to promote compact, dense, mixed use development
which makes the best use of land, reduces car dependence, and enables public and
NMT.

The proposal needs to consider how it responds to and is integrated with public
transport/ NMT and social facilities planning.

The development proposal needs to be enterprising and transformative in that it is
likely to stimulate desirable change within its broader precinct and context.

The development proposal must expand housing opportunity for a broader range of
groups.

The development proposal must not “lock-out” 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 proposal must support inclusion, including providing a range of housing types
and/ or opportunity for small/ emerging entrepreneurs.

Libertas Development FP/1020/991
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o The proposal needs to make best use of existing structures on its site.
Although indicated as “Open Green” in the MSDF and as “Green transitions” in the
Stellenbosch Heritage Inventory, the subject farms are surrounding by urban
development on all sides and the Municipality’s. It is thus inevitable that there would
always be some pressure for development.

A further aspect which plays a role in this specific application is the proposed planned
future road network in this area. The MSDF shows the proposed Techno Park Link
Road as can be seen in Figures 14 (dotted red line) and 15. This road link is to
provide a second access to Techno Park, providing relief to the R44 and R44/Techno
Avenue intersection, which currently accommodates access to Techno Park, as well
as Kleine Zalze and the De Waldorf Development currently under construction.
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Figure 15: Extract from the Stellenbosch Spatial Development Framework showing the
proposed Techno Park Link Road (dotted red line)
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The Stellenbosch Municipality’s Draft Roads Master Plan, currently out for public
comment, indicates Van Reede Road as a Class 4-road link between the Boord and
Techno Park. See Figure 16 on the next page. Also see Annexure 15, Traffic

Impact Statement.
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Figure 17: Stellenbosch Municipality’s Draft Road Master Plan extract (with notes)
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Access is thus anticipated via Van Reede Road to the R44 and Techno
Avenue/Neutron Road to the R44 and/or Techno Park Link Road (to Adam Tas
Road). A road, traversing the subject property, will thus be required to connect Van

Reede Road and Techno Avenue/Neutron Road, which will provide access to the
development clusters/pockets.

Being classified as a Class 4-road in the Draft Roads Master Plan, the said road
would thus be limited, i.e. no direct erf accesses will be allowed along the road. The
cross-section of the road will also have minimum guidelines which should be adhered
to, however, the detail of the cross-section ultimately proposed to accommodate the

expected vehicles, as well as non-motorised transport, will be determined during
further design stages.

Following discussions with the Engineering Department of the Municipality, various
alternatives for an alignment of the required road link between Die Boord and Techno
Park traversing the subject property were investigated. Based on inputs from the
various project team members (engineering, visual, etc.), a proposed alignment was
presented to the Municipality, on which the Engineering Department provided in
principle support. (See Traffic Impact Statement, Annexure 15) The proposed

alignment, in the context of the proposed development pockets, is schematically
indicated in Figure 18 below.
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Figure 18: Proposed future road link delineation (Van Reede Road) between Die Boord and
Techno Park traversing the subject property

Libertas Development FP/1020/991



FIRST PLAN e, Page 27

The alignment options are thus either the yellow line indicated, or an alternative where
the route follows the corner formed by the white line instead of the yellow corner
formed, with roundabouts provided at positions along the route.

Due to the proposed delineation of this link road, the proposed extension of Van
Reede Road and the existing urban development at Technopark it can be accepted
that there would be pressure for infill development between this new road link and
the existing urban developments of Stellenbosch and thus the eventual amendment
of the demarcated urban edge in this area.

This view was confirmed by Mr Bernabie de la Bat of the Spatial Planning Section at
a meeting on 22 October 2021, arranged with the Municipality’s Engineering, Land
Use Management and Spatial Planning Sections, to discuss the future alignment and
status of Van Reede Road. At this meeting he indicated that although development
outside the demarcated urban edge is in general not supported, it should also be
noted that the future expansion of Stellenbosch is limited by geographical factors and
the position of existing suburbs. It is thus not considered desirable to for example
develop further towards the Helderberg area and that infill development within the
areas surrounded by urban development such as the subject farms is considered a
better option.

Mr De la Bat further indicated that from a spatial planning point of view, it is
considered more desirable to rather develop a total farm such as the subject site,
than portions of several farms on the urban edge. Due to the specific location of the
subject farms between existing urban developments, namely Die Boord and
Technopark as well as the future extension of Van Reede Road as a class 4 link road
to Technopark and the proposed future Western bypass, it has always been
envisaged as a possible future development area of Stellenbosch. He is of the
opinion that the visual impact of the proposed development on the Stellenbosch
Cultural Landscape and from the identified scenic routes would be relatively low,
except for certain areas, e.g. next to Technopark and a small portion next to the R44
as confirmed in the Visual Impact Study and Visual Statement submitted with this
application. More detailed mitigation measures to lessen visual impact will be
addressed in the more detailed Visual Impact Assessments for the proposed
development and individual precincts which will be submitted during a later phase of
the application process.

It is considered important to ensure that the nature of any development on the subject
farms, which have cultural and heritage value, should benefit the wider Stellenbosch
community and be in accordance with the principles set out earlier, e.g. it being a
compact, dense, mixed use development which makes the best use of land, reduces
car dependence, and enables and link with public and existing NMT networks,
offering housing opportunities for a broader range of groups while acknowledging and
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protecting the heritage and cultural value of the site. Such development should also
not compromise the impetus for the development of other identified development
nodes such as the Adam Tas Corridor.

The opinion is held that the current development proposal complies with the above
as:

The design of this development proposal, which will be limited to three precincts on
the subject farm, of which the location and footprints thereof have been informed by
various specialist studies which includes urban design, heritage (cultural landscape
analysis), visual screenings and landscape/environmental inputs, has been explained
earlier. The proposed development concept would ensure that a substantial
component of the farms will remain agricultural and the existing green systems and
the cultural and heritage significance thereof would be protected and enhanced.

The proposed development and the detailed design proposals for the individual
precincts would further be guided by strict Urban Design Principles which would be
informed by further specialist studies such as a Heritage Impact Assessment, Visual
Impact Assessment and an Environmental Impact Assessment.

Provision has been made for linkages from the proposed development precincts and
green areas with the proposed non-motorised transport network of Stellenbosch, the
current and proposed green network of the wider Stellenbosch township area, the
adjacent developed urban areas (Die Boord and Technopark) as well as the wider
Stellenbosch township. This has been addressed in detail in the design proposal and
Urban Design Principles to ensure that more people would have access to this
important heritage and cultural asset which is currently not accessible to residents of

Stellenbosch.

The mixed-use activities (commercial, retail, institutional and educational) would be
of a local nature, e.g. smaller offices and local shopping facilities which would allow
opportunities for smaller scale entrepreneurs and businesses. This will also limit
additional traffic through adjacent areas such as Die Boord.

The approved Stellenbosch 2017 Integrated Human Settlement Plan has a target of
118 775 residential units to cater for the current housing backlog. This municipal plan
aims to guide and facilitate the development processes involved for housing projects
aimed at informal settlement upgrade, social housing, formalized home ownership,
employer housing and GAP housing. A key proposal was to utilize municipal land
provided at reduced cost for formal home ownership in order to cross-subsidize other
housing types. A cohesive effort has been made with Provincial and National
Departments of Human Settlements to declare Stellenbosch a Restructuring Town
with Restructuring Zones where economic, social and ecological sustainability are
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promoted while improving the lives of communities through rental housing programs.
This achievement will accelerate the processes and supply of housing development
aimed at the lower income residents.

There is, however, a scarcity in formal guiding policies and plans specifically aimed
at addressing the current and future housing demand for the middle to higher income
households, which are predominantly attracted by the booming services sector.
Developments, focused on providing much needed residential opportunities on this
side of the economic spectrum, derives predominantly from the private sector on
privately owned land. The IDP makes provision for possible amendments to the
MSDF to accommodate for this need through the identification of infill and
development areas. The subject property can be deemed desirable spatially as it will
not perpetuate ad hoc or leapfrog development.

The Stellenbosch Municipality appointed Rode & Associates to draft a Stellenbosch
Municipality Urban Development Strategy (UDS). The purpose of the report is to
assist Council in understanding the Municipality’s current urban context and to
formulate strategies for urban growth and development. The UDS identified the
subject property as a transformation zone; i.e. a transformation zone is an area where
coordinated public and private sector investments are prioritised for urban
intensification and expansion — see Figure 19 on the next page. The Urban Design
Strategy indicates the following adjusted demand for housing within Stellenbosch. “A
total of 17 301 units forms part of the estimated demand over the next 20 years, e.g.
9 277 houses smaller than 80 m?, 2793 houses larger than 80 m?, 2402 flats and 2
829 town houses.” Please refer to Annexure 18, Market Demand/Socio-Economic
Study.
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The development proposal would offer a range of housing opportunities which would
primarily cater for a market segment for which there is little housing stock available
within Stellenbosch and which is not the target market for e.g. the Adam Tas Corridor

development.

Provision is made for 1 241 units of a medium density, non-suburban type distributed
within three precincts A, B and C. These are interspersed with other uses. The units
are predominantly either of duplex, simplex or triplex type arranged in groups found
in Precincts A and B or of a low-rise medium density type/multi residential (3-4
storeys) found in precincts A and B. These types totalling 1215 units from a total of
1241 units or 97.9% will range from 50 — 100 m? GBA at an average of 70 m? GBA
per unit. The balance of 26 units or 2.1% found in precincts A and C are larger Single
Residential units. The target price for the 1 241 smaller units at an average of 70 m?
GBA/ unit will average R2 million at current market value and the 26 units (2.1% of
the total) at an average of 350 m? GBA a market value between R4 and R 12 million.
These figures thus correlate well with the recommendations in terms of housing
demand by type as outlined by the Urban Design Strategy.

As indicated earlier in the report, notwithstanding the absence of an approved
Inclusionary Housing Policy by the Stellenbosch Municipality, our client recognizes
the general need for inclusionary housing in an attempt to uplift and empower
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7.1.2

previously disadvantaged individuals and/or families. In their endeavours to
contribute to such efforts, it is their goal to formalise land tenure to families within the
existing informal farm village on the subject property. Tenure options will be
negotiated with the relevant families and the outcome and provisions to be agreed,
will form part of the final subdivision applications still to be submitted and approved
by the various authorities.

The proposed development will have significant socio-economic benefits for
Stellenbosch in the form of new employment opportunities, taxes, infrastructure
upgrades, traffic improvements and new housing opportunities as well as commercial
and community facilities. Please refer to Annexure 18, Market Demand/Socio
Economic Study.

The MSDF also addresses future transport planning. The Stellenbosch Municipality
Comprehensive Integrated Transport Plan is a conceptual public transport network
supporting the MSDF. It proposes the establishment of additional transport routes to
address the backlog of an incomplete road network. These additional routes, such as
the proposed new link roads would provide for a more effective distribution of traffic
which would benefit broader communities as well as to the traveling public through
all modes of transport (including public transport and NMT). It is also acknowledged
that the proposed Techo Avenue Link Road will form the western boundary of
Stellenbosch and help define a new compact urban form for Stellenbosch, containing
future development.

The proposed development of of the subject property is thus considered to be in line
with the objectives of the Stellenbosch Municipality Spatial Development Framework
for sites of this nature.

Stellenbosch Draft Conservation Management Plan and Heritage Inventory
(2019)

Stellenbosch has a deep history and a rich and varied heritage. The Stellenbosch
Winelands is a distinct and unique landscape with giobal significance in terms of
natural and cultural typologies. The unique characteristics of its scenic quality are
the dramatic mountain backdrops and the pattern of settlement of individual farms
along the rivers. The Cape Dutch architectural style is unique to South Africa, as is
the Fynbos vegetation.

Agricultural areas, particularly those under vineyards and orchards, thus attribute
scenic value and character to the region, which is valued by both the local inhabitants
and visitors. This is a significant contributor to the value of the area as one of South
Africa’s premier tourist destinations. It is therefore imperative that all land use
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decisions should enhance the integrity of both the natural and the cultural
environment as an important form of capital.

The National Heritage Resources Act (Act 25 of 1999) (NHRA) requires all
municipalities to undertake or update inventories of the heritage resources in the area
of their jurisdiction within 10 years (Sect. 9(3)(c)). Such a Heritage Inventory has been
finalised for the Stellenbosch Municipal Area and has been approved by Heritage
Western Cape.

Underneath (Figure 20) is an extract form the Stellenbosch Heritage Inventory

describing the settlement typology of the area:

Stellenbosch Winelands

Settlement Typology

Scenic Beauty (Land
Form)

Settlement along rivers,
individual farms with
blocks of vineyards on
each farm property.
Each farm typically has
a main farmhouse and

Dramatic mountains as
armature with rolling
hills. Settlement at the
confluence of rivers and
routes on the valley
bottoms

workers' cottages in a
row or a cluster.

Figure 20: Extract from the Stellenbosch Heritage Inventory

The Heritage Inventory is accompanied by a Heritage Management Plan which
contains general principles derived from the heritage vision for the Stellenbosch
Winelands, namely conserve/maintain, enhance, regenerate and intervene. From
these principles a set of conservation systems and development criteria were
developed for each of the identified “Landscape and Townscape Units” within the
municipal area. It set out the minimum criteria that all proposals must satisfy in order
to ensure that heritage significance is protected and through which the Municipality,
landowners, and potential developers are informed about the heritage significance of
each landscape unit, its context and components, and an indication of the degree of
change that may be contemplated for each place in order to retain its particular
character, and thereby its heritage significance.

The subject farms fall within Landscape Unit C15 (that stretches from Technopark
towards the Eerste River), a well-defined landscape feature on the southwestern
edge of Stellenbosch with vineyards and early farm complexes. The main heritage
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aim for this unit is to conserve and enhance the existing character of this landscape
unit that must be conserved (maintained). This requires protection and maintenance
of significant buildings, trees, avenues of trees and other landscape elements such
as vineyards. It may also require appropriate re-development of other historic places
in the landscape. Where sites have been degraded, manage and regenerate these
heritage environments into the future, to become more inclusive.

This Landscape Unit is located within the town-scale “green transition system”, which
aims to maintain the clear division between townscape and surrounding rural
landscape and prevent suburban sprawl. Maintenance of the green and open
agricultural character of this landscape unit is important.

Urban Nodes
1, Stellenbosch
2. Pniel

3. Kylemore

4. lanquedoc
5. Franschhoek
4. Jamestown
7. Raithby

Figure 21: Extract from the Stellenbosch Heritage Inventory showing the “Green
Transitions” (fown and municipal scale) — green areas

Deviated land use/uses that will likely erode landscape character are over scaled
private dwellings, cluttered properties, gated residential estates, large-scale industrial
structures, suburban development, mining, landfill or sewage plant, parking lot,
business park, isolated shopping centre. Large-scale business-park development
and suburban expansion, together with increased transport infrastructure that
threatens the significant historic pattern of settlement in this landscape cannot be
supported.

None of the above is proposed. The submitted the design proposal is a collaboration
between the urban designers/architects, the heritage/visual impact consultants, and
the landscaping architects as well as an initial input form environmental consultants
to ensure that it takes cognisance of the principles and recommendations of the
Heritage Management Framework.
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It is accepted that the only way development could be considered on the subject
farms is with an ingenious design that challenges the existing status quo of our
society through the proposed built fabric and adheres to all the indicators of the
landscape. The opinion is held that the described development proposal is such a
design concept and that the development proposal offers many opportunities by
which the principles of the Heritage Management Framework for this area can be
promoted, namely:

Urban Design Principles, informed by more detailed heritage, environmental and
landscape studies as well as furthermore detailed engineering reports will guide the
future detail design of the development.

Rather than proposing development over the whole farms, the development proposal
defines four precincts of which the footprints, scale and massing have been
determined and set by the above principles and specialist inputs. The remainder of
the farms will be retained for agricultural purposes. The proposed development will
further be guided by strict urban design codes by which development is only permitted
to happen within predefined three-dimensional envelopes arranged in response to
the surrounding cultural and historical landscape as per the principles of the Heritage
Management Framework.

As part of the concept development, a visual study and landscape character analysis
of the site has been completed. Please refer to the Visual and Landscape
Character Analysis and the High Level Landscape Framework prepared by
TERRA Landscape Architects which is attached as Annexure 13 and a Visual
Impact Study and Visual Statement by FILIA, attached Annexure 14.

TERRA Landscape Architects considered the site and the possible attributes that
would address the visual, ecological, urban and heritage aspects and develop a
sensible responsive design. These included comments raised by the heritage
consultants and the Development Criteria as per the Stellenbosch Conservation
Management Framework in particular Landscape Unit C15 EERSTE RIVER
CENTRAL AREA (7.7) that has been awarded a Grade |lIB (heritage area).

The rural quality of the area and the particular layout of the historical werf were both
qualities that were deemed significant attributes to the site. Further to this the historic
tree planting on site (and the visual buffer this provides) is another quality which can
be built on and developed further to add to the particular identity and sense of place.

The development concepts aim to steer away from a low density, one-dimensional
and suburban (mostly gated) development approach that has become the norm in
the extensions towards the south of the historic core. The design proposal thus aims
to consciously erasing the site boundaries to give a holistic impression of fit. The
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higher density of the development is offset by access to the large remaining portion
of the farm.

A non-motorised network weaves through the total site to support a walking, jogging
and cycling on the greater site and beyond and which links Techno Park and Die
Boord via the remainder of the farm. It will also offer an opportunity to open the
agricultural fields for recreation for more Stellenbosch residents.

Access across this piece of land will thus be beneficial to more individuals than a
single landowner. The Urban Design Principles provides details regarding the
recreational use of this space internally as well as linkages with external areas. This
would be addressed in more detailed in the later Site Development Plan submission
phase where the more details design proposal will have be informed by further
specialist studies such as an Environmental Impact Assessment, containing
specialist studies such as a Heritage Impact Assessment, a Visual Impact
Assessment.

The proposed motorised and non-motorised transport networks have been informed
by the existing historical pattern of the vineyards as well as the historical wagon route
which crossed the subject farms.

Although the house (Libertas) itself is highly praised and carries a high significance,
the context of the manor house is eroded. The garden is in a state of neglect, and
the original approach to the house has been compromised with the construction of
an irrigation dam. According to the Stellenbosch CMP (2019), this complex falls into
a category ‘Enhance’ in which remedial action will be better than leaving it as is. The
upgrading of the historical farm werf (manor house and associated buildings) is
planned as a later stage of the current development proposal. A specific Site
Development Plan informed by the Heritage Impact Assessment with inputs from a
heritage architect will be prepared with recommendation about restoring and
adaptable reuse of this complex and wider access to this significant heritage
resource.

The opinion is thus held by the heritage practitioner of the project team, Liana Jansen,
that the design team presented a proposal that took cognisance of the significant
heritage, landscape and visual context the site presents. The proposed development
positively responds to the Development Criteria as per the Stellenbosch
Conservation Management Plan (2019). The detailed historic, visual and
archaeological studies to be undertaken for the HIA could potentially highlight further
heritage concerns. If necessary, this will be addressed in consultation with the design
teams during the detail design phases.
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7.2

7.241

The Preliminary Identification of Heritage Related Statutory Constraint and the
Heritage Response to the proposed development as well as a later (November
2021) Assessment of the proposed Libertas Development on the Stellenbosch
Cultural and Visual Landscape are attached as Annexure 13.

These documents should also be read together with the Landscape Character
Study of TERRA+ (contained in Annexure 14) and a Visual Impact Study and
Visual Statement by FILIA, attached as Annexure 15.

APPLICATION FOR REZONING FROM AGRICULTURAL AND RURAL ZONE TO
SUBDIVISIONAL AREA

DEVELOPMENT PHILOSOPHY

It is recognised that a town’s urban form is dictated by biophysical factors such as
topography, flood lines, infrastructure, major transport routes, etc. which may lead to
an irregular form with tentacles and nodes. However, there will always be the natural
inclination to follow a compact and regular form, striving towards optimum proximity
and connectivity.

Although the subject site is currently indicated as outside the demarcated urban edge
of the Stellenbosch Municipal area in the Stellenbosch Municipal Spatial
Development Framework (2019), the subject property is ideally located close to the
town’s central business district and can be regarded as a logical infill development
opportunity, as its most western boundary will more or less follow the natural western
edge of the town as already dictated by De Zalze and Techno Park (and the proposed
Techno Park Link Road). As indicated earlier in the report, this view is supported by
the Spatial Planning Section of the Municipality.

This reality calls for a nuanced but clearly articulated and presented response in
context and one that leaves no space for ambiguity in the way built form may fit into
this historical and ecologically sensitive landscape. Integrative and interdisciplinary
but mostly tangible and visually accessible urban design would provide the tools to
achieve this through strategic and demonstrable three-dimensional design.

The Urban Design Principles, which will be discussed in paragraph 8, will thus
attempt to strike a balance between retaining the special character of the farms, being
identified in the Stellenbosch Heritage Inventory and Management Plan as part of the
“Green Transitions” of the Stellenbosch Municipal area and limiting the development
to certain footprints (Precincts) on the subject farm as a result of the inputs received
from the various specialists on the project team.
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Underneath is a summary of the aim of the urban design concept as well as the
methods to achieve it.

Table 3: Urban Design Intent

AIM

METHOD

)

A responsive, enquiry by design
approach with no preconceived rights in
mind.

Do not commence desighing from a
typical floor area/unit count perspective.
Research/ demonstrate appropriate
contextual fit at the highest possible level
with demonstrable commitment towards
using ecological and heritage concerns to
build responsively and appropriately in
this context.

(ii)

A predominantly
ecological- and heritage driven
response with a high level of
commitment fowards achieving
contextual fit and a proud legacy.

topographical-,

Front load, prioritise and resource these
opportunities and constraints, even
before any official EIA process
commences. Engage in a wider debate
early in the process and with specific
reference to visual impact and the historic
homestead

(iif)

Prioritisation of an  accessible
development which combines
demonstrated development rights with
public amenity that benefits the wider
community.

By not limiting the conceptualisation of
opportunities to the cadastral site
boundaries, but see access to the
redeveloped farm as a lateral opportunity
for wider participation and enhanced
public amenity/recreation. The design
concept would clearly demonstrate this.

(iv)

Selective pockets of development
informed by detailed research rather
than seeking blanket rights across the
full cadastral extent.

By acknowledging the fact that great
discretion is required in what and how one
builds on this site and that it all likelihood
needs to be something that sensitively
straddles urban and architectural by
creating hybrid conditions.

(v)

Up-front three dimensional/volumetric
fixing of all built form and
statutory/compulsory adherence during
subsequent developments (not
superficial

Urban Design Coding would be used
which would provide for the statutory
fixing of built form envelopes ‘in-place’.
The logic of where and how each and
every three-dimensional envelope is
placed is deducted from the context
specific arguments developed in (1) to (iv)
above. Over and above the envelope
fixes, guidance wouid extend into
integrated landscape and material use.

The Stellenbosch Municipality is currently busy with the Adam Tas Corridor/ARC
study. This project will provide high density residential opportunities in central
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Stellenbosch. The Fleurbaai / Libertas development project will complement the
Adam Tas Corridor initiative by providing alternative housing opportunities in close
proximity to central Stellenbosch; i.e. a combination or medium to high density
development as well as more family orientated plots as it cannot be expected that all
families must reside in high-rise apartment blocks.

The development proposal thus aims to introduce limited and sensitive new
development closely aligned with the principles introduced in the Stellenbosch
Municipality’s IDP Report dated April 2020, namely:

¢ To promote spatial integration and connectivity

o Facilitate people orientated development with maximum density, a mix of uses,
non-motorised transport and public transport solutions

e Create walkable environments

¢ Financial sustainability Infrastructure - light and replicable

o Support place making, identity and sense of place

¢ Designed to be inclusive and developmental in nature by supporting flexible
growth

From an environmental perspective and specifically from a visual impact perspective
the success of a proposed development is not primarily related to the number of units
but to the holistic footprint and fit of the total development in the extended landscape.
A balance was thus sought between respecting the natural landscape and heritage
character of the site and proposing an optimal footprint. This would be achieved
through an iterative, principles-driven design process, by scuipting three-dimensional
form in the landscape rather than merely subdividing the land into erven.

Once the footprint of the proposed development has been accepted, the detail design
would be filtered through a set of Site Development Plans as well as other specialist
studies such as the EIA and HIA with specific reference to the findings and
recommendations of the Visual Impact Assessment. This will ensure the required
level of synergy and balance that is required to protect both the natural and heritage
landscape and the individual asset values of properties.

The proposed partial/conditional extension of urban development is considered in line
with international principles of best practice. Rather than applying for
subdivision/land splitting over the whole farm, the proposal defines three (3)
development precincts while maintaining the “green transitions”/agricultural character
of the remainder of the farms and historical farmyard while also addressing linkages
with the already developed abutting areas and the green system of the town.
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7.2.2 URBAN DESIGN PRINCIPLES AND APPROACH

(i)

(ii)

(i)

(iv)

v)

(vi)

(vii)

Design Principles

The site offers the opportunity to become an economic growth catalyst within the
greater municipal region. The aim of the high level Urban Design Principles
(Annexure 10) prepared by Nuvorm is to demonstrate the merits of a discretionary
and responsive development on a historic farm immediately outside the existing
urban edge of the Stellenbosch town.

The urban design concepts are informed by the underneath seven principles
developed through a project team effort in terms of addressing issues of context
specific fit on the historic Libertas Farm:

Densify in clusters and with an appreciation of the specifics of the historic farm, rather
than adopting a blanket sub-divisional approach. The specifics are a combination of
cultural landscape and established natural features.

Extend the response to features and systems that are located or originates outside
the site in recognition of the fact that cultural and ecological landscapes are not
confined by artificial and often invisible site boundaries.

Incorporate optimal affordable housing (in the form of low rise, medium density
housing as the dominant land use type and in support of the objectives of the SDP
and IDP), supported by other functions but retain a bias in favour of housing. See this
as an opportunity to compliment Techno Park, rather than competing with it.

Initiate typologies that offer opportunities for continuity of enclosure in the form of
urban rooms rather than individual and competing form dotted throughout the
landscape. Vary typologies in terms.

Set up a logic by which the design of the spaces between the buildings are conceived
as urban rcoms and with care taken to prevent it becoming a car and parking
dominant environment, with a focus rather on a people friendly and walkable
environment.

Don't be obsessed with views from within units on the north facing and sloping site.
Rather engage in a trade-off that facilitates the creation of a range of people friendly
spaces between buildings and at the interface between buildings and landscape
and/or natural features

Make resolution of specific challenges such as the future of the historic homestead,
with access to the Eerste River and the future of the farm workers' housing the subject
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of dedicated studies and proposal to follow, but in the context of the integrating
framework presented here.

e Layered Approach

The proposal follows a layered approach in which the team indicates how identifiable
conditions each generate what is believed to be an appropriate response. An
iterative, interdisciplinary approach was followed which resulted in a proposal in
which ‘the whole is greater than the sum of the constituent parts’.

The following layers informed the concept design proposal: the Visual and
Landscape Character Analysis and High Level Landscape Framework by Terra
Landscape Architects (Annexure 13) and the Preliminary Identification of
Heritage Related Statutory Constraints and a Heritage Response to the
Development Proposal (Annexure 13) and shows the existing situation and how it
would be affected by the development proposal.

o Tree Structure

This analysis indicates the prevalence of thickets of continuous and linear tree
infrastructure along the riverbed and into the areas surrounding the site. This provides
an opportunity for it to be reinforced and extended into new developments that is not

exclusively vineyard.

The proposed tree structure is embedded in- and extends from the existing structure
and acts as a spatial armature for movement and service infrastructure development
that is integrated with nature on an expansive site.

Figilre 22: EXisting Tree Structure Figilre 23: Pfdposed Tree Structure
e Agriculture (Vineyard Structure)

The existing vineyards provide a historic structure with recognizable breaks. This
offers an opportunity for this logic of breaks to be incorporated into the design, as well
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as having retention of vineyards contribute to the character and retention of the
legacy of the historic farm.

A large percentage of the existing vineyards are retained as a salient feature of the
site and is interspersed with the compact development clusters to add to and retain
a semi-rural character alongside other features such as contained orchards. The
vineyards are protected in a broad strip towards the upper slopes, abutting Techno
Park as well as against the R44 scenic route as one of the many vineyards
experienced as one enters Stellenbosch.

Figure 24: Existing Vineyard Structure Figure 25: Remaining Vineyard Structure

Natural/Ecological Corridors

The natural/ecological open space corridors that cross into and over the site are
easily recognizable and should be protected and reinforced by the development
proposal.

The landscape architects and heritage practitioners have identified a system of
green/ecological and open space corridors that extend into the wider hinterland
beyond the Libertas site. This became an important informant towards identifying
pockets of developable land that does not encroach on the open system.

Figure 26: Ecological Corridors Figure 27: Reinforcing Ecological Corridors
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Internal Formal Green Structure

The site benefits from an ecology of small wetlands, retained water bodies and
rivulets feeding into the adjacent Eerste River. Apart from recognizing and protecting
these in their own right, it offers an opportunity for integration with development
proposals and to support contact with nature within a wider walkability network.

The primary network of trees and the identified ecological corridors, provide points of
connection for a secondary, development-specific street- and tree network.

Figure 28: Existing water bodies and streams Figure 29: Proposed Informal Green
Structure

Roads Structure

The existing and proposed road network feeds into the site from two ends. From the
east via Die Boord and from the west via the proposed new Link Road. From an urban
design point of view the aim should be to keep the footprint within the site to the
minimum in the context of external capacity and given the proposed land use mix.
Vehicular links to Techno Park is discouraged whilst pedestrian routes are
encouraged.

The proposed internal roads- and street network extends from the existing connection
through Die Boord in the east and the proposed Link Road towards the west. The
internal network is consciously meandering and of limited width to support a semi-
rural character and prevent rat-running through the site, whilst accommodating a
public transport shuttle service.
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Figure 30: Existing Road Structure Figure 31: Proposed new internal Road
Structure

¢ Building Typologies/New Built Form

Apart from the historic homestead that is of specific merit, the existing build form
surrounding the historic farm is generally of a disappointing, mono-functional
character not in keeping with contemporary urban design best practice. The aim
should be to rebalance this through higher density combined with a mixed of uses
and carefully considered three-dimensional built form. A form-based coding
document will be prepared as a step in the approval process.

New built form provides optimal density in three primary clusters nested within the
logic of the wider open space system. Each of these clusters will have their own
internal urban design and landscape qualities but are intimately linked with the
vineyards and natural surroundings through a permeable open space network. The
holistic approach is to improve walkability/cyclability within the total site. These
connections extend into Techno Park.

The proposed building typologies within the proposed development are
demonstrated in the Urban Design Principles Document. The overall architectural
design would, however, be based primarily on the guidelines of the Stellenbosch
Urban and Rural Conservation Overlay Zone, and the following have been
proposed by the Urban Design Team:

(a) Building height may not exceed 3 storeys/10 m from natural ground level to top of flat
parapet or 3 storeys/12 m to mid apex of a typical 30 degree sloped roof . This will
be fixed via three dimensional, built-form code prior to SDP approval.

(b) on the balance of the land unit (outside the 15 meters measured from a public road)
the height of a building may not exceed 5 storeys or the maximum number of storeys
permitted in the base zone, whichever is the lowest;

(c) the Municipality may withhold its permission if any increase in height of a structure
would, in the opinion of the Municipality, interfere with the growth of any mature tree
within the road reserve, or if it would necessitate the undesirable pruning or removal
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of that tree or its branches; this will be addressed in the built form code with input
from the landscape architect but generally not relevant to redeveloping a site that is
currently mostly free of trees.

(d) the Municipality may enforce a street building line for a basement set back from the
street boundary if, in the opinion of the Municipality, the structure will interfere with
the root system and growth of any mature trees within the abutting public road; this
will be addressed in the built form code with input from the landscape architect but
generally not relevant to redeveloping a site that is currently mostly free of trees.

(e) face brick may not be visible from a public road; but flush-jointed and painted
brickwork permitted.

(f) no pre-cast concrete walls of any kind, no barbed wire fencing or flat pressed
industrial steel fences may be used which are visible from a public road.

(g) water tanks, solar panels, antennae and such similar attachments may not be visible
from a public road; Water tanks in perforated brick enclosures.

'(h) the following colours shall be used unless otherwise approved by the Municipality:

(i) plastered walls shall be white or off-white; but flush jointed and painted accepted.

(ii) outside woodwork, if painted, shall be green, brown or black; but white and grey also
permitted.

(iii) piping and guttering shall be painted the same colour as the background.

(iv) roofing, if visible shall be black or thatch colour. (0) white and grey also permitted.

(i) notwithstanding the permitted land uses in the base zone, the following land uses
shall be a consent use application and may be refused if in the opinion of the
Municipality it will have a detrimental impact on the character of the street or area:

(i) motor showrooms, public parking areas and parking garages.
(ii) plant nurseries.
(i)  supermarkets, shopping centres (only small-scale retail proposed).

() The Municipality may also impose conditions on how buildings and land use activities
should be positioned in relation to the public road or a public open space to mitigate
negative impact. This will be addressed in the form based code, with proposed basket
of rights overlay

(k) Notwithstanding the requirements of section 22 related to parking ratios, the
Municipality may waive or reduce parking ratios and/or loading requirements on a
land unit in this overlay zone or may impose a requirement for the provision of non-
motorised transport provision in lieu of the provision of parking. Such alternative
requirements shall be agreed fo in writing and shall be deemed to be alternative
development parameters applicable to the property. Parking extent will be integrated
into the 3D form-based code to follow.
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Fiqure 32:  Existing Built Form Figure 33: Proposed new Built Form

7.2.3DEVELOPMENT PROPOSAL (DESCRIPTION OF THE DEVELOPMENT
PORTIONS)

Three Development Portions (1 — 3 ) are proposed as shown on the Figure 34
underneath,

REMAINDER
135.1Ha
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Figure 34: Map with Proposed Development Portions showing the areas to remain
agriculture

o Portions 1 and 2 are low rise medium density Residential typologies with some mixed
land uses (Retail/Office and Cultural/Institutionai)

o Portion 3 is a low-rise medium density courtyard Residential typology with mini
apartment blocks with some mixed land uses (Retail/Office and Cultural/lnstitutional)

On the next page, Figure 35 is a Zoning Plan depicting the proposed new land uses
and the remainder of the farm which would stay agricultural. The Zoning Plan is also
attached as Annexure 11.
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Figure 35: Zoning Plan

Underneath, Table 4, is a summary of the land use mix of the proposed development.

Table 4: Summary of the land use mix of the proposed development

Portion 1 (Conventional Residential)
Category Total

Housing 7 units
Retail/office To be confirmed
Cultural/Institutional To be confirmed
Portion 2 (Mixed Use)

Category Total

Housing 510 units
Retail/Office 1472 m?
Cultural/Institutional To be confirmed
Portion 3 (Mixed Use)

Category Total

Housing 724 units
Retail/office 10 666 m?
Cultural/Institutional 9 408 m?
TOTALS

Category Total

Housing 1 241 units
Retail/Office 12 138 m?
Cultural/Institutional 9 408 m?
Agricultural and Rural | 135.1ha
(Remainder of farms)
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The proposal entails to limit the footprint which would be controlled by Urban Design
Principles for each Portion. These developments are further guided by strict urban
design codes by which development is only permitted to happen within predefined
three-dimensional envelopes arranged in response to the surrounding cultural
landscape. The Urban Design Principles thus provides a detailed land use mix of
each of the Precincts. The different land use mixes for the three Precincts are
described underneath:

* PORTIONS 1 AND 2

Proposed development Portions 1 and 2 will abut the existing Die Boord residential
area.

-

e A "; X

Figure 36: Portions 1 and 2

Libertas Development FP/1020/991



FIRST PLAN &g, .

PORTION 1

Portion 1 (see Figure 35) is a proposed contour-following single residential typology
which makes provision for 7 housing units.

PORTION 1 Land Use Mix (Total area of 3 780 m?)

Category Total

Housing 7 units Floor Area Ratio: 0.25
Units/ha: 4.6

Height: maximum 2 levels

The proposed Portion 1 will be located on the eastern side of the site. It would be
located within a narrow strip of vineyards which continue from the workers cottages
along the contour towards the R44. A small strip of buildings is currently proposed
on the slope where the current road traverses.

PORTION 2

Portion 2 (+ 48.5 ha) is a low-rise medium density courtyard residential typology with
mini apartment blocks interspersed. Some mix land uses are also proposed — namely
retail/office and cultural/institutional.

PORTION 2 Land Use Mix (Total area of 48.5 ha)

Category Total

Housing 510 units Floor Area Ratio: 0.42
Retail/Office 1472 m? Units/ha: 22.4
Cultural/Institutional To be confirmed Height: maximum 3 levels

Portion 2 has been specifically located next to the existing Die Boord residential area
to extend this typology and localise higher density development to leave the majority
of views to only include vineyards. In this section of the site, this type of development
is considered appropriate in scale and height. The final height mix would be
determined by the HIA and Visual Impact Assessment. Underneath are some images
demonstrating the proposed residential typologies for Portions 1 and 2.
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PORTION 1 PORTION 2

Low rise medium density residential typology

Contour-following single residential typology

o ! e -
‘ y

Figure 37: Proposed residential typologies for Portions 1 and 2

e PORTION 3

Portion 3 (65.9 ha) is a low-rise medium density courtyard residential typology with

mini apartment blocks with some mixed land uses (Retail/Office and
Cultural/Institutional).

<
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Figure 38: Portion 3
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PORTION 3 Land Use Mix Summary (Total area 65.9 ha)
Category Total
Housing 724 units Floor Area Ratio: 0.27
Retail/office 10 666 m? Units/ha: 22.4
Cultural/Institutional 9408 m? Height: maximum 3 storeys

Figure 39: Image showing the nature of the building typologies for Portion 3 namely a
low rise medium density courtyard residential typology with mini apartment
blocks interspersed (maximum height of three levels)

This proposed low rise medium density village has been moved lower down the slope
to leave the highly visible upper slopes of the rise uninterrupted. It visually extends
from the already developed Fleurbaix node, but is interspersed with parks to reduce
visual impact. The final height mix would be determined by the HIA and Visual Impact

Assessment.
ROAD CONNECTIONS WITHIN THE PROPOSED DEVELOPMENT

Road connections within the proposed development are conceived as being of two
types. The first type is the main, higher order mobility connections. Access is
anticipated via Van Reede Road to the R44 and Techno Avenue/Neutron Road to
the R44 and/or Techno Park Link Road (to Adam Tas Road). A road, traversing the
subject property, will also be required to connect Van Reede Road and Techno
Avenue/Neutron Road, which will provide access to the development
clusters/pockets. This future extension of Van Reede Road is classified as a Class
4-road in the draft Roads Masterplan of the Municipality..

The second type is the internal road structure links amongst the three Precincts and
internally within these Precincts. The internal road links will be addressed in more
detail in the next phases of the development application. The visual impact of the

Libertas Development FP/1020/991
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proposed road network system will be addressed later in this report. Also see
paragraph 10 which provides more detail regarding access and road structures as
addressed in the Traffic Impact Statement.

NMT Proposals as described in Urban Design Principles document

A non-motorised network weaves through the total site to support a healthy lifestyle
of walking, jogging and cycling on the greater site and beyond and which links Techno
Park to Die Boord via the remainder of the farm and proposed Precincts. The Urban
Design Principles also stress the importance of non-motorised transport as identified
in the Stellenbosch MSDF and as also pointed out in the Heritage Input and
Landscaping Reports.

Figure 40: Stellenbosch Municipality NMT Masterplan: Existing & proposed pedestrian and
cyclist infrastructure
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Figure 41: Proposed Non-motorised Transport Network

1)  Possible connection to the Adam Tas Corridor (through neighbouring properties)

2) Possible connection to Hottentots-Holland mountains (through neighbouring properties)
3)  Pedestrian route along stream

4)  Proposed recreational routes through site

5) Pedestrian links to Techno Park

Libertas Development FP/1020/991
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Figure 42: Proposed transport integration scheme including pedestrian, cyclist & public

transport networks, based on the Stellenbosch Municipality integrated public
transport plan

Termination of proposed MNT network including cycle network at end of Van Reede Street
Termination of proposed MNT network including cycle network at in Technopark

Conceptual extension of recreational route system along Eerste River

Extension of recreational route through Libertas farm

Conceptual extension of recreational route through Brandwacht to Hottentots Holland
mountains

Conceptual extension of recreational route through Paradyskloof to Hottentots Holland
mountains

Extension of dedicated cycle route through Libertas farm connecting Die Boord with Techno
Park

Extension of public transport route through Libertas farm connecting Die Boord with Techno
Park

Conceptual extension of recreational route system from Libertas farm to route along Eerste

River
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LANDSCAPING AND VISUAL ANALYSIS

As part of the concept development, a visual study and landscape character analysis
of the site has been completed. Please refer to the Visual Impact Study and Visual
Statement, Annexure 14 and the High-Level Landscape Framework attached as
Annexure 15.

Terra Landscape Architects considered the site and the possible attributes that would
address the visual, ecological, urban and heritage aspects and develop a sensible
responsive design. These included comments raised by the heritage consultants and
the Development Criteria as per the Stellenbosch Conservation Management
Framework in particular Landscape Unit C15 EERSTE RIVER CENTRAL AREA (7.7)
that has been awarded a Grade |lIB (heritage area).

The rural quality of the area and the particular layout of the historical werf were both
qualities that were deemed significant attributes to the site. Further to this the historic
tree planting on site (and the visual buffer this provides) is another quality which can
be built on and developed further to add to the particular identity and sense of place.
The following landscape recommendations and guidelines which respond to the
complex web of social, cultural and ecological informants have informed the design
proposal:

e Acknowledges typology of heritage remnants and facilitates ecological
connectivity

e Agricultural patterning - acknowledges typology of heritage remnants and
maintains semi-rural aesthetic

o Sequence of important nodes along eastern drainage edge

¢ The vineyards along the R44 is contact of agricultural pattern in urban setting

o Essential to re-establish and re-connect the eroded landscape patterns

¢ Re-connect to the ecological corridor

¢ Recognise the importance of the historical werf in the re-connection of the site to
the Eerste River

e Future development to recognise the werf typology in layout and landscape
response

¢ Retain a clear line of site from the werf to the site context

e Linear development on western portion of the site must use the contours to
establish development pattern

» Possible higher intensity development along eastern edge

e Interstitial spaces - supports social and recreational opportunity

Underneath, Figure 43, is the Composite High Level Landscape Framework Plan
diagram indicating the different areas within the proposed development.
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Figure 43: Composite High Level Landscape Framework Plan

1) Entrance Avenue

2) Historic Landscape Patterns Embedded ecology and green systems - Development as per
Urban Design Framework

3) Embedded ecology and green systems - Development as per Urban Design Framework

4) Connection to broader green network and ecology

5) Increased indigenous tree planting and fynbos planting -increased diversity and green
connection

6) Embedded ecology and green systems - Development as per Urban Design Framework

10. TRAFFIC IMPACT STATEMENT

A Traffic Impact Statement was done by UDS Africa for the proposed development.
A copy of this report is attached as Annexure 16.

10.1 Current access

Access to the subject property is currently obtained via Van Reede Road. The first
section of the said access road, to the west of the existing Die Boord residential area,
is currently a servitude providing access to the abutting properties — see Figure 44
below.
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10.2

Figure 44: Current Access nght of Way (ROM Servitude (yellow)

Traffic generation

Access to the subject property is currently obtained from the extension of Van Reede
Road, which intersects the R44 from the west, as indicated in the Urban Design
Principles. Future access is anticipated to be via the said section of Van Reede Road
to the R44, and via Techno Avenue/Neutron Road, which will provide further access
to the R44, as well as to Adam Tas Road via the future Techno Park Link Road.

A Trip Generation Analysis was done, taking into consideration the proposed land
uses as set out in the Urban Design Principles. This analysis confirms that the
potential peak hour trip generation, based on the available development information
at this stage, compares well with the previous EMME modelling conducted for former
development proposals on the subject farms. Based thereon, it is anticipated that
sufficient capacity would exist to accommodate the proposed development with the
proposed Techno Park Link Road (between Techno Park and Adam Tas Road) in
place.

According to preliminary comment received from Stellenbosch Municipality:
Infrastructure Services (Roads, Transport, Stormwater & Traffic Engineering) on the
proposed development, there would be capacity for development, without
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10.3

overloading the road network, once the extension of Van Reede Road and the
western link between Techno Park and Adam Tas Road are in place.

Detail on road reserves, road layouts/cross-sections, intersection lane layouts, etc.
will be addressed during further design stages.

Future Road Network

It is well known that traffic in and through Stellenbosch is heavily congested during
peak times. To address this, minor improvements have been implemented/are
currently being implemented where funding is available.

These improvements to the current road network have been implemented/are
currently being implemented where funding is available. The most recent road
upgrades in the vicinity of the subject property are a) the duelling of Techno Avenue
(between the R44 and Proton Street) which includes the upgrade of the R44/Techno
Avenue intersection to increase stop-line capacity (three through lanes along the R44
at the intersection with additional turning lanes), and b) the extension of Schuilplaats
Road in Paradyskloof to intersect Trumali Road, with the changing of the existing
unsafe median break at the R44/Paradyskloof Road intersection to a butterfly-
intersection (which accommodates right-turn With the abovementioned upgrades
implemented and operational, relief can be expected during peak times for the next
few years.

Traffic modelling, by way of the EMME modelling software, was previously conducted
for a development concept on the subject property at that stage (base year 2019).
The said concept included residential pockets accommodating about 460 units, a
pocket accommodating about 15 000 m2? Gross Leasable Area (GLA) offices, and a
mixed-use pocket of about 110 000 m? GLA consisting of retail, offices, residential
and educational.

The said modelling assessed three (3) scenarios, the first with access via Van Reede
Road and the existing Techno Park road infrastructure, the second including the
addition of the link to Adam Tas Road, but excluding the link bypassing Techno
Avenue and Neutron Road, and ultimately, the third scenario including the full Techno
Park Link Road (between the R44/Techno Avenue and Adam Tas Road). These
scenarios are schematically indicated in Figure 46on the next page:
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Figure 46: Modelling of alternatives for the western bypass road

The conclusion of the modelling was that a potential development of the mentioned
extent would be possible with the Techno Park Link Road between Techno Park and
Adam Tas Road in place — an extract of the AM peak hour volumes is indicated in
Figure 47 below.

Figure 47: EMME modeiling conducted for previous development concept on the subject
property, including Techno Park Link Road (between Techno Park and Adam
Tas Road)

The Techno Park Link Road (as second access to Techno Park) was thus identified
as being required, and to be implemented by Stellenbosch Municipality by + year
2022. The ultimate future road network in the area, as identified in the Municipality’s
Draft Roads Master Plan, includes some additional link roads and potential bypass
roads to reroute existing pass-by traffic around Stellenbosch, as opposed to traveling
through Stellenbosch as is currently the situation.
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Itis proposed that the identified Techno Park Link Road will provide a second access
to Techno Park, providing relief to the R44 and R44/Techno Avenue intersection,
which currently accommodates access to Techno Park, as well as Kleine Zalze and
soon the De Waldorf Development currently under construction. It is anticipated that
the intersection of the Techno Park Link Road with Adam Tas Road would most likely
be a signalised intersection.

The proposed Eastern Link Road is to provide access to Stellenbosch CBD as
alternative to the R44. The road intersects the R44 opposite Techno Avenue, at the
existing access to the Blaauwklippen Farm, and links with Stellenbosch CBD. The
majority of the alignment is a Proclaimed Provincial Main Road (Main Road 169).

The abovementioned roads are also included in the Stellenbosch Municipality’s Draft
Roads Master Plan, currently out for public comment. The final alignment of these
roads is currently being finalised whereafter the required legal processes will follow.
According to correspondence (1 December 2017) from Stellenbosch Municipality to
Western Cape Government (WCG): Department of Transport and Public Works,
during the approval process of the Capitec Head Office recently constructed in
Techno Park, planning of the Techno Park access link to Adam Tas Road is being
planned, the alignment fixed, and “will be implemented with the start of the adjacent
Libertas development, which will provide for development contributions of over
R100m”, which “will be more than enough to cover the construction costs for the link
road”. The approval letter for the Capitec development received from WCG (26
February 2018), refers to the implementation of the second access to Techno Park
to be implemented by Stellenbosch Municipality within a period of four years as
condition. With this updated development proposal for the subject farms, which is
noticeably smaller than the previous proposal, the possible Development
Contributions payable can be expected to be considerably lower than the figure
quoted above.
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Figure 48: Extract from Stellenbosch Municipality Draft Road Master Plan
(with notes from traffic engineers)

Proposed Development Access/Roads

Access is anticipated via Van Reede Road to the R44 and Techno Avenue/Neutron
Road to the R44 and/or Techno Park Link Road (to Adam Tas Road). A road,
traversing the subject property, will thus be required to connect Van Reede Road and
Techno Avenue/Neutron Road, which will provide access to the development
clusters/pockets. According to information, Van Reede Road is classified as a Class
4-road.

The Draft Roads Master Plan previously referenced, also indicates the road
traversing the subject property as a future Class 4-road. Based on this classification,
access to the said road would thus be limited, i.e. no direct erf accesses will be
provided along the road. According to the available minimum guidelines of
Stellenbosch Municipality, access spacing of 65 metres (opposite approaches) and/or
80 to 90 metres (adjacent approaches) are applicable along a Class 4-road. Access
to any proposed or future precincts should thus adhere to these guidelines, details of
which will be addressed during further design stages. Similarly, the cross-section of
the road will also have minimum guidelines which should be adhered to, however,
the detail of the cross-section ultimately proposed to accommodate the expected
vehicles, as well as non-motorised transport, will be determined during further design
stages.

Libertas Development FP/1020/991



TOWN PLANNERS
STADSBEPLANNERS

Page 60

Following discussions with the Municipality’s Engineering Department, various
alternatives for an alignment of the required road link between Die Boord and Techno
Park traversing the subject property were investigated. Based on inputs from the
various project team members (engineering, visual, etc.), a proposed alignment was
presented to the Municipality, on which the engineering department provided in
principle support. The proposed alignment, in the context of the proposed
development pockets, is schematically indicated in Figure 49 underneath. The
alignment options are thus either the yellow line indicated, or an alternative where the
route follows the corner formed by the white line instead of the yellow corner formed,
with roundabouts provided at positions along the route.

Van Reede Road
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Fiqure 49: Proposed road )ink between Die Boord and Techno Park traversing the subject
property

10.5 Parking

Parking will be addressed during further design stages but will be provided in line with
the requirements of Stellenbosch Municipality Zoning Scheme By-Law, 2019.

10.6 Public- and Non-Motorised Transport

Although details on the individual and overhead Site Development Plans will be
addressed during further design stages, it is anticipated that public transport
embayments will be required along the road traversing the subject farms, especially
at the intersections of the accesses to the development clusters/pockets.
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Figure 50: Stellenbosch Municipality’s NMT Master Plan extract (with notes)

Similarly, accommodation for non-motorised transport (NMT) is anticipated to be
required along at least the road traversing the property. The NMT provided traversing
the site will also be linked to the surrounding facilities in line with the proposals
included in the NMT Master Plan of Stellenbosch Municipality. An extract of the said
plan is indicated above (Figure 50), with the green lines traversing the subject
property (between Van Reede Road and Techno Park) indicating proposed Class 2-
NMT routes:

As per the abovementioned NMT Master Plan Report, the following is applicable to
Class 2 routes: “Path which is located within the road reserve, located adjacent to the
road way on the same alignment, but separated from the road way by level difference
and / or kerb and reserved for either cyclists only or shared by pedestrians and
cyclists. This is commonly referred to as a cycle path”. Proposal for pedestrian and
cycle routes are included in the Urban Design Guidelines.

Visual impact assessment of proposed road layouts (specifically with regard to
the alignment of the future Van Reede Road link)

Following meetings held with the Engineering and Land Use and Spatial Planning
Departments of the Municipality in 2022, the project team investigated several options
to enable a road to traverse the subject site (connecting Die Boord and Techno Park).

In the 2021 URBA proposal, the sub-precincts were linked by a narrow meandering
road, where access and circulation within the development proposal relied mostly on
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the existing roads, with the aim of maintaining and strengthening the existing
landscape patterns. Various access points negated the need for a central circulation
route, allowing all roads to be reduced in scale and order, which resulted in no one
major traffic link between Techno Park and the Libertas development.

As the Municipality’s Engineering Department are in support of the through road
(which will be a class 4 road with two lanes - one per direction) as shown in the Draft
Road Management Plan of the Municipality, Filia Visual was tasked with undertaking
a brief study to identify the suggested route with lowest visual impact. This study
forms part of the Visual Impact Study and Visual Statement attached as Annexure
15.

Figure 51: Initially, Filia Visual was tasked with assessing 5 road alignment options,
illustrated above (Smit, 2022,; Sources: URBA, 2022)

Indicative "Simulation" graphics were generated to understand the position of various
road layouts when viewed by the public. The findings of assessing the visual impact
of the proposed road layout options are set out in detail in Paragraph 4.3(a), pages
18 — 22 of the Visual Impact Study and Visual Statement.

Observations and findings from the initial comparative road alignment study can be
summarised as follows:

The visual impact of the five proposed routes (A — to D indicated on Figure 51) are
identical from the entrance at Sub-Precinct B up to the second circle.

= Traffic circles would represent a node of higher visibility along the proposed
routes but are expected to be less visually intrusive than a traffic lights.
] The use of traffic circles rather than traffic light intersections is supported

pending the findings of the Simulations anticipated in the VIA.
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In terms of overall visibility, based on site topography and the nature of the receiving
environment:

. A would be the most visible option;
] B and C are comparabile;
. D and E are comparable, and will have slightly lower impact than B and C.

The placement of the portion of the route that is identical to all the proposals could
be improved if the route avoids cutting through the agricultural areas midslope. If
possible, the route should hug the northern boundary, following the existing road until
it must turn south to run along the eastern edge of Sub-precinct A.

Proposals that route the new road through any portions of Sub-precinct A will

generally have a lower visual impact because the buildings and vegetation of the

proposed development will absorb the roadway, streetlights etc. visually from the

vantage point of sensitive viewers (the Scenic route, specifically).

. Routing any road along the southern edge of Sub-precinct A would be similarly
screened from the Scenic route and other sensitive receptors to the north.

In reference to the above, all of the options are routed through Sub-precinct A at some
point, so their potential visual impact is dependent almost entirely on how the section
between the southern edge of Sub-precinct A and the northern edge of Technopark
is routed.

Any roadway that runs perpendicular to the site contours and crosses the “buffer
area” at the crest of the hill (between Sub-precinct A and the northern edge of
Technopark) will be visible from Adam Tas Scenic route and increase the visual
impact of the proposed development overall, especially at night due to streetlights
(static, continuous light source) and car headlights (moving, short duration but
noticeable).

The “buffer area” illustrated in Figure 52 on the next page is considered the most
visually exposed part of the site, as well as being the portion of the site that makes
the most significant contribution (from a visual point of view) to the legibility of the
cultural landscape and the scenic significance of protected landscape features that
maintain the relationship between the open agrarian landscape and the transitional
areas and edges of the Stellenbosch settlement node/residential areas (from rural to
urban). According to the Heritage practitioner, this buffer area should also be
preserved as an important measure to prevent extensions and urban creep from
Technopark's side 2
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Figure 52: Graphic illustrating the “buffer area” which the visual and heritage
assessments identified as a zone of no development, or minimal development
under strict control to manage visual impact (Smit, 2022; Sources: URBA, 2022)
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Figure 53: Graphic illustrating the suggested route with lowest potential visual impact and
two acceptable alternatives form a visual impact point of view. It also indicates
by means of the green dotted link, the preferred link from a traffic access point
via Technopark (Smit, 2022; Sources: URBA, 2022 and UDS Africa, 2022)

Currently all the route proposals include a portion of the proposed road that crosses
the “buffer area”. Therefore, none of the five proposed routes were supported outright
by the visual specialist. The “buffer area” illustrated in Figure 53 is the most visually
exposed part of the site, as well as being the portion of the site that makes the most
significant contribution (from a visual point of view) to the legibility of the cultural
landscape (as described in Appendix 3: Conservation Systems of the CMP) and the
scenic significance of protected landscape features that maintain the relationship
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between the open agrarian landscape and the transitional areas and edges of the
Stellenbosch settlement node/residential areas (from rural to urban).

The green dotted line indicated through the “buffer area” in Figure 53 is the preferred
link to Technopark, identified by the traffic engineers, taking into consideration
existing roads and road intersections as well as sight distances.

The current road proposal for the future alignment of Van Reede Road will thus be of
a higher order, and although it still meanders through the landscape somewhat and
will largely support the semi-rural character, this is likely to become an important route
connecting the various Stellenbosch urban areas to one another. The preliminary
Impact Study and Visual Statement thus concluded that the visual impact of the
overall development is likely to increase as a result of the proposed road alignment
over the visually sensitive “buffer area”. The development criteria do however only
specify that buildings in the “buffer area” should be avoided and the future more
detailed Visual Impact Assessment which would be part of the later submissions will
make specific recommendations regarding mitigating the visual impact of the road
over the “buffer area”. The current visual study indicates that it would be possible to
mitigate the impact of the road connection over the “buffer area”

AVAILABILITY OF MUNICIPAL SERVICES (CIVIL AND ELECTRICAL)
CIVIL ENGINEERING SERVICES

A Civil Services Availability Report was prepared by Integrate Structural and Civil
Engineering. A copy of the Engineering Services Report (18 May 2021) is attached
as Annexure 17. This report also addresses storm water management on the site.

Meetings were also held with the Engineering Department at the Stellenbosch
Municipality on 18 November 2020 and GLS Consulting Engineers on 19 November
2020 to obtain confirmation of spare capacities in the external bulk water supply and
sewerage.

Integrate Structural and Civil Engineering has investigated the proposed
development layout and engineering constraints of the site and are satisfied that the
site is suitable for the intended development from an engineering point of view.

The internal and external civil infrastructure will be designed to comply with the
minimum standards contained in the “Guidelines for Installation of Engineering
Services in Residential Areas”, also known as the “Blue Book”, as well as, standards
and requirements of the Department of Water Affairs (DWA), the Steilenbosch
Municipal Guidelines and Standards, and the Provincial Roads Engineer.
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Site Geomorphology and Geology

A comprehensive Geotechnical Investigation will be undertaken by Professional
Geologists and the findings will guide the foundation and structural design of the
buildings as well as the design of the Civil Infrastructure.

Internal Roads

Internal roads will be surfaced with a combination of tar, paving and cobbling to suite
the architectural theme. The road widths will be determined by the expected
generated traffic and traffic calming measures will be implemented throughout to
create an environment safe for pedestrians and cyclists.

Potable Water

Meetings were held with the Stellenbosch Municipality Engineering Department on
18 November 2020 and GLS Consulting Engineers on 19 November 2020 to obtain
confirmation of spare capacities in the external bulk water supply system to serve the
proposed development.

It was confirmed that adequate spare capacity exist in the Raw Water Supply, Water
Treatment, Potable Water Storage and Conveyance Systems to supply the
development. The External Bulk Connection Points are indicated on appended
Drawing Nr. C 20 001 / 120/ A, Bulk Water Supply Layout.

The Annual Average Daily Demand (AADD) of the proposed development is
calculated as 1,04 M | /day with an Instantaneous Peak Flow of 57 I/ s . The
development will be supplied by two pressure zones from the Paradyskloof Reservoir
with a TWL of 191,8 MSL and the Papegaaiberg Reservoir with a TWL of 137,1 MSL

Sewerage

The Annual Average Daily Wet Weather Flow (AADWWF) of the development is
calculated as 0,94 Ml / day .

Meetings were held with the Stellenbosch Municipality Engineering Department on
18 November 2020 and GLS Consulting Engineers on 19 November 2020 to obtain
confirmation of spare capacities in the external sewerage system to serve the
proposed development.

It was confirmed that adequate spare capacity exists in the External Bulk Sewage
Conveyance System as well as the Sewage Treatment Works to serve the proposed
development.
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The External Bulk Connection Points are indicated on appended Drawing
Nr.C 20001 /130/ A, Bulk Sewer Connections.

The connection points are described as follows;
J The existing malfunctioning Baltron Sewage Pumpstation in Technopark will

be abandoned and effluent will be diverted to connect with the proposed
internal reticulation under gravity.

. A gravity connection will be made onto the existing Kleingeluk Gravity System.

o A gravity connection will be made to onto the existing Die Boord Gravity
System.

° A new Pumpstation will be built on the lowest portion of the site to serve

portions of the development that cannot gravitate to either the Kleingeluk or
Die Boord gravity systems. The rising main will cross the Eerste River, either
by attachment to an existing bridge crossing or via trenchless crossing at depth
and will be installed in the existing servitude registered for the recently installed
355 mm dia De Zalze Sewer Rising Main. The approximate performance
figures of the proposed pumpstation is as follows;

o Peak Incoming Flow: 351/s

o Pumping Rate: 451/ s

. Starts / Hour: 5

o Rising Main Diameter: 250 mm

The performance figures will be finalized once the development proposals have been
fixed.

Storm Water

Stormwater run-off up to the 5 year storm event from hardened areas will be collected
via catch pits and inlet grids and conveyed via a combination of open concrete
channels and underground concrete pipework. The existing farm dams will be utilized
as retention ponds to not exceed the predevelopment runoff rates, intercept solids
and provide water polishing prior to release to the Eerste River. Adequate escape
avenues exist for storms exceeding the 5-year event.
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11.2 Electrical Services capacity and availability

An Electrical Capacity Report, dated 17 May 2021, was prepared by CKR
Consulting Engineers addressing the impact of the proposed amendments. A copy
thereof is attached as Annexure 18 to this report.

Based on the above calculations for the current development proposal done by Urban
Design Principles dated May 2021 an Estimate of 5.8MVA will be needed for the
development which will be done in different phases.

Stellenbosch Municipality has confirmed on 13 October 2020 that they have 1MVA
available form Golf Substation for the first phase of the development, once formal
Electricity applications are made planning will start to upgrade this figure.
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12.2

SECTION E

COMPLIANCE WITH DECISION CRITERIA OF
SECTION 42 OF THE STELLENBOSCH MUNICIPAL
PLANNING BYLAW, 2015

COMPLIANCE WITH SECTION 42(1)
Procedural requirements

The application complies with all the prescribed procedural requirements which were
confirmed at the pre-application consultation meetings.

Compliance and consistence with the National, Provincial and Municipal
Spatial Development Frameworks and Policies

Section 42(1)(b) requires that a proposed development should be consistent with the
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: Compliance with the Stellenbosch Municipality
Spatial Development Framework and other local spatial policies is motivated below.

12.2.1 Provincial Spatial Development Framework

The National Planning Commission (NPC) proposes a national focus on spatial
transformation given the enormous costs imposed by existing spatial divides. It
recognises that achieving this is a complex long-term process. The NDP’s human
settlement targets are: More people living closer to their places of work; better quality
public transport; and more jobs in proximity to townships. To achieve these targets
it advocates strong measures to prevent further development of housing in marginal
places, increased urban densities to support public transport, incentivising economic
activity in and adjacent to townships; and engaging the private sector in the gap
housing market. The NDP also targets the development of a more inclusive and
integrated rural economy. Its rural strategy is based on land reform, agrarian
transformation, livelihood and employment creation, and strong environmental
safeguards.
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The Provincial Spatial Development Framework of the Western Cape is based on the
following guiding principles:

e Spatial Justice

A socially just society is based on the principles of equality, solidarity and inclusion.
Inclusionary settlements focus on the public realm rather than on private enclaves;
support civic interaction and equitable access throughout the public environment; and
make urban opportunities accessible to all. Past spatial and other development
imbalances should be redressed through improved access to and use of land by
disadvantaged communities.

The development proposal will be a mixed-use development containing a
combination of retail, office, cultural and educational land uses as well as a wide
range of housing opportunities.

Provision is made for 1 241 units of a medium density, non-suburban type. These
units will be distributed within three precincts A, B and C. These are interspersed
with other uses. The units are predominantly duplex, simplex or triplex type arranged
in groups found in Precincts A and B or of a low-rise medium density type/multi
residential (3-4 storeys) found in precincts A and B. These types totalling 1215 units
from a total of 1241 units or 97.9% will range from 50 — 100 m? GBA at an average of
70 m? GBA per unit. The balance (x 26 units or 2.1%) will be accommodated in
precincts A and C and will be larger Single Residential units. The target price for the
1 241 smaller units at an average of 70 m? GBA/ unit will average R2 million at current
market value and the 26 units (2.1% of the total) at an average of 350 m? GBA will
average at a market value between R4 and R 12 million.

Irrespective of the absence of an approved Inclusionary Housing Policy by the
Stellenbosch Municipality, our client recognizes the general need for inclusionary
housing in an attempt to uplift and empower previously disadvantaged individuals
and/or families. In their endeavours to contribute to such efforts, it is their goal to
formalise land tenure to families within the existing informal farm village on the subject
property. Tenure options will be negotiated with the relevant families and the
outcome and provisions to be agreed, will form part of the final subdivision
applications still to be submitted and approved by the various authorities.

e Sustainability and Resilience

Land development should be spatially compact, resource-frugal, compatible with
cultural and scenic landscapes, and should not involve the conversion of high
potential agricultural land or compromise ecosystems. Resilience is about the
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capacity to withstand shocks and disturbances such as climate change or economic
crises, and to use such events to catalyse renewal, novelty and innovation. The focus
should be on creating complex, diverse and resilient spatial systems that are
sustainable in all contexts.

Although the subject site is currently zoned for Agricultural and Rural Purposes and
shown as outside the demarcated urban edge of the Stellenbosch Municipal area, as
indicated in the Stellenbosch Municipal Spatial Development Framework (2019), the
subject property is bordered by urban development to the west and south. The
proposed delineation of the future Techno Park Link Road (between Techno Park
and Adam Tas Road) as well as the fact that the site is ideally located close to the
town’s central business district and community facilities such as schools and open
spaces can be regarded as site specific circumstances to consider the site as a logical
infill development opportunity, as its most western boundary will more or less follow
the natural western edge of the town as already dictated by De Zalze and Techno
Park.

Deviation from the provisions of the MSDF will be motivated in more detail in Section
14.3.1. In general it can be stated that the development proposal for the partial
development of the Fleurbaai/Libertas Farms attempts to strike a balance between
retaining the special character of the farms, being identified in the Stellenbosch
Heritage Inventory and Management Plan as part of the “Green Transitions” of the
Stellenbosch Municipal area and a sensitive development taking cognisance of this
much valued local heritage resource by limiting development to four (4) precincts on
the subject farms.

Densification will be in clusters and with an appreciation of the specifics of this site
with high cultural and historical significance, rather than adopting a blanket sub-
divisional approach. The specifics are a combination of cultural landscape and
established natural features.

The footprints, nature and scale of the footprints of these precincts as well as the
broader design concept have been informed by various specialist studies, of which
the most important is the initial heritage, landscape and environmental inputs, to
ensure the future sustainability and resilience thereof. The detail design of the
development would further be informed by an Environmental Impact Assessment and
a Heritage Impact Assessment which it is foreseen would also include a Visual Impact
Assessment.

Spatial Efficiency
Efficiency relates to the form of settlements and use of resources - compaction as

opposed to sprawl; mixed-use as opposed to mono-functional land uses; residential
areas close to work opportunities as opposed to dormitory settlement, and
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prioritisation of public transport over private car use. When a settlement is compact
higher densities provide thresholds to support viable public transport, reduce overall
energy use, and lower user costs as travel distances are shorter and cheaper.

The Stellenbosch Municipality is currently busy with the Adam Tas corridor/ARC
study. This project will provide high density residential opportunities in central
Stellenbosch. The Fleurbaai/Libertas design proposal will complement the Adam Tas
Corridor initiative by providing localised alternative medium to higher density
residential development as well as localised commercial and community
opportunities within an area of logical infill in close proximity to central Stellenbosch
and Techno Park. This development would provide housing opportunities for a mark
segment for which there is currently very little housing stock available within the
Stellenbosch municipal area.

The development would be a mixed-use development limited to four compact fixed
precincts on the subject farms. Due to the higher density nature of the development
it would make future public transport options more viable. The design concept thus
makes provision for internal and external non-motorised linkages to the remainder of
the farms (remaining agricultural and green component) as well as to the bigger
Stellenbosch area and surrounding green network of the town. It also allows for
external linkages to the wider Stellenbosch and surrounding area.

The proposed development concept would thus promote spatial efficiency.

Accessibility

Improving access to services, facilities, employment, training and recreation, and safe
and efficient transport modes is considered essential. Accessibility is also defined by
convenient and dignified access to private and public spaces for people with impaired
mobility. Good and equitable access systems must prioritise the pedestrian, as well
as provide routes for bicycles, prams, wheelchairs and public transport. An
accessible system will offer a choice of routes supporting these modes and safe
connections between places and communities. Visual access implies direct sight
lines or unfolding views, signs or other visual cues, and being able to see other people
- all of which help in negotiating places.

The proposed development will have a mixed-use character which would improve
access to inter alia employment opportunities. Although close to existing community
and education facilities, it will also accommodate such facilities as existing facilities
are currently at capacity in Stellenbosch. It would at the same time offer a wider
choice of residential opportunities for individuals and families who struggle to find
affordable housing within the central Stellenbosch area.
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As indicated in the Urban Design Principles, the Visual en Landscape Character
Document and the Traffic Impact Statement, the proposed development would also
offer a wider permeability network in the form of a non-motorised network which
weaves through the total site to support a heailthy lifestyle of walking, jogging and
cycling on the greater site and beyond and which links Techno Park to Die Boord via
the remainder of the farm and proposed Precincts. It also links with the municipality’s
non-motorised transport network as proposed in their draft Non-Motorised Transport
Plans.

Stellsnboach Town [ | S

-

Figures 54 and 55: Extracts from Stellenbosch Municipality Draft Non-Motorised Transport
Masterplan
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Figure 56: Extract from the Urban Design Principles indicating the proposed NMT network and
its connection with the proposed Stellenbosch NMT network

¢ Quality and Liveability

The quality of an environment directly contributes to its liveability. A q quality-built
environment is one that is legible, diverse, varied and unique. Legible built
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environments are characterized by the existence of landmarks such as notable
buildings and landscaping, well- defined public spaces, as well as navigable street
networks. Diverse built environments offer a variety of opportunities, experiences
and choice. The more varied a place, the more it is distinguishable because of the
individual qualities that make it distinctive from other places. Liveable settlements
balance individual and community facilities and display a logic of order and random
incident.

The development proposal is based on a set of urban design principles which inter
alia requires the initiation of typologies that offer opportunities for continuity of
enclosure in the form of urban rooms (containing mixed land uses and housing
opportunities in a range of price classes) rather than individual and competing form
dotted throughout the landscape.

The main thrust of the compilation of the development proposal has been based on
reducing the aesthetics (visual impact) of the proposed development in the
surrounding landscape which has much cultural and historical value in the
Stellenbosch context. The form-based design approach would greatly enhance the
quality of this development which would be sensitively placed within identified
precincts in this “green transition area’ as identified in the Stellenbosch Heritage

Inventory.

Urban form will be enhanced and enforced by a form-based code approach as
explained earlier in this report. This design approach would serve to create
acceptable parameters in terms of footprint and typologies that are appropriate to the
site. Once the footprint is accepted in terms of environmental legislation, the design
needs to be filtered through a set of site-specific form-based codes for each cluster
and each unit within this. This will ensure the required level of synergy and balance
that is required to protect both the “green transition area” character of the subject
farms and the individual asset values of future individual properties.

12.2.2 Western Cape Land Use Planning Guidelines Rural Areas (March 2019)

The Western Cape Guidelines for Rural Areas has been prepared to promote
sustainable development in appropriate rural locations throughout the province and
to protect agriculture as a primary land use in the rural landscape. Norms for the
subdivision of agricultural land were established following a consultative process.
The objective of these guidelines is to provide clarity to all role players and partners
(public and private) on the type of development that is appropriate beyond the current
built-up areas, suitable locations where it could take place, and the desirable form
and scale of such development.
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Guidelines are provided for development adjacent to existing urban settlements and
outside the identified urban edges. It is indicated that when considering the
desirability of development proposals in such areas the following inter alia needs to
be taken into consideration.

Accessibility and public transport availability, and access for the disabled.
Infrastructure provision and cost and long-term maintenance costs.

Environmental impact (e.g. waste management).

Agricultural impact.

Visual impact, especially on the rural landscape.

Historical settlement patterns and form.

Natural landscape and topographical form as design informants.

New buildings and structures should conform to the massing, form, height and
material use in existing settlements.

When accommodating development in existing settlements, the following principles
should be adhered to:

o Maintain and enhance public spaces.

Reinforce the close relationship of settlements to the regional route structure.
Integrate new development into the settlement structure.

Respect socio-historical and cultural places.

O O ©

These requirements and guidelines have all been addressed in the design proposal
as motivated in this report. It has been informed by various specialist studies
including engineering reports, environmental baseline input as well as landscaping
and heritage inputs. Urban Design Principles have been prepared which provides
information regarding the desirable massing, form, height and material use in the
proposed development which took cognisance of the historical settlement and
historical architectural patterns on the site and wider Stellenbosch area, the visual
impact of the development from various viewpoints and using the natural landscape
and topographical form as design informant. A substantial portion of agricultural land
will be retained and the existing green structure on the farms will be extended and
enhanced. Much thought has been given to linkages within the development through
specifically the promotion of non-motorised transport as well as linkages with the
wider township area and green spaces of Stellenbosch while simultaneously
enhancing accessibility to the farms which is not currently the case.

This development would not impede the implementation and deveiopment of
identified development nodes such as the Adam Tas Corridor. The Adam Tas
Corridor aim to promote connections between the more effluent and less affluent
areas in Stellenbosch and making housing opportunities and community facilities in
the central area of Stellenbosch more accessible to lower income groups. While this
is considered to be a priority it should also be recognised that there is currently very
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little affordable housing opportunities available for the middle and higher middle-
income groups in the Stellenbosch area and these people and their families often
need to reside elsewhere while they have to spent a substantial amount of time and
money to daily commute to their works places in the town. Please refer to Annexure
19, Market Demand/Socio-Economic Study.

12.3 Municipal Policies

12.3.1 Stellenbosch Municipality Spatial Development Framework (2019)

As this application is not fully compliant with the current proposals of the 2019
Stellenbosch MSDF a component of this application is to apply for a deviation from
Council Policy and to motivate site specific circumstances why such a deviation would
not be detrimental to the Stellenbosch Municipal area. This has been addressed in
detail in Paragraph 7.1 of this report.

12.3.2 Stellenbosch Draft Conservation Management Plan and Heritage Inventory

(2019)

As certain components of this application are not fully compliant with the current
proposals of the Stellenbosch Draft Conservation Management Plan and Heritage
Inventory (2019) a component of this application is to apply for a deviation from
Council Policy. This has been addressed in detail in Paragraph 7.1 of this report and
it was motivated why the specific design proposal, informed by various specialist
studies by a heritage practitioner, a landscape architect and a visual analyst, will not
have a detrimental impact on the heritage and landscape asset of the town. .

12.3.3 Stellenbosch Comprehensive Integrated Transport Plan (2016 - 2020) and the

Stellenbosch Municipality Roads Master Plan (2018 Update)

The Stellenbosch Comprehensive Integrated Transport Plan makes proposals for the
improvement of the major road network in and around the town of Stellenbosch
including a western “by-pass” road intended to relieve traffic congestion in the town
and to provide an alternative route for through traffic.

The motivations for the Techno Park Link Road proposal are inter alia:

The Stellenbosch Roads Masterplan (2012) as well as the updated 2018 document
indicate that the section of the R44 between Paradyskioof and the van Reede Street
intersection and Adam Tas Road between the junctions with the R44 and Merriman
Street are operating above their capacity. The congestion in the peak period on these
critical sections of the road network means that the traffic comes to a virtual standstill.
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Additional road capacity is required and critical intersections along the Adam Tas
Corridor need to be upgraded due to saturated peak hour traffic.

There is also a significant proportion of through trips (in excess of 10%) between
Paarl and Somerset West that use the road.

The corridor provides access to the commuter rail service at the Stellenbosch and Du
Toit Stations. The stations are accessed by public transport and a high volume of
pedestrians that must cross the Adam Tas Corridor on the way to the town centre,
giving rise to pedestrian / vehicle conflicts.

Due to the traffic congestion on the Adam Tas Corridor, traffic seeks alternative
routes through the historical part of the Stellenbosch town on roads that are not
intended to carry high volumes of traffic.

The congestion on the R44 leads to a number of unintended consequences such as:
- Wasted time - Increased operating costs (fuel) - Raised pollution levels

The net effect is that the reduced accessibility impedes any further development
which is in conflict with the stated SDF goals. The Stellenbosch Municipality's
intention is to promote “the right type of development at the right places”. The right
type of development is such that it can be supported by public transport, meaning
densification along public transport corridors rather than urban sprawl. The right
places are those that do not threaten the historical heritage part of the town. If nothing
is done the pressure to redevelop the historical part of the town will intensify.
Alternatively, random satellite developments may occur as developers explore
cheaper alternatives, not necessarily supporting the stated SDF goals

The proposal for the western bypass road is also included in the Stellenbosch
Municipality's updated Draft Roads Master Plan (2018), currently out for public
comment. This document also recommends the following with regarding to the
western bypass road:

o Stellenbosch Municipality should start the process to expropriate and purchase
the land required to construct future roads, specifically the implementation of
portions of the Western Bypass and Eastern Link Road, and other roads
associated with proposed housing developments and catalytic projects as
defined in the draft 2019 MSDF. Future road reserves should be formally
registered with the Surveyor General to protect them.

o The planning of the western bypass and/or a combination of substantial
upgrading of the R44 must commence in conjunction with the PWCG. This
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should ideally occur prior to the construction of the proposed intersection
upgrades along the R44 to prevent abortive work.

o Planning for the funding of the road projects must commence to ensure that the
short and medium term priority listing can be achieved.

o This updated Roads Master Plan should assist to plan future land-use
developments within the Stellenbosch Municipal area. Future planning
processes such at the SDF and IDP should complement this RMP, and vice-

versa.

It is thus clear that the proposed western by-pass road is a priority for the municipality.
The proposed development’s development contributions would assist in the funding
of these much needed road upgrading.

As motivated earlier, the construction of this road would also contribute to the site
specific circumstances for deviation from the urban edge policy of the municipality
Due to the proposed delineation of this link road and the existing urban development
at Technopark, it can be accepted that there would be pressure for infill development
between this proposed new road link and the existing urban developments of
Stellenbosch and thus the eventual amendment of the demarcated urban edge in this
area. Due to the nature of the proposed development and the proposed Urban
Design Principles and coding approach the proposed development would benefit the
wider Stellenbosch community and be in accordance with the spatial principles set
out in the relevant legislation and spatial policies, e.g. it being a compact, dense,
mixed use development which makes the best use of land, reduces car dependence,
and enables and link with public and existing NMT networks, offering housing
opportunities for a broader range of groups while acknowledging and protecting the
heritage and cultural value of the site.

Public interest

Approval of the proposal will have a positive socio-economic impact in regard to
providing additional employment opportunities during the construction period and
thereafter. Please refer to Annexure 19, Market Demand/Socio-Economic Study.

Impact on existing rights and obligations

The impact of the proposed development on the immediately abutting properties is
not considered negative and due to the design approach and layout thereof it can be
successfully absorbed within the natural, cultural and scenic landscape of the
surrounding area without any negative impact thereon. The proposed use will also
not impact on the health or wellbeing of neighbours. It will also provide security and

Libertas Development FP/1020/991



FIRST PLAN S S

12.6

12.7

12.8

stability for farm workers through the offered opportunity of inclusive housing and
tenure for them.

Impact on the external engineering services

An initial Services Availability Report, an Electrical Capacity Report and a Traffic
Impact Assessment confirm that there is suitable bulk infrastructure available in the
area for the amended proposed development subject to certain upgrading.

Impact on safety, health and wellbeing of community

The subject property is currently not accessible to the general public. The proposed
development will create opportunities for more people to utilise and have access to
this historic and cultural asset of Stellenbosch. A non-motorised transport network
which will include pedestrian and cycle links to the green open systems will contribute
to the health and wellbeing of the wider community.

Impact on Environment

The impact on the environment has been addressed in a desktop Natural
Environmental Baseline Report done by Doug Jeffery Environmental Consults,
attached as Annexure 13 to this report. An Environmental Baseline Study (EBS)
helps to determine existing environmental conditions in an area, defining significant
resources that may require protection from development or other forms of
transformation. This sequentially assists in predicting and evaluating potential
environmental impacts prior to any development.

According to the GIS data used, a small Critical Biodiversity Area and an Ecological
Support Area are identified on the site. The site contains a natural drainage corridor
and may contain localised wetland areas (Figures 2 & 5 in the report). Further,
NFEPA wetland areas were identified but these wetlands are associated with the
artificial dams located on site. A freshwater specialist will need to conduct a site
investigation to confirm the presence of wetlands in this area of the site and the final
plans for the subject property should take any confirmed wetland areas into account.

The original vegetation type of the site is Swartland Granite Renosterveld. The
majority of the site has been transformed for agriculture purposes. From this desktop
investigation, however, it is apparent that there are areas, identified in this report, that
have not been cultivated in the last ten years and therefore may contain natural
vegetation. It is recommended that a botanical specialist investigate the site to
determine the status of the natural vegetation.

Libertas Development FP/1020/991
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This report shows that the identified potentially sensitive vegetation areas coincide
with the drainage line and wetland patches and are located in a discrete area of the
site as identified in figure 4 of this report.

According to the Stellenbosch Municipality Composite Spatial Plan the site does not
contain any A (Core) or B (Buffer) environmental areas.

The total site considered in this report is approximately 180 ha in extent. The
identified potentially sensitive areas are restricted to less than 20 ha. Considering
the limited area identified as potentially sensitive, these areas should be easily
avoided by proper planning and layout design considering the size of the total
property. From a Natural Environmental perspective there is no reason why this site
should not be considered for development.

A more detailed environmental study would be done, if required in terms of the
National Environmental Act, 1999, for the more detailed development proposal.

Libertas Development FP/1020/991
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SECTION F
REASONS FOR SUPPORT

13. SUMMARY OF MOTIVATION/REASONS FOR SUPPORT

o The development proposal includes reference to sufficient site-specific
circumstances to motivate a departure from approved policy and in so doing complies
with the criteria for decision making and desirability as set out in Section 42 of the
Stellenbosch Municipality Land Use Planning By-Law of 2015.

e The development proposal is in line with the land use development principles of the
Spatial Planning and Land Use Management Act, 2013 (Act 16 of 2013) and the
Western Cape Land Use Planning Act, 2014 (Act 3 of 2014).

e The proposal aliows for a broader range of housing opportunities in accordance with
the guidelines and objectives of the Stellenbosch Integrated Development Plan, the
Municipal Spatial Development Framework, the Stellenbosch Urban Development
Strategy and the Integrated Human Settlement Plan.

e The development proposal is the result of inputs by various specialists which includes
a Heritage input, a Landscape Architectural input, Visual Statement, an
Environmental Baseline Report, Engineering Services (Electrical and Civil)
confirmation reports and a Preliminary Traffic Impact Statement (also incorporating
NMT linkages).

¢ The scale and nature of the proposed amended development proposal is considered
to be compatible with the character of the surrounding area as being confirmed by
the Heritage Report.

e The development proposal will not negatively impact on the heritage and cultural
significance of the site as the recommendations of the Stellenbosch Municipality
Heritage Inventory and Management Framework have been taken into consideration.

* The development is guided by an Urban Design Principles and would be further
informed by form based codes for individual blocks and buildings which would ensure
a high quality urban environment most suitable for this specific site.

s The development contributions will assist with the building of the proposed Techno
Park Link Road which would be beneficial to the wider Stellenbosch community.

Libertas Development FP/1020/991
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e The proposed development will create employment opportunities and thus socio-
economic upliftment.

e There will be no negative impact on the bio-physical environment as identified in the
Environmental Baseline Report as environmentally sensitive areas will be
incorporated and enhanced in the proposed green structure of the development.

¢ Once the principle of development has been approved, further specialist studies
would be conducted such as a Visual Impact Assessment, Heritage Impact
Assessment and additional Environmental Studies.

Libertas Development FP/1020/991
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14,

15.

SECTION G
CLOSING STATEMENT

CONCLUSION

It is the opinion of FIRST PLAN that sufficient motivation has been given for site-
specific circumstances to deviate from approved policy and it can therefore be argued
that this application should be considered to be in line with the criteria for decision
making and desirability as set out in Section 42 of the Stellenbosch Municipality Land
Use Planning By-Law of 2015. The development proposal should therefore also be
viewed as in line with the land use development principles of the Spatial Planning
and Land Use Management Act, 2013 (Act 16 of 2013) and the Western Cape Land
Use Planning Act, 2014 (Act 3 of 2014).

RECOMMENDATION

Due to the above-mentioned FIRST PLAN Town and Regional Planners therefore
believes that the approval of the proposed development will ensure the sensitive and
desirable development of limited areas of the subject properties.

It is therefore submitted herewith that there is no evidence that this proposal will
impede on anybody’s rights as it will lead the way for the optimum use and
enhancement of the subject properties to the long-term benefit of all parties
concerned.

The relevant decision body of the Stellenbosch Municipality is therefore respectfully
requested to support this application for approval.

Libertas Development FP/1020/991
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Verw/Ref: FP/1020/991 30 January 2023 :Date/Datum

For Attention: Mr Robert Fooy

Land Us Management: Department: Planning & Economic Development
3" Floor, Stellenbosch Mall

Andringa Street

Stellenbosch 7600

Dear Mr Fooy

REMAINDER FARM 1040, STELLENBOSCH, REMAINDER FARM 1480, STELLENBOSCH,
PORTION 2 OF FARM 374, STELLENBOSCH AND REMAINDER PORTION 2 (A PORTION
OF PORTION 1) OF FARM VALLEY LUSTERY 371, STELLENBOSCH

APPLICATION FOR DEVIATION FROM COUNCIL POLICY AND REZONING FROM
AGRICULTURAL AND RURAL ZONE TO SUBDIVISIONAL AREA

| refer to your e-mail dated 26 August 2021 to Gideon Roos as well as a further meetings and
discussions on 22 Oktober 2021 and 14 December and various telephonic discussions.

Please see our underneath response to the issues you raised in your feedback:

COMMENT RESPONSE

1| The first section of the report must | The Town Planning Motivation Report has
contain a motivation that specifically | been revised as such. This section refers to
addresses reasons as to why a Site- | the National Department of Agriculture, Land
Specific Deviation from the Stellenbosch | Reform and Rural Development “Guideline on
MSDF should be considered and |the Determination of Site-Specific
supported. Circumstances in terms of Section 22(2) of the
Spatial Planning and Land use Management
Act, (Act No. 16 of 2013), 2021” as well as the
draft document of the Provincial Government
Western Cape. It was also discussed with Ms
Chantel Hauptfleisch of the Spatial Planning
Section of the Municipality.

CC Reg no: 2000/002213/23 | Members: PA Beukes SS(SA), BA, M(SS) & G Roos BA, BA(HONS), M(SS)
Suite 1, Royal Du Cap, 8 Essenhout Crescent/Singel, Plattekloof, 7500 | Posbus/P O Box 15865, Panorama, 7506
+27 (0)21 930 7183 | info@firstplan.co.za | www.firstplan.co.za
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The second part of the application
must deal with the Rezoning portion of
the application and the points raised in
the underneath Section 3 must be
included as part of the motivation with
the relevant precinct plans providing
the relevant information required to
inform the reader as to what is
proposed.

The Town Planning Motivation Report has
been revised as such. See underneath
paragraph 3 with regard to addressing the
listed items.

A general overview must be provided with which addresses underneath is required.

3.1

Main access roads to and in the
development

The TIA prepared by UDS Africa was updated
(January 2023) to provide more information
regarding the main access roads to the
proposed development, please see paragraph
4.3.

Access is anticipated via Van Reede Road to
the R44 and Techno Avenue/Neutron Road to
the R44 and/or Techno Park Link Road (to
Adam Tas Road).

A road, traversing the subject property, will
thus be required to connect Van Reede Road
and Techno Avenue/Neutron Road, which will
provide access to the development
clusters/pockets.

Van Reede Road is classified as a Class 4-
road. The Municipality’s Draft Roads Master
Plan previously referenced, also indicates the
road traversing the subject property as a future
Class 4-road.

Based on this classification, access to the said
road would thus be limited, i.e. no direct erf
accesses will be provided along the road.
According to the available minimum guidelines
of Stellenbosch Municipality, access spacing
of 65 metres (opposite approaches) and/or 80
to 90 m (adjacent approaches) are applicable
along a Class 4-road. Access to any proposed
or future precincts should thus adhere to these
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guidelines, details of which will be addressed
during further design stages.

Detail on the road width, lane layout, etc. of
this road will be determined during further
design stages.

The revised TIS is attached as Annexure 16
to the town planning motivation report.

The proposed future alignment of Van Reede
Road over the subject properties is the result
of investigations done by the project traffic
engineers, an input from the heritage
consultants and a visual assessment done to
address the impact thereof on the landscape.
A preferred alternative was presented to the
Municipal Engineering Department who
supports it. The more detailed Visual Impact
Assessment, which will form part of a later
phase of the application, will address
mitigating measures to lessen the impact on
the most visually sensitive portion of the farm
— namely the link to the existing road network
in Technopark via the so called “buffer area”
at the crest of the hill where development is
discouraged. This is addressed in detail in the
Town Planning motivation report and the
Visual Impact Study and Visual Statement
submitted with the application.

3.2

Precincts that are to be created.

“Precinct D" which was shown on the previous
plans has been removed from the
development proposal due to the perceived
negative visual impact thereof. The three
proposed development portions (1 — 3) are
described in Paragraph 7.2 of the town
planning report which has been revised as
requested.

3.3

Main Services available

Services Reports confirming availability of
main services were prepared and submitted
with the application.

A Civil Services Availability Report was
prepared by Integrate Structural and Civil
Engineering. A copy of the Engineering
Services Report (18 May 2021) is attached as
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Annexure 17 to the town planning submission
documentation. This report also addresses
storm water management on the site.

An Electrical Capacity Report, dated 17 May
2021, was prepared by CKR Consulting
Engineers addressing the impact of the
proposed amendments. A copy thereof is
attached as Annexure 18 to the Town
Planning Submission Documentation.

3.4

The Management of the Open space
and Nature areas.

A Master Home Owner Association will be
established for the proposed development
which will be responsible for the management
of the public open spaces. The remainder of
the farm will still be utilized for agricultural
purposes. The details in this regard will form
part of later applications as explained earlier.

3.5

A broad discussion of impact that the
proposal will have on the existing
character of the area.

An Assessment of the Proposed
Development on the Stellenbosch Cultural
and Visual Landscape has beenwas done by
the heritage consultant, Liana Jansen. This
document is part of Annexure 13 of the Town
Planning Submission Documentation. This
report has been revised as a result of the
revised road proposal.

the various
specificaly from the

Visual Impact of
components
Polkadraai Rd.

A revised Visual Impact Study and Visual
Statement was prepared by Filia Visual which
inter alia addresses the visual impact of the
various components on Polkadraai Road and
from elsewhere. It also addressed the
proposed new alignment of Van Reede Road.
This document is part of Annexure 15 of the
Town Planning Submission Documentation.

Each development must be discussed in detail if you intend to submit detailed subdivision
plans and the following points should be discussed:

» Land uses proposed
« Access roads and NMT
« Density / Bulk

« Height of buildings proposed
(only been done for Precinct A)

« Density / ha

« Architectural Styles / typical

Preliminary information in this regard is given in the
Town Planning Submission Documentation and
revised Urban Design Principles (January 2023).
It was, however, agreed with the municipality at
various
application for the proposed development of the
subject farms would follow a process consisting of
various applications which would be submitted in
different phase, the one following the other to

pre-application meetings that the
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house typology proposed if any,
etc

« Visual impact mitigation

«NMT and public transport
facilities if any.

| ensure a well-informed process and decisions | |

(i)

(ii)

(iii)

namely:

Firstly an application for rezoning of the
subject farms to Subdivisional Area. This is
the aim of the current application.

This application will also motivate a site-
specific  deviation from the Spatial
Development Framework to allow for the
inclusion of the subject properties within the
urban edge. Although the development
concept/proposal for the partial development
of the subject farms will be described and
motivated in this application, detailed
Subdivision and Site Development Plans
would be submitted at a later stage. This
application is informed and accompanied by
the above mentioned specialist studies.

An application in terms of the Subdivision of
Agricultural Land Act, 1970 (Act 70 of 1970) to
the National Department of Agriculture, Land
Reform and Rural Development

Once in principle approval has been obtained
for the rezoning and the inclusion of the
subject properties an application and
motivation memorandum for consent to
establish/enlarge the area of jurisdiction of the
Stellenbosch  Municipal Area and the
subdivision of agricultural land would be
submitted in terms of the Subdivision of
Agricultural Land Act 70 of 1970 to the
National Department of Agriculture, Land
Reform and Rural Development.

The submission of the necessary
environmental and heritage applications to the
Western Cape Provincial Government

It is foreseen that various triggers within the
regulations of the National Environmental
Management Act, 1998 and the National
Heritage Resources Act, 1999 would require
the submission of a Heritage Impact
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Assessment and an Environmental Impact
Assessment to the relevant Departments of
the Western Cape Provincial Government. |t
is also foreseen that these studies would be
accompanied by various specialist studies,
e.g. an Aquatic Biodiversity Assessment, an
Agricultural Assessment, Plant Species
Compliance  Statement, a  Terrestrial
Biodiversity Compliance Statement, an
Animal Species Compliance Statement, a
Visual Impact Assessment and an
Archaeological Assessment.

(iv) The submission of detailed Subdivision and
Site Development Plans

As indicated above, the specialist studies
accompanying the Environmental Impact
Assessment and the Heritage Impact Assessment
and the comments received on these studies as
well as further consultation with the relevant
municipal services departments would then inform
the detailed Subdivision and Site Development
Plans.

The revised Urban Design Principles and

Zoning Plan (attached as Annexures 10 and 11

to town planning report) provides information

regarding the following for each of the e Precincts:

. Land uses proposed

. Access roads and NMT

. Density / Bulk

. Height of buildings proposed

. Density / ha

. Architectural Styles / typical house typology
proposed if any, etc

. Visual impact mitigation

. NMT and public transport facilities

The consolidation of the various
portions applicable.

it is intended to submit a consolidation application,
if required, once the exact footprints of the
individual development portions have been
established. This will thus be done at a later stage
after e.g. the required environmental and heritage
processes.
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Treatment/management of public
open space area etc

A Master Home Owner Association will be
established for the proposed development which
will be responsible for the management of the
public open spaces. The remainder of the farm will
still be utilized for agricultural purposes. The
details in this regard will form part of later
applications as explained earlier.

Integration of development with its
surroundings

An Assessment of the Proposed Development
on the Stellenbosch Cultural and Visual
Landscape has been done by the heritage
consultant, Liana Jansen. This document is part
of Annexure 13 of the Town Planning Submission
Documentation and address the integration of the
development with the surrounding landscape
context. A Traffic Impact Statement attached as
Annexure 16 to the Town Planning Submission
Documentation address the integration with the
motorised and non-motorised transport network of
the municipality.

Diverse housing opportunities if
any. (Affordable housing
opportunities / SocialHousing
opportunities etc)

A variety of housing opportunities is proposed.
The detail in this regard would form part of later
phases of the application process as explained
earlier.

| trust that the above information and the revised Town Planning Submission Documentation
have addressed your questions adequately. If you require any further information, please do

not hesitate to contact the authori.

Yours faithfully

y—

CHRISTINE HAVENGA
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POWER OF ATTORNEY AND TRUST RESOLUTIONS



FLEURBAAI (PTY) LTD
REGISTRATION NUMBER 1965/000852/07
("the Company")

WRITTEN RESOLUTION OF THE DIRECTORS ON 07 JULY 2021, ADOPTED IN ACCORDANCE
WITH THE MEMORANDUM OF INCORPORATION OF THE COMPANY AND THE COMPANIES
ACT NO. 71 OF 2008 (“COMPANIES ACT")

RESOLVED THAT
1. POWER OF ATTORNEY: FIRST PLAN TOWN PLANNERS

The company will sign a Power of Attorney to appoint First Plan Town Planners to apply, on behalf
of the company, for the rezoning to subdivisional area and a deviation from a council policy, in

respect of the following property:
Remainder Farm 1040 Stellenbosch
to en able the property to be developed/used for the following purposes:

Mixed uses, multi-unit residential units, private open spaces, private roads, utility services,
agricultural activities and educational.

2. AUTHORISATION

John Conrad Burke, ID number 7911235144087, in his capacity as Chief Operations Officer of the
Company be and is hereby authorized and directed from time to time to execute and deliver all
documents, agreements or other writings, whether under the corporate seal of the Company or
otherwise, as may be necessary or advisable, and to sign for and in the name and on behalf of the
Company all such documents and writings and to take all such steps as in his or her opinion may be
necessary or advisable for the purpose of giving effect to this resolution, and any documents
pertaining to this resolution.

T Omies Maéan

N VAN DER WESTHUIZEN JW MASON
DIRECTOR DIRECTOR

Doc ID: f2d3eb0a57ad4cec6947c1a9f1134105fe75622b
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POWER OF ATTORNEY
REGISTERED OWNER’S CONSENT FORM

IIWE FLEURBAAIPTY LTD (Reg No. 1965/000852/07)
Name of Registered Owner

THE REGISTERED OWNER(S) OF THE FOLLOWING PROPERTY(IES):

Remainder Farm 1040 Stellenbosch

HEREBY CERTIFY THAT AUTHORITY HAS BEEN GRANTED TO:
FIRST PLAN CC (Reg no. 2000/002213/23)
TOWN & REGIONAL PLANNERS
Name of Applicant

TO APPLY FOR:
REZONING TO SUBDIVISIONAL AREA AND A DEVIATION FROM A COUNCIL POLICY

IN RESPECT OF THE ABOVE-MENTIONED PROPERTY(IES) TO ENABLE THE
PROPERTY(IES) TO BE DEVELOPED/USED FOR THE FOLLOWING PURPOSE(S):

Mixed Uses, Multi-Unit Residential units, Private Open Spaces, Private Roads, Utility
Services, Agricultural Activities and Educational

THE UNDERSIGNED THEREFORE NOMINATES, CONSTITUTES AND APPOINTS THE
APPLICANT WITH POWER OF SUBSTITUTION TO BE THE REGISTERED OWNER’S
LEGAL REPRESENTATIVE/AGENT AND TO ACT IN THE NAME, PLACE AND STEAD
OF THE REGISTERED OWNER IN THE ABOVE REGARD. POWER OF ATTORNEY IS
ACCORDINGLY HEREBY GRANTED TO THE APPLICANT TO SIGN ALL
CORRESPONDENCE IN RESPECT OF MATTERS REFERRED TO ABOVE.

OWNER’S NAME John Conrad Burke

OWNER'’S SIGNATURE W

DATE 07 /07 /2021

Doc ID: f2d3eb0ab7ad4cec6947c1a9f1134105fe75622b



V HELLOSIGN Audit trail

TITLE FLEURBAAI| - RESOLUTION & POA

FILE NAME Resolution_...ty) Ltd.pdf and 1 other

DOCUMENT ID f2d3eb0a57ad4cec6947¢1a9f1134105fe75622b
AUDIT TRAIL DATE FORMAT DD /MM/YYYY

STATUS Completed

Document history

@ 07 /07 1 2021 Sent for signature to Nico van der Westhuizen

SENT 14:23:34 UTC+2 (nico@foundationcapital.co.za), James Mason
(james@kalander.co.za) and Conrad Burke
(conrad@foundationcapital.co.za) from marike@finleys.co.za
IP: 102.39.53.142

'O} 07 /107 / 2021 Viewed by Conrad Burke (conrad@foundationcapital.co.za)
VIEWED 14:27:34 UTC+2 IP: 102.39.53.142

_}.,_/_ 071707 /2021 Signed by Conrad Burke (conrad@foundationcapital.co.za)
SIGNED 14:27:50 UTC+2 IP: 102.39.53.142

o 07 /107 1 2021 Viewed by Nico van der Westhuizen
VIEWED 14:29:57 UTC+2 {nico@foundationcapital.co.za)

IP: 41.13.243.102

Powered by ¥ HELLOSIGN
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TITLE
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DOCUMENT ID
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Document history
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SIGNED

O

VIEWED

i

SIGNED
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COMPLETED

07 /07 /2021
14:30:11 UTC+2

07107172021
15:16:37 UTC+2

07107 /2021
15:22:27 UTC+2

0770772021
16:22:27 UTC+2
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FLEURBAAI - RESOLUTION & POA
Resolution_...ty) Ltd.pdf and 1 other
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DD/ MM/ YYYY

Completed

Signed by Nico van der Westhuizen
{nico@foundationcapital.co.za)
IP: 41.13.243.102

Viewed by James Mason (james@kalander.co.za)
IP: 197.185.117.123

Signed by James Mason (james@kalander.co.za)
IP: 197.185.117.123

The document has been completed.

Audit trail



FIRST PL A STADSBEPLANNERS
POWER OF ATTORNEY
REGISTERED OWNER’S CONSENT FORM

IIWE Die Trustees indértyd van die AC Blake Familietrust (IT 918/1994)
Name of Registered Owner
THE REGISTERED OWNER(S) OF THE FOLLOWING PROPERTY(IES)

Remainder Farm 1480 Stellenbosch, Portion 2 of Farm 374 Stelienbosch and Remainder
Portion 2 (a portion of Portion 1) of Farm Valley Lustery Number 371 Stéllenbosch

HEREBY CERTIFY THAT AUTHORITY HAS BEEN GRANTED TO:
FIRST PLAN CC (Reg no. 2000/002213/23)
TOWN & REGIONAL PLANNERS
Name of Applicant

| TO APPLY FOR:
REZONING TO SUBDIVISIONAL AREA AND A DEVIATION FROM A COUNCIL POLICY
|

IN RESPECT OF THE ABOVE-MENTIONED PROPERTY(IES) TO ENABLE THE
PROPERTY(IES) TO BE DEVELOPED/USED FOR THE FOLLOWING PURPOSE(S):

Mixed Usés, Multi-Unit Residential units, Private Open Spaces, Private Roads, Utility
Services, Agricultural Activities and Educational

THE UNDERSIGNED THEREFORE NOMINATES, CONSTITUTES AND APPOINTS THE
APPLICANT WITH POWER OF SUBSTITUTION TO BE THE REGISTERED OWNER’S
LEGAL REPRESENTATIVE/AGENT AND TO ACT IN THE NAME, PLACE AND STEAD
| OF THE REGISTERED OWNER IN THE ABOVE REGARD. POWER OF ATTORNEY IS
ACCORDINGLY HEREBY GRANTED TO THE APPLICANT TO SIGN ALL
CORRESPONDENCE IN RESPECT OF MATTERS REFERRED TO ABOVE.

|
|
|—

OWNER s NAME A RIAKE
OWNER’S SIGNATURE 7 s B
ﬁ_ v 07 /2021

- é/_ 0



*  RESOLUTION PASSED AT A MEETING OF TRUSTEES OF THE

AC BLAKE FAMILY TRUST

Registration Number IT 918/1994

HELD AT STELLENBOSCH ONTHE 6TH JULY 2021

IT WAS RESOLVED THAT:

1. The Trust in respect of the property(ies) known as :
REMAINDER FARM 1480 STELLENBOSCH, PORTION 2 OF FARM NO. 374
STELLENBOSCH AND REMAINDER PORTION 2 (A PORTION OF PORTION 1)
OF FARM NO. 371 STELLENBOSCH,;
authorise and empowers

FIRST PLAN CC (Registration No. 2000/002213/23)
TOWN & REGIONAL PLANNERS

to apply for rezoning to subdivisional area and a deviation from a council policy in
respect of the property(ies) to be developed or used for the following purposes:

Mixed Uses, Multi-Unit Residential Units, Private Open Spaces, Private Roads,
Utility Services, Agricuttural Activities And Educational

2. ANDRIES CHRISTOFFEL BLAKE in his/her capacity as a Trustee be and is hereby
authorised to sign the relevant Power of Attorney and/or document which may be
necessary to give effect fo the above.

SIGNED BY ALL THE TRUSTEES

TRUSTEES SIGNATURES

ANDRIES CHRISTOFFEL BLAKE ..% ék
(Identity no. 540412 5058 088)

PETRUS DANIEL CARINUS CARINUS \{/

CARIN BLAKE
(Identity no. 561106 0062 089)

[
|

-

(Identity no. 570219 5099 086)



ANNEXURE 2:
LAND-USE APPLICATION
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SUBMIT COMPLETED FORM TO Jcmduse,0leico’rions@s’rellenbosch.gov.zo

LAND USE PLANNING APPLICATION FORM
(Section 15 of the Stellenbosch Municipal Land Use Planning By-Law (2015) and other relevant iegislation)

January 2021v1

KINDLY NOTE: Please complete this form using BLOCK letters and ticking the appropriate boxes.

PART A: APPLICANT DETAILS

First name(s)

Christine

Surname

Havenga

Company name
(if applicable)

First Plan Town and Regional Planners

P O Box 15865

Postal Address Panorama Postal 7506
Code
Email christine.havenga@firstplan.co.za
Tel 021 930 7148 Fax Cell 073 1951 040

PART B: REGISTERED OWNER(S) DETAILS (If different from applicant)

Registered
owner(s)

Farm Number 1480 — Die Trustees indertyd van die AC Blake Familietrust (IT 918/1994)

Remainder Farm Number 1040 - FLEURBAAI PTY LTD (Reg No. 1965/000852/07)

Ptn 2 Farm Number 374 - Die Trustees indertyd van die AC Blake Familietrust (IT

918/1994)

Remainder Portion 2 (A portion of portion 1) of Farm Valley Lustery Number 371 - Die
Trustees indertyd van die AC Blake Familietrust (IT 918/1994)

Adjacent to the R44, Stellenbosch. Between Die Boord and Techno Park

Physical address Postal 7600
code

E-mail Conrad@foundationcapital.co.za

Tel | | Fax | 021 930 7210 | cell | 827771228

PART C: PROPERTY DETAILS (in accordance with fitle deed)

Farm No. 1040 Porfons) Remainder Allotment Stellenbosch
if Farm area

Farm No. 1480 P ortion(s) Remainder Allotment Stellenbosch
if Farm areqa

Farm No. 374 Porfion(s) | , Allotment | o llenbosch
if Farm areq

Farm No. 371 Portion(s) | 2 Allotment Stellenbosch

Page 1 of 8
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if Farm ared

Physical Address

Adjacent to R44

Current Zoning

Rural and
Agricultural

* Remainder Farm 1040,
Stellenbosch - 70.9579 ha

¢ Remainder Farm 1480,
Stellenbosch - 108.84 ha

cens | © Portion 2 Of Farm 374, A".e,:here Yes | N
en Stellenbosch — 0.96 ha existing es
buildings?

e Remainder Portion 2 (A portion
of portion 1) of Farm Valley
Lustery, 371 Stellenbosch — 0.9
ha

Applicable
Zoning Scheme

Stellenbosch Integrated Zoning Scheme

Current Land Use

Agriculture and vacant land with historical farm yard

¢ Farm Fleurbaai No. 1040, Stellenbosch — T2011/1966

e Farm Libertas No. 1480, Stellenbosch — T21113/2007
Title Deed
number and T |« Portion 2 Of Farm 374, Stellenbosch — T50628/1994
date

¢+ Remainder Portion 2 (A portion of portion 1) of Farm Valley Lustery Number 371 —-

T50628/1994
AfigEhed , Any Restrictions i.t.o. the Attached Conveyance's Certificate? If yes, please
Conveyance's Y No list condition(s) as per certificate
Certificate P
Are the restrictive If Yes, list the party(ies):
conditions in
favour of a third Y No
party(ies)?
Is the property If Yes, list the bondholder(s):
encumbered by | Y No
a bond?
If Yes, kindly attach a power of attorney from the Manager Property
Management
Is the property
owned by | Y No
Council?
lIs the building| Y | N |Isthe building | YES | N|Is the application | YES | 1] if Yes, kindly
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located  within older than 40 triggered by the indicate which
the historical years? National Heritage section are
core? Resources Act, triggered and
1999 (Act 25 of attached the
19991 relevant permit if
applicable.

Section 38 An HIA
will be submitted
to HWC

Any existing unauthorized buildings and/or land use
on the subject property(ies)2 the building / land use?2?

If yes, is this application to legalize

No Y | No

Are there any pending court case(s) / order(s) relating
to the subject propertylies)?

Are there any land claim(s)
Y| No |registered on the subject|Y | No
property(ies)?

PART D: PRE-APPLICATION CONSULTATION

Has there been any pre-

vEsS | ¢ If Yes, please attach the minutes of the pre-application

application consultation? consultation.

Has the pre-application scrutiny
form been submitted?

YES | N | If yes, please aftach the written feedback received.

PART E: LAND USE PLANNING APPLICATIONS AND APPLICATION FEES PAYABLE

APPLICATIONS IN TERMS OF SECTION 15 OF THE STELLENBOSCH MUNICIPAL LAND USE PLANNING BY-LAW (2015)

Tick

Type of application: Cost are obtainable from the Council Approved tariffs

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 applicabile 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} (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

152} (k) an amendment or cancellation of an approved subdivision plan or part thereof, including a
general plan or diagram

15{2){l) a permission required in terms of a condition of approval

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

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

15(2)}{o) a consent use contemplated in the zoning scheme

15(2)(p) an occasional use of land

15(2){q) to disestablish a home owner's association

15(2){r) to rectify a failure by a home owner's association to meet its obligations in respect of the control
over or maintenance of services

! All appiications friggered by section 38(1)(a) - {€) in terms of the National Heritage Resources Act, 1999 [Act 25 of 1999) may not be processed without a
permit issued by the relevant department

2 No application may be submitted to legalize unauthorised building work and or land use on the property if a notice has been served in terms of Section
87(2){a), and until such time a Section 91 Compliance Certificate have been issued in terms of the Stellenbosch Land Use Planning By-law (2015}
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15(2) (s} a permission required for the reconstruction of an existing building that constitutes a non-
conforming use that is destroyed or domaged to the extent that it is necessary to demoilish a substantial
part of the building
15(2)(6) when the Municipality on its own initiative intends to conduct land development or an activity
15(2} () amendment of Site Development Plan
15{2){l) Compilation / Establishment of a Home Owners Association Constitution / Design Guidelines
OTHER APPLICATIONS
X Deviation from Council Policies/By-laws R
Consent / Permission required in terms of a title deed R
Technical approval in terms of the Zoning Scheme Bylaw, 2019 R
Other (specify}: R
TOTAL A: R
PRESCRIBED NOTICE AND FEES** (for completion and use by official)
) Notification of application =
Tick in media Type of application Cost
SERVING OF NOTICES Dellvenng by' hand; registered post; electronic R
communication methods
PUBLICATION OF NOTICES Locql !\levysp?oper(s!; Provincial Gazette; site notice; R
Municipality's website
ADDITIONAL PUBLICATION Site notice, public meeting, local radio station, R
OF NOTICES Municipdlity’s website, letters of consent or objection
NOTICE OF DECISION Provincial Gazette
INTEGRATED PROCEDURES T1.B.C
TOTAL B: R
TOTAL APPLICATION FEES* R
(TOTAL A + B)

* The complete application should first be submitted without the payment of any applicable application fees. Only when
salisfied that a complete and accurate application has been submitted, will a proforma invoice be submiited to the
applicant with payment insiructions. Application fees that are paid to the Municipality are non-refundable and once proof
of payment is received, the application will be regarded as duly submitted.

** The applicant is liable for the cost of publishing and serving notice of an application. Additional fees may become
applicable and the applicant will be informed accordingly.

BANKING DETAILS

Account Holder Name: Stellenbosch Municipality
Bank: FIRST NATIONAL BANK (FNB)
Branch no.: 210554

Account no.: 62869253684

Payment reference: LU/ and ERF/FARM

Please use both the Land Use Application number and the Erf/Farm number indicated on the invoice as a reference when making EFT
_payment
DETAILS FOR INVOICE

Name & Surname/Company FLEURBAAI PTY LTD (Reg No. 1965/000852/07)
name (details of party responsible
for payment)

Postal Address Office 101, 1% floor Oude Bank Building, Church Street, Stellenbosch

Vat Number (where applicable) 4950281651
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PART F: DETAILS OF PROPOSAL

Street From | m To m
Street From |m To m
Building line encroachment Side From | m To m
Side From | m To m
Aggregate side From | m To m
Rear From | m To m
Exceeding permissible site From | % To %
coverage
Exceeding maximum From To
permitted bulk / floor factor /
no of habitable rooms
Exceeding height restriction From | m To m
Exceeding maximum storey From | m To m
height
Consent/Conditional Use/Special Development
To
[0 1= 1 4T S PO PP PPPRPPRS
in terms of Section............c.oooviinil Of the .o Zoning Scheme Regulations
Other (please specify)

Brief description of proposed development / intent of application:

An application in terms of Section 15(2)(a) of the Stellenbosch Municipality: Land Use Planning By-Law, 2015 for
the Rezoning of Remainder Farm 1040, Remainder Farm 1480, Portion 2 Of Farm 374, and Portion 2 of Farm 371,
Stellenbosch from Agriculture and Rural Zone to Subdivisional Area to accommodate Mixed Uses, Multi-Unit
Residential units, Private Open Spaces, Private Roads, Utility Services and Agricultural Activities and
Educational.

An application for a Deviation from a Council Policy to allow development outside the urban edge as shown in
the Stellenbosch Municipal Spatial Development Framework, 2019

PART G: ATTACHMENTS AND SUPPORTING INFORMATION AND DOCUMENTATION FOR LAND USE PLANNING
APPLICATION

Complete the following checklist and attach all the information and documentation relevant to the proposal.
Failure to submit all information and documentation required will result in the application being deemed
incompilete.

Information and documentation required

Power of attorney / Owner’s consent if

YES | N . .
applicant is not owner

Y N | Bondholder's consent {if applicable)

Resolution or other proof that
YES | N | applicant is authorised to act on Y N
behalf of a juristic person

Proof of any other relevant right held in
the land concerned

Written motivation pertaining to the YES N S.G. diagram / General plan extract (A4

N
YES need and desirability of the proposal or A3 only)
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Site development plan or conceptual

|

N | L it Y N
YES ocality plan (A4 or A3 only) to scale layout plan (A4 or A3 only) to scale
Proposed subdivision pian (A4 or A3 Proof of agreement or permission for
YES | N : Y N . .
only} toscale required servitude
Y N | Proof of payment of application fees YES | N Proof of registered ownership (Full copy
peY PP of the fitie deed)
Wiritten feedback of pre-application
YES N | Conveyancer's certificate Y N | scrutiny and Minutes of pre-application
consultation meeting (if applicable)
Consolidation pian (A4 or A3
Y N | N/A .
only) toscale YES | N | N/A Land use plan / Zoning plan
Street name and numbering {Ad or A3 only) toscale
Y N N/A
plan (A4 or A3 only) fo scale
1:50/1:100 Flood line
YES N | N/A Landscaping / Tree plan (A4 or y N | /A determination {plan / report) (A4
A3 only) toscale or A3 only} to scale
Y N | N/A | Abutting owner's consent Y N | N/A SIOME SWRGH ASSEIEion
consent
Copy of Environmental impact
Assessment (EIA) /
Heritage Impact Assessment
(HIA) / . P
Traffic Impact Assessment (TIA) / Services Report or indication of il
YES N | N/A ) P YES N | N/A | municipal services / registered
Traffic Impact Statement (TIS) / )
. servitudes
Major Hazard Impact
Assessment (MHIA) /
Environmental Authorisation
(EA) / Record of Decision (ROD)
v N N/A Copyﬁ c‘>f original approval and v N | N/A Proof .of .fculure of Home owner's
conditions of approval association
Any additional documents or
Y N | N/A | Proof of lawful use right Y N | N/A ihicmaiiion r.equ_lred as listed .In
the pre-application consultation
form / minutes
Required number of .
YES | N [ N/A . . Y N | N/A | Other {specify)
documentation copies

PART

H: AUTHORISATION(S) SUBJECT TO OR BEING CONSIDERED IN TERMS OF OTHER LEGISLATION

If required, has application for EIA /

Specific Environmental Management Act(s) (SEMA)
{e.g. Environmental Conservation Act, 1989 (Act 73

f 1989
ves | | FA/TIA/TIS / MHIA approval been or1562)
made? If yes, attach documents / . .
lans / proof of submission ete v | A National Environmental Management:
P P ' Air Quality Act, 2004 (Act 39 of 2004)
o , National Environmental Management:
Subdivision of Agricultural Land Act,
Y , A
ES | N/A 1970 (Act 70 of 1970) Y | N/A | Waste Act, 2008 (Act 59 of 2008)
Spatial Planning and Land Use .
| W .
Y | N/A | Management Act, 2013 (Act 16 of Y | N/A T;;g)’no ater Act, 1998 (Act 3¢ of
2013){SPLUMA)

Page 6 of 8



January 2021v]

Occupational Health and Safety Act,

Yo | N/A | 1993 (Act 85 of 1993): Major Hazard Y | N/A | Other (specify)
Installations Regulations
A Land Use Planning Act, 2014 {Act 3 of
2014) {LUPA)
v N Do you want to follow an integrated application procedure in terms of section 44({1) of the

Stellenbosch Municipality Land Use Planning By-Law? If yes, please attach motivation.

SECTION I: DECLARATION

I hereby wish fo confirm the following :

I

That the information contained in this application form and accompanying documentation is
complete and correct.

I'm aware that it is an offense in terms of section 86(1)(e) to supply particulars, information or answers
knowing the particulars, information or answers to be false, incorrect or misleading or not believing
them to be correct.

| am properly authorized to make this application on behalf of the owner and that a copy of the
relevant power of attorney or consent is attached hereto.

Where an agent is appointed to submit this application on the owner’s behalf, it is accepted that
correspondence from and nofifications by the Municipality in terms of the by-law will be sent only to
the agent and that the owner will regularly consult with the agent in this regard.

| confirm that the relevant fitle deed(s) have been read and that there are no restrictive title deed
restrictions, which impact on this application, or alternatively an application for removal/suspension or
amendment forms part of this submission.

| confirm that | have made known all information relating tc possible Land / Restitution Claims against
the application property.

It is the owner's responsibility to ensure that approval is not sought for a building or land use which will
be in conflict with any applicable law.

The Municipality assesses an application on the information submitted and declarations made by the
owner or on his behalf on the basis that it accepts the information so submitted and declarations so
made fo be correct, frue and accurate.

Approval granted by the Municipality on information or declarations that are incormrect, false or
misleading may be liable to be declared invalid and set aside which may render any building or
development pursuant therefo illegal.

The Municipality will not be liable to the owner for any economic loss suffered in consequence of
approval granted on incorrect, false or misleading information or declarations being set aside.
Information and declarations include any information submitted or declarations made on behalf of the
owner by a Competent Person/professional person including such information submitted or
declarations made as to his or her quadlification as a Competent person and/or registration as a
professional,

A person who provides any information or cerfificate required in terms of Regulation A19 of the
National Building Regulations and Building Standards Act No 103 of 1977 which he or she knows to be
incomplete or false shall be guilty of an offence and shall be prosecuted accordingly.

A person who supplies particulars, information or answers in a land use application in terms of the
Stellenbosch Municipality Land Use Planning By-law knowing it fo be incorrect, false or misleading or
not believing them to be correct shall be guilty of an offence and shall be prosecuted accordingly.

The Municipadlity will refer a complaint to the professional council or similar body with whom a
Competent Person/professional person is registered in the event that it has reason fo believe that
information submitted or declaration/s made by such Competent Person/professional person is
incorrect, false or misleading.
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Applicant’s signature:

Full name:

Professional capacity:

1 July 2021

ng avmcga

Christine Havenga

Professional Town Planner A945/1997

FOR OFFICE USE ONLY

Date received:

Received By:
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* QSTET T ENROSCH
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STELLENBOSCH » PNIEL * FRANSCHHOEK

esico
.‘Q

b |

e MUNISIPALITEIT « UMASIPALA ¢ MUNICIPALITY

DIRECTORATE: PLANNING & ECONOMIC DEVELOPMENT

www,stellenbosch.gov.za/planning-portal/
SUBMIT COMPLETED FORM TO landuse.applications@stellenbosch.qov.za

LAND USE PRE-APPLICATION SCRUTINY FORM |

1. This Land Use Pre-Application Scrutiny Form must be submitted prior to the submission of any
Land Use and Land Development application in terms of Section 15(2) of the Stellenbosch
Municipal Land Use Planning Bylaw, 2015 (SLUPB).

2. Relevant documents can be accessed at: https://stellenbosch.qov.za/planning-portal/

3. The applicant will receive feedback per e-mail following a weekly internal technical

discussion on the pre-application scrutiny submission.

4. A pre-application consultation meeting may be required in terms of Section 37 of the said
Bylaw on receipt and consideration of this Pre-Application Scrutiny.

. PART A: APPLICANT, OWNERSHIP & PROPERTY PARTICULARS

Applicant Name First Plan Town and Regional Planners

E-Mail Address christine.havenga@firstplan.co.za

Tel/ Cell Number 073 1951 040

Registered Owner = Farm Number 1480 — Die Trustees indertyd van die AC Blake

Familietrust (IT 918/1994)

=  Remainder Farm Number 1040 - FLEURBAAI PTY LTD (Reg No.
1965/000852/07)

=  Ptn 2 Farm Number 374 - Die Trustees indertyd van die AC Blake
Familietrust (IT 918/1994)

=  Remainder Portion 2 (A portion of portion 1) of Farm Valley Lustery
Number 371 - Die Trustees indertyd van die AC Blake Familietrust (IT

918/1994)

Property Description

(Erf / Farm Number) e Remainder Farm 1040, Stellenbosch

o Remainder Farm 1480, Stellenbosch
e Portion 2 Of Farm 374, Stellenbosch
e Portion 2 Of Farm 371, Stellenbosch
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Physical / Street

Adjacent to the R44, Stellenbosch
Address J

Suburb & Town Stellenbosch

Current Zoning IAgriculture and Rural Zone

Current Land Use

IAgriculture and vacant land with historical farm yard
Activities / Buildings g y

=
[}

Are there existing buildings on the subject property(ies)?

Are there any existing unauthorized buildings and/or land use on the subject

Y
property(ies)? es
If yes, is this application to legalize the building/ land use? Yes
Are there any pending court case(s)/ order(s) relating to the subject

; Yes
property(ies)?

P
o

Is the property located in a heritage area or contains any heritage significant
buildings? .@

Does the property fall inside the urban edge? Yes

©)

. PART B: APPLICATION

1. WHAT LAND USE PLANNING APPLICATIONS ARE REQUIRED IN TERMS OF SECTION 15(2) OF THE SLUPB?

Removal /
Suspension
Amendment of
restrictive conditions

Permission in terms
of condition of
approval

Disestablishment of
HOA

Permanent Permission in terms Determination of a Rectify failure by
Departure of zoning scheme zoning HOA
Permission required
Temporary ﬁ;%?gg:??)t ;’ff Closure of a public for the
Departure " place reconstruction of a
pp building
Other:
Subdivision Extension of validity Consent use

period of approval
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Amendment /

Consolidation $15 cag;‘;’: :\l/oerc‘i & Occasional use
subdivision plan Deviation
from a Council
Policy

OTHER

24(2) Title

aurs | Exemption

Technical Approval / permissions

Title Deed consent '

Details of the Proposal: (Brief description of development proposal. List expected land use
activities. Short motivation of intended land use. Detail planned outcome. If change of zoning is
required, list which zoning is applied for. Describe additional use planned for. List type of consent
use applied for.)

e An application in terms of Section 15(2)(a) of the Stellenbosch Municipality: Land Use Planning By-Law,
2015 for the Rezoning of Remainder Farm 1040, Remainder Farm 1480, Portion 2 Of Farm 374, and
Portion 2 of Farm 371, Stellenbosch from Agriculture and Rural Zone to Subdivisional Area to
accommodate Mixed Uses, Multi-Unit Residential units, Private Open Spaces, Private Roads, Utility
Services and Agricultural Activities and Educational.

® An application for a Deviation from a Council Policy to allow development outside the urban edge as
shown in the Stellenbosch Municipal Spatial Development Framework, 2019

The development proposal makes provision for 4 Precincts as per the underneath Table and

plan:

- Table-2:--Summary-ofthe-components-ofthe proposed-development]]
Precinct-A =
Category-n Totals &
Housinga 724-unitsc [n
Retail/officea 10-666-ma L]
Cultural/Institutionala 9408 -mPx R
Precinct-Ba ]
Categoryn Totala R
Housinga 510-unitse 1
Retai/Officex 1-472-mPa X
Cultural/Institutionalx To-be-confirmeda )
Precinct-Cr Ir
Category -» = Totals I
Housingz 7-unitsn R
Retail/officen To-be-confirmedn R
Cultural/institutionale To-be-confirmeda H
 Precinct-Dr n
Category » -+ = | Totaln )
Housinge 0-unitsex ]
Retail/officen 1-000-m2a R
Cutturalfinstitutional To-be-confimedn )]
‘Remainderfarmy P
Housingn 2n X
Retail’Officen O X
Culturalfinstitutionala O B
Agricultural-o 1.4-han I

I
- |
Categoryn Totals 1]
Housinga 1-241-unitsa b
Retail/Officen 13-138-més X Page 3 of 4
Cultural/institutionala 9-408-mPa [x
Agricultural-a 135.1haa [n




RELEVANCE OF ANY PLANNING LEGISLATION/ POLICIES AND PLANS

RELEVANT PLANNING CONSIDERATIONS

(a) Are any Municipal plans/policies/guidelines, or any restrictive title conditions, or Yes | No
other legislation / authorizations applicable to the application, and if yes, is the
proposal consistent/ compliant with such? X

Details with reference to applicable plans/ policies/ guidelines:

Stellenbosch Spatial Development Framework

Stellenbosch Draft Conservation Management Plan and Heritage Inventory

(b) Does the proposal require the following additional infrastructure / services? e.g. YES | NO
electricity; water; sewerage; road network; other? X

Details on required infrastructure:

A Civil Engineering and Electrical Engineering Services Capacity Report are submitted with the application

{c) Does the development proposal include the provision of residential units, and if so, YES | NO
what is the target market re: range in income bracket/ selling price or rental for the
units? X

Details on target market:

Provision is made for 1 241 units of a medium density, hon-suburban type. These units will be
distributed within three precincts A, B and C. These are interspersed with other uses. The units are
predominantly duplex, simplex or triplex type arranged in groups found in Precincts A and B or of a
low-rise medium density type/multi residential (3-4 storeys) found in precincts A and B. These types
totalling 1215 units from a total of 1241 units or 97.9% will range from 50 — 100 m? GBA at an average
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of 70 m2 GBA per unit. The balance (x 26 units or 2.1%) will be accommodated in precincts A and C
and will be larger Single Residential units. The target price for the 1 241 smaller units at an average
of 70 m? GBA/ unit will average R2 million at current market value and the 26 units (2.1% of the total)
at an average of 350 m? GBA will average at a market value between R4 and R 12 million.

(d) In addressing the SPLUMA principle of Spatial Justice and as it relates to prescripts ‘ YES | NO
on the provision of inclusionary housing, how will this development proposal target
affordable market segments? X

Details on inclusionary housing provision:

Irrespective of the absence of an approved Inclusionary Housing Policy by the Stellenbosch
unicipality, our client recognizes the general need for inclusionary housing in an attempt to uplift and
mpower previously disadvantaged individuals and/or families. In their endeavours to contribute to
uch efforts, it is their goal to formalise land tenure to families within the existing informal farm village
n the subject property. Tenure options will be negotiated with the relevant families and the outcome
nd provisions to be agreed, will form part of the final subdivision applications still to be submitted and
pproved by the various authorities.
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. PART C: COPIES OF PLANS / DOCUMENTS TO BE SUBMITTED AS PART OF PRE-APPLICATION SCRUTINY

The following minimum documentation must be attached to this pre-application scrutiny form:

1. Locality plan
2. Layout Plan of proposal (e.g. copy of existing building plan, indicating proposal on site plan, etc.)
3. Full copy of the title deed or Conveyance Certificate

Note:

» The Municipality may request any other information deemed necessary for the purpose of this pre -
application scrutiny.

¢ If an incomplete pre-application scrutiny form or the required minimum supporting documents are
not submitted the pre-application scrutiny form will not be accepted by the Municipality.

DECLARATION:
I hereby confirm that the information contained in this pre-application scrutiny form and accompanying
documentation is complete and accurate.

L=

Applicant’s signature: Date: 30 June 2021

FOR OFFICE USE:

Municipal Stamp

Received by:

Date:

DETERMINATION BY AUTHORISED OFFICIAL
Additional Information | | Pre-Application Consultation | | Application Ready |

Sign: Date:

APPLICANT INFORMED BY RESPONSIBLE OFFICIAL

Sign: Date:

Page 5 of 4



ANNEXURE 4:
LOCALITY PLAN



e 00 ueidis.iymava | ez 0 ueidisiyBojun | £81.2-086 (12) 22+ YOSOqUO||9IS - ¥/E Wie JO Z UOINOd B | /€ Wied | P11 (Aid) 1eequnsi4
oo JO Z UOJLOd ‘08P | Wied Japuieway ‘0y0} Wie Japulewsay b X3INNV 120z aunp:

NV1d ALITVIO01 166/0Z0L/d4 ¥N I o[edas 0} JoN
SN e N T )

* -
/.'..‘

001 WiV HIANIVWI /

'
\

\
' \ @k (NAAETERE]
%w .. b (Al

. -~ % HERERS
omEEmEmwn_zzzwm . gezm:oaoﬁ

@

E8UDUNG zmammﬂ\ww..\.

2 \ / _WC._ 9810
L\ R

\ Tl ey




ANNEXURE 5:
ZONING PLAN OF SURROUNDING
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ANNEXURE 6:
LAND USE PLAN
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ANNEXURE 7:
DIAGRAMS
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S.G. Dgm, No. 562/1898, Cuy ;ia:56-3,//858..

The numerdcal data of this diagrem are sufficiently consistent.
(Sgd) J.J. Bosman,

Examiner,
S5iden.
C.R.
ab| 50 .00
be| 7.71
ed| 51 .76
da |21 .10
Angles,
al90 00 .00
b)| 9 00 .00
c|l04 : 59 .30
d|75-00.30
(f%
Y
Grar? Jo §
i %
S X
X N
N N
N N
S LN
N ok
N ——
% POTMION. .« dBussesi(onrnsorerarransorinmniaaiieanins)
N\ (a portion af Poriion.../4v...... ) of {the f<rm
% cen i ALRE Y. L LS TERY ... No. W27, ...

Scale: 20 Caps Roode « 1 Inch,

¥-i'ow known as Portion 2 of the farm Vallwy Lustrx

The sbove diagram a.b.c.d.represents 1 Mgr, 120 Sq.Roods of land,
situgted in the Division of Stellenbosch*being portion of the part
of the Freehold Farm Vellsy Lustery, trancferred to Jacobus Johames
Delport on the 22nd October, 1874.

Bounded¢ NE by Municipal Ground.
W * Municipal Ground,
SW " Municipal Growxd.
SE ©® Remsinder of part of Valley Lustery.

Framed from actual survey by me,

(Sgd) H.E. Tindall.
Govt, Land Surveyor,

e oo . Nov,, 1897,

Qopled from the ¢ - .rum relating to
JXenafen. ... Tivw Deod Me....22%

......... mmsnd wss
.

e )/,/'.i".("- KA

e o ]
For Mt ot
deductions ser

1 ok of diggram
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Diagram filed as Plan
DUMMY TRIPLICATE

Designation Farm 1480
Dgm nr 6174/2005
Admin. District Stellenbosch
FILED AS

PLAN No. 6174/2005

Farm 1480 Stellenbosch




ANNEXURE 8:
COMBINED TITLE DEEDS



I.W'«I'RMDIJ\K! BLAFE
. Van der Spary e
. @n Vennote . Wt

wan s ' Transponbesorger
PR A LOUW
ViR 5250 g

M‘P-‘Jﬂ:{-g_‘] S y"‘,ﬂ. ) f5

m-yw 'S ner
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t | |
= :
¢

7 50628 94

TRANSPORTAKTE
Hiermee word bekend gemaak dat " /
ANDRE-GERHARD-VAN-BER-6PLY  ANNECKE LOUW é’l

Transportbesorger, voor my, Regnstrateur’ van Aktes in Kaapstad, verskyn het,
behoorik daaroe gemagtig deur 'n Volmag ten gunste van hom verly te
STELLENBOSCH op die 20ste dag van JUNIE 1884 deur.-

ANDRIES CHRISTOFFEL BLAKE
IDENTITEITSNOMMER: 54D412 5059 00 5
GETROUD BUITE GEMEENSKAP VAN GOED

EN DIE KOMPARANT ALDUS GEMAGTIG HET VERKLAAR DAT:
NADEMAAL/...



. '%.

E}ra 3 '
ENDOSSEMENT ¥RAGTENS
ARTIKEL 44 VAN WEY &7 YaN 1937 s&",’.g;‘}j‘i{?}i‘; 2"&"@%
HEROPGEMEET REGURVEVED
DINGRAMNOUMER.....__D) 7Q/ 003 DUGRAN NISABIS.
ﬁoumowg.,...!,sﬁ,.;@bﬂl. A T
BG@ho23250 3007 Q\U
20 MAR 1087 ez
nsmsmmggﬁ%s‘rqm
ol
SERTIFIKAAT VAN VEBEMIGDE TITEL UITGEREIK

CERTIFICAYE OF CONSOLIDATED TITLE $SSUED

NDU BEREND AS

s e e die floas Nr. g0 2 136, 7970 HA

ahpbe e Vo f 7 O a2 s P S eny v BRI SV Lol

Thwo21113 12007

l

70 MR 2007
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NADEMAAL die hiernagemelde eiendom verkoop is aan die hiernagemelde
Transportnemer op 20 JUNIE 1994.

NOU DERHALWE sedeer en transporteer die gemelde Komparant, in sy hoedanigheid -
voormeld, hiermee in volkome en vrye eiendom aan en ten gunste van:-

DIE. TRUSTEES INDERTYD VAN DIE
A C BLAKE FAMILIETRUST
NR T 918/1994

Hul Opvolgers in Titel of Gemagtigdes

1. GEDEELYE 2 VAN DIE PLAAS NR 374 l
IN DIE AFDELING VAN STELLENBOSCH;

GROOT: 9 192 (NEGEDUISEND EENHONDERD TWEE EN NEGENTIG)

vierkante meter,
AANVANKLIK OORGEDRA kragtens Transportakte Nr T-7338/1954 met 'n
Kaart wat daarop betrekking het; en
GEHOU kragtens Transportakte Nr T 68793/1992. ;

A. ONDERHEWIG aan die voorwaardes waarna verwys word in Transportakte Nr

T 5486/1955.
£)
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ONDERHEWIG VERDER aan dle voorwaardes gemerk il en Hl vervat in
Grondbrie! gbdatesr 8 Januarie 1908 (Stellenbosch Boskbriewe Volume 8 Nr
7) wat 3008 volg less:- §

"q

That all roads and thoroughfares being or existing cn the said iand,
described in the plan or diagram of the same, shall remain free and
uninterrupted; uniess the same be closed or altered by competent
authority.

That all rights to goid, silver and precious stones found or discovered at
any time on or in the said land, shall be reserved to the State, together
with a right of ingress 10 and egress from any mines or works
undentaken for mining or prospecting purposes by any person or
persons authorised by the Minister; Hut subject always to the provisions
of any law for the time being regulating the prespecting and mining for
precious stones and minerals.”

ONDERHEW!IG VERDER aan die voorwaardes vervat in Groncdbrief gedateer
8 Januarie 1908 (Stellenbosth Boskbriewe Volume 8 Nr 7), naamilik:-

sublett, however, to all such Duties and Regulations as are either already or
shall in future be established with regard to such lands."




endossement s00s volg lees:

HESTAN‘!‘ VAN DIE PLAAS MR 286
IN DIE AFDELING VAN STELLENBOSCH;

GROQT: 10,3265 (TIEN komm DRIE TWEE SES VYF) hektaas,

AANVANKLIK OORGEDRA kragtehs Grondbrief gediieer 30 Jiiiie 1693 met
’n Keart wat dasrop belrekking hey; en
GEHOU kragtens Transpertakte N T 68793/1982,

ONDERHEWIG aan die voorwaargies waarna varwys word in Transportakte Nr
T 9218/1935.

ONDERHEWIG AAN én GERESTIG op die voordéle van die voorwaarde
gemerk "C* vervat in die Aanhahgsel tot Transportakte Nr T 5457/1801, wat
soos volg lees;-

C.  Alle water tot het bespr men van de Plasts Liberias zullen gelykelyk
worder vordeeld te weter: drie dagen per week, Maandag, Dinsdag en
Woehsadag voor den eig naar van het aorspronkelyke deel van de Plaats
Libertas, en drie dager] Donderdag, Vrydag en Zaterdag, voor den
elgenaar van het andére|dee! der plaats, Alle drinkwaters en dam waters
zullen voor gemeenza ) gebruik Zyn. Het watervoor of de watervoren
zal of zullen door beide pariyen in orde mosten worden gehouden,
alsmédas zuller ef drie vpetsn gronds moeten gelaten worden aan beids
zyden van het watervoqr of de watervaren tot het schoonmaken ervan.”

ONDERHEWIG VERDER agn die volgende endossement gedatesr 14
Augustus 1974 aangebring |op Transportakte Nr T 14625/1956, welke

By Notarial Deed of Servitude No K 525/1974 dated 3/7/74 the properties, paras

2 to 6 herein are entitied to (#) a servitude right of waterleading 1 metre wide

over Erf 6084 a Portien of Erl 6084 Stellenbosch along the route indicated by

‘the line u' V', VW', w'X', X', ;on Diagram 9323/1973 annexed to Certificate

of Registered Title No T (2) /{1974 registered this day, together with ancilliary
rights, as will more fully appear from said Notarial Deeds (B) a temporary right

of way over the said Erf 60c 1"




—-.—

" D. ONDERHEWIG VERDER aan df
van Sessie van Vruggebruik Nr |

1138/92 S, ten gunste varn

YVONNE GERTRUDE BLAKE
identiteitsnommer 290711 0034 00 0

Ongetroud

T
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'8 RESTANT VAN DIE PLAAS LIBERTAS NR 291

IN DIE AFDELING VAN STELLENBOSCH;

GROOT: 44,7013 (VIER EN VEERTIG komma SEWE NUL EEN DRIE)
Hektaar;

AANVANKLIK OORGEDRA kragtens Erfpag. Grondbrief gedatesr 1 Augustus
1822 met 'n Kaart wat daaiop betrekking het; en
GEHOU kragtens Transportakie Nr T 68793/1992.

ONDERHEWIG aan die voorwaardes wazarna verwys word in Transpoitakte Nr
T 9218/1935.

ONDERHEWIG VERDER aan' en GEREGTIG op die voordele van die

voorwasgrde -gemerk "C" vervat in die Aanhangss! fot Transportakie Nr T

5457/1901, soos

C.  Alle water tot het besproeien van de Plasts Libertas zullen gelykelyk
worder vordeaid te welen; drig dagen per week, Maandag, Dinsdag en
Woensdag voor dén eigenaar van het corspronkelyke deel van de Plaats
‘Libertes, -en drie dagen Donderdag, Viydag en Zaterdag, voor den
-eigenaar van het aridere deel der plaats. Alle drinkwaters en dam waters
zullen voor.gemeenzaam gebruik zyn. Het watervoor of de watervoren
el of zullen door beide partyen in orde moeten worden gehouden,
alsmede zullen er drie voeten gronds roeten gelaten worden aan beide
zyden van het watervoor of de wetervoren tot het schoonmaken ervan.”

ONDERHEWIG VERDER aan dis volgends éndossement gedatéer 14
Augustus 1974 -asngebring op Transportakte: Nr T 14625/1956, welke
endossement scos volg lees:-

By Notarial Deed of Seivitude No K 525/1074 dated 3/7/74 the properties, paras

2 to 6 herein are entitled to (a) a servitude right of waterleading 1 metre wide

over Erf 6084 a Portion of Erf 6084 Stellenbosch along the route indicated by

the line U'V', v'w', w'x', x'y", on Diagram 9323/1973 annexed to Certificate
of Registered Title No T (2) / 1974 registered this day, together with ancilliary

rights, as will more fully appes. from said Notarial Deeds (B) a temporary right
of way over the said Erf 8085."




i
4. RESTANT VAN DIE PLAAS NR 380
IN DIE AFDELING VAN STELLENBOSCH:

GROOT: 18,1371 (AGTIEN komma EEN DRIE SEWE EEN) vierkante
meter;

AANVANKLIK OORGEDRA kragtens Traensportakte Nr T 44 gedateer 3
Augustus 1863 met 'n Kaait wal daarop betrakking het; en
GEHOU kragtens Transportakte Nr T 68793/1992.

A. ONDERHEWIG aan die voorwaardes waarna verwys word in Transportakte Nr
T 9218/1935.

B. ONDERHEWIG VERDER aan en GEREGTIG op die voordele van die
voorwaarde gemerk "C" vervat in die Aanhangsel tot Transportakie Nr T
$457/1901, s005

“ €. Alle water tot het basproeien van de Plaats Libertas zullen gelykelyk
worder vordeeld fo waten: drie dagen per week, Maandag, Dinsdag en
Woensdag voor den eigenaar van het oorspronkelyke deel van de Plaats
Libertas, en drie dagen Donderdag, Viydag en Zaterdag, voor den
sigenaar van het andere deel der plaats, Alle drinkwaters en dam waters
zullen voor gemesnzaam gebruik zyn. Met watervoor of de watervoren
zal of zullen door beide partyen in orde mosten worden gehouden,
alsmede zullen er drie voeten gronds moeten gslaten worden aan beide
zyden van het watervoor of de watervoren tot het schoonmaken ervan.”

C. ONDERHEWIG VERDER aan die volgende endossemsnt gedateer 14
Augustus 1974 aangebring op Transportakte Nr T 14625/1956, welke
endossement s5o0s volg lees:-

" By Notarial Deed of Servitude No K 525/1974 dated 3/7/74 the properties, paras
2 to 6 herein are entitled to {a} a servitude right of waterleading 1 metre wide
over Ert 6084 & Portion of Erf 6084 Stellenbosch along the route indicated by
the line L'V, v'Ww, w' X', X'y, on Diagram 9323/1973 annexed to Certificate

of Registered Title No T {2) / 1974 registered this day, together with ancilliary
rights, as will more fully appear f.m said Notarial Desds (B) a temporary right
of way over the said Erf 6385."
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5  GEDEELTE 2,(N GEDEELTE VAN GEDEELTE 1) VAN DIE PLAAS NR 380
IN DIE AFDELING VAN STELLENBOSCH;

GROOT:  4,3355 (VIER komma DRIE DRIE VYF VYF) HektasF;

AANVANKLIK OORGEDRA kragtens Transporiakte Nr T 643 gedateer 1
Februarie 1898 met 'n Kaart wat daarop betrekking het; en
GEHOU kragtens Transportakte Nr T 68783/1992,

A. ONDERHEWIG aan die voorwaardes waarns verwys word in Transportakte nr
T 8218/1935.

B: ONDERHEWIG VERDER aan en GEREGTIG op die voordele van die
voorwaarde gemerk *C* vervat in die Aanhangsel tot Transportakte Nr 7
5457/1901, soos

" €.  Alle water tot het basproeien van-de Plaats Libertas zullen gelykelyk
worder vordeeid te wetén: drie dagen per week, Maandag, Dinsdag en
Woeénsdag voor den igenaar van het oorspronkelyke deel van de Plaats
Libertas, en drié dagen Donderdag, Vrydag en Zaterdag, voor den
eigenaar van het andere deel der plaats. Alle diinkwaters en dam waters
zullen voor gemeenzaam gebrulk zyn. Het watarvoor of de watervoren
zal of zullen door beide partyen iri orde mosten wordein gehouden,
alsmede zullen er drie vosten gronds mosten gelaten worden aan beide
zyden van het watervoor of de watervoren tot het schoonmaken ervan

C. ONDERHEWIG VERDER san die volgends endossement gedatesr 14
Augustus 1974 aangebting op Transportakte Nr T 14625/1956, welke
endossement soos volg lees:-

" By Notarial Dead of Servitude No K 525/1974 dated 3/7/74 the properties, paras
21o 6 herein are entitied to {a) & servitude right of waisrieading 1 metre wide
‘over Erf 6084 a Portior: ¢f Erf'6084 Stellenbosch along the route indicateo by
the line u'v', v\w', w'x', X'y, on Diagram 9323/1973 annexed to Certificate
ol Registered Title No T {2) / 1974 registered this day, together with ancilliary
rights, &s wilt more fully appear from said Notarial Desds (B} a temporary right

of way over the said Erf 6085"
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RESTANT VAN DIE PLAAS NA 295
IN DIE AFDELING VAN STELLENBOSGCH;

GROQT: 61,2114 (EEN EN SES komma TWEE EEN EEN VIER)
Hektaar;

AANVANKLIK OORGEDRA kragtens Transportakte Nr T 5455/1901 met 'n
Kaart wat daarop hstrekking het; en

GEHOU kragtens Transportakte Nr T 687[93/1 992.

ONDERHEWIG aan die voorwaardes waaina verwys word In Transportakie Nr
T 10764/1913.

ONDERHEWIG VERDER aan die volggnde endossement gedateer 14
Augustus 1974 aangebring op Transpotiakte Nr T 14625/1956, welke
endossement s00s volg lees:-
By Notarial Deed of Servitude No K 525/1974 {iated 3/7/74 the properties, paras
2 to 6 herein are entitied to (a) a servitude right of waterleading 1 metre wide
over Erf 6084 a Portion of Erf 6084 Stellenbgsch along the route indicated by
the line u'V', v'W', w'x', Xy, on Diegram 8323/1973 annexed to Certificate
of Registered Titie No T (2) / 1974 registered this day, togsther with ancilliary
rights, as will more fully appear from said Nogarial Deeds (B) a temporary right
of way over the said Erf 6085."

ONDERHEWIG VERDER aan die velgende endossement gedateer 15 Oktober
1979 aangsebring op Transgortakle Nr T 146251956, welke endossement soos
volg less:- \

S R




Endorgéient in temms of Seétion 1:!( of Act 28!1969 {National Monuments
Act).

In terms of Section 10(1) of Act 28/1969| the H-shaped main dwelling-houre, the

T-shaped dwelling-house, the stabls and cattle kraal; the hens's nests, the okd.

6 historic cemetary and the new wine

wine cellar, the former slave quarters.
d in the District of Stelienbosch

cellar on the farmyard of Libertas, si

has been prociaimed a monument by Rroclamation No 1965 dated 7/9/1979 as
published in Government Gazette of the same date.

For further. particuiars refer to sald Profiamation and minute No RNG 10/2/706.
Director N M C on File 24/4/6/16."

S
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RESTANT VAN GEDEELTE 2 (N GEDEELTE VAN GEDEELTE 1) VAN DIE
PLAAS VALLEY LUSTERY NR 371,
IN DIE AFDELING VAN STELLENBOSCH;

GROOT: 9 807 (NEGEDUISEND AGTHONDERD EN SEWE) vierkante
meter;

AANVANKLIK ONRGEDRA kragtens Transportakie Nr T 2234 gedateer 24
Maart 1898 met 'n Kaart wat daarop betrekking het; en
GEHOU kragtens Transportakte Nr T 68793/1892.

ONDERHEWIG aan sodanige voorwaardes soos na verwys word in
Transportakte Nr T 3059/1966.

ONDERHEWIG VERDER aan en MET DIE VOORDEEL VAN, in soverre dit van
toepassing is, die spesiale voorwaardes vervat in die Qoreenkoms aangegaan
tussen Jacobus Petrus Roux en wyle Jacobus Paul Roux, op 13 Julie 1900,
geskep in Akte van Verdelingstransport Nr T 5456/1902, wat soos volg lees:-

VERDEELING VAN DE PLAATS LIBERTAS

Ooreenkomst getroffen tusschen de tegenwoordige eigenaars de heeren
Jacobus Petrus Roux Jacobus Zoon en Jacobus Paul Roux, Paul Zoon te
weten.

A De scheidslyn zal beginnen by de Eerste Rivier en zich uitstrekken in een
rechte lyn met het pad bekend als den "Binnen wyngaards weg" die ook
als scheidslyn en een gezamenlyke weg voor beide partyen dienen zal -
tot aan de brug bekend als de Kelder Brug; van daar zal de lyn in een
schuinsche richting loopen tot aan de Wilgelaan aan de onderzynde van
het damwater voor de voordeur van het groote voonhuis; van daar in
een rechte lyn zvic-waarts tot aan het watervat voorts in een schuinsche
richting tot aan den ondersten bluegumboom van de drie staande aan
de westzyde van het woonhuis van den tweeden ondergetekende
Jacobus Paul Roux, Paul Zoon; van daar in een schuinsche richting tot
aan het veshek vanwaar 3 lyn looper: zal met den weg strekkende naar
Blauklip tot aan de limieten van de plaats Libertas met inbegrip van de
munisipale gronden.
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B Geen der’eigenaars zal het recht hebben om op boven omschreven
scheidslyh ts bouwen doch zal toegelaten worden sen scheadslyn van

yzerdraad daar te stellen.
Verder zullen geene gebouwsn of kralsn mogen worden opgericht op de
weif tagenover het origineele woonhuis van de plaals Liberias Ginnen de.

vyfiig treden {yards) van de scheidslyn.

c Alle waters tot het besproeien van de p!aals Libertas  zullsn gelykelyk
worden verdesid te weten: Drie dagen per week  Maandag, Dinsdag en
Woensdag voor den elgenaar van het oorspronkelyke deel der plaats
Libertes, en drie dagen Donderdag, Viydag en Saterdag voor den
gigenaar van het andiere deel der plaats, Alle drinkwaters en'damwatérs-
zullen voor gemeenzaam gebruik zyn. Het-watervoor of de watervoren
zal of zullen door beide partyén in ords moeten worden gehouden,
alsmede zulien erf drie voeten grofids moetari gelatén worden aan beide
zyden van het watervoor of de watervoren tot het schoonmaken ervan,

D Alle wegen loopende over die plaats Libertas zullen 2zyn gezamenlyke d.i.
beide partyen zullen recht erop hebbén,

E De eigenaar van het oorspronklyke deel der plaats Libertas zal dan den
eigenaar van het andere desl het récht op de helft der stallen, wagenhuis
en wynkeider mosten geven tot zyn gebruik vty en onbslemmerd tot tyd
.en wyle.hy voor zichzelven zoodanige gebouwen zal hebben gebouwd
en zoodra hy beginne zal te bouwsn zal gezegde eigenaar van het
oorspronklyke deel det plaats hem dadelyk de sem van Vyf honderd

ponden, (£500) mosten uitbetalen.

E De meetkosten zullen gezamenlyk door belde partyen mosten gedragen
worden,

Amhasrpnapiingidsdanny

H De sigengar van het oorspronkiyke. deel zal het récht hebben op zes
Huurkamers voor zyn werksvolik mits dat hy de huur: ervan-aan den
eigenaar van het andere dasl betaat.

J De begraafplaats zooals die thans ommuurd is zal een familie
begraalplaets zyn en als zoodanig aan de oude bepalingen en senvituten
onderworpen zyn. Verder zal de nieuwe Grafkeldar gebouwd door deén
Heer Paul Ryk Roux D1 Zoon van Doornbosch als een begraafplasts
voor hemzelven en familie moeten verstrekken eén als zoodanig aan
sewvituten ohderworpen 2yn..

Aldus gedaan en geteskend te " *elienbosch den 13den dag der Maand July

1800.
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(8d) JP Roux J 2

(Sd) JP Roux P son

Getuigen:

(Sd) Geo E Rowan

(Sd) P Marais

Gesasrtifiseer 'n ware afskrif en juiste afskrif

{Get) G le Roux Groenwald
AKTEBESORGER

ONDERHEWIG VERDER aan die volgende endossement gedateer 15 Junie
1966 aangebring op Transportakte Nr T 3049/1966, welke endossemsant S00S
velg lees:

ENDOSSEMENT KRAGTENS ARTIKEL 31(6) VAN WET 47 VAN 1837 (SOOS
GEWYSIG)

'n Gedeslte van die efendom hierin vermeld groot + 0,0020 HA [s onteien deur
die Afdelingsraad van Stellenbosch (nou bekend as die Wes-Kaapse
Stresksdiensteraad) kragtens Art 130 van Ord 15/1952 soos gewysig

Vide onteieningskennisgewing Nr H/8/3 dd 2/6/1956 gellasseer as onteienings
caveat 469/68 planne In tweevoud hiermee.”

/|
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WESHALWE die Komparant afstand gedoen het van alle eiendoms- en ander regte.
wat dis gesegde Transportgewer/s

tot op hede op gemelde vaste elendom gehad het en gevolglik ook erken dat
hy/sy/hulle/dit daarvan heeftemal ortelen is; en geen elendoms- en ander regte dasrop
besit nie; en dat, kragtens hierdie Akte, die gesegde Transportnemer/s

TRUST

Hul Opvoigers in Titel of Gemagtigdes tans is en voortaan op die valle elendemsfegte
daarop geregliy sal wees, ooreenkomstig pleasike gebruik, onder voorbehoud
nogtans van die Regte van die Staat en eindslik erken het dat die volle Koopprys ten
bedrae van R1 5§76 095,00 behoorlik betaal of verseker Js.

AS BEWYS WAARVAN EK, die gencemde REGISTRATEUR, saam met die
KOMPARANT, q.q. hierdie Akte onderieken het en die Ampses! daarop laat aanbring
het.

ALDUS GEDOEN EN UITGEVOER in die Kantoor van die REGISTRATEUR VAN AKTES
TEKAAPSTAD op hede die  2©*"dagvan ~ Tulie 1994,

w‘“‘
q.a. ‘SY PRINSIPAAL

in my tesnwoordigheid

(IR

REGISTRATEUR VAN AKTES




Kragtens Notarigle Aktp van Serwituut van Reg van Weg Nr.

.$. ........‘.5. is die bimmegemelde eiendom cnderhewig
aan 'n Reg van Wy 9 meter wyd ten gunste van:

(1) Gedeelte 2 van die Plaas Fleurbaai Nr. 1040
Groot: 42,8848 hektaar

{ii) Gedeelte 3 vaun die Plaas Fleurbaai Nr. 1040
Groot: 3667 hektamyr vier kanbe meler

{iii)Gedeelte 4 van die Plaas Fleurbaai Nr. 1040
Groot 21,1352 hektaar

gehou kragtens T75361/1990 en T34431/1987

Welke reg van weg aangedui word op:

1.1 Raart L.G. No. 4755/92 waarop die lyn AB die Noordelike
grms van 'n Sermtuutpad 9 (NEE:) meter wyﬁ voorstel soos

—————

1.2 Kaart L.G. No. 4756792 waarop die lyn CB die Ncordelike
grens van 'n Sezmtuutpad (NEGE) neter wyd 'morstel 500s

-de&ng—ste&aﬂaesda 1‘4,(,. avx B Ausrinn

1.3. Kaart L.G. No. 4758/92 waarcp die lyn AB die Noordelike
grms van nSe.rwituutpad 9 (NEGE) meter wyﬂ vmrstelsms

SR OREDEE } "&’-‘NV\.
1.4 Kaart L.G. No. 4758/92 waaro%ad‘ielynABCDdieNmrdelﬂce
grms van 'n Sermtuut: NEGE) meter wyd voorstel -sous

Soos meer volledig sal blyk uit gesegde Notari&le Akte.

//
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Regisiered ai Deeds. OfVics,

Cape Town, on the day of
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Altorneys, Notaries,
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situate in the Diviai on of Stellenbosch,et ¥oddergat, being the
remaining extent of a portion of the farm *FPleurbpeis:
Messuring as per remainins exient eleven (11) morgen and forty-
ven (47) aquere roods: .
Extending as the Deed of Transfey, with a diagram annsxed,made
in favour of the widow Pletexr ven der 8yl on the Sth.XNovember
1736 and several subsequent deegds of transfer, ihe last of which
wab made in faveur of the Appsdrer's Prineipal on the 8th. May
1802, will mqre fully point cut, and further subjeet to such
conditions as are thersin mentioned or referred to. ... .

2. Nertedn piece of perpetunl aquitrent land, situats as above,
baing the remaining extent of a portion of the farm Flsurbeni®
%;M;i offige folio 238 ); o

SUrlNE as _yper remuini
hundred and fourteen {114)s Rt
Extending ss the originel quitrent grant, with a diagram amexed,
mods in Tavour of Paul Roux, Jacobus' gorn, on ths 15th Degember,
1818, mnh £overal aubsequen{ deeds ol transfer the last of which
was made in favour of the Appearer's Principal on the 8th, May
1902, will more fully point out, and further subject 1o such
conditlons a8 ars therein mentioned or referred io.

3. fCertmin piece of luand n;:_ga_.;t freehold und partly quitrsnt
{Audit 0ffice folio 239), with the bwildings thereon,situnte as
gbg;m‘ being the remaining extient of portion of the Tarm *Fleur-
boaie,

— Measuring
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P m-—Hrirs Freratbrs, Adminisrators or Amigns 1. Certuin plece of freehold lard,

_extent eignty-two_(82) moggen tn ons
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Meapuring as psr remaining extent sixty-seven (67) morgen and

four_hundrsd and foriy-nine (449 ) sguars roods {whereof 18 morg
and 65 8 @ roods are freehold, and -55 morcen and 385 souare
ngqﬁﬁ,_g_‘are atue trant land ): T

xtending 28 the Deed of Trangfer,with & diogram annexed,made.
in fgvour of Foul RYX Roux, P gon., on the 14th. September 1895
gnd & subeequent deed of itransfer made in fevour of +ho Appearer a
Principal on the Sth.¥ay 19063, will more fully peint out, and
further suvjsct to such condiiions ar ars therein mentioned or
referred to.

Mbm&f!ﬂb tha Appearet, ¢.4., rencuncing all the Right wod Titlawhich bis smid Prinsipsl berelofore
Bad to the Pramises, o behiadf s aforeauid, did, in conseqnence, also sokuowlsdge his axid Frindipsl ta
ba eniticaly dispoxseseed of, nnd disentitedl 10, the sense; and that by virtes of theso Presents tbe said
v —AE LB,

" anoms “HEEEE Svow
HAS Hsiry, Biscutors, Adminisivators, or Assigns, now 18  sod henoalorth sball be, entithd
thewets, conformably 1o local ourlom ; moreover promising 16 free and waresst the Properly thue
ol aud twuslorred, av wlao fo olear il from all Encambranoss and Hypothovstions, accordiog
10 tha Tmwe rocpuciing tha Porchae and Sl of Landed Proparly ;—Govurmmest, howwer, resarving
ila Right—and, finally, scknowlsdging his sid Princips] o have beeo stisfackondly poid the whole
of the Parchass Mouey, smounting o a Sum of

Five thousand and five hundred pounds (£5500) S4erling

iy | I TRHNLSS woereat, T, the sid Begietrar, ot
» 1o these Presents, and have smused the Seal of Offies o
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tating zfjow all fiden wl em it may concern, |
AT (8 f?. /! / m.’ rrm ﬁzi'pe o appeared belors |
| B - :strar of Deeds, in Cape\nwn, Province of the Cape of I
TINGS r pod Hope, he, the said appearer, being duly authorised thereto i
» dio.aiene | by a Power of Attorney, wilnessed iu acgordance with Law, dated the 26th . |
i 32t duir | thy-of July 1935, drawn up v \Stellenboach,
‘ nd.granted to him by
{1) August Friednchﬁgg &) in his capacity a8
3\ . Sseretary.for the ti 3, ™ Svell enbosc Board of
) k Exacut.ora Limited, as_suehy one of the a,ssumed
; | b i §,x/ecuto s)irghthe e
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declared that  the seid estale

| bty uuly and legally sold, and thal he in his said capacity as Atlorney

afveasaid, did, by these presemis Cetle and Transfer, e Jull and free
Property to and on behalf of

EulLY ROUX, born Hoal, married without community of
property to Constant Daniel Johannes de Wit roux,

her  Heirs, Excoulors, Adunmistrators, or Assigus

i 1. The remaining extent of certain four pieces\vf free~

| hold furms called "Libertas {(1)", ”Libertas;fﬁi“.

1  "Doornoosch® and "Patryze Valley®, situate in the

| division of Stellencosch, at the Eerste River,{a rateabl
arss in the Lower Eerate River River and Irrigation
BaE. we
MEASURING AS SUCH:- twelve (12) morgen, thirty
three {33) sauare roods, one hundred snd twelve (112)
sguare feet.

REXTENDING as the r'reeshold Grant dated 30th June 1693
with s disgram thereto annexec, made in favour of A.
Voormeeater (Stellenbosch Freeholds Vol. 1 No, 87) and
subsequent deeds of transfer the last whereof made ir
favour of the said now late J.P.Roux, J/son, on the
27th July 1901 No. 54567 will more fully point out and

{1) subject to such conditions 28 are referred to in n

|
such lastmentioned deed of transfer; and (2) subuject

and entitled t0 the venelits of the condition marked "J*J

B -3 AT £ 41-1s POPIPUON.
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gontained in the Atmexurs o the said deed of :
branbféi No. 5457 dated 27th July 1901, and there- |
in reading as follows:- .
"0, Alle waters tobt het besproeisn van-de ‘Plsabse
Libettas ‘zyllen gelykelyk-worder verdeeld be
weten; Drie. dagen per week, iaandag Dinsdag en
\ Woanedsg voor den eigenaar:van heb “porspronker
Donderdag, Vrydeg en Zaterdag voor den eigenaar

Aorngs 'van het. andere deel der plaats. Alle drinkwaters|

atd

‘ont dammaters zullen voor gemeénzaam gebruik
r of .zym. Het watervoor of de watervoren wal of :'
& zullen-door beide periyen in-orde moeten worden | ‘

-gahiotden, algnede zullen er drie voglen gronda
moeten gelaten worden san. beide zyden van het

;ffe_‘ - watervoor of de watervoren tot het. achoonmaken s |
ng » gﬂ'ﬁﬂf‘. . . L '. | |
. ratil The coﬁditidhs;@grk?d ]?,ﬂgE'.and Hin th‘risv"a‘:gid”'z-a’jﬁn.ex* ! ! }
biion ure 0 the said.deed of transfer No. 5457 dated 27th ’

July 1901 have lepsed Ly merger, the said riow late
J.F.Roux J/son, havirg acouired the portion of the
said J.P.Roux P.J.scn, by.deed of iransfer dated
:2nd’ December 1913 No, 10764; condition B bas lapsed
by redson of the death of the: bereficlaries and condis

(1129 =

g;szf tion J in the ;aa.:.id annexurg does not apﬁy to this ].’
&) ami land by resson of the sitvation of the ”bgygaﬁplaatnﬁ‘?

ade in gnd " nieude-Grafkelder”, |
i the The remaining extent of certein plece of - guitrent. [
'ut and {payment wheréof his been aboliakied in terms of Act |

to in 54/1934) land sitvate as , end adjoining the above, a;. ,
ibject rateable aren in the Lower Eerste River River and i |
mrked "{ Irrigetion. Foets B | PA-P ¥ 1 D" S — }
dned, !‘
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}//Fai-fully set out; The conditions marked B,U.E and

MEASURING AS SUCH:s- fifty two (52) morgen, one
hundred and thirteen (113) square roocds, thirty
two (32) square feet.

EXTENDING as the Quitrent urant with a diegrem
arnexed made in favour of J.P.de Villiers on the
1st August 1822 (Stellentosch Quitrenta Vol.& No.
5) and subsequent deeds of trenafer the last where-
of made in favour of the maid now late J.P.Roux,
J/son, on the 27th July 1901 No, 5457 will more
fully point out and (1) subject to such conditions
a8 are referred to in such lastmentioned deed of
transfer; and (2) subject and entitled to the bene-
fits of the condition marked C in the armexure
to the ssid deed of transfer No, 5457 dated 27th
July 1901, hereinsbove under parsgraph I, cengibien

H in the said Ammexurs to the said deed of transfer
No. D457 dated 27th July 190} huve lapsed by merger,
the said now late J.P.Roux,J/son, having acquired
the portion of the said J.P.Roux, P.J.aan, by desd
of transfer dated 2nd Uscember 1913 No, 10764;
condition G has lapsed by reason of the death of
the beneficiaries and condition J in the said mnnex-
urg does not apply to this land by remson of the
situation of the "begraafplasts™ and "nisuwe Graf-
kelder”,

Certain piece of land, partly freshold and part- 1
ly quitrent (payment whereof has teen abolished in |
terms of Act 54/1934), situwabte in the division of
Stellenbosch, st Meddergat, being part of the farm

o

"Flaurbaai®, & ratesvle area in Lhe Lower serste
diver River and lrrigation Heard.yd
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WEASTRING 3~ twenty one {21) morgen, one. hundred

énd five (105) square roods (whereof 1 morgen

236 sguare rocds 72 square feet 18 freehold and
19 morgen 468 sguare roode, 72 sguare feét is quit-

rent).

EXTENDING as the deed of transfer with.a diagram

snnexed made in favour of P.R.Rdux; ar. ou the !

3rd" August 1865 No. 44.and subseguent deeds -of
transfer the last whereof mide iﬁ fayour of the:
said now late J.P.Roux, J/soh, on the 2¥th July
1901 Mo. B4B7 will more. fully point -qut. and (1)
subject to such conditions ss. arve referred to in
stich lastmentionéd deed of transfer; and (2) sib-
jeet and entitled to the: benefits of the condition
marked C. in the annszure to the said deed of
tranafer No. 5457 dated 27th July 1901 heresiriabove
under paragreph I, eendition-{2
The conditions marked B,J,E and H in the said
ginexure 10 the said deéd of transfer Nou 5467
dated 27th July 1901 have lapsed by mergeér, the
said now léte J.P.Roux,J/eon, having acguired

the porbion of the said J.P.Rout, P.J.éor, by dsed
of trahefer No. 10764 dasted 2nd Dscember 1913;
condition & has lapsed by remson of the death of

thé beneficiaries end condition J in the said amexr

urg does not epply 4o this land by reason of the
situation of the ’-'bag_raafp‘l's:atus“ and ™ieuwe Uraf-
kelder".

IV, Certain piece of land, partly freehold snd partly

qmtrent, (payment whereof has beén pbolished in
erms of Act 54/1934) mitustgas last above, being

fully seb out. B

pel:h y RPN




—_—— =

B

_—

part of portion of the Pfarm "Fleurbaai",a rateable

area iu the Lower serste Hiver River and Irrigation
o » bransferred to P.R.doux, P/Bon, on the ldth

September 1B25.

AEASUAING :- five (B) morgen, thirty seven (37)

souare roods (wherzof 554 sguuare roods is freehold).

SXTENDIKG as the deed of transfer with s clagrem

e e g 1 . e e

armexed, made in favour of P.J.Roux and J.P.loux

I - I - I

on bhe lst February 1898 No. 642 and subseguent i

deeds of transfer the lest wnereo! wmade in favour

T

]

|
of the said now late J.F.Houx, J/son, gn the 27th I
July 1301 No. 5457 will more tully point out and !
(1) subject to such conditions as are referred to | 5

|
in such lastmentioned deed of transfer and {2) sub- F , wh
- Tite

ject and entitled to the benefits of the condition | | jeretols

marked C contained in the annexure te¢ the sald deec

: io be ¢
of transfer No,.5467 dated 27ivh July 1901 terein- ; | ot thes:

{v ubove under parsgraph 1, eemdities—t2} tully set
]

out. , || her i
} . . | shall !
The comditions marked c.D.E and d in ine said annex- | ; howeve
ure to the said deed of transfer No. 5457 dated 27th| 5?“““
| it

July 13U1 huve lapsed by merger the said now lste J. |

P.douz J/son, having acguired the portion of the ; B

(]

said J.P.foux, ¥.J.eon, oy deed of transter dated

! ( hi
Znd Decemter 1313 No. 10754, concition & hsz lapsed f {

i Appeas
Seal oy

by reason of ihe death of the beneficisries and con-h
dition J in the said snnexure doea not appiy to thie| |
b . :

land by reason of tne situation of the "vegrastplaatg" ? |

and "nieuwe Yralkelder®. ’

. V. Ceriain piece of land, partiy quitrent {payment

whereof has teen abolished 1n terms of act 54/1234

+ o Morigapes, i wny, et Leatting of Deed

&nd Te s s e




and pertly freehold, situate in the division of Stellen-
bogch, b"e'ing the rmna.ihihg extent of porbion of the farm
Libertas, a ratesble arsa in the Lower Esrate Rivar River
and Irnga.txou M ""n
_ ~ MEASURING AS SUCHS- geventy three(73) morgen twenty .
t!|' «, [20) stuare rpcéa.tzq-m«wqm 29 sa. nwacr,?'aunosz
EXTENDING as the deed pf transfer with a ﬂmgram annexed
made in Pevour of J.P.Hamc, P.J.gon, on tHe 27%h Ju:ly
1901 No. 6455 and. & auhsequen‘b deed of transfer made m
fa.vaur of the said now late P Rotx, J/sen, on Lhe an'

Decanber 1913-No, 10764 will more fully point out and
subject to such conditions as are referred to <in such

lestmentioned deed 'of._\tmnsfer.

. % A oo 2 o R
. - - . - Y - -

o ol ﬂ
mnrm the Sdl%ﬁptm q.q., venouncing all the nghl am:l
Tifle the gaid Batate
herctofore  bad to {hé Premises, did, in donsequence; ilso 1clnmwicdgc
' it
\o bo enlicély dispossessed of, and disentilled to, the same; and that by virtue
of these Prcscnts, the maid ~ transfleree

i
Ll

her Heirs, Exeecutors; Administralors, or Asmgns, how 13 and henceforlh
shall be entitled {hcrete, eonfa;mabiy to  local customg Gnvemment
however, Jeserving  its  Righis« “Hug nnalm, iacknowladgmg be
sahsfactorﬂy p:ud‘ 8 Whble: of the Pumhase ”M‘oneg,‘nmauﬁhéng tm A sum
of s ™ T « &

Seven thousm&i f‘five hundred pomda"‘@’?ﬁﬁﬁ}*‘

z.-_ __.

Y

fn  Wiiness whereof,-1 the said Reglstm, togather  with  the
‘Appedrer, q.q. have: subscribed lo these presents, and’ haye caused the
Seal ui Office 1o be affixed thereto,
‘THUS DONE AND EXECUTED at the Qffice. of the Registrar
of Deads in' CAPE D‘WN “Province of the Ca‘g_‘ ’%G ot

Hope, on the - §77V  Day of ths Month of
in the “Year of Our Lord One And K@ Hungred
and thlr’hy five (1935) W eV

mMired en the Dats M_rwof b | Before me
/ ;

lnlm op Wi DRtionr esrats in
f: I!-ﬂlh# W;

|| For Morigsges, if vay; sre beading of Deed.

S——

/aﬁ(r%,

P Sty gy Pelg
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Registrar of Deeds Office,
Cape Town, .. .. o
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DEMPERS & VAN RYNEVELD,

“MND

Attoraeys, Notarles and Comvayancers,
Kent Chambers,
3% Church Etrost,
Cape Town,
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+al hunl od
1 Innoisivil
Y v o

AT DI
t

........ LisnT

mA il =10~ o
iF fpdt 7roewesan uf J

W eyt
apll yiren T ad1 ot
miag oif bt s
L ARY LY
h i d v oo Lo

o

i AP e e s et




2T . Ru] K

ome! WED
;,mf-'%wv DEED OF TRANSFER,
\\','__“ ?_//. VIRTUE. OF POWER OF ATTORNEY.

Brepared by
DEMPERS & VAN RYNEVELD,

Conbeguntecs.

Ten fuljom it map concern,

AAS GROENEWALD appeared before me, Regis, igfrar
therised thereto by.a Power of Attoruey, ddftd the /
dayof Octloter~ 7 drawn
mni granted to him y

®hat corvELIUS

of Deeds, he being duly &

dtclared that

@i:i

ol wory Lals

br ardll, olatect I A

Aok Her Lm:l!e /awmr‘

o& mdéq b ﬁ(.a—«hy
"y~ ﬁAaQﬁ wec, lba Y. C.

S’éet&m Lrorad, /E Cetotes a'f 4{ ?m ﬁ; Qs
cwlierwor de ,‘cu»» OO PO L&‘Q.éza
s lenmp g Vol t.uru‘! Yoro WM

,

ol gnd He, 1he said Appearer,in his capacily as Atlorney,
e, Cede and Trausier in full and free Property, to and

e ,;‘;* fgl(/?.u.(’ &Wc‘_/ﬁlmﬁmf‘ d ot

“ =
o Admim‘zém or Awgm Moot /!w" ¢ g =

Z‘ Qe Aom./t7 olot,
B w1 et ﬁn&}n &) he pSnm
v m/z e L Do scora a9y S22, _

af'/érfc )zma«mo&n
ot ﬁtm/v/rtf’ ore., Roowoly

Rores. £f. o,
o ("

W/@Ee

e g Qﬁmﬁawa](‘ﬁdqﬂﬁuxuw
jzw Qeepriyp e o HUACLAD Lo, fa_uw q :

olefeemnr ¢
L P =4

which Power of Al!arne;m this day been exhibited to me ;—and the said A{»pﬂ;d'
7% 4

gum!uvbﬁ / |

Y Wherefore the App:
L salot fol
acknowledged and
. lo ba entircly dispos

Presenis, the said

L%

” Heirs, Execuioss.
" therelo, conformabdl
L Property thus sold
L Hypothecations, ac
L finally acknowldg

b ke whple of the |
Jx

1

'n\-o ﬁ .
Emat
I'i“? 1E :

MORTG!

de

g
5
m‘r’

/ )

ny ¢
for £
D.E.

=

.

£
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=
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- | I
2ec | . 7
wr
» " ;
e ’."" g!
e
LA | ?'
2 | "“ W?xergj'ara the Appegrer, ini iz sitid capacity, vencuncing all the right and Titls E‘;:
TR selot gpelode. herelofore had do'the: Premises:
.i —,.'! acknorledged and déclared ZZ; decrtiest ;LM&’LJL )
i :‘ | fo buentirely disposkessed of, and diskilitled to, the same; ‘g thal, By wirtveipf these:
i Presenis, the. said
ey s .
] | § ﬂamw /%/Jz-!u" I%PWQ }aadw S,
K ? ﬁ”b'ambxmfors. Admmwiraiars; or Assigns, now £ and henceforth shail baentitled
ras ) thereélo, conformably lo local. custom ; moreover, ;pramwmg lo free and wm#t the:
‘ 1 Pmﬁzr@ thus sold and :mmfmsd as alsp fo clear i from all. Encumbrancas atid
_ Hﬂnikew!;m, according fa Lt —-Gow-nmanr however, mserwng its right j—and
Sac | Jinally. ackﬁmaledgmg Jmac 2. fo be srma)fkctan!} ﬁmd_
o ke wi’: le of ﬂxa Pﬂw:.hasz Mmu-y mnounimgto a'suin of el ARSI Ay
" s 1§
By i B W whereof, 1, the said Registrar, togeiher with the Appearer, g.4. heve
¢ Presents, and have caused 1he Seal of Office to b aﬁ«zd therzto.

Thos dovie-and executed ai the Office of the Re
Cape Town, Cape of GAs, ',Ho £, off The - VELETR
Day of the Métith ) :i,rg the Year of our

Lord Ons: T%Ww& Hundrtd ard %u
Vs, W0 G 10 L P

%

i B ol

G4RED i
0 3
7

s ‘6""5'5

% h?_, ﬁ o ;
i A e A ' //\/tngu{rw
a7 : -
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DEEDS OFFICE CAPE TOWN INFORMATION SECTION
REQUEST FOR COPES OF DEEDS AND DOCUMENTS

. rural development
< s & land reform )
“?’f'f" Depadment:
: '!' Rutal Devaslopmean: sl Lany Redohn
W REPUBLIC OF SOUTH AFRICA
Difics of the Registear of Dreds CAPE1GWN, 90 Plown Susgt. Provate B X073, Core Town Tel 0211 468 7600 Fax (021) 464 7723
REQUESY FOR Ci ]  AND CUMENTS

Please compiete the lollowing:
1. NAME OF APPLICANT.... TANIA VOLSCHENK

NAME OF CONVEYANGING FIRM/ANSTITUTION.. NERKSMAN& ATTOKNE‘B
YOUR REFERENCE (7 Characters).. FLEURBAAL ..

A o 0N

METHOD OF PAYMENT: Account number CTN.... L. andBox.. J 2. .

5. Please complete the following:

W’Em Please mark with an X "
DOCUMENT NUMBER Reg66 |Regé67 |Reg70 | Reg68
{Please indicste Deoets Office serinl referencs g, {information) | Ghahelall | (ANC) (VA
| T12018)
Deed Nr 3880 dafed
1, 73868071903 e aanch 1903) X
|2 T9218/1935 X
i_ - — —
3 T10784/1913 S X )
4. o
=
Agpicatipn for Reg 68 (VA copy) must be accompanied by a signed copy of affidavit (RC3/2015)
10 November 2020

Applicants Sigfatue Date

For office use
— _ Quantity Amount

1 .'
Search Fee  (R12)+ | IR .
| Copy Fee (R70)» 1 R R I
Pages Fee  (R12)« | R
Total R - 4% ©c
APPROVED BY . oo DATE...o..

+Fees reflected above is in terms of GOVERNMENT GAZEVYTE 40649 DATED 28-02-
2017 and subject to change.




ANNEXURE 9:
CONVEYANCER CERTIFICATE



i STELLENBOSCH

LARRRRT DT RIS YRR R KRS S RIEITEINN

1) MEatvae A R Ll o s nral A e Rl R0y

CONVEYANCER CERTIFICATE

1We. JANIA VOLECHENK e resseoeestessis s issss s nsssssssssss s s s

ad4uiterssirdnnraurny I AT T T PP R PR ST PP TY Y punnnsn Pupuprmsnaneay qeqvpbumnnysnsenann Sivennvraivavy L T L P L T Y AranBEsIRIERIRERSIS

Practising at:
JWERKSMANS ATTORNEYS al STELLENBOSCH e ccremrerssmsasssesris

In respect of:

FARM NUMBER 1480 T JE T PTG
IN THE MUNICIPALITY AND DIVISiON OF STELLENBOSCH
FROVINGE OF THE WESTERN CAPE .. oocesssrsvres

I EXRTENT 1080088 FA e sessssssssasssmssesamrssessons

Hereby certify that a search was conducted in the Deeds Registry, regarding the said
property (les) (including both current and earlier title deeds/pivot deeds/deeds of transfer):

1. CERTIFICATE OF CONSOLIDATED TITLE NUMBER 12111302007 . eeessronrn
2«1 --D-E«E-g -QE'IBaéHustftgﬁoEHMEEﬁ-I??-@#Q{l?Q-gh»n Piribee
3. DEED, OFTRANSFERNUMBERT9215”935 CRSSSRSS B—

ooooooooooooooo

5. NOTARlALDEEDOFSERV]TUDENUMBER .'5.‘!.[.7,3..7 9ses .

6. NOTARIAL DEED OF SERVITUDE NUMBER K525/19748 ...

NOTAR!AL DEED OF SERVITUDE NUMBER K557/ 9955 as mended by K394I2007S & K100/20165

7 T TY P TR AT ) L R L]

NOTAR!AL DEED QF SERViTU DE NUMBER K‘IDBBHQQES
9 NOTARIAL DEED OF CESSION OF USUFRUCT NUMBER K113811992

Pagelofs3




STELLENBOSCH

Sy Il:.-\”’ﬂhf‘-ﬂﬁr-\l!l ¢ IBAMELHIE R

ARAUKIRIFALIII0N « DAIRRIFRLA = ALk S0 V1 1TY

A. IDENTIFY RESTRICTIVE TITLE CONDITIONS {if any)

Categorles Aré there | Title Deed and Clause number i restrictive
deed conditions are found
restrictions.
{indicate
befow)
1. | Usepfland Y
2 | Bilding-lines. v | [§)
3. | Height v | [N)
4, | Numberof bwellings Y Eu]
5. | Bulktoor area Y
6. | Coverage/built upon area ¥ ‘
7. | Subdivisigh ¥
Servitudes that may be T Chm G Eangg}'semnt onpg 150
b < Clalge V.4,
8, | registered over orinfavour | Y. %‘gﬁs ch Shimy. ,E E?ggﬁ‘?"’m o pg 16
e Clauss I.D. Clzuee 3,11
o 1he promerty Coise iE & F?lgiz-zasu:;E see balow
\ Erzaa’w%fnleu . fsfong, usutrict 25 rebortind in KT1381092
! i 5 [+ - A5 I
o, || EEFRENE ¥ Citse Vi C - Endoisemen o Ac 2811696 - odclaration o1
R These condltions will be taken into consideration
and will nst prohibil proposed-development.

% Thé location of the servitudés will be taken

into considerstion by the site layout and will
thus not prohibit the proposed devalopment.

Need need not to be removed/amended.

. Page20i3




& STELLENBOSCH

CTEILA RIS 1o «nu)) o THANS fENiby
l.!..
..,.. Blosaieaieninr o in0anirat a o Menoiraly
.

B. INDICATE AFFECTED PARTIES AS PER TTTLE DEED (If any)

' i

a. | Organis) of State that might have-an
interest in the restrictive condition

b. | A person whose rights-or legitimate
expectations will be affected by the
removalfsuspension/amendment of a
restriction condition.

c. | All persons-mentioned in the deed MRS YVONNE GERTRUDE BLAKE (D 280711 0034 000)

for whose benetit the restrictive Mrs Blake is entitied to a lifelong usufruct over the residential
conditlen applies house located on the Property Mer right will not bs impacted on
by the proposed development.

C. PROCESS BY WHICH RELEVANT CONDITIONS WILL BE ADDRESSED

" e

Application in"terms of | Notarial Deed of | Action by way “of | if Other, Please Specify
Section 15 of qm Can;ellali‘nn | court praér{Submit
Stetlenbosch Municipal | {Submitt Copy of | Copy of the Count

Land Use Planning By- | Signed Order)

Law (2015) Agreement)
Signed at......... STELLENBOSCH . iPlace) onthis....23Md_ (Day) JUNE . .......([Month)
of 2021......

Full names a

Signature: ...

Wprkamans AlCITEYS
2nd Floor, Block 8

De Waganwog Office Park .
Slelianiia Sitaet, Stailaansch.

’ /ANIA VOLSCHENK

LPCH 03559

Tel; 021 808 6000 Emaif; Ivolschenk@werksmans.com .

---------------- D T e T T ) SdraTranE arsassTRO e Y

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

Page 3 of 3




STELLENBOSCH

oiite STINLENRBALT S 0104 » Q RABKT DI K
....' SN AR TR o PRasIPad g« 31w kan
®

CONVEYANCER CERTIFICATE

YWe i TANIAVOLSCHENK || . o oot ieesimssipeindin e s s e smsessmsioss

R L T Y T e e L Ty L T T TR T Ly o T T Y LT TP miieEEETO AVt s an e ALY
' Sy 5 E ity

Practising at;
WERKSMA-NS- ‘.q-TTO RNEYS at STELLENBBS CH O hyRYPREIF b B s mN B S RN R R LRI AR ES AR AN AR RI SRS PR YD bR AGa

IITTI R P TS v

. PRRT —i . e — S "~ 3
TR i Vb d bdnhdbe . R e e T T T T e L o e T B T e R P R T T P ST PP T PP ryey

L e R T L e T T T Y Y TP PPy PP T Y C WP T T TN T PO PPy ransing

i respect of:
PORT'ON Z_OF FARM NUMBER 374 eSlnzs o BTN es S mn i e P T S et b AL A Fae T pas L b AT SRR PPEe saa taTt o ia e
ND.DIVISION: F)F STEI.LENBOSCH

e .A"n-,.n. o8 .uuu,u n-uh -«-uhﬁ-- »1g2rense ununniuuu -nnnon YIE TIRR IR Y

PROVINCE OF THE WESTERN Cf

g bnpEdERSIE P S T EE T PP I -i..........,...;.....,

. IN EXTENT 9192 SQUARE METRES

sxnrivy Uruluh LILILATRET T I Y TP T LI LI L] B

B TP P T AP ST PRI P LW PR e PYTITYE o

lF!?i!!!filﬂf!lb!!l!!lél‘!Il&il!!v(lq‘!llnb&iiii;--i.w-va---ypy, ------

fett g ap e i et

Hereby certify that a search was conducted m the Deeds Regtstry, regarding the satd
property (ié$) {including both current apw ke & e ermabeth)

71 DEED GFTRANSFER NUMBER TSOGZBI.LQM B D L L T T P P PP )

2- ape > -y seauerea *n g ] nins Fpassasn e = : drenseaNtadabavan

3, Nota: Earliar deeds have. been reguested from the Deads Gfﬁce. We do not emeg‘tﬁ y'

vorerer HEFA B

add‘ftmnai res’trictwa cnndmons ‘but undertake to supptement thns Conveyancer Cerificate:

4-- udapa 00 Farprinpasgeads aandpnani 0 M oL XELE LY hn LRYPYT? Py T8 Bt s b ga nwrnageasepen ipabin LL el inv LTy PEEY “0- L Y R I R T LA 2L ]

i sibianie bda B LT T T B T B R U,

~_6{ 4nu’u‘p-:hu‘-"!nun-uv--ubl-nlw:llo'!_-ntioinnnurr’vuuf-‘uuli# BAES NP PORIFANAE FAD 194 THE DY N A BAE RSP NS RS AR T LT T e T T T

'7- B T L T B T T R T P P P P P R P IY
o PO . PR i e H I & [ = 3 i R ook

.t .
B- T T T T T T B T T N T L T LT T T T P N T ey

Rt 29 Ne ot YA ELNTY

2oumf g s

Pagel 6f3



STELLENBOSCH

AL EMMIENE M e Futil @ JUARRL IR

v Sqsiras e e s

ANERAT A & ATE BEE P agUin

A. IDENTIFY RESTRICTIVE TITLE CONDITIONS (if any)

Categories Are there Title Deed and Clause number if restrictive
deed conditions are found
restrictions
{indicate
below)

1, | Useofland Y @

2. | Building lines Y @

3. | Height v | ()

4, | Number of Dwellings Y @

5, | Bulk floor arga Y [IE]

6. | Coverage/buill upon area Y @

7. | Subdivision Y @

| servitudes that may be
B. | repistered over orinfavour | Y @
of the property
Other Restrictive

9, ‘ v | [v)
Conditions

Page2nf3



& STELLENBOSCH
- A1INT8%aR% i r PhpID v (MM AT Pt b

Cee  MYCIAIFAC I S DUASIEALA & B MIIPRLATY

B._ INDICATE AFFECTED PARTIES AS PER TITLE DEED [If any)

Bl dete ey fl b i r
b Bigndgay i (LT e d
F )
:a. | 'Orean{s) of State that might havean
| Interest In therestrictive condition
b, | A person whaseﬁghtsu Iegitlmaie
. il b ,
“Testriction condition,
@ |'All personsmenticned in the deed. .
'-‘fonxvhuse benef‘tthe restncﬂve
conﬂiﬁnn apphes

C. PROCESS 8Y WHICH RELEVANT CONDITIONS WILL BE ADDRESSED

fripy

sl grpnipriage Yoo b

Application in terms of® ‘Nutadal Deed of

- Action bv way--of
Lol urﬂer (Sibmilt;

Section 15 of the Garickliation”

Stei!enbasth Miushicipal 4Submit Copy- of |-Copy ‘of the Coburt:
Land Use Planning By: | Sigried -Order)

{Law (2015) Azreement)

IF Other, Please Specify.

Signed at........ STELLENBOSCH

of2021......

Signaﬁ!ret eFgrardrsnranabien

\

i [Place) on this..: 23, .(Day] JUNE

LT Y P YV TRPTI T

ieiior(Mnth)

L Ty T T S T I L]

|

wwans Aforneys’

Mﬁ: ﬁwag gffm Bk

S!allaﬂha Slmaf. Elalla’mﬂsch.

-m,\.-»-farnh* oo
fvve weninitwl hen

uIA VOLSCHENK

LPCM 83559

[T RY R

Te1021.. 8996300

Cell:
& dybrobmodany

toanrrietatrvs

Email: tvcischenk@werksmﬁns,qgm

ey

dasad A AL SRS

‘Page3ofB



STELLENBOSCH

iyt chpne e PRI o P RANMNT Qe 4
ediee
e . , S
.. Al SEERP AR LI ] ¢ 4T LI A - A MAs [WR

CONVEYANCER CERTIFICATE

i/We... JANIA VOLSCHENK

HEEARLer PAHAPE b bru e B Rdr BEbd by b e Ry s b B O DRI FRAGE R PO b e bbb rabr et v iu bbb I E 1 T N4 IV P BT TP r Tt v d P T b b P T 27O T 1 TRE I P NBR RIS DY PR SR EER INE BRI SRO ARNS

L Y T Y I L R T T e R T 2 PET TR dsssrsiisnnshbevernsesanvuvue L]

Practising at;
WERKSMANS ATFORNEYS at STELLENBOSCH

L T T R T T L T ehbEsunds it ienhbrnrnan R T e L T T Y T T A T T ROy
B T T Ty T R Ty Ry T T L T e P I T T T T P F T IS PR

L Y e Y T T T ] ST tewseNsurvImmRiIsnony baeserramasissasnivinns betausssanaessnes T PP PPN ST I I T

In respect of:
REMAINDER PORT!ON 2 (A PORTION DF PORTJON 1) OF FARM VALLEY LUSTERY NUMBER 371

IN THE MUNICIPALITY ANG DIVISION OF STELLENBOSCH

B T T e L T T A T T LT ISP T R TTS PP ey T T T Y T LTS PRV VY PRT DY CYNPP O Tp po.
ROVIN THEWE CAPE
-Pv .(.)n«“ .CE OF STERM L O Py e T e ST T TR R T O P “ Abnnsssen L Y]
N EXTI 8 807 SQUARE METRES:
ulu sservsn e ‘”E.b'!:{ >0 B e e LT surdanrccuaanIRiRRinaranis R BBAANIIRONRE P e IS s U babrbndarrrrInaprePIARRDY
U LS

Hereby certify that a search was conducted in the Deeds Regnstry, regarding the said
property (ies) {including both current

1 DEED OF TRANSFER NUMBER T50623!1 994

D Ty e e I P T P T Y P F TR TR T P LT L Ly T Ty P L YT TP Py P PP YT P Y T4

3. Note: Earlier deeds have been requested from the Deeds Office. We do not expect any

T Oy R T T N T T T Ty TR L T T serran

additional restrictive conditions but undertake to supplement this Conveyancer Certlﬁcate

4v L Ty T T L L L T T T L T e T T PP TPy TTY PO T R ey

should it be required

ORI R T T TP ave D T Ty LT TR Ty T T T T T L R T A P P T P T P T VRTINS ey
5. B P P T T Ty T P P Y T I I T T

Bn YR T T T T T Ty T T T T T P T e O T PP
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A. IDENTIFY RESTRICTIVE TITLE CONDITIONS {if any)

Catégorles Arethere: | Title Deed and Clause-number if testrictive
deed conditions are found
restrictions.
{indicate
betow)
1. | Useof land ¥
2. | Building fines Y
3, Hei_ght Y ‘
4. | Number of Dwellings Y

Conditions

5. | Bulkfloor ared v [N
6 | Coverage/bituponarea | ¥
7. | Subdivision ¥
“Servitudss that fmay be
8, | registered overorin favour | ¥
.ot the property
‘Other Restrictive :
9. ¥

Page2 of 3
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b1 Shpardsnieslie Phsl] o ) RARSY Kb
LI L L]
..... L] vrmsdagegl o o b Abaarag s oo KLY sy ep I
o

B. INDICATE AFFECTED PARTIES AS PER TITLE DEED (if any)

a, | Organ{s} of State that might have an
Interest in the rastrictive condition

b, | A person whose rightsor legitimate
expectations will be affected by the
removal/suspension/amendment of a
restriction condition.

¢. | &l persons mentioned In the deed
for whose benefit the restrictive
tondition apphes

€. PROCESS BY WHICH RELEVANT CONDITIONS WILL BE ADDRESSED

Application In terms.of | Notarial Deed of | Action by way of | If Other, Please Specify
Section 15 of the | Cancelision | court order {Submit.
Stalléntioseh Municipal | (Subimilt Copy of | Copy of the Court

Land Use Planning By- | Signed Order)

Law (2015) Agregment}
Signed at.... STELLENBOSCH (Place) on this....231d {Day) ;:!»HM.E.........«.......{Month)
of2021.....,

Wigrksmans Anorr:ys
ond Flnar, Blotk

Do Wagenweg Offioa Park
Sratlantia Strasl, Sietlenbosch.

TANIA VOLSCHENK

LPCM 93559
Tel; 0218086000 Email: tyolschenk@werksmans.com

Cell: 0844240!925 m—

Page3 of3
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CONVEYANCER CERTIFICATE

'/WP TANIA Vo;.&g’.gﬁaEN‘? R P EE A E bR A8 104 Arabeenl W " rv — 1

R e X T T T Y TR T LI TTERTES tETYITRVS AP EEARAIBUS P RRAIL IS N [TETY RS LTI e Y R T Ty Yy Py oY ST P T ERIit bt inad bdbidihraaavan TTETTI S

([N PRLY N A L )

Practising at:

L P T S S N Y T S T TR T PPy D O ey

in réspect of:
RERAMINDER FARM FLEURBAAI NUMBER 1040 oetoniees e seesesms oo or et es bt st

L T Y LT ST YT YO TT I T Toryee
Pl 2]

Hereby certify that a search was conducted in the Deeds Registry, regarding the said
property.(iés) {intluding bioth current and.earlier title degds/pivat deeds/deeds of transfed):

1. GERTIFICATE OF CONSOLIDATED TITLE NUMBER T2011/1966

2. DEED OF TRANSFER NUMBER T3380!1903 e, TR T
3, NGTARIAL DEED GF SERV!TUDE NUMBER K55711 9955 25 mended by NOTAR!AL DEED

0“1)' l (12

g . . . ' e 5
"n uty_!bqnuunnn,a«nnq!iuﬂl-!an-nunrnn;u-upn”nolpnnsyncg.--n‘--nnun.-u. mpassseapn

5NOTAR'ALBEEQOFSERV'TUDENUMBERK1037”9953

L T Y T PP Yy i

NGTAHIAL DEED GF SERVJTUDE NUMBER K1 139!2.148

Phavameund iy pon {TTTY Y] i L Ty R e Y N T N T 20 4

LA LTI TEE EXPS

7. .!‘.,‘QQ;TARW-, DEED.OF SERVWUDENUMBERKWW“GS
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A. IDENTIFY RESTRICTIVE TITLE CONDITIONS (If any)

Categories Arethere | Title Deed and Clause number if restrictive
deed conditions are found
rostrictions
(indicate
) _ s heln_w}
|
1. | Useofland Y El]
|
| !
2. | Building lines Y @
| 3. | Height Y
| 4. | Number of Dweflings vy | [®)
—
5. | Bulk floor srea y @
6. | Coverage/bulll upon area Y E
7. Subdivision Y ]
irvitude: Endorsement on pg 5 K557/19958
Servitudes that may be E“ 33’“'"9 ',-},t o ?: E ggggggg s
N . nuorsement en pg 7. . A
8. registerad overorinfavour | Y @ Enggrsamem on pg 8 IIEHBWZW 45
of the property Em rseme;n on pg B K100/1201688
L e SR Please see below
Other Restrictive
s, Y @
Conditions

* The location of the servitudes will be taken
into consideration by the site layout and will

thus not prohibit the proposed development.

Need need

not to be removed/amended. Page2of 3



ds  STELLENBOSCH

.i+i. NELYLOREBRUL & SR0st 4 D RANE () £
'..... W keeer s  CHIAT o balattran A » Mikiverant

B, INDICATE AFFECTED PARTIES AS PER TTTLE DEED (ff any}
. faifs f
the e B the F.nqnmg GenLF Surh frptaE Ty ms, npftateg
wr}

Serngw ! 1
et y

“a: | Organis).of State that might have-an
interast in thesestrictive cotidition

b. |-A person whose rights or legitimate:
‘expectations will be sifected by the.
‘removal/suspension/amendment: of 3
restriction-condition.

£ |-All persons. mentioned in the dead
“for whose benefit the restrictive
.condition applies

C. PROCESS BY WHICH RELEVANT CONDITIONS WILL BE ADDRESSED

Section 15 of the | €
: !

:ipa
J.and‘:Use.Planning By— S
| Lawi(2015)

Application"tn terms of rgf:;ita‘;_fal Deed of | Action by “way- of | If.Other; Pledse Specify’
eliation ourt order (Submit,

Signed at.... STELLE,NBQSCH -.. {Place) on this... .23 . (Day}.

JHN..E LTy ..'.fMQTlthj

of 2021....
Full names and Surdemed.| N!.A.‘..Q!-.? EHENK st
-Simufe! pom Ade n sl g dd ka0 by
{/‘\

Tigrksmank Adomays (

‘g Flaar, Blaciﬁﬂﬂpa - / y

oW UEL 3 TN A

smlle?a%n sm‘ Staﬂmbosch v

LPCM 93559

Tel:. 021 8096000 PPN A— Email: tvalschenk,@werksmans‘gnm

Cell: 0B4 424 0925

Yrrely Seaibbiry enn b Esnbdan e b

Page3.0f3
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ANNEXURE 11:
ZONING PLAN
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ANNEXURE 12:
NATURAL ENVIRONMENTAL BASELINE REPORT



DOUG JEFFERY ENVIRONMENTAL CONSULTANTS (PTY) LTD

High Acres Farm, Simondium Road, Klapmuts Tel: 021 875 5272
PO Box 44 Fax: 086 660 2635
Klapmuts, 7625 Cell: 083 269 0496
www.dougjefl.co.za Email: doug@dougjeff.co.za

REMAINING EXTENT OF FARM 1040 AND REMAINING
EXTENT OF FARM 1480

NATURAL ENVIRONMENTAL BASELINE REPORT

19th November 2020

Director: D. J. Jeffery Reg. No. 99/009151/07



1. INTRODUCTION

Doug Jeffery Environmental Consults (DJEC) have been appointed to conduct a desktop
Natural Environment Baseline Study for the remaining extent of Farm 1040 and the remaining
extent of Farm 1480 (Figure 1). An Environmental Baseline Study (EBS) helps to determine
existing environmental conditions in an area, defining significant resources that may require
protection from development or other forms of transformation. This sequentially assists in
predicting and evaluating potential environmental impacts prior to any development. By
understanding the existing environmental conditions as well as potential impacts of
transformation, future development strategies can incorporate project design that not only
protects significant environmental resources, but also reduces the costs incumed from

attempting to mitigate any adverse effects.

The scope of this EBS is limited to the natural environment, and does not cover land use, socio-
economic, or heritage aspects. The focus of this study is on ecosystemn components- including
but not limited to water resources, flora and fauna. This EBS investigates the presence of
potentially sensitive biodiversity areas located within the study area with the use of
Geographic Information Systems (GIS). including Critical Biodiversity Areas and Ecological
Support Areas. It goes on to review relative environmental policies in order to explore
management sirategies and objectives that could pertain to the site.

LEGEND

=] RE of Farm 1040
7] RE of Farm 1480

MAFP DESCRIPTION
1ACGty Meps of Fernanda: of Sam
102 orvd Remainde: ol Fomn 1480

Figure 1: Locdlity of Remaining Extent of Farm 1040 and Remaining Extent of Farm 1480
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2, SCREENING FOR SENSITIVE ENVIRONMENTAL FEATURES

A range of environmental GIS data sources were used to investigate the sensitivity of the
environmental features across the site.

2.1 Sensitive Areas as Identified in the Western Cape Biodiversity Spatial Plan

The presence of the following environmental features was investigated:

Feature Data Source Figure number
CapeNature (WCBSP) 2

Critical Biodiversity Areas

(CBA1)

Ecological Support Areas CapeNature (WCBSP) 2

(ESA2)

== [ REof Farm 1040

g [ ] rEof Farm 1480
BSP_CBA1_Stellenbosch
B Critical Biodwersity Area
N [ BsP_ESA2 Stellenbosch

B MAP DESCRIPTION

Crlice olodivesity oreas angd
#cdogieats ot oreen fownd an
she

Figure 2: Sensitive Areas as Identified in the Western Cape Biodiversity Spatial Plan

There is a small CBA of approximately 7000 m? located on site. Further, the site contains an
ecological support area associated with a drainage cormidor. There are no protected areas or
other natural areas identified in the Western Cape Biodiversity Spatial Plan located on site.

DJEC REF: 2020/37



22 Natural Vegetation on Site

According to the South Africa National Biodiversity Institute National Vegetation Database,
the site historically contained the following vegetation types:

» Swartland Granite Renosterveld- Critically Endangered (CR) (Figure 3)

LEGEND
1 REof Farm 1040
7 RE of Farm 148D

Vegatation

[ Cape Winelands Shale Fynbos
[ Swartiand Granite Renosterveld
=1 Swartiand Shale Renosterveld

MAP DESCRIPTION

Onighrial vege*alicn lype of siie

Figure 3: Natural vegetation on site

A large portion of the site has been transformed for cultivation purposes. However, from
desktop investigation it is apparent that there are areas that have not been cultivated in the
last ten years and therefore may contain natural vegetation. See Figure 4 for the identified
areas. It is recommended that, should these areas be considered for development, a
botanical specialist investigate the site to determine the status of the natural vegetation in
these areas.

Figure 4: Areas that may contain natural vegetation

DIJEC REF: 2020/37




23 Wetlands On Site

The National Freshwater Ecosystem Priority Areas (NFEPA) project provides strategic spatial
priorities for conserving South Africa’'s freshwater ecosystems and supports sustainable use of
water resources. These priority areas are called Freshwater Ecosystem Priority Areqs, or ‘FEPAS'.
The NFEPA wetland map therefore identifies important or sensitive wetlands and wetland
clusters. Figure 5 shows the NFEPA wetlands in the area. The site contains NFEPA wetlands
associated with the artificial dams. There is a drainage comidor running through the site that is
likely to contain wetland areas. These areas coincide with the areas idenfified as natural
vegetation in figure 4 above.

LEGEND

[ RE of Farm 1040
B[] Reof Farm 1480
[ NFEPA_Wetiands

MAP DESCRIPTION

RNFEPA wetlends Incoaied on dle

Figure 5: NFEPA wetlands located on site

3. POLICY REVIEW

3.1 Stellenbosch Spatial Development Framework (2019)

Figure 6 below shows the Stellenbosch Town Concept Plan. In terms of this plan the site is
classified as an open green and agriculture ared. A portion of the site is classified as protected
green. This is the only area of the site identified as environmentally sensitive and in need of
environmental protection in the 2019 SDF. This area coincides with the areas identified as CBA
and ESA in figure 2 above.

DJEC REF: 2020/37



The spatial proposal in terms of the Stellenbosch SDF for protected land is to:

i Maintain and improve the nature areas surrounding Stellenbosch town.
ii. Work to increasingly connect and integrate nature areas, also with the urban green
areas, to form an integrated green web or framework across the town and its

hinterland area.
~ é

2y
2 g b {
%\

Figure 6: Stellenbosch Town Concept Plan

3.2 Stellenbosch Strategic Environmental Management Framework (2018)

A composite spatial plan was developed to serve as a first level broad guide to environmental
management, spatial planning, and land-use throughout the Municipality. The spatial plan is

DIJEC REF: 2020/37




divided into 6 categories illustrating the desired land-uses throughout the Municipality. See
Figure 8.

SPATIAL FLAN | JRIES

“ B namm surrer angas
B oo F  SURFACE INFRASTRUCTURE

i 'E woustRML AREAS

Figure 8: Spatial Planning Categories

A comprehensive set of Sub-Categories has been created to serve as a guide for more
detailed land-use planning as required for the SDF. See Figure 9.

AGRICULTURAL
AREAS €b  intensive sgricuttural aress

D URBAN Da  MainTowns

RELATED Dc  Rursl Settlements
Dd  TrbalAuthotity Setdements
0a  Comminal Settements
DS institutionalAreas
Dg  Aumhowy Areas
Dh  Residential Areas
[: 1] Business Arsas
Bj  Service Reisted Business

Special
o4 SMME incubators
Do Nixed Use Developmen Areas
Dn  Cemetesies
Do Sportsfields & Infrastructure
Up  Asportand Infrastructure
0q  fiesons & fourism Related Areas
0 Farmateads & Dutbuikdings

INDUSTRIAL Ea mMmduﬂrg

Eb  industrisl DevelopmentZone
AREAS Ex  Llgumdusuy
E¢  Heavyindusiy
Ev  Extractve industry
SURFACE ol i
INFRASTRUCTURE R £ inorronds
BUILDINGS Fd  Public Streets
Fe  HeavyVehicle Qvernight Facilties
Ff  Radwaylines
Fg  Powerknes
Fh  Tele scation infr ture

Fi Renewable Energy Structures
Fj Oams & Reservoirs
| Fk  Canals
Fl Sewerage Flants and Refuse Areas

Figure 9: Spatial Planning Subcategories Categories

Figure 10 shows the Stellenbosch Municipality Composite Spatial Plan. According to the
Composite Spatial Plan the site does not contain any A (Core) or B (Buffer) environmental
areas

DJEC REF: 2020/37
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Figure 10: Stellenbosch Municipality Composite Spatial Plan

4. REQUIRED BIOPHYSICAL STUDIES IDENTIFIED IN THE DEA SCREENING TOOL

Should the proposed development trigger the need for environmental authorisation, it is a
requirement to use the Screening Tool developed by the Depariment of Environmental Affairs
(DEA) to screen the proposed site for environmental sensitives. The tool further identifies studies
required to be conducted based on whether they have identified the sensitivities on site as
high/ medium/ low. These studies/reports need to be included in the application for

avthorisation.

The following studies were identiified by the Screening Tool as being necessary to inform
development on the site:

Theme

Very High
sensitivity

High sensitivity

Medium sensitivity

Low sensitivity

Agriculture

X

Animal Species

Aquatic
Biodiversity

X

Archaeological
and Cultural
Heritage

Civil Aviation

Plant Species

Defence

Terrestrial
Biodiversity
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Based on the status quo of the site, the following reports/studies will most likely be required
when undertaking an application for environmental authorisation but the need for these will
depend on the development layout proposed:

1. Reports pertaining to the natural environment that will need to be undertaken by a
specialist:
e Aquatic Biodiversity Assessment
e  Agricultural Assessment
» Heritage, archaeological and cultural heritage Impact assessment including a
visual assessment
o Plant Species Compliance Statement
o Terrestrial Biodiversity Compliance Statement
¢ Animal Species Compliance Statement

2. Reports pertaining fo the natural environment that can be undertaken by an EAP
¢ Defence Compliance Statement
o Civil Aviation Compliance Statement

5. CONCLUSION

According to the GIS data, a small Critical Biodiversity Area and an Ecological Support Area
are identified on the site,

The site contains a natural drainage cormidor and may contain localised wetland areas {Figures
2 & 5). Further, NFEPA wetland areas were identified but these wetlands are associated with
the arfificial dams located on site. A freshwater specialist will need to conduct a site
investigation to confirm the presence of wetlands in this area of the site and the final plans for
the subject property should take any confirmed wetland areas into account.

The original vegetation type of the site is Swartland Granite Renosterveld. The majority of the
site has been transformed for agriculture purposes. From this desktop investigation, however, it
is apparent that there are areas, identified in this report, that have not been cultivated in the
last ten years and therefore may contain natural vegetation. It is recommended that a
botanical specialist investigate the site to defermine the status of the natural vegetation.

This report shows that the identified potentially sensitive vegetation areas coincide with the
drainage line and wetland patches and are located in a discrete area of the site as identified
in figure 4 of this report.

According fo the Stellenbosch Municipality Composite Spatial Plan the site does not contain
any A (Core) or B (Buffer) environmental areas.

The total site considered in this report is approximately 180ha in extent. The identified
potentially sensitive areas are restricted to less than 20ha. Considering the limited area
identified as potentially sensitive, these areas should be easily avoided by proper planning
and layout design considering the size of the total property. From a Natural Environmental
perspective there is no reason why this site should not be considered for development.

DJEC REF: 2020/37




ANNEXURE 13:
HERITAGE COMMENT REV 4



LIANA JANSEN

LANDSCAPE ARCHITECT . HERITAGE PRACTITIONER

PO Box 109 Montagu 6720
+27 82776 4645
mullicna@gmail.com

29 May 2022

CULTURAL LANDSCAPE AND HERITAGE COMMENT ON PROPOSED LIBERTAS
DEVELOPMENT, RE/1480; RE/1040, STELLENBOSCH

1. INTRODUCTION

1.1. Purpose of the Report

This heritage comment provides a response to the PRE-APPLICATION SCRUTINY FEEDBACK of
the Stellenbosch Municipality, most specifically addressing the following:

¢ A broad discussion of impact that the proposal will have on the existing character of
the areaq.
¢ Visual Impact of the various component specifically from the Polkadraai Rd
o FEach precinct of the proposed design must be discussed in detail with regards to:
e Visualimpact mitigation
+ Integration of development with its surroundings

Filia Visual undertook a VISUAL IMPACT STUDY AND VISUAL STATEMENT {Smit 2022} and its
findings support and elaborate on this document.
2. LANDSCAPE CHARACTER OF THE AREA AND SITE

(Please aiso refer to the Landscape Character Study of TERRA+ and Visual Statement by FILIA)

Liana Jansen LIBERTAS HERITAGE COMMENT 3: 17 NOVEMEBR 2021 1



As per the Stellenbosch Heritage Inventory and Conservation Management Plan (CMP 2019),
the proposed site falls within Landscape Unit C15, which is a Grade lllb Heritage Resource
(landscape) within a Green Transition Conservation System:

The landscape unit is characterised by distinct rectilinear vineyards on a
gradual slope that sits as a rural finger on the southwestern edge of
Stellenbosch. Wedged between the Eerste River, Technopark and De Zalze
Estate, the slope rises toward Technopark on the crest, where most of this
office park is hidden behind a tree line. The rise to the south of this
landscape shields the R44 and suburban development from view, creating
a visual continuum between the Eerste River corridor, the agricultural fields
in the foreground, and the foothills and high peaks of the Helderberg Range
beyond. The service roads between the vineyards also lie perpendicular to
the slope, directing views towards the dramatic mountains as an
uninterrupted view. The central area of the northern slopes has high soil
suitability, declining towards the eastern edge. Smaller blocks in an irregular
pattern of field crops and vineyards denotes the western and southern
edge of this land unit, referring to historic commonage. A large, significant
historic freehold farm, Libertas, is located in close proximity to Die Boord. The
historic Fleurbaix site is particularly vulnerable to agri-industrial development
which has already impacted the site. The suburban sprawl of Stellenbosch is
a threat to this unigue heritage site and its broader landscape. Agricultural
landscape attributes a specific rural character to the town of Stellenbosch
with significant views from the Polkadraai Road entering Stellenbosch. Any
development in this land unit would compromise the rural character of
Stellenbosch. The landscape unit demonstrates the relationship between
river corridor and settlement, as well as the rural patterns of use and the
wilderness beyond. This interplay is exiremely characteristic of the Cape
Winelands, and key to its high culiural significance.

The main heritage aim for this unit is to conserve and enhance the existing
character of this landscape unit, that must be conserved {maintained). This
requires protection and maintenance of significant buildings, trees, avenues
of trees and other landscape elements such as vineyards. It may also
require appropriate re-development of other historic places in the
landscape.

This landscape unit is located within the town-scale green transition system,
which aims to maintain the clear division between townscape and

surrounding rural landscape, and prevent suburban sprawl. Maintenance of

the green and open aaricultural character of this landscape unit is
important.

Deviated land use/uses that will likely erode landscape character are over
scaled private dwellings, cluttered properties, aated residential estates,
large-scale industrial structures, suburban development, mining, landfill or
sewage plant, parking lot, business park, isolated shopping centre. Large-
scale business-park development and suburban expansion, together with
increased fransport infrastructure that threatens the significant historic

pattern of settflement in this landscape.
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Figurel: View from Polkadraai Road towards Stellenbosch

Figure 2: View from Devon Valley showing the context of this landscape unit in relation to
Stellenbosch. Note Technopark hidden behind the windbreak.

The site has a distinctly rural, agricultural character typical of the agricultural
confinuum/domain that traditionally surrounds settlements within the Winelands. For this site,
the visual continuity between natural setting (mountains and foothills}, green linkages
{agricultural landscape, landscape patterns of vineyard, orchard and stands or avenues of
frees} and various forms of urbanity of the suburbs and town edges in the valley bottoms is
critical in preserving and protecting the key elements of the landscape character and the
sense of place from which it derives its significance.

According to the Visual Statement by Filia Visual (Smit 2022), the site, being large, is visually
significant within its context when/where visible, especially along some portions of the M12
Polkadraai road, and the portion of Adam Tas Street (R310) directly north of the site, both of
which are Scenic Routes. The most visually prominent parts of the site consist of the upper
slopes of the low hill, visible from the M12/R310 Scenic route.

It is proposed that a "buffer area” as illustrated in Figure 3 should be considered for the most
visually exposed part of the site, as well as being the portion of the site that makes the most
significant contribution {from a visual point of view) to the legibility of the cultural landscape
and the scenic significance of protected landscape features that maintain the relationship
between the open agrarian landscape and the transitional areas and edges of the
Stellenbosch settlement node/residential areas (from rural to urban). This buffer area should
also be preserved as an important measure to prevent extensions and urban creep from
Technopark's side.
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Figure 3: Graphic illustrating the “buffer area” which should be seen as a zone of I:I_O
development, or minimal development under strict control to manage visual impact (Smit,
2022; Sources: URBA, 2022)

3. POTENTIAL IMPACT OF THE DEVELOPMENT ON THE CHARACTER OF STELLENBOSCH

The initial heritage comments on the proposed development highlighted several concerns
pertaining to design aspects that could negatively impact on the heritage significance of the
property. The client, Urban Designers, URBA and Landscape Architect, TERRA+, all thoroughly
addressed the concerns in a nhumber of team meetings. We were present at these meetings
and offered design and approach guidance throughout the process.

The development is localised in two areas of the site, and it will change the character of the
site from a predominantly agricultural land unit to one that includes two condensed urban
nodes of a medium density, located amongst existing vineyards with environmental corridors.
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Figure 4: Indicating position of the Landscape Unit in relation to the town of Stellenbosch

3.1 Precincts within the Agricultural Character Landscape

The proposed low rise medium density village {(PRECINCT A) has been moved lower down the
slope to leave the highly visible upper slopes of the rise uninterrupted. It visually extends from
the already developed Fleurbaix node, but is interspersed with parks to reduce visual impact.
The coding for Precinct A is acceptable, apart from a few of the central buildings that could
potentially be of less storeys to minimise visual impact (see Visual Statement 2021).

The proposed low rise medium density courlyard residential typology with mini apartment
blocks interspersed (PRECINCT B) has been specifically located next fo the existing Die Boord
residential area to extend this typology and localise higher density development o leave the
magjority of views to only include vineyard. In this section of the site, this type of development
is appropriate in scale and height. The coding for Precinct B is acceptable, apart from a few
of the buildings that could potentially be of less storeys to minimise visual impact (see Visual
Screener 2021).
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On the eastern side of the site {(PRECINCT C), a narrow strip of vineyards continues from the
workers cotlfages along the contour towards the R44. This specific finger forms part of a
typology of vineyards that are interwoven into the urban fabric of Stellenbosch, and upholds
the rural character of the town (figure 6). A small strip of buildings is currently proposed on the
slope where the current road traverses, but it is advisable that no buildings be allowed within
the vineyard block to retain the vineyard's contribution to the agricultural character of
Stellenbosch. Also, as per the Visual Study (2022), this entire strip is highly visible and sensitive fo
views.

WIUSLETESOTHE P

o

LE T,

Figure 6: Figure showing the typology of vineyards interwoven into the built fabric of the town
of Stellenbosch.

Figure 7: Vineyards against the Ado Tas Road in front of the Ou Libertas ilding
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Figue 9: Vinyrds on the proposed development site (4)

3.2 Roads

An opportunity presented itself with regards o the existing service roads around the vineyards,
and the alignment of the old wagon route to inform the ‘meandering/stepped’ road linking
Die Boord and Technopark as alternative route. The CMP guidelines direct the design
principles in the construction of roads to always make use of existing infrastructure before

establishing new ones. The historic map highlights the position of the old wagon route to
incorporate as a possible palimpsest:

Figure 10: Historic map showing the wagon route alignment, and freehold farms

Liana Jansen LIBERTAS HERITAGE COMMENT 3: 17 NOVEMEBR 2021 8




Guideline by CMP 2019: The scale of roads (especially those that align with
historic wagon routes} should be the minimum possible. Insensitive hard
elements can compromise the rural character of a landscape as a whole.

i) New roads (as far as possible) should be placed along existing farm and
landscape unit boundaries to avoid unnecessary fragmentation of
agricultural land. (il New roads fend to promote speculative urban
development, which can have negative impacts on landscape units with
heritage significance. Instead, innovative design solufions should seek out
new opportunities. {ii} Infrastructure improvement including new roads, and
upgrades to road infrastructure need to be appropriate to their rural context
(scale, material etc.). Out of scale flyovers and bridges should be avoided,
as they detract from the rural character of the Winelands (iv) The design of
street furniture and street lighfing should be carefully considered so that it
positively responds to the specific character of the landscape/fownscape
unit within which they are situated, and avoid light pollution.

URBA and TERRA+ made the most of the opportunities that the site presented and followed a
design approach that is within the recommendations of the CMP (2019). It features a sensitive
internal street network {NOTE: not ROAD) that responds to the landscape character and the
proposed people-centred use of the site. It follows the existing service roads layout and opted
to not infroduce a new road aligned to the old Wagon Route to minimise visual impact in the
day and especially the evening. It was originally proposed that the internal vehicular routes
do not physically link up with Technopark to reduce rat-running through this significant
landscape unit. It is noteworthy that the proposed design encourages public fransport,
recreational routes and a separate cyclist network (different from a NMT concept).

The existing and proposed road network feeds into the site from two ends. From
the East via Die Boord and from the West via the proposed new Link Road. From
an urban design point of view the aim should be to keep fthe footprint within
the site to the minimum in the context of external capacity, and given the
proposed land use mix. Vehicular links to Techno Park is discouraged whilst
pedesirian routfes are encouraged. (URBA 2021)

Liana Jansen LIBERTAS HERITAGE COMMENT 3: 17 NOVEMEBR 2021 9
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Figure 11: INTEGRATED PUBLIC TRANSPORT, PEDESTRIAN & CYCLIST NETWORK — URBA 2021

In 2022, it became clear that the Municipality requires a class 4 link road between Van Reede
Road and Techno Park. Following meetings held with the engineering and planning
departments of Stellenbosch Municipadlity in 2022, the project team investigated a number of
options to enable a road to iraverse the subject site. According to the latest TIA and
development proposal Design Guidelines, future access to the proposed development is
anticipated to be via Van Reede Road {exiting the suburb of die Boord and connecting to the
R44 in the east), and via Techno Avenue/Neutron Road {exiting Technopark in the south), as
well as to Adam Tas Road (MR177) via the future Techno Park Link Road. The proposed route
crosses the "buffer area” further west of the previous proposals, but not far enough west to
satisfy the recommendations of the preceding study in terms of acceptable alternatives {see

Figures 12 below).

| Libertas Visual input; Pr;posed_réad routes ] ] e e ,,::S}.
Figure 12: Graphic illustrating the proposed route in green (Smit, 2022; Sources: URBA, 2022)
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3.3 Heritage Features: Libertas Farm
Although the house (Libertas) itself is highly praised and carries a high significance, the context

of the manor house is eroded. The garden is in a state of neglect, and the original approach
to the house has been compromised with the construction of an imigation dam. According to
the Stellenbosch CMP (2019), this complex falls into the category 'Enhance’ in which remediall
action will be better than leaving it as is. Action includes restoring or change (adaptable
reuse}. Even though the proposed development excludes the farm werf, it is proposed that a
long-term plan should include its adaptive reuse possibilities. In the cument proposal, the
central area of site (more or less around the central dam and ecological corridor} remains free
from development allowing views from within the Libertas homestead to connect to its
agricultural context, supporting views over vineyards all the way to the dramatic mountains in
the distance. The condition and use of the Werf is integral to the heritage significance of the
site as a whole.

Figure13: Libertas Werf

Guideline by CMP 2019: Encourage intervention to revive heritage features in
decline, by engaging with innovative development proposals where
appropriate, and considering sensitive adaptive reuse strategies for each,
specific heritage resource. Development and adaptive re-use thaf caters for
the integration of different modes of access and a greater diversity of users
should be encouraged.

Adaptive strategies need to take the surroundings as well as the structures into
account.

3.4 Heritage Features: Existing Workers' Houses

In the 18th and early 19th century, housing for slaves was usually provided in buildings that
formed part of the farm werf. A tangible consequence of Emancipation in 1838 was two
entirely new forms of settlement, the mission village and the cottages cluster (usually linear in
form). Farm workers are now being relocated off the farms and their homes have been
demolished or converted to guest cottages. The loss of typology, results in aloss of authenticity
within the cultural landscape. We suggested that the proposed development would need an
Oral History study (specifically focussing on the existing workers community}, and an
Archaeological Assessment. The Oral History Study will form part of the Socio-Economic Study
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by Jonathan Bloom. The Visual Impact and Archaeological Assessments will form part of the
Heritaoge Impact Assessment.

Figure 14: Existing workers' houses and community located on site.

The CMP 2019 offers some guidance:

Respect existing patterns, typologies and fraditions of setflement-making by promoting the
confinuity of heritage features. These include: (a} indigenous; (b} colonial; and (c) current
living heritage in the form of tangible and intangible associations to place.

The relocafion of farm empioyees to housing setflements can result in loss of heritage
value (authenticity) for workers houses and associated features.

Genfrification of rural settlements through lifestyle 'rural’ estates should be discouraged.

3.5 Green Transitions

As mentioned earlier, this site is located within the town-scale green transition system, which
aims to maintain the clear division between townscape and surrounding rural landscape, and
prevent suburban sprawl. Maintenance of the green and open agricultural character of this
site is important and has therefore been incorporated into the design proposal through
retaining most vineyard blocks, establishing ecological coridors and an open space network.

Urban Nodes
1. Sellenbosch
2. Pnlol

3. Kylemore

4. Languedoc
5. franschhoek
4. Jamesiown
7. Ralihby
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Position of agricultural fields to the
town of Stellenbsoch

Green Transition Conservation System around the
town of Stellenbosch as per the 2019 CMP

Figure 15: Green Transition Conservation System

Figure 16: ECOLOGICAL CORRIDORS & OPEN SPACE NETWORK - URBA 2021

Figure 17: Pockets of remaining ecologically rich, critical biodiversity and support areas
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Figure 18: Critical biodiversity and Ecological support areas (Cape Farm Mapper 2020)

Guideline by CMP 2019: Maintain the balance of Urban, Rural and Wilderness areas. It is the
interplay and relationship between these that give the study area its unique character.

Guidelines from the Green Transitions Conservation System (CMP 2019):

Encourage new development proposals fo facilitate new linkages (access), and respect
existing linkages, from within the urban nodes to the mountain tops through the Foothills
Conservation System (refer to CMP). If is proposed that preference should be given to
development proposals that support this vision. Where fradifional linkages exist (like
Stellenbosch berg), they should preferably be protected, and any development that
threatens its current, and historic right of way should be discouraged.

Encourage access to opportunity, as an example, by promoting cycle routes as alternative
options to get to places of employment.

Encourage opportunity for interaction between different users. Here the landscape should
fulfill a primary role of integration. Innovative ideas should explore the ‘rubbing of shoulders’
between different users of the public.

The concept of Green Infrasfructure should be explored here with open spaces and network
routes that improve quadlity of life.

The following table has been drawn up from the Green Transitions Guidelines from the CMP
2019 fo illustrate the Proposal’s response:
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Green Transitions

Green transitions on a fown-scale aim to:

the historic town.

Aim 1-4 Promoting Rural Character. Guidelines (applicable to all scales):

1. Uphold the rural character of Stellenbosch, and to uphold significant vistas towards the
agricultural landscape from within these settlement nodes.

2. Prevent urban sprawl from eroding the significant landscape units situated directly adjacent to

3. Maintain a clear fransition between the townscape and ifs surrounding rural landscape.

4. Protect o diverse range of heritage values, not only the tangible heritage sites.

Guideline as per CMP

Libertas Impact

Development or rezoning of productive agricultural
lands and fragmentation of farmland should be
avoided to protect the agricultural landscape, which
is key to the unique sense of place of the Cape
Winelands. Development should be discouraged on
high potential agricultural soif (please refer to the
layer on the online map on the Stellenbosch
Municipality website).

The proposed development is located on
medium to low soil suitability for viticultural
use, where Mr Blake retained all vineyards
on the high soil suitability areas.

Discourage any large-scale development that
constitutes urban sprawl and therefore impedes on
the openness or purpose of the green transitions.

The character of Stellenbosch town is
infimate, based on a single or double story,
flat roofed building typology, located in the
valley of the fown. This typology has been
recognised in the less dense node Precinct
A adjacent to Fleurbaix. The higher density
Precinct B of the proposed development is
located adjacent to Die Boord.

Any development proposals that threaten significant
views, vistas and landmarks should be discouraged.

The Visual Screener confirmed that most of
the areas visible from surrounding areas
have been kept free from development,
therefore supporting uninterrupted views
towards the mountainous backdrop. These
are views specifically relevant to the
approach and entrance to Stellenbosch
from the Polkadracai and Baden Powel
Road respectively. A full VIA will be
conducted to assess the impact of the
proposed development within a landscape
of landmark qudality that upholds the rural
character as one of the green fingers of
Stellenbosch.

Stimulate innovative and sustainable solutions (like
urban regeneration) to cater to the demand for new
development, and promote the increased use and
viability of public fransport for greater access to
underutilized urban areas.

The design is intentional and incorporate
innovation in the sculpting of the builf
structures within the landscape.

Liana Jansen
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developed.

Aim 5-6 Relating to Quality of life Guidelines (applicable to all scales).

5. Stimulate innovative development that is focused on urban regeneration and densification,
such that brownfields sites should always be considered first before greenfield sites can be

6. Become connectors for the public to gain access to larger natural landscapes, which promotes
connectedness with their landscape setting, and improves quality of life.

Green transitions should:

Encourage new development proposals to facilitate
new linkages (access), and respect existing linkages,
from within the urban nodes to the mountain tops. it
is proposed that preference should be given fo
development proposals that support this vision.
Where fraditional linkages exist (like Stellenbosch
berg). they should preferably be protected, and any
development that threatens its current, and historic
right of way should be discouraged.

The opportunity to restore public occess
from the Eerste Rivier/ Distell cricket ground
and the proposed Adam Tas development
corridor, all the way fo Stellenbosch
mountain via a strip of commonage (on the
mountain side of the R44) has been
responded to in the design proposal. The
agricultural fields have also been opened
for recreation {walking/ jogging/ cycling).
Access across this piece of land will be
beneficial fo more individuals than a single
landowner.

Guideline by CMP 2019: It is recommended
that physical permeability to communal
resources such as rivers and mountains is
maintained and enhanced, for the
enjoyment of all members of the public. This
is particularly frue when considering any
new development proposals. (a) Promote
public footpaths across the cultivated
landscape. (b) Restore areas of recreation,
especially where the public has fraditionally
enjoyed rights of access. Action might
include the removal of fences and walls,
where it is appropriate. {c ) Prevent
privatisation of natural places that form

| part of the historical public open space

resource network. (d} Allow for sustainable,
fradifional use of natural places for
recreational, spirifual and resource
collection purposes.

Encourage access to opportunity, as an example, by
promoting cycle routes as an alternative option to
get to places of employment.

The current design proposal indicates a
formal response to these routes and
continues throughout the site (see ROADS
above).

Encourage opportunity for interaction between
different users. Here the landscape should fulfil a
primary role of integration. innovative ideas should
explore the ‘rubbing of shoulders' between different
users of the public.

The Precinct B adjacent to the boundary of
Die Boord is desighed as a higher density
development for lower to middle income
units. Historically, development patterns
occurred next to the Eerste River. In this

Liona Jansen
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location, the development has least
impact.

The concept of Green Infrastructure should be The Landscape Architectural proposal by
explored here with open spaces and network routes | TERRA+ describes this in detail
that improve qudility of life.

3. CONCLUSION

It is our opinion that the present urban design team, URBA in consultation with TERRA+
Landscape Architects, presented a proposal that fook cognisance of the significant heritage,
landscape and visual context the site presents. The proposed development will result in a
change to the landscape and scenic character of the site. Any form of urban development
within this agricultural landscape will result in the erosion of scenic resources, but the nature of
the development demonstrates a high level of sensitivity to the visual, heritage, cultural etc.
indicators that the professional team have uncovered over time. Therefore, based on the
current proposal, it believed that the proposed development will not result in significant loss of
the agricultural character of this landscape unit (the C15 Eerste River Central Area Landscape
Unit} if the necessary guidelines are followed. The detailed historic, visual and archaeological
studies fo be undertaken for the HIA could potentially highlight further heritage concerns, but
we are confident that these will be addressed in consultation with the design teams during the
detail design phases.

Thank you,

Liana Jansen

PrLArch SACLAP 20156, APHP PHP, ICOMOS ISSCL Vice President Africa, ICOMOS ICICH Expert Member
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ANNEXURE 14:
HIGH LEVEL VISUAL ANALYSIS AND LANDSCAPE
FRAMEWORK
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Fig. 13 Design response to historic landscape identity

SYNOPSIS OF LANDSCAPE INDICATORS - EXTRACT FROM VISUAL AND CHARACTER ANALYSIS DOCUMENT
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Fig. 16 Unpacking of section A-B, from Papegaaiberg to Libertas site: identification and classification of landscape resources
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Fig. 17 Unpacking of section B-C, from Libertas site to Stellenbosch Mountain: identification and classification of landscape resources
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Fig. 35 Existing urban fabric study overlay indicating expansion of urban development in relation to site
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Fig. 36 Green corridors study overlay in relation to site
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ITAG

Fig. 38 Emerging concept design responding to site characteristics

TERRA+

WHAT TO DO WHERE - THE WAFT AND THE WEAVE



+4M1l ISVIHLINOS 3HL OL MIIA 40 YWVIONYd JAILVYLSNTI

uisap d13aYIsae pUE [BEUOIIDUNY UBDMIB] diysuonejol anisayod 6€ 81y




+74431 ONILNYTd ANV ALITVI¥ILYW - STOVWI INIQIDFYd

aus yBnoays JusWBAOW - AUILIE U SE 12)EM-WI0}S ST B4 ajea)d pue Junueld ‘edesspue| uaamiaq diysuone(al dIWEBUAD - AlUdtue se J3em-wio3s bl <814

uopRL Y J23eM 40} Huppued anenbe snouadipul Tk <14 uHisap Je1em-wiols pazesdau; 1t 8y




15

+ Vil

JOVIIYIH 3dVOSANV1T

SVid3igl

(VIMY 10w LIl Gl 3aVED YV aIGUYMY 0 0d SUH AVHL (200 YauY IVHLNID 2io0n 3454833 1)
LINM 3dVISANYT Y INDILHYd NI (6402) NYId INIWIDVNYIW NOILVAHISNGD HISOYGN3ITT3Ls IHL ¥3d
SV VIHILIND ANFWAOTIAIG FHL FANTINI 3SIHL ‘SNOILYVANIWWOIIH ANY SISATVNY 3IHL 50 Ldvd
SV Q3553HAAY 3¥3IM Q3SIvY SINSSI IHL "INNODDY OLNI NINYVL IHIM LTOT'TO°Z0 J31iva NITINVYYS
IHYVYW ONY ¥3TINW YNVIT A8 Q3SIvY SINIWIWOD JHL ‘3L1S IHL ANV LX3ILINOD IHL 40 SISATVYNY
A0VLIHIH 3dYDISONYT JHL 40 LHYd SY A3dOTIAIA SISATYNY ANV SWYHOVIC IHL OL NOILIOAY NI *




+il SNY¥ILLVd 3dVISANVT - IOVLIIIH

Jajdedeyd adedspue| 210351y Sujhynuaps Kepaao sydesd yum ‘@E6L “Ixa3u02 eipaww pue ays jo ydesdoroyd jeuay g "8ig

sainjeay [ednydnuys adedspue| d1103sty jo Apnas djydesn g "1



£S

+HN1l JANLINDIIOV OL dIHSNOILYIY - IDVLIYIH

(31dnd) suoidauLed x3eWw U33IS S103s)Y Juelioduwy pue (Jaque) sauoz afeiusy weduBIs ((pal) saLensuod WalsAs |e3180(032 03 ssadde Sunvdap weseiq 64 "Si4

“ e 4 ‘e‘
ONILLAS NVEHN NI NHILLIVYd N *Qn
IVHALINDIAOY 40 LOVINOD 2 » ‘
S1¥PH IHL ONOTY UUVAINIA _
L. > { il

Y3AIY FHL OL NOILDINNOD
FHL NI LNYDIJINDIS SI 4H3M »

1503 IDUYNIVHA NEILSYI ONOTY
STAON LNYLHOdWI 40 IONINDIS »

S533E pue Justwasow Bundidap weiBeiq 1S 81y



+ il

)4 2S5 FHL 2N id Nt 34
E R OdWIl FR1 3S

JNY H o Ls3-3d Vi

ue|d yromatueay Jo welBeip uoissnosig vS "Sid

N334O 40 NOILOINNOI3Y - IOVLIYIH

2315 uo suianed adedsspuey papo.a 3y3 Suieald0-a1 pue uoRd3UUOI-a4 Sullopdxa yromalwely Jo wesdelq s Sy




S8

+TH431 NOILDINNOD TVNSIA ANV SMIIA - IOVLINIH

SUO[32UL0D 3FeILIBY UE [ENSIA 104 MOJIR 0} UR)S 0} SEa.R Juelioduw YIm juswdofanap ueid suomawesy sanedipu o weadeiq SS 91y

AXFALNOD

LIS FHL OL 443M IHL WONA
LIS 0 AN YVETD NY NIYLIY

4943

NHILSYI DONOTV LNIWLOTIAIQ
ALISNIINI HEIHOIH 371915504 o

NYg3livd

INIWJOTIATA HSITgVYLISTI Ol

SHNOLNOD 3HL ONISN 3LIS

JHL 30 NOILYOd NEILSIM
NO LNIWIOTIAIU HYINIT

A5NOJdSTY

SAVISUNY ANV LAOAVYT NI

ADOT0dAL 443M 3HL 3SINDOD3Y
OL ANIWLOTIIALA IUNLNA «

weiZelp uoissnosip uetd JMomately jo juawdolsaaq 95 *Jid




+diil

weaBelp uoissnds|p ue|d yJomawieyy jo Juswmdojaaaqg ol "8i4

SUOII3UU0D 3FeISY UE |BNSIA 104

MO|{E 0} UIE}DJ 03 SeaJe Jueliodil Yyim Juatudo[aap ue|d yiomaely aal3edipul 4o wesdeiq 69 B4
ue|d y1omawesy jo weiSeip uoissnasig g9 "Ai4

2315 UO SIUOZ A3I3RIBYD JUIIHIP oM) Jo wesdeiq L9 "Bi4

21Is uo susaed

adedspue| papoas 3y Sunealdo-a4 pue uoRdIBUUOI-a4 Suo(dxa yiomatuely 4o wesdeiq 99 Hid
ss@o2e pue Juawasow Supdidap wesdeyg S9 14

sapou afeyusy Sunidep dresow jesnymatiSe jo wesBeig b9 B4

(stdand) suop>aUL0d XjeW WRBIT DLI0ISIY Juellodw pue (Jaque)

sauoz aSejuay Juedpuis {(padt) s;uiensuod waisks [exifojoda o3 ssadde Sunidap wesdeig £9 *Siy
sainjes) |einionns adedspue] du103s1y o Apnis diydeds zg <814

RE61 “Ixa3u0d 1eIpaWW pue ays Jo ydesZoyoyd jeudy 19 *Bid

1a33eseyd adedspue| JL03SIY

Buidpuapl Aeplaso dydesd yum ‘€61 “1xa1u0d a3eIpaww) pue ays jo ydesBoloyd feuay 09 B4
a1ewy)> 03 pazdepe Sunueld soquiy snouaBipu; LS “Bi4

uonenjly 193em 1oy Bunueld snenbe snouaBipu; 95 “Bid

2315 YBNO4Y) JUSWSACUS - AJUSWIR UE SE SFEM-WI0)S 65 “Bid

uBisap Jo3em-wi0)s pazesdalu; §S Biq

Juswfeurw I3jem wi1o)s 104 uBisap sans vS B4

a3ew)> pue Supued ‘9dedspue] uaamiaq dIYsUOIIR|RL JIBUAD - AJUBWE Se J)EM-WI03S 85 "Bid
uSisap 31124153. puUR [EUOHOUNY UBIMIBQ diySuone|al aalsayod €5 813

sansuaeleyd 21is 03 Suipuodsal uSisap 1dasuos SuiSlewl ¢S Biy

sajudwe 4oy Ayunisoddo apiaoid swiashs

pasesazur moy Bunesipu; ke840 spomiau eo1B0[04pAY pue siopiiod udaud pasodosdd 15 'S4

25 03 UOIIEJRS U ARIIDA0 APNIS SIOPLLIOD UdDAD 06 By

aus

03 uofie|al Ul Juawdolpaap uequn jo uolsuedxa Supesipu) Aepiaao Apnys dqe; vequn Bunsixg 6 *Big
2}I5 03 UOHIED.

uy Jzlem a3epns jeaawayda pue jeiuuaiad Supenipul Aelsano Apnis [eo180j0upAy pue sazep gb “Bi4
zan3naude pue spoom ‘Uoieradaa snouadipu) Jo syueuwRl

pajesoBiaulal 0) uoneal ul Sunueld 1ioisiy Jo sad)3saa Funedipul Aej1sao Apnis xunewW Usauo Ly *Bid
SPEOJ JO[RW PUR SRINOJ SSIIDE 0} UOIIE|U Uj UOLIEIO| 23S SUEdIPUl ABLIBAO INOUOD) 9F "Bid
swead)s [edspwRyda pue 1aal ‘swiep 03 UOE(3L Ul uored0} S Sunedipul Aeja3A0 sNoU0D St -Bi4
Supuisyied [eanynoSe uone|as Uy uonedo| ays Bupespul AeraA0 1nouosd bt 814

SEIIR SSAUIRP[IM PUE UolIEISSA EINIRU 03 LOJIE(3] Ul LoREY0] 31l Sunespul AejaAo Jnojuo) £F -84
Y250quad||31s pue sesiagi] 03 ydeoidde up adudLIRAXD pue AloWIt Jo UOISSAIdwl 3ARISN||| 2F *Big
Aemaie3 pue pjoysaiys 4o

uofIEN}IS INbIUN Y} PUE URGIN PUE JRINI 0} UOIIE(] LY UoLIEdOf a)s Suned|pul AB19A0 nouo) b *B14

1

ss
123
143

I
£9
€<

€5
[43
z8

5
oS
0§
oS
[
14
oS
6t
14

a4
14

by

14

k42
ot
6€
19
LE
g€

1

35 3y} jo dsnd pue vopsod Juedyudls ayy Buimoys dew Jno3ud uo uopesnsny) ob “Si4

syujod youid Supplew speay moe pue ‘WS 4o sjeassiul

w318y Bupesipuy Aejuaao dydesd yum Uaddey wiey ade) wosy paauap dew inojuod ws 6€ Bi4
sjuiod youpd SupyieL SPEaY MOLIE PUE “WST JO S[eAl3jul

W B1ay Bunesipul Agjano dpydead yum addew wied ade) wouy paaniap dew snojuo> ws g€ -Fiy
suiioypue] Buipunouins pue £aj(ea 03 uolle(ad ul uonedo] aus Sunedipus Ae[aA0 InoJuoD LE 814
syead Suipunotins pue sauy; 38pit 03 uone|al U UoREIO| 31 Suedpuy ARIBAD IN0JLOD T “Si4
adofs pue 1>adse 03 uope|3a Ul uosod

215 Suedipuy ABl2A0 Ino3uoI yum a1ts Apms jo ydesSoroyd ayf2ies pasunolos wians 1z Sid
suniojpue] Suipunolins pue K3jjEA 01 UolIE|DL

ul uopEd0] 33is Supredipul AeISAC JNOJUOD Yyym 1S Apmas o yderBojoyd aaya3es 318000 0t *Biy
peol jeudaiul wolj ays jo ydesSojoyd swuesoued prem-yse3 61 814

peos jewsajul wols 3us jo ydesFojoyd siwerourd piem-isap gl Sid

$871n0s3.4 3dRISPUR] JO UDIIRIJISSED

PUE UONIEI3USP| UIBIUNOW LYISOqUI|IDIS 03 3US SE1IaqIT Wwoly “3-g uonoas jo Buppedun 21 "By
5821N053. adedspue] Jo

UOBIILISSE]D PUE UOLIBIILIIUIPL :311s selaq ] 01 Buaqieedaded wouy ‘g-v uolaas jo Suppedun g By
uopE3UaLO AlJBYLIOU B 18 g-y juawEas Jo

ewesoued jeude yiied 3[8oon yum (D) Siag yasoqua[]ais 03 (g) 21is SeraqI] woly J-g uonIIs S °Biy
uonEILALO A[IBYLIOU B 3B g-y JuawBas

40 ewreaoued |eude yiiel 313000 yum (g) aus seysaqrt 03 (v) i1aqieeSaded wody g-y uondas ¥ "8iy
(2) 8408 Yosoquayi2is 03 (@) 91s sersaql] Wody I-g uonIas aAlensnf € *Bid

(g) 23s seysaqit 03 (v) S1aqreedadey woly g-y UopRdas sanensnjj| 71 "8l

J-g 1uawias Jo ydea3oyoyd [eae yliez sjfoon

Aq pejuswidwod (D) S1og YosoquajRls 03 (§) s SEIIGI] WOy D-§ UOdaS 3ARENSA b B4

g-v yuawdas o ydesBoyoyd |ersae yisey

313000 Aq pajuawijdwios (g) aus senaqi] 03 (v) isqieeladey wouy g-y uopdas aanessny|) o1 "8y
J-g pue g-y sjuawfas yo sewreloued yyeg ajSoon yum

(2) 8429 yrsoquayeis 03 (v) SraqieeSaded wouy (g) 3s serraqr yuSnoiyy uoydas aaensny) 6 “8i4
a[dnd up paujIne a)s SeIRQIT YIM IX21U0d jedoT g “Sid

inssaxd

Juawdojpaap yasoquajeis Suipuedxa 03 uonERL Ul UOKERIO| 3S JO uoRIUIsAIdaI dydesn £ "8Iy
Ajedpiunyy Udsogual[a1s 01 UOKE|RJ Ul UoIIRYO| a1s Suizedipus dew jensepesodo] 9 "8y
fyeddiuny

ueyjodosiaw umo] aded Jo A3 03 uonefad Ul uoned0] ays Bunedipu dew jelysepedodoy § "84
19)9RIEYD UIRIID) JPROIQ PUR 21EIPIWILL] O} LUONIR|IS Ul LOEDO] 31s 30 uonejuasadas dsiydess ¥ -Sig
000 0041 2|5 dew [eude ulelsa) ajfoon £ *Si4

000 00}:} 3jeds dew |epde jeuRuAs T “Bi4

a1dind up papeys aus ST YUM IX21U03 oudew 1 B4

S3IHUNDIL 40 1SI1

143

€€

z€

of

6z

i34

9z

14

34

[£4

0z
61
8L

1

9l

St
i

[43
Tl



ANNEXURE 15:
VISUAL IMPACT STUDY AND VISUAL STATEMENT REV
1 MAY 2022



FILIA VISUAL

24 John Street, Mowbray - (+27) 79 841 0340
filia.visual@gmail.com

Attention: Conrad Burke 26-05-2022
Reset properties Pty (Ltd)

PO Box 3469

Matieland

7602

(Per email: conrad@foundationcapital.co.za )

To whom it may concern

VISUAL IMPACT STUDY AND VISUAL STATEMENT FOR THE PROPOSED DEVELOPMENT: LIBERTAS
DEVELOPMENT, RE/1480; RE/1040, STELLENBOSCH

Filia Visual was appointed by Reset Properties (Pty) Ltd to prepare an independent Visual Impact
Statement for the abovementioned project, to be submitted along with the Libertas development
proposal for rezoning to be submitted to the Stellenbosch Municipality.

The Stellenbosch Municipality have requested more detail of the applicant regarding the potential visual
impact that the proposed development may have on the existing (specific heritage) character of the area,
with specific reference to the development proposal’s integration with the surroundings and potential
visual impacts from the local scenic routes (especially Polkadraai Road).

v ‘ o : e S >
Figure 1: View over Libertas Farm towards Simonsberg (URBA: Urban Design Principles document, 2021)
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The purpose of the Visual Statement is to determine the potential Visual' Impact of the proposed
development on the visual and scenic environment; and to ensure that the visual & aesthetic
consequences of the proposed project are understood and adequately considered in the land use planning

process.,

According to the DEA+DP Guideline and the brief provided by the project team, the service required calls
for specialist involvement in the Pre-application planning stage (to identify scenic resources and visually
sensitive areas or receptors, which may determine site selection, and layout of the project; and to
determine potential fatal flaws, possible significant negative impacts and possible mitigation measures)
and the Screening stage (to determine if a more detailed visual assessment is required).

1. Desktop study

The subject site is located within the Stellenbosch municipality, outside of the Council Approved Urban
Edge, and within the Eerste River Central Area Landscape Unit (C15) according to the Stellenbosch
Municipality Heritage Inventory [Survey] and Conservation Management Plan (HS&CMP) (Stellenbosch
Municipality, 2016). The Libertas project has the benefit of being subject to a number of previous
studies relating to visual and aesthetic aspects, as well as local policy governing appropriate
development within the subject site and the area.

The site is large (just under 180 Ha), with a predominantly north and northwest facing aspect (a small,
isolated portion is northeast facing). The majority of the site slopes gently from a roughly east/west
ridge, which slopes down consistently to the Eerste river’s course. The site is currently under cultivation
{vineyards), comprising some fallow land and three large irrigation dams. The subject site also houses
a small complex of workers cottages and the historic Libertas Agricultural werf (Grade Il).

Figure 2: Site photograph illustrating current site nd Receiving environment land uses (Smit, 2021)

1 please note the following key principles and concepts that are considered and described in terms of visual input (Oberholzer,
2005):

- Visual' implies the full range of visual, aesthetic, cultural & spiritual aspects of the environment contributing to sense of place;

- Both the natural and the cultural landscape and their inter-relatedness including all scenic resources, protected areas, and sites of special
interest, together with their relative importance in the region are considered part of the visual resource;

- Visual studies are underpinned by an understanding of the landscape processes, including geological, vegetation and settlement patterns,
which give the landscape its character or scenic attributes;

- Both quantitative and qualitative criteria are included when describing visual aspects.

2
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EERSTE RIVER CENTRAL AREA

-h

Die Boord .
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Weogeli
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Arsa PDF

Landscape

Figure 3: Extract from the Stellenbosch Hentage Inventory and Conservat:on Management Plan (HS&CMP)
showing C15 Eerste River Central (Source: HS&CMP)

Figure 4: Extract from the Stellenbosch Heritage Inventory and Conservation Managemnt Ian (S&CMP)
showing photograph of the C15 Eerste River Central Landscape Unit. Note that the subject site is located to the
left of the white dotted line {Source: HS&CMP)
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The site, being large (just under 180 Ha) has a number of edge conditions. Flanked on its eastern
boundary by Die Boord (an established and densely treed middie-class suburb of Stellenbosch - mostly
single storey residential), the urban fabric is separated from the subject site by a small tributary of the
Kleingeluk river (referred to in the project documentation as the “eastern drainage edge”) which in
turn terminates in the irrigation dam in the north easternmost corner of the site, A narrow tarred road,
Van Reede Street, runs along the northern edge of the site, taking access off Van Reede Road in Die
Boord, and terminates at the SAPO trust entrance. Neighbouring private properties delineate the
northern boundary (these are the private residential development of Patrysvlei, the Fleurbaix estate
and historic homestead, and the business park housing the SAPO Trust). To the west, the site is flanked
by the continuation of the agricultural landscape and vineyards north of Kleine Zalze. The northern
boundary is shared with the Technopark and Stellenbosch Golf club property boundaries.

According to the Terra+ Visual Analysis, the receiving environment within which the site is located is
“rich in cultural heritage and scenic significance” (Terra+ Landscape Architects, 2020). Additionally, the
Stellenbosch HS&CMP states that “the site holds extremely high levels of historical, architectural,
archaeological, landmark/scenic, aesthetic/contextual significance”, contributing to the
“understanding of the historic pattern of settlement” in the area and the “interplay between built
environment, the rural landscape and the wilderness beyond” (Stellenbosch Municipality Heritage
Inventory and Conservation Management Plan, 2016). It bears mention however that the context of
the manor house is eroded (Jansen, 2020). The Heritage consultant notes that the heritage resource
falls into the category ‘Enhance’, meaning that remedial action to restore or change the heritage
resource through adaptable reuse would be an appropriate intervention.

-

Figure 5: Site hotbgraph bf the Libertas wrf {Jnsen, 2021)
The proposed development triggers the Green Transition Conservation Systems in terms of the
HS&CMP, which recognizes that the rural landscapes of Stellenbosch are significant cultural landscapes
within the context of the Western Cape (Appendix 3: Conservation Systems (Municipal scale), 2019, p.
7). The Green Transition Conservation System “looks at the horizontal transition of development within
the landscape, with the focus more on the open agrarian landscape and the transition from urban to
rural, than the distant wilderness landscape” (Stellenbosch Municipality, 2019, p. 1). According to the
HS&CMP any development in the C15 land unit would compromise the rural character of Stellenbosch
(Stellenbosch Municipality Heritage Inventory and Conservation Management Plan, 2016).
Additionally, the C15 Landscape unit features more than 70% visibility from Grade 1l scenic routes.
According to Liana Jansen, “The only way development could be considered on this site is with an
ingenious design that challenges the existing status quo of our society through the proposed built
fabric, and adheres to all the indicators of the landscape, as highlighted in the Stellenbosch
Conservation Management Plan (2019).” (Jansen, 2020).

4
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Figure 6: Site photographs illustrating edge conditions (Smit, 2021; Aerial Source: Google Earth, 2021)

5
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2. Sense of place and Landscape character

Distinct rectilinear vineyards on a gradual slope contribute to the sense of place, and a key feature of
the site and receiving environment is the openness of views. This is true for views from the site outward
as well as from views within the Viewshed areas that affording the visual receptor “views across the
predominantly viticultural landscape towards the dramatic mountains in one harmonious frame”
(Appendix 3: Conservation Systems {Municipal scale), 2019, p. 5). It should however be noted that
views from the receiving environment onto the subject site are often interrupted (refer to Section 00
of this report); and views are not recorded at all from within the urban edge and residential areas
within 1,5km of the subject site. According to the HS&CMP, “where landscape units with a coverage of
70% or more intersect with the ... Green Transition Conservation System, it heightens the importance
of those landscape units for their open quality” (Appendix 3: Conservation Systems (Municipal scale),

2019, p. 15).

gl —
Figure 7: Site photograph taken from the M12 at the only place along the Polkadraai road where the subject
site is located directly within the line of sight of the viewer. Note that this section of the M12 is not classified as
a Scenic Route. The photograph is taken just east of the entrance to the Longlands Country Estate (Smit, 2021)

%ﬂi e . -

Figure 8: Site photograph taken from the R310 overlooking Droedyke farm, Ou Stal, and the course of the Eerste
River. The entire SAPO trust complex, Patrysvlei and the extensive gardens at Fleurbaix are screened by the
dense vegetation in the fore- and middle ground. The avenue of trees along the Technopark and Stellenbosch
Golf Club boundaries are a landmark feature in the visual field (Smit, 2021)

The subject site has a distinctly rural, agricultural character typical of the agricultural
continuum/domain that traditionally surrounds settlements within the Winelands. For this site, the
visual continuity between natural setting (mountains and foothills), green linkages (agricultural

6
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landscape, landscape patterns of vineyard, orchard and stands or avenues of trees) and various forms
of urbanity of the suburbs and town edges in the valley bottoms is critical in preserving and protecting
the key elements of the landscape character and the sense of place from which it derives its
significance.

R

Figure 9: Site photograph of the landscape patterns across the site created by the service roads between the
vineyards that lie perpendicular to the slope (Jansen, 2021)

The HS&CMP identifies the landscape patterns across the subject site (i.e.; the service roads between
the vineyards that lie perpendicular to the slope) as a well-defined landscape feature and rural
landmark entering into Stellenbosch from the Polkadraai Road. These patterns direct views towards
the dramatic mountain backdrop, reinforcing the scenic experience of continuity between the

“cosmic”, “classic” and “romantic” landscape domain typologies comprising a complex landscape,
according to the Terra+ Visual Analysis (Terra+ Landscape Architects, 2020, p. 8).

LANDSCAPE DOMAIN CONTINUUM “Complex landxcares tontaln varfous combinations of the Cosmic, Class'e and Romantlc types.

Figure 10: Graphic illustrating the Landscape domain continuum that creates visual continuity between the
natural setting, green linkages, and town edges (Jansen, 2021)
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3. Site Visit and Visibility Study

The site visit was conducted on the 14" of October 2021 under sunny and clear weather conditions.
Fieldwork, Line of sight testing and visibility analysis resulted in the following observations:

e The proposed development will not generally be visible from the south, as it is screened by
the Technopark ridge and avenue of trees.

* Views from the east (except at higher elevation and at distances of more than 1,5km) are
limited by screening elements in the immediate foreground of viewers such as buildings and
existing vegetation i.e.; views from within the urban edge are very limited.

e Views from the north onto the site are generally screened by foreground elements from within
2-2,5km of the subject site, including undulating topography. Additionally, there are relatively
few sensitive receptors located to the north of site.

e Views from the west should be considered the most sensitive, given the aspect of the site’s
topography and the openness of views from Polkadraai road {(M12 Scenic route) and the
surrounding landscape to the north west over the subject site.

o The subject site is visible (and proposed development will be visible) from the surrounding
mountains which are highly valued recreational and ecological resources. Refer to Figure 13
for a representative view from Tokara wine estate at the top of the Helshoogte pass.

e The site, being large, is visually significant within its context when/where visible, especially
along some portions of the M12 Polkadraai road, and the portion of Adam Tas Street (R310)
directly north of the site, both of which are Scenic Routes (the HS&CMP identifies the subject
site as part of a Landscape unit with more than 70% visibility from Grade I scenic routes).

o Please refer to Figures 44 and 45 for an indication of the site’s visibility from
surrounding Scenic routes.

¢ The viewshed shows that the proposed development will be visible from the majority of the
surrounding urban areas, however line of sight testing during fieldwork indicated that the
areas from which the proposed development will be visible are significantly fewer than
illustrated (the viewshed does not take into consideration the significant screening capacity of
existing buildings and vegetation for viewers 1,8m above the ground level).

e Being on the southern side of the ridge from the subject site, views from Technopark are
limited to those on the property boundary itself, and no other views from within the Blouklip
river valley were recorded.

e Views from the surrounding residential areas will be limited significantly by the density of the
surrounding suburban vegetation together with the relatively flat or lower topography of the
urban areas.

e Only a small portion of the total subject site (a small vineyard) will be visible from the R44. This
vineyard is the most embedded aspect of the agricultural landscape on the site that is visible
from the surrounding urban setting. The proposed buildings will be visible but screened by the
existing avenue of trees. Commuters travelling south will view the proposed buildings from a
slightly lower elevation, and viewers travelling north towards Stellenbosch only have
perpendicular views.

e Sub-precinct B is only visible from about 100m of the R310 Scenic route but will mostly be
screened by topography and vegetation in the foreground.

e Sub-precinct Cis not visible from the M12 and R310 Scenic routes at all.

e The landscape viewed from west to east (travelling towards Stellenbosch along the scenic
routes north of site) is more sensitive than the landscape viewed from east to west. This is
because of the framed and layered views across the agricultural landscape that gains elevation
and scenic value up towards the natural landscape over the encircling mountains that viewers
looking east have access to. Additionally, the site is either perpendicular to or behind the
viewer from any location further west than the landfill site along these roads

8
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o Libertas itself, and the Sub-precinct B area are not visually prominent from the north and north
west, which account for the most sensitive views.

e Sub-precinct Ais located at the base of the most visually prominent parts of the site.

e The most visually prominent parts of the site consist of the upper slopes of the low hill, visible
from the M12/R310 Scenic route.

.

Figure 11: Site photograph illustrating the most visually prominent/exposed/sensitive portion of the subject site
{Smit, 2021)

The proposed development is distributed across the site in sub-precincts, leaving much of the landscape
undeveloped and open, where land use and land cover will remain largely unchanged. Therefore, the
visibility of the proposed development differs depending on which sub-precinct is being referred to.

i.  Please see Appendix A which containing viewsheds for each sub-precinct at 1km, S5km and 10km
distances.
ii. Figure 12 illustrates the combined viewshed for all aspects of the proposed development
together.
ii.  Figures 13 to 22 illustrate the visibility of the subject site from various distances and vantage
points within a 10km radius of the subject site.
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Figure 12: Viewshed 10km radius with fouf trnSmission points representing the proosed development areas.
Please note that a blue overlay indicates visibility, and a red overlay indicates areas from which the proposed
development will not be visible. Refer to Appendix A for individual viewsheds (Smit, 2021)

) N T,

FiEre 13: Site visit photograph taken from Tokara wine estate at the top of Helshoogte pass at approximately
8,4km away (all measurements are taken from the centre of the subject site), looking south west (Smit, 2021)
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Figure 14: Site visit photograph taken from the M12 Polkadraai road at approximately 8km away, looking east.
Only a small sliver of the site is visible to commuters travelling towards Stellenbosch (Smit, 2021)

Figure 15: Site visit photograph taken from the M12 Polkadraai at approximately 5,2km away from the centre
of the subject site, looking east. Note that the vegetation patterns in the landscape run perpendicular to the
viewer and are not perceptible from this vantage point. The site forms part of the middle ground agricultural

landscape (Smit, 2021)

11
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Figure 16: Site visit photograph taken from the entrance to Neethlingshof at approximately 3,5km away,
looking east. Note the existing mature vegetation screening the westernmost portion of the site and the avenue
of trees behind which the Technopark buildings are visible (Smit, 2021)

Figure 17: Site visit photograph taken from the R310 Baden Powell Drive. This view location marks the limits of
the subject site’s visibility from this scenic route, according to line of sight testing during the site visit. This view
is located 3km away, looking east. Also note the proposed development the tree avenues along the subject
site’s westernmost edge (Smit, 2021)

Figure 18: Site visit photograph taken from the entrance to Asara on the R310 Adam Tas Street, at
approximately 2,8km awuay, looking south east. Note that the vineyard-derived landscape patterns are still not
particularly noticeable from this vantage point, but that the agricultural landscape nevertheless reinforces the
scenic experience of continuity between the different landscape domain typologies and protects the
rural/agricultural landscape setting of the entrance to the town (Smit, 2021)

12
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Figure 19: Site visit photograph taken from the R310 Adam Tas Street at approximately 2km away from the
centre of the subject site, looking south over the Eerste River course in the foreground. Note how the landscape
patterns are now visible, running perpendicular to the slope, the R310 and the direction of travel of the viewer
(Smit, 2021)

its centre) looking north west. Notice that only the vineyard on this portion of the site is visible {Smit, 2021)

M SVES 3 . : :
Figure 21; Site visit photograph taken from the southern boundary of the subject site looking north east
towards Simonsberg over the vineyards. Notice the density of the vegetation within the urban edge, and the
urban typology that is predominantly single storey residential — invisible from this vantage point. Libertas is
visible in the left of the image, and the fact that the Distell industrial complex is barely visible from this location
is testament to the visual absorption capacity of the Eerste River Valley landscape (Smit, 2021}

13
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Figure 22: Site visit photograph taken from within the site, looking south west up the slope towards the
irrigation dams (not visible here due to topography). Note Van Reede Street in the far right and the stand of
trees indicating the position of the notch in the property boundary that accommodates the Stellenbosch Golf
Club (Smit, 2021)

4. Proposed development

4.1 Previous proposals

The 2017 proposal took the approach of a business-as-usual continuation of suburban sub-division.
The bubble map below earmarks the majority of the subject site for Residential estate development,
with a hotel precinct surrounding the Libertas werf, extensions to Technopark’s land uses along an
extended Techno Avenue, as well as a Private school and University on the north and north west
facing slopes. The civil engineering/proposed roadways (chiefly, a central access route) appear to
drive much of the spatial design decision making, and the scheme gives the impression that much of
its raison d'etre is based upon the assumption that the Western Bypass would be constructed.

Figure 23: 2017 (conceptual) development proposal (Source: URBA, 2021, authors unknown)

In the absence of a more detailed proposal, not much comment can be given regarding layout,
massing, and architectural typology, but it is clear that this initial proposal amounts to a conventional
development proposal that would erode the urban edge and add to urban sprawl. As stated in the
Heritage comment letter: “... it remains questionable whether another high-density development

14
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node is necessary that is historically, spatially, and topographically contrary to the proposais as per
the SDF.” (Jansen, 2020).

cﬁ.‘ﬂ'r’! «B = Hod o ¥ p—
! oo oon EE-r.-ﬁg ons F

——

Figure 24; URBA’s first development proposal (URBA, 2021)

URBA’s initial proposal did away with the central road, and developed a scheme based on the idea
that the whole site did not need to be (and in fact should not be) developed. The scheme proposed
access and circulation that couid function independently of the controversial Western Bypass. The
proposal was to retain the majority of the vineyards, and cluster development along the existing
urban edges — one precinct along the Die Boord suburb, and the bulk of the development directly
alongside Technopark. According to URBA, the architectural resolution focused on typology and fit
rather than optimizing planning parameters. Access would be taken of the adjoining urban areas,
with a narrow, meandering, serpentine lower order roadway winding through the landscape.

Land use would be a mix or residential, commercial, retail, and institutional, with building massing
stepping down from a high street (3 storeys) into single storey and then into agricultural landscape.
Low density residential clusters at Sub-precinct A were designed to sit on plinths in the landscape,
alongside low slung walls, and integrated landscaping to further mute fairly quiet architecture. The
entrance precinct at Sub-precinct B would consist of three storeys walk up apartments, with some
medium density residential drawn out int o the landscape alongside. Sub-precinct C would
accommodate clusters of residential units within the vineyard. This proposal already vastly improved
on the previous proposal in terms of scale, concept, massing, urban design approach and a more
sensitive response to contextual heritage and visual sensitivities in general.

4.2 Design development and notes on conceptual approach

The proposed development has since undergone an inter-disciplinary and iterative design process
informed by Urban Design, Heritage, Visual and Landscape Architectural professionals on the design
team. Please refer to the Heritage Comment letter dated 3 December 2020 by Liana Jansen for a
summary of the professionals who have been approached to provide input, comment and
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professional opinions (Jansen, 2020), as well as page 2 of the Urban Framework document (URBA,
2021).

The conceptual approach was to formulate a sensitive response the elements of the cultural
landscape identified both within the site and the surrounding context. The URBA team’s
understanding of the role of the site within the scenic environment is communicated in the
conceptual diagram below indicating the conceptual design response in the foreground, middle
ground, and background. The layering of landscape and architectural elements aim to result in a
development that is built in and not on the landscape. According to the Visual Analysis that
accompanied this design phase, the proposed development aims to create a point of orientation and
contextual significance in the landscape to establish a unique identity and sense of place, especially
for views from the R310.
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Figure 25: URBA Conceptual approach diagram (URBA, 2021)
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Figure 26: URBA Elements of the Cultural Landscape (URBA, 2021)
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4.3 Current proposal

Following an investigation into social, historical, and cultural significance, URBA reworked the
proposal to incorporate these findings. The current proposal is localised in two areas of the site:

e Sub-precinct A in the western portion, parallel to the northern boundary of Technopark;

e and Sub-precincts B & C in the east, adjacent to the Die Boord neighbourhood and the R44.

The development proposal consists of 1 241 residential opportunities, 12 138 m2 retail/offices, and
9 408 m2 cultural/institutional facilities. In this proposal, integrated heritage, visual and cultural
landscape, and other spatial patterns are more legible as primary structuring mechanisms in the
design and layout. The high street model for Sub-precinct A was dialed back in terms of massing and
function and moved further down the slope to ensure that the most visible upper part of the subject
site on the ridge crest would be less impacted.
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Figure 27: URBA’s current development proposal (URBA, 2021)

The architectural mix of buildings and typologies was also changed to be more fluid, more responsive
to landscape and reminiscent of a farm village typology. Sub-precinct B also shows a more considered
response to the existing edge, with buildings stepping down from 3 storeys along the river, to two
storeys, to single storey buildings as the topography rises and the agricultural landscape resumes.
Sub-precinct C's units were consolidated, shifted back up the slope and sunk behind low stone walls
that connect the landscape and the houses to one another, minimizing visual intrusion.

Building footprints and heights were reduced to achieve a finer grain, so that views from surrounding
scenic routes would not perceive continuous and large buildings. This approach maintains the view
cone from Libertas to the encircling mountains and makes better use of the natural visual absorption
capacity of the receiving environment. The Landscape proposal uses banks of trees to stitch the built
fabric back into the landscape to visually break up the development and blend it into its surroundings
using existing landscape patterns and materials.
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SUB-PRECINCTS
PRECINCT A 8.0

FISURE 10.01: Sub-precincts ARD

LJBERTAS URBAN DESIGN PRINCIPLES - MAY 2021 10

Figure 28: 3D sketch of URBA’s current development proposal (URBA, 2021)

a. Roads alignment study

Foliowing meetings held with the engineering and planning departments of Stellenbosch
Municipality in 2022, the project team investigated a number of options to enable a road to
traverse the subject site (connecting Die Boord and Techno Park). See below the EMME modelling
undertaken as part of the Traffic Impact Assessment.

i " i : | ¥ A 1 ] ' 4

Figure 29: Diagram 2, TIA, showing modelling of the Techno Park Link Road through and around the subject
site (UDS Africa, 2022)

In the 2021 URBA proposal, the sub-precincts were linked by a narrow meandering road, where
access and circulation within the development proposal relied mostly on the existing roads, with
the aim of maintaining and strengthening the existing landscape patterns. Various access points
negated the need for a central circulation route, allowing all roads to be reduced in scale and order,
which resulted in no one major traffic link between Techno Park and the Libertas development.
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As the Municipality’s Engineering Department were in support of the through road (which will be
a class 4 road with two lanes - one per direction), Filia Visual was tasked with undertaking a brief
study to identify the suggested route with lowest visual impact.

Figure 30: Imtlally, Filia Visual was tasked w:th assessmg 5 road a/lgnment optlons lIIustrated above (Smlt
2022,; Sources: URBA, 2022)

Figure 31: All five (5) initial road ahgnment optlons view from the Scenic route R310 Adam Tas Street (Smlt
2022)

Figure 32: All five (5) initial road alignment options, view from Tokara {Smit, 2022)
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Indicative "Simulation” graphics were generated to understand the position of various road layouts
when viewed by the public. The site photograph in Figure 31 was chosen not necessarily for an
accurate representation of typical views from the scenic route, but to show the proposed new road
routes in the landscape with the least amount of foreground screening as possible. Figure 32
illustrates the routes from higher elevation overlooking the receiving environment generally.

Observations and findings from the initial comparative road alignment study were as follows:

e The five proposed routes are identical from the entrance at Sub-Precinct B up to the
second circle.

o Traffic circles would represent a node of higher visibility along the proposed routes
but are expected to be less visually intrusive than a traffic lights.

o The use of traffic circles rather than traffic light intersections is supported pending
the findings of the Simulations anticipated in the VIA.

¢ In terms of overall visibility, based on site topography and the nature of the receiving
environment:

o A would be the most visible option;
o Band C are comparable;
o D and E are comparable, and will have slightly lower impact than B and C.

¢ The placement of the portion of the route that is identical to all the proposals could be
improved if the route avoids cutting through the agricultural areas midslope.

o If possible, the route should hug the northern boundary, following the existing
road until it must turn south to run along the eastern edge of Sub-precinct A
(indicated in a blue dotted line in Figures 34 — 36).

e Proposals that route the new road through any portions of Sub-precinct A will generally
have a lower visual impact because the buildings and vegetation of the proposed
development will absorb the roadway, streetlights etc. visually from the vantage point of
sensitive viewers (the Scenic route, specifically).

o Routing any road along the southern edge of Sub-precinct A would be similarly
screened from the Scenic route and other sensitive receptors to the north.

¢ in reference to the above, all of the options are routed through Sub-precinct A at some
point, so their potential visual impact is dependent almost entirely on how the section
between the southern edge of Sub-precinct A and the northern edge of Technopark is
routed.

e Any roadway that runs perpendicular to the site contours and crosses the “buffer area” at
the crest of the hill (between Sub-precinct A and the northern edge of Technopark) will be
visible from Adam Tas Scenic route and increase the visual impact of the proposed
development overall, especially at night due to streetlights (static, continuous light source)
and car headlights (moving, short duration but noticeable}).

o Currently all the route proposals include a portion of the proposed road that does
so. Therefore, none of the five proposed routes were supported outright by the
visual specialist.

The “buffer area” illustrated in Figure 33 is the most visually exposed part of the site, as well as
being the portion of the site that makes the most significant contribution (from a visual point of
view) to the legibility of the cultural landscape (as described in Appendix 3: Conservation Systems
of the CMP) and the scenic significance of protected landscape features that maintain the
relationship between the open agrarian landscape and the transitional areas and edges of the
Stellenbosch settlement node/residential areas {from rural to urban).
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According to the Heritage practitioner, this buffer area should also be preserved as an important
measure to prevent extensions and urban creep from Technopark's side?.

Figure 33: Graphlc illustrating the “buffer area” which should be seen as a zone of no development or
minimal development under strict control to manage visual impact (Smit, 2022; Sources: URBA, 2022}

Figures 34 to 36 illustrate the suggested route with lowest potential visual impact, and two
acceptable alternatives, based on the findings of the fieldwork and sensitivity analysis undertaken
to date.

| Libenas Visual input: Suggested altemative road routes R
Figure 34: Graphic illustrating the suggested route with lowest potential wsual lmpact and two acceptable
alternatives form a visual impact point of view {Smit, 2022; Sources: URBA, 2022)

2 As the Heritage Practitioner has pointed out previously, there should perhaps never have been development on the Techno
Park ridge, and erosion of the receiving landscape any further will cause the cumulative visual impact to spill over to this valley
too, beyond the Technopark ridgeline.
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Initial findings and observations:

i.  The potential visual impacts described above would be largely avoided if the proposed
road were to be routed along the southern edge of Sub-precinct A, exiting the property
along the western boundary of the site (areas which are slightly less sensitive visually).

ii.  The possibility of linking up with the future Techno Park Link Road should remain an
alternative to all the current and future proposals which propose vehicular connection to
Technopark across the most visually exposed parts of the site.

jii. Thereis also a short route perpendicular to the contours on the far western side of the site
{over the most visually sensitive parts of the site) that may be considered as an alternative.
Topography and existing vegetation screen this part of the site a little more than areas
more to the east.

Figur 35: Suggested and acceptable alternative route viewrom the Scenic route R310 Adam Tas Street
{Smit, 2022)

Figure 36: Suggested and acceptable alternative routes, view from Tokara (Smit, 2022)

b. Current Road alignment proposal

According to the latest TIA and development proposal Design Guidelines, future access to the
proposed development is anticipated to be via Van Reede Road (exiting the suburb of die Boord
and connecting to the R44 in the east), and via Techno Avenue/Neutron Road (exiting Technopark
in the south), as well as to Adam Tas Road (MR177) via the future Techno Park Link Road.

The proposed route crosses the “buffer area” further west of the previous proposals, but not far

enough west to satisfy the recommendations of the preceding study in terms of acceptable
alternatives (see Figures 38 and 39 below).
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- ; i
thure 37: Dlagram 7 TIA, showmg Proposed road Imk between Die Boord and Techno Park traversing the
subject property (UDS Africa, 2022)
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Figure 38: Graphic illustrating the proposed route in green {Smit, 2022; Sources: URBA, 2022)
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Flgure 39: Enlarged :IIustratlon of the proposed route, showing the previously ldentlf ed acceptable
alternative routes (Smit, 2022)
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4.4 Simulations

Simulated photomontages use photographs of an actual scene modified by the insertion of an accurate
representation of the visible changes brought about by the proposed development {The Landscape
Institute, 2011). The visual simulations thus enable 'before' and 'after' comparisons of the proposed
development within the receiving environment (Oberholzer, 2005, p. 18). 3D modelling allows the
specialist to navigate through the 3D environment with a visual representation of the height, massing
and building configuration of the proposed development in its three-dimensional context. This enables
more accurate identification of sensitive views, viewers, and view corridors before fieldwork, to be
tested and verified during and after the site visit is undertaken. Understanding the scale and potential
visibility of the proposed development in relation to its context enables more accurate simulation and

impact assessment.

Site photograph: Receiving environment - photograph taken from the Adam Tas Road {R310} scenic route, 2.5km from the prop-
erty boundary at Sub-precinct A.

Simulation: Development proposal - with landscaping proposal and approximation of the proposed materials & finishes.
Figure 40: Simulation A (Smit, 2021)
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The Simulations were selected to represent typical views onto the project site from the locations of
potentially sensitive viewers, and where the proposed development would be likely to have notable
visual impact. Please note that the proposed roadway has not yet been simulated?®.

Site photograph: eceiving environment - photograph taken from the Thelema Country Vineyard avenue above Tokara at the top
of the Helshoogte pass, looking west over Stellenbosch, the agricultural landscape and the Cape Flats towards the Peninsuia.

Simulation: Development proposal - architectural proposal modelled as white massing model only.
Figure 41: Simulation B {Smit, 2021)

3 To be simulated as part of the ViA.
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Site photograph: Receiving environment- photograph te fm t! d Roa, | n 50m fom the property bound-
ary at Sub-precinct C.

Figure 42: Simulation C (Smit, 2021)

5. Responsiveness to development criteria and sensitivities of the receiving environment

The current proposal now tabled has responded to a number of visual indicators and visual sensitivities
in the Receiving Environment that are both site and context specific. This finding is in agreement with
the Heritage practitioner, who found that “the proposed development positively responds to many of
the Development Criteria as per the Stellenbosch Conservation Management Plan (2019)” (Jansen,

2020).

Key responses are:
e The conceptual approach and design principles:
o densify in clusters and with an appreciation of the specifics of the historic farm (cultural
landscape and natural features), rather than adopting a blanket sub-divisional approach.
o Recognition and integration of the greater cultural, ecological, and scenic landscape in the
design response.
o Preference for low rise, medium density housing as the dominant land use type rather than
high density and commercial etc. land uses and typologies.
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o Typologies that act as urban rooms that offer enclosure and continuity with landscape
rather than individual and competing forms dotted throughout the landscape.
o The emphasis on liveability and walkability of the spaces between buildings.

¢ The logic of the landscape is incorporated into the design by retaining vineyards and reinforcing
existing breaks and patterns that contribute to the character and sense of place.

o Mixed of uses and carefully considered three dimensional built form giving attention to
appropriate heights and density in response to context as well as careful massing and
footprint/grain considerations evident in the proposal.

¢ The strong conceptual move away from traditional sub-divisional urban sprawl and infill resulting
from wall-to-wall development proposals.

¢ Placement of higher density proposals along the already developed Die Boord urban edge (least
sensitive visually), where topography and existing vegetation absorb parts of the development
from most viewers.

* Proposal for Sub-precinct C is appropriate in scale, form, and character, without detracting from
the agricultural character of the vineyard.

e The clear direction that the layout of the design takes from the strongly defined, linear landscape
patterns and blocks of vineyards, which are a landmark feature of this Landscape Unit according
to the HS&CMP. .

¢ The landscape, existing natural corridors and a continuous “green system” permeates the
proposed built form.

o Overall, the proposed development does protect ‘visual permeability’ and ‘openness’ within the
receiving environment, as well as ‘physical permeability’ between the {sub)urban areas and their
agricultural and wilderness surrounds.

e The proposal has avoided construction of new buildings on visually sensitive, steep, elevated, or
exposed slopes, ridgelines, and hillcrests. However, the new road alignment proposal does
propose the routing of a Class 4 road over an exposed ridgeline/hillcrest.

Considering that the CMP document states the concern that any development within the C15
Landscape Unit's would compromise the rural character of Stellenbosch, the proposed development
must be responsive to the specific guidelines provided in the Stellenbosch HS&CMP to determine the
extent to which the character of the Receiving environment will be compromised.

Criteria ] Response

Being proposed within a Green Transition Conservation area, does the proposed development: |
At Town scale:

Uphold the rural character of Stellenbosch, and to | The proposed development does not affect views from
uphold significant vistas towards the agricultural | within the Stellenbosch settlement node/residential
landscape from within these settlement nodes? areaqs.
While the proposed development will have a visual
impact on the rural character of Stellenbosch, the
potential visual impacts have been addressed and
reduced throughout the evolution of the proposal.
Magnitude and significance of the visual impacts should
be determined during the VIA to identify specific
mitigation measures where necessary.
Prevent urban sprawl from eroding the significant | The question is: can the proposed development be
landscape units situated directly adjacent to the | described as “large-scale development that constitutes
historic town? urban sprawl?”,

While the development itself is large in scale, it has been
pared down significantly to ensure that the_landscape
as a container for development is preserved, retaining
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large tracts of viable agricultural land undeveloped and
undisturbed. Higher density and building heights are
grouped along the Die Boord urban edge, minimizing
the visual and physical impact of Sub-precinct B to a
limited footprint in an area with high VAC and lower
visual sensitivity from the receiving environment
(specifically, from scenic routes).

While Sub-precincts A & € do not adhere to the urban
edge (as was the case in the first URBA proposal), the
decision to redesign and move the proposed sub-
precinct A further down the slope was taken with visuol,
cultural landscape and heritage amenity sensitivity in
mind.

The current proposal will erode the purity of the
agricultural landscape unit, but not necessarily to
negative effect, because of the nature of the proposal.
Over time, and by virtue of the proposal’s emphasis on
integration and embeddedness with the landscape (in
terms of building placement on slope, landscape
pattern emulation, material, and typology choice), the
proposal will most likely become an integrated feature
of the landscape and prevent further urban
sprawlfinappropriate future development in this
sensitive landscape based on the development
limitations it will be subject to.

Maintain a clear transition between the townscape
and its surrounding rural landscape?

Sub-precinct B achieves this. Sub-precinct A and B take
an innovative conceptual approach, and the proposal
argues that the chosen form of development will evolve
and enhance the special heritage character and sense
of place of the subject site, as well as that of the greater
landscape unit (in a positive way).

Protect a diverse range of heritage values, not only
the tangible heritage sites?

The project team undertook to uncover and understand
various social, cultural, historical visual etc. indicators.
The application of this knowledge is evident in the
evolution of the proposed development, from a visual
and aesthetic point of view.

Refer to Heritage practitioners’ comments for further
detail. Public access to the site is also prioritized, and
the road network will accommodating a public
transport shuttle service.

Stimulate innovative development that is focused
on urban regeneration and densification, such that
brownfields sites should always be considered first
before greenfield sites can be developed?

It is unclear whether the subject site would be
considered a greenfields of brownfields site. Being
outside of the urban edge, the proposed development is
not generally in line with this criterion.

Become connectors for the public to gain access to
larger natural landscapes, which promotes
connectedness with their landscape setting, and
improves quality of life?

The proposed development makes provision for
pedestrian routes and puts a great deal of emphasis on
the quality of both natural and urban open space, as
well as walkability and cyclability through the proposal.

“The landscape architects and heritage practitioners
have identified a system of green/ecological and open
space corridors that extend into the wider hinterland
beyond the Libertas site.” {URBA, 2021, p. 8)
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Does the proposed development:

Development Criteria according to the C1 Land Unit Guidelines.

Prevent construction of new buildings on visually
sensitive, steep, elevated, or exposed slopes,
ridgelines, and hillcrests.

Due to the careful placement of the proposed buildings
({especially Sub-precinct A), the proposed development
will only have an effect on the Eerste River Valley, by
avoiding the upper slopes of the site, and the
interruption of the ridge line beyond from most viewers
within the receiving environment.

Visual impact of the overall development is likely to
increase as a result of the proposed road alignment over
the visually sensitive “buffer area”. The development
criteria do however only specify that buildings should be
avoided and does not provide further guidance on
roads.

Retain the integrity of the distinctive and
predominantly agricultural landscape character.

“A large percentage of the existing vineyards are
retained as a salient feature of the site and is
interspersed with the compact development clusters to
add to and retain a semi-rural character alongside other
features such as contained orchards. The vineyards are
protected in a broad strip towards the upper slopes,
abutting Techno Park.” (URBA, 2021, p. 8)

“The trees’ structure is embedded in- and extends from
the existing structure and acts as a spatial armature for
movement and service infrastructure development that
is integrated with nature on an expansive site.” (URBA,
2021, p. 8}

The proposed development will bring about changes to
the rural agricultural landscape character. These
changes appear to have been spatialized very carefully
by the project team to (a) prevent the interruption of
cultural landscape patters and (b} enhance existing key
elements of the character and sense of place of the
subject site and its Landscape unit.

These key elements include a sense of openness from
within and across the site, strong landscape patterns
within the agricultural landscape, an uninterrupted
hierarchy of views and view cones across the land unit
from rural to wilderness vistas.

The internal road network was previously described as
“consciously meandering and of limited width to
support a semi-rural character and prevent rat-running
through the site”. The current road proposal will be of a
higher order, and although it still meanders through the
landscape somewhat and will largely support the semi-
rural character, this is likely to become an important
route connecting the various Stellenbosch urban areas
to one another. See TIS for further information.

The VIA must provide specific mitigation measures the
roadway, should the routing option that crests the ridge
be supported and approved.
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Encourage mitigation measures (for instance the
reinforcement of existing windbreaks and planting
of new ones) to “embed” existing over-scaled
buildings the surrounding landscape.

The maintenance, reinforcement, and “thickening”
of the windbreak between this landscape unit and
Teknopark is particularly important.

The proposed development demonstrates a positive
response to this criterion, although it could give more
attention to the specific recommendation to maintain,
reinforce and “thicken” the windbreak between this
landscape unit and Teknopark.

Maintain the balance of Urban, Rural and
Wilderness areas. It is the interplay and relationship
between these that give the study area its unique
character.

New built form provides optimal density in three
primary clusters nested within the logic of the wider
open space system.

Each of these clusters have their own internal urban
design and landscape qualities but are intimately linked
with the vineyards and natural surroundings through a
permeoble open space network.

The retention and protection of the upper slopes as
undeveloped landscape (free of buildings) maintains
this balance in the larger landscape context. The “buffer
area” must be preserved as a matter of significant
importance, and the design and construction of the
proposed road over the crest of the hill must be carefully
designed to limit visual impact.

Avoid insensitive ‘dominating’ developments that
erode the agricultural continuum and rural
character of the landscape unit. In this context,
dominating development would include gated
residential estates, large-scale infrastructure,
suburban development, and industrial
developments.

it is my opinion that the proposed development is not
an example of an insensitive ‘dominating’ development,

While any development within the subject site will
inevitably erode the agricultural continuum and rural
character of the landscape unit, it is most likely to be
successful in “giving back” as much as it takes away.
This balance should be further investigated during the
recommended VIA.

Traditional planting patterns should be protected
by ensuring that existing treed avenues, tree
alignments and dense planting along the river
corridors, and copses are not needlessly destroyed,
but reinforced or replaced, thereby enhancing
traditional patterns with appropriate species.

The proposed development demonstrates a positive
response to this criterion.

it is recommended that visual permeability should
be maintained towards mountains, valleys and
across open fields. {a) Discourage the use of solid
walls around areas in public view and along scenic
routes. {(b) Views should be framed and enhanced
by development wherever possible.

The proposed development generally demonstrates a
positive response to this criterion.

However, the current alignment of the proposed
roadway reduces the responsiveness of the overall
development to this aspect, and mitigation measures
must be developed to reduce potential visual impact.

Ensure that new developments within rural
contexts are in sympathy with the topography and
unigue genus loci of the place/landscape unit.

The proposed development demonstrates a positive
response to this criterion.

The scale of roads (especially those that align with
historic wagon routes) should be the minimum
possible. Insensitive hard elements can compromise
the rural character of a landscape as a whole.

The proposed development generally demonstrates a
positive response to this criterion.

However, the current alignment of the proposed
roadway reduces the responsiveness of the overall
development to this aspect, and mitigation measures
must be developed to reduce potential visual impact.
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Care should be taken that vineyards and orchards
are not needlessly destroyed and replaced by
nonagricultural development. The potential
agricultural use of the land should be retained for

The proposed development demonstrates a positive
response to this criterion, limiting the potential area of
disturbance, especially when considered in comparison
to the 2017 conceptual proposal.

particularly in visually prominent locations, should
be avoided. This is in order to protect the
predominantly agricultural character of the
landscape.

the future.
Future development proposals should elaborate on the
intended use and management of the existing vineyards
and agricultural amenities.

The proliferation of non-agricultural uses, | The proposed development proposed non-agricultural

use in a visually prominent location. However, the
development proposal has undergone an iterative and
professionally-informed design process to ensure that
the predominantly agricultural character of the
landscape is acknowledged and enhanced.

The need for further protection and visual mitigation
measures should be determined during the VIA.

The subdivision of farms fundamentally erodes the
agricultural character of the landscape and should
be discouraged. Rather, maintain larger unified land
areas to protect larger landscape continuums that
display a unified scenic¢ character.

The proposed development demonstrates a positive
response to this criterion.

Promoting Rural Character: Guidelines

Any development proposals that threaten
significant views, vistas and landmarks should be
discouraged.

The proposed development will have a visual impact on
significant views, vistas, and landmarks.

However, the current development proposal does not
constitute a significant negative threat to the scenic
resources.

The current alignment of the proposed roadway
reduces the responsiveness of the overall development
to this aspect, and mitigation measures must be
developed to reduce potential visual impact.

Impacts associated with the proposed road are
mitigable.

Relating to Quality of life: Guidelines

Encourage access to opportunity, as an example, by
promoting cycle routes as alternative option to get
to places of employment.

The proposed development demonstrates a positive
response to this criterion.

Encourage opportunity for interaction between
different users. Here the landscape should fulfill a
primary role of integration. Innovative ideas should
explore the ‘rubbing of shoulders’ between
different users of the public.

The proposed development demonstrates a positive
response to this criterion.

The concept of Green Infrastructure should be
expiored here with open spaces and network routes
that improve guality of life.

The proposed development demonstrates a positive
response to this criterion.

6. Findings and potential Visual impacts

Based on the findings of his report, the proposed development will result in impacts on visual receptors
and scenic resources. Because of the nature of the development proposal, different areas and sub-
precincts will result in different visual impact implications.
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The visual impacts are likely to be:

6.1 Change to the rural agricultural character of the site and receiving environment:

While the HS&CMP states that any development in the C15 land unit would compromise the rural
character of Stellenbosch, the findings of this report suggest that the proposed development will
certainly impact on the rural character, but not necessarily compromise4 it. The proposed
development is motivated as a development that seeks to strengthen and enhance the inherent
character and sense of place (albeit through non-agricultural development) and retains at least half
of the in-situ land uses, as well as the entirety of the remnant natural systems on the subject site.

The C15 Landscape Unit’s main aim (as a “Well-defined feature on the southwestern edge of
Stellenbosch”) is to Conserve and Enhance the existing character of the landscape unit (Stellenbosch
Municipality, 2019). The proposed development not only protects and maintains significant buildings,
trees, avenues of trees and other landscape elements such as vineyards but has actually structured
the development proposal around the enhancement of these elements.

Figure 43: Graphic illustrating the portion of the C15 landscape unit that contributes most legibly to the
creation of a rural agricultural setting for the town of Stellenbosch purely from a visibility point of view (Smit,
2022)

The position of the “green finger” that the site is located on in the wider landscape context {in-
between Technopark and the Distell/Onder Pappagaaiberg semi-industrial area) reduces the site’s
sensitivity to change somewhat. The greater agricultural landscape west of the avenues of trees that
articulates the subject site’s westernmost edge (see Figures 16 and 17) is far more sensitive to change
than the subject site, which is encircled by a mix of land uses. For views across the C15 Landscape

4 Compromise /'kompramaz/ (verb) : “a change that makes something worse and that is not done for a good reason”; “to
cause the impairment of”; “weaken or harm”; “cause to become vulnerahle or function less effectively”. (Merriam Wehster
Dictionary, 2021)
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unit, the landscape to the west of the subject site {consisting of vineyards, fields, and tree avenues)
makes a notably more significant contribution to the creation of a rural agricultural setting for the
town of Stellenbosch. This is especially true for receptors viewing the landscape unit from the west
and north west generally (the most sensitive views with highest visibility/exposure — see Figures 4, 8,
11, 16, 17, 18 and 19 for representative views).

It should be noted that while the proposal for the re-development of the historic Libertas complex is
still in its infancy, the Urban Design Principles indicate that this historic place within in the landscape
will receive appropriate design attention, and the proposal has already undertaken to identify
appropriate management and regeneration of the greater heritage environment to become more
inclusive and accessible in the future. This includes the maintenance of the green and open
agricultural character of this landscape unit, at a site-wide scale.

The proposed roadway alignment and subsequent construction is most likely to result in high visual
impact, given the sensitivity and the role of the “buffer area” in the surrounding cultural landscape.
These visual impacts are however mitigable and may reduce the visual impact in relation to the
proposed road’s effect on the rural agricultural character of the site and receiving environment. The
VIA must give particular attention to the measurement of this potential impact and provide specific
mitigation measures {to be workshopped with the project team) after Impact Assessment. These
mitigation measures are most likely to address:

i Road level (cutting the roadway into the hill may visually absorb both the road surface where
it crests the ridgeline, as well as screening the associated light impacts at night {both street
lighting and car’s headlights);

ii. Landscaping (detailed landscaping proposals that deal with the treatment of the road section
as this relates to pedestrian and NMT movement; as well as tree planting, screening with
vegetation, rehabilitation of disturbed soil after construction and greening of embankments);

iii. Design and specification of outdoor lighting (limitations and specific guidance on the design
and specification of general, street, and outdoor lighting associated with the roadway).

In conclusion, the proposed development will result in a change to the landscape and scenic character
of the site and for some key views across the site from within the receiving environment. Any form
of urban development within this agricultural landscape will result in the erosion of scenic resources,
but the nature of the development proposed demonstrates a high level of sensitivity to the visual,
heritage, cultural etc. indicators that the professional team have uncovered over time. Therefore,
based on the current proposal, it is my professional opinion that the proposed development will not
result in significant loss of the agricultural character of this landscape unit (the C15 Eerste River
Central Area Landscape Unit). The nature, extent, duration, magnitude, probability, and significance
of the potential visual impacts on the rural agricultural character of the site and receiving
environment should nevertheless be addressed in the VIA.

6.2 Visual impact on scenic routes

While the subject site does not fall within the Scenic Drive Envelope (i.e.; the carriageway, the road
reserve, the land directly adjacent to it), the proposed development is located within the Viewshed
of the following Scenic Routes:
i.  Adam Tas Street (R310) Grade llla

ii. Baden Powell Drive (R310) Grade lila

iii.  Polkadraai Road (M12) Grade Illb

iv.  Stellenboschkloof Road Grade II

v.  Devon Vallei Road Grade lllb

vi. Unnamed road Grade |l
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Please refer to Figures 44 and 45 for a graphic illustration of the sections of the Scenic routes affected.

Figure 44: Graphic showing sections of the Scenic routes affected (10km radius), according to the viewshed
(Smit, 2021)

Figure 45; Enlargement of graphic showing sections of the Scenic routes affected (Smit, 2021)
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Fieldwork showed that most views from the roads iv — vi listed above were at least partially screened
by vegetation, and visibility diminished with distance due to topographical features not picked up in
the viewshed analysis’ data set. The sensitivity of views in terms of distance zones are summarised
below. These distance zones are however subject to site-specific conditions such as the elevation and
framing of views within the Viewshed of the scenic route.

i.  Foreground views {from within 500m) are the most sensitive. There are no Scenic routes with
Foreground views of the proposed development.
ii. Views from scenic routes affected by the development are moderately sensitive (as
Middleground views (500m — 3km)).
iii.  Views further than 3km (background views) are generally least sensitive.

The proposed roadway alignment and subsequent construction is most likely to resuit in moderate
to high visual impact for sensitive viewers along the Scenic route (Adam Tas, specifically). This visual
impact is likely to be mitigable to an extent which will be determined by the VIA. The VIA must give
particular attention to the measurement of this potential impact and provide specific mitigation
measures (to be workshopped with the project team) after Impact Assessment. These mitigation
measures are most likely to address the same aspects as listed in section 6.1 (i — iii) above.

Being the channels through which we perceive the cultural landscape, the erosion of scenic quality
for a visual receptor moving along a Scenic route is a considered a negative impact. The VIA must
therefore determine whether or not (and to what extent) the proposed development detracts from
the existing scenic value of the Landscape Unit that is being traversed by the Scenic Route.

6.3 Access — a potential positive impact

According to the High Level Landscape Framework, the proposed development is designed in such a
way that “the parks, river corridors and other “green systems” running through the townscape units
create secondary public access and ecological networks, connecting the surrounding green
transitions systems through urban areas”, thereby becoming “ the driver for green infrastructure
development”. In the Landscape proposal, Non-hierarchical movement and fuzzy edges support an
inclusive approach to access and transit, and the street verges will play a crucial part in the green
connectivity.

Although the proposed development is perhaps a little more urban a development than the Green
Transitions Conservation System envisioned, a potential positive visual impact will be the increased
public access both physically and visually to the site itself, supporting visual continuity between the
various scenic resources on and surrounding the site and the CMP’s various Conservation Systems.
This outcome is upheld as a positive impact/outcome by the HS&CMP, especially in cases where the
experience of scenic and heritage resources was previously more or less inaccessible to the public,
or when the proposed development restores historical access.

7. Conclusion and Recommendations

The subject site is located outside of the urban edge, within a Landscape Unit graded Grade lilb and
within a Green Transition Conservation System area. The receiving environment is valued for its scenic,
heritage and cultural resources, and maintains a high level of intactness and integrity, with relatively
few discordant elements within the study area to erode the sense of place or temper its sensitivity to
change. Given the sensitivity of the Receiving environment is very high, the pre-cautionary approach
suggested by the Heritage and Scenic Resource Inventory and Policy Framework (Western Cape
Government, 2013) should be adopted.
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The visual sensitivities identified by Terra+, URBA, the heritage practitioner and others were confirmed
during the site visit. Urba’s 2021 revision to the proposed layout and urban design proposal that
followed the visual analysis and heritage input have significantly and measurably reduced the potential
visual impact of the proposed development on scenic resources and sensitive viewers, when compared
with the previous proposals. This investigation did not discover any fatal flaws or significant negative
visual impacts that were not already or could not be successfully addressed (avoided or mitigated) by
the project team. While the proposed roadway alignment is not an exception to this statement, it bears
repeating that the project team must give particular attention to the mitigation of visual impacts
related to the construction and establishment of a Class 4 road that traverses the most visually
sensitive portion of the subject site.

The placement of the proposed development within the agricultural domain should continue to be
carefully considered to minimise visual impact on the character of the landscape and the visual amenity
from scenic routes.

i.  While these concerns have been addressed by the current proposal to a large extent, a formal
VIA is necessary to methodologically assess the various visual impacts and should also include
visual impact mitigation per precinct, as necessary.

ii.  This recommendation is supported by the Heritage Practitioner {(Jansen, 2020} as well as the
Stellenbosch HS&CMP Guidelines which state that any development proposal within a
Landscape Units with coverage of more than 70% from Grade |l scenic routes should undergo
a visual impact assessment (Appendix 3: Conservation Systems (Municipal scale), 2019, p. 15).

Based on the project information at hand, and according to the DEA&DP Guideline for involving visual
& aesthetic specialists in EIA processes, the proposed development is for a Category 4° and 5°
development within an Area or route of high scenic, cultural, historical significance. A Level 4 visual
assessment is appropriate for what is expected (before assessment) to be potentially High to Very High
Visual impact’” according to Table 1 and Box 3 of the DEA&DP Guideline (Oberholzer, 2005, pp. 5-6).

The findings of this visual statement suggest that Moderate Visual Impact may in fact be the result of
the proposed development overall, based on the following categorization of issues (to be confirmed

during the VIA).

Moderate visual impact expected:
i. Potentially some effect on protected landscapes or scenic resources;
iil. ~ Some change in the visual character of the area;
iii. Introduces new development or adds to existing development in the area.

It should be noted that, if left unmitigated, the proposed establishment of the road linking die Boord
to Techno Park {via Techno Avenue/Neutron Road over the crest of the hill illustrated in Figure 39) will
most likely result in at least this aspect of the proposed development having High Visual impact,

described below as:

High visual impact expected:
i.  Potential intrusion on protected landscapes or scenic resources;

5 Category 4 development: e.g., medium density residential development, sports facilities, small-scale commercial facilities /
office parks, one-stop petrol! stations, light industry, medium-scale infrastructure.

b Category 5 development;: e.g., high density township / residential development, retail and office complexes, industrial
facilities, refineries, treatment plants, power stations, wind energy farms, power lines, freeways, toll roads, largescale
infrastructure generally. Large-scale development of agricultural land and commercial tree plantations. Quarrying and mining
activities with related processing plants.

7 Based only on the nature of the development and the nature of the receiving environment.
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ii. Noticeable change in visual character of the area;
iii.  Establishes a new precedent for development in the area.

The VIA must guide the project team in drafting enforceable visual and aesthetic Guidelines for each
sub-precinct. Special attention should be given to Sub-precinct A which is the largest and most visible
element of the proposed development (both during the day and at night), and the proposed road
design and construction, which must be addressed with specific mitigation measures, and modelled to
demonstrate the potential positive effects of the mitigations proposed.

Visual impacts for the Construction and Operational phases should also be determined, and mitigation
measures dealing with the evolution and maturity of living landscape elements should be put in place
to ensure that the proposed development achieves “embeddedness” in the landscape as soon as
possible after construction, without detracting from the open agrarian landscape character.

Please do not hesitate to contact us should you have any queries or questions.

With Kind Regards,

{
Fismit |
Pr. Landscapge Architect SACLAP #20245
Director,s\fil' Visual (Pty) Ltd.

079 841 0340

filia.visval@gmail.com
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APPENDIX A
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Appendix Figure 1: Viewshed transmitter Sub-precincts A, B, C and at the approximate location of the proposed
road connector route {van der Merwe, 2021)

Appendix Figure 2: Graphic overlay :'ndicar:‘n the sub-precincts that transmitter sites A, B and C represent
according to the URBA Urban Design Principles document (Source: URBA, 2021)
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Appendix Fig(};'e 5: Sub-precinct A Viewshed 5km radius focus (van der Mrwe, 2021)
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Date: 25 January 2023

Our Ref: UD5414/Reports/TIS/Rev03
First Plan Town and Regional Planners
P.O. Box 15865

PANORAMA

7506

ATTENTION: Ms Christine Havenga

Dear Madam,

APPLICATION FOR REZONING TO SUBDIVISIONAL AREA AND SITE SPECIFIC DEVIATION
FROM URBAN EDGE FOR REMAINDER FARMS 1040 AND 1480, FARM 371 PORTION 2 AND
FARM 374 PORTION 2, STELLENBOSCH: UPDATED TRAFFIC iMPACT STATEMENT

This company was appointed by Foundation Capital to prepare a Traffic Impact Statement
(TiS) for the proposed mixed-use development on Remainder Farms 1040 and 1480, and
Farms 371/2 and 374/2, Stellenbosch, with regard to the abovementioned application.

1. BACKGROUND AND LOCALITY

The subject property is situated between Techno Park (to the south/southwest), Stellenbosch
Golf Course (to the south/southeast) and Die Boord residential area (to the east),
Stellenbosch. See the attached Locality Plan. The proposed development is referred to as
Libertas.

The properties currently accommodate vineyards, dams, etc., and is currently situated to the
outside of the Urban Edge. The intention of this application is therefore to investigate the
possible inclusion thereof.

A TIS was previously prepared for the abovementioned application. Following submission
thereof, discussions/meetings were held with the engineering- and planning departments of
Stellenbosch Municipality with regard to the future road connection between Die Boord and
Techno Park, traversing the subject property. Further input regarding the visual impact of
the road link was also obtained. This report is thus an update of the previous TIS submitted.

This updated TIS accompanies the Application for Rezoning to Subdivisional Area and Site
Specific Deviation from the Urban Edge for Remainder Farms 1040 and 1480, and Farms
371/2 and 374/2, Stellenbosch.

Pagelof1l

africa

infoffludsafrica.co.za

Elmarie Els 021 880 0443
AKhari PrEng

JW Wessels PrEng
P vBlerk PrEng
IN Louw PrCPM

HCESA




2. PROPOSED DEVELOPMENT
2.1 Proposed Development

The proposed development will be of mixed-use nature. At this stage, the development proposal
consists of 1 257 residential opportunities, 12 000 m? retail/offices, and 9 500 m? cultural/institutional.
See the attached Zoning Plan prepared by nuvorm.

A high level urban design layout is available at this stage, with the development proposal still being
workshopped. The development clusters proposed is currently in the order of the schematic layout
below (extract of urban design layout), portions 1, 2 and 3:
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Diagram 1 : Schematic development clusters/portions proposed on subject property

2.2 Access to the Property

Access to the subject property is currently obtained from the extension of Van Reede Road, which
intersects the R44 from the west, as indicated on the attached Locality Plan and/or Diagram 1 above.
Future access is anticipated to be via the said section of Van Reede Road to the R44, and via Techno
Avenue/Neutron Road, which will provide further access to the R44, as well as to Adam Tas Road via
the future Techno Park Link Road. Further detail on access will be discussed in paragraph 4 below.

3. TRAFFIC
3.1 Previous Traffic Modelling Information

Traffic modelling, by way of the EMME modelling software, was previously conducted for a
development concept on the subject property at that stage (base year 2019). The said concept
included residential pockets accommodating about 460 units, a pocket accommodating about 15 000
m? Gross Leasable Area (GLA) offices, and a mixed-use pocket of about 110 000 m? GLA consisting of
retail, offices, residential and educational.

The said modelling assessed three (3) scenarios, the first with access via Van Reede Road and the
existing Techno Park road infrastructure, the second including the addition of the link to Adam Tas
Road, but excluding the link bypassing Techno Avenue and Neutron Road, and ultimately, the third
scenario including the full Techno Park Link Road (between the R44/Techno Avenue and Adam Tas
Road). These scenarios are schematically indicated in Diagram 2 below:
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Diagram 2 : EMME modelling scenarios tested

The conclusion of the modelling was that a potential development of the mentioned extent would be
possible with the Techno Park Link Road between Techno Park and Adam Tas Road in place —an extract
of the AM peak hour volumes is indicated in Diagram 3 below. The said link is currently a pending
requirement, which will be discussed in paragraphs 3.2 & 4 below.

»

Diagram 3 : EMME modelling conducted for previous development concept on the subject property, including
Techno Park Link Road {between Techno Park and Adam Tas Road)
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3.1 Traffic Generation

The current development concept being workshopped includes 1 257 residential units, 12 000 m?
retail/offices, and 9 500 m? cultural/institutional. However, for the purpose of trip generation
calculations, some more detail is required. Therefore, the scenario assessed assumed the following:

e That the areas quoted are Gross Leasable Area (GLA);

e That the retail/office area mentioned would be 50/50 retail/office; and

e That the area cultural/institutional would be a tertiary education facility such as a university,
accommodating approximately 380 students.

During further applications, TIA/TISs will be compiled to assess the development scenario eventually
applied for — these assumed development figures are thus considered illustrative for the purpose of
trip generation calculations in this report.

Trip generation rates as contained in the TMH17 South African Trip Data Manual was consulted to
calculate the potential peak hour traffic that can be generated by the proposed development. The
TMH17 suggests the following applicable trip generation rates:

AM Peak Hour PM Peak Hour
Rate Split (infout) Rate Split (in/out)
Single Dwelling 1,0 trip per unit 25/75 5 1,0 trip per unit 70/30
) 2,1 trips per 100 2,1 trips per 100
Office 2 GLA 85/15 2 GLA 20/80
’ ’ 0,2 trips per 0,2 trips per
0 . i | ¥
’ University/College i SFudErt | 80/20 student 30/70
| | ] .
. 1,9 trips per 100 | 10,9 trips per 100
* |
Retail ; 65/35 m2 GLA 50/50
i

lszLA

*Based on the TMH17 Shopping Centre formulas: 0,6 X [1 + m;m] & 34X [1 + HM;W]

Furthermore, the TMH17 suggests trip adjustment (reduction) factors for mixed-use developments.
The following are suggested for the abovementioned land uses:

Residential 10% University 20%

Office 20% Retail 10%

Based on the above (including reduction factors), the proposed development will have the potential
to generate the following peak hour traffic:
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AM Peak Hour Trips PM Peak Hour Trips

Total In Out Total In Out
Zezi;’;:ﬂft's) 1131 283 848 1131 792 339
?;22% m? GLA) 101 86 15 101 20 81
(Usr;c\)/ﬁxn " 61 a9 12 61 18 43
?se:;;il; ? GLA 104 68 36 590 295 295
Total 1397 486 911 1883 1125 758

These potential peak hour trips are lower than the potential trip generation used in the previous EMME
modelling.

3.2 Existing Traffic Conditions

It is well known that traffic in and through Stellenbosch is heavily congested during peak times. To
address this, minor improvements have been implemented/are currently being implemented where
funding is available, as will be discussed in paragraph 4 below.

As mentioned in paragraph 2.2 above, access will, inter alia, be possible via Techno Avenue. Currently,
Techno Park only consists of one access, i.e. R44/Techno Avenue intersection. According to
correspondence (1 December 2017) from Stellenbosch Municipality to Western Cape Government
(WCG): Department of Transport and Public Works, during the approval process of the Capitec Head
Office recently constructed in Techno Park, planning of the Techno Park access link to Adam Tas Road
is being planned, the alignment fixed, and “will be implemented with the start of the adjacent Libertas
development, which will provide for development contributions of over R100m”, which “will be more
than enough to cover the construction costs for the link road”. The approval letter for the Capitec-
development received from WCG (26 February 2018), refers to the implementation of the second
access to Techno Park to be implemented by Stellenbosch Municipality within a period of four years
as condition. With this updated development proposal, which is noticeably smaller than the previous
proposal, the possible DCs payable can be expected to be considerably lower than the figure quoted
above.

It is thus not expected that sufficient capacity will be available for the full proposed development along
the R44, with the existing road network.

3.3 Overview Impact

As briefly mentioned above, the potential peak hour trip generation, based on the available
development information at this stage, compares well with the previous EMME modelling conducted.
Based thereon, it is anticipated that sufficient capacity would exist to accommodate the proposed
development with the Techno Park Link Road (between Techno Park and Adam Tas Road) in place.

According to preliminary comment received from Stellenbosch Municipality: Infrastructure Services
{Roads, Transport, Stormwater & Traffic Engineering) on the proposed development, there would be
capacity for development, without overloading the road network, once the extension of Van Reede
Road and the western link between Techno Park and Adam Tas Road are in place.
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Detail on road reserves, road layouts/cross-sections, intersection lane layouts, etc. will be addressed
during further design stages.

4, GEOMETRY

As mentioned above, access to the subject property is currently obtained from an extension of Van
Reede Road, which intersects the R44. With the development of the subject property, access to the
west will also be required. Access to the proposed development in terms of the existing- and future
road networks will be discussed hereafter.

4.1 Existing Road Network

As mentioned in the previous paragraphs, minor improvements have been implemented/are currently
being implemented where funding is available. The most recent road upgrades in the vicinity of the
subject property are a) the dualling of Techno Avenue (between the R44 and Proton Street) which
includes the upgrade of the R44/Techno Avenue intersection to increase stop-line capacity (three
through lanes along the R44 at the intersection with additional turning lanes), and b} the extension of
Schuilplaats Road in Paradyskloof to intersect Trumali Road, with the changing of the existing unsafe
median break at the R44/Paradyskloof Road intersection to a butterfly-intersection (which
accommodates right-turn movements to/from the golf course only, and limits the Paradyskloof Road-
approach to left-turn movements only). The construction of both of these projects have been

completed.
With the abovementioned upgrades implemented and operational, relief can be expected during peak

times for the next few years. However, as mentioned, the Techno Park Link Road (as second access to
Techno Park} was identified as being required, and to be implemented by Stellenbosch Municipality by

+ year 2022.

As previously mentioned, access to the subject property is currently obtained via Van Reede Road. The
first section of the said access road, to the west of the existing Die Boord residential area, is currently
a servitude providing access to the abutting properties — see Diagram 4 below.

Diagram 4 : Cape Farm Mapper extract (with notes) — Right of Way (ROW) Servitude (yellow line)
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4.2 Future Road Network

The ultimate future road network in the area, includes some additional link roads and potential bypass-
roads to reroute existing pass-by traffic around Stellenbosch, as opposed to traveling through
Stellenbosch as is currently the situation. The short-to medium-term links are as follows, and indicated
in Diagram 5 below:

Techno Park Link Road: This road link is to provide a second access to Techno Park, providing relief
to the R44 and R44/Techno Avenue intersection, which currently
accommodates access to Techno Park, as well as Kleine Zalze and soon the
De Waldorf Development currently under construction. It is anticipated that
the intersection of the Techno Park Link Road with Adam Tas Road would
most likely initially be a signalised intersection.

Eastern Link Road: This road link is to provide access to Stellenbosch CBD as alternative to the
R44. The road intersects the R44 opposite Techno Avenue, at the existing
access to the Blaauwklippen Farm, and links with Stellenbosch CBD. The
majority of the alignment is a Proclaimed Provincial Main Road (Main Road

Diagram 5 : Future road network in vicinity of subject property

The abovementioned roads are also included in the Stellenbosch Municipality’s Roads Master Plan.
See an extract below:
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Diagram 6 : Stellenbosch Municipality’s Draft Road Master Plan extract {with notes)

4.3 Proposed Development Access/Roads

As previously mentioned, access is anticipated via Van Reede Road to the R44 and Techno
Avenue/Neutron Road to the R44 and/or Techno Park Link Road {to Adam Tas Road).

A road, traversing the subject property, will thus be required to connect Van Reede Road and Techno
Avenue/Neutron Road, which will provide access to the development clusters/portions.

According to information, Van Reede Road is classified as a Class 4-road. The Draft Roads Master Plan
previously referencgd, also indicates the road traversing the subject property as a future Class 4-road.
Based on this classification, access to the said road would thus be limited, i.e. no direct erf accesses
will be provided along the road. According to the available minimum guidelines of Stellenbosch
Municipality, access spacing of 65 metres (opposite approaches) and/or 80 to 90 metres (adjacent
approaches) are applicable along a Class 4-road. Access to any proposed or future precincts/portions
should thus adhere to these guidelines, details of which will be addressed during further design stages.
Similarly, the cross-section of the road will also have minimum guidelines which should be adhered to,
however, the detail of the cross-section ultimately proposed to accommodate the expected vehicles,
as well as non-motorised transport, will be determined during further design stages.

Following the discussions with the Municipality as mentioned in paragraph 1 above, various
alternatives for an alignment of the required road link between Die Boord and Techno Park traversing
the subject property were investigated. Based on inputs from the various project team members
(engineering, visual, etc.), a proposed alignment was presented to the Municipality, on which the
engineering department provided in principle support. The proposed alignment, in the context of the
proposed development portions, is schematically indicated in Diagram 7 below. The alignment
options are thus either the yellow line indicated, or an alternative where the route follows the corner
formed by the white line instead of the yellow corner formed, with roundabouts provided at positions
along the route.
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Diagram 7 : Proposed road link between Die Boord and Techno Park traversing the subject property

Detail on the road width, lane layout, etc. will be determined during further design stages.

5. PARKING

Parking will be addressed during further design stages, but will be provided in line with the
requirements of Stellenbosch Municipality.

6. PUBLIC- AND NON-MOTORISED TRANSPORT

As mentioned, detail on the layouts will be addressed during further design stages. However, it is
anticipated that public transport embayments will be required along the road traversing the subject
property, especially at the intersections of the accesses to the development clusters/portions.

Similarly, accommodation for non-motorised transport (NMT) is anticipated to be required along at
least the road traversing the property. The NMT provided traversing the site will also be linked to the
surrounding facilities in line with the proposals included in the NMT Master Plan of Stelienbosch
Municipality. An extract of the said plan is indicated below, with the green lines traversing the subject
property (between Van Reede Road and Techno Park) indicating proposed Class 2-NMT routes:
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Diagram 8 : Stellenbosch Municipality’s NMT Master Plan extract (with notes)

As per the abovementioned NMT Master Plan Report, the following is applicable to Class 2 routes:
“Path which is located within the road reserve, located adjacent to the road way on the same
alignment, but separated from the road way by level difference and / or kerb and reserved for either
cyclists only or shared by pedestrians and cyclists. This is commonly referred to as a cycle path”.

Page 10 of 11




7. CONCLUSIONS

From the above it can be concluded that, with the Techno Park Link Road (between Techno Park and
Adam Tas Road — currently a pending requirement to be implemented by Stellenbosch Municipality)
in place, sufficient capacity would exist to accommodate the development of the subject property.

During further development applications, TIA/TISs will be required to address detailed road upgrades
required, based on a refined development proposal for the subject property.

We trust that the Traffic Impact Statement will be to your satisfaction and will gladly provide any
additional information required on request.

Yours faithfuly,
|' //l /u.ewn-.\j-}"-
.’\_;'{‘_;_. ‘;I

Compiled By: Yolandi Obermeyer (B Eng)

UDS AFRICA

africa

Attachments:
Locality Plan

Zoning Plan {nuvorm)
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Appendix 1 — DRAWINGS

C 20001/ 130/ A Bulk Sewer Connections
C 20001/ 120/ A Bulk Water Connections



1. INTRODUCTION

Fleurbaai (Pty) Ltd appointed INTEGRATE Structural and Civil Engineering (Pty) Ltd as the
Consulting Engineers for the proposed development of Farms Fleurbaai 1040 and Libertas
1480, Stellenbosch and to compile a Civil Engineering Services Report.

The services report has been compiled based on the Site Development Plan as prepared by
FIRSTPLAN Town and Regional Planners with Urban Design input from URBA as well as the
following specialist studies that have been commissioned to assess the suitability of the site
for the intended development from an Engineering perspective:

o Traffic Impact Assessment by ICE Consulting Engineers.

e Electrical Infrastructure Services Report by CKR Consulting Engineers.

Meetings were also held with the Engineering Department at the Stellenbosch Municipality
on 18 November 2020 and GLS Consulting Engineers on 19 November 2020 to obtain
confirmation of spare capacities in the external bulk water supply and sewerage.

The above studies are contained in separate reports and forms part of the main rezoning
application.

2. PROJECT DESCRIPTION AND DEVELOPMENT PROPOSALS

The project consists of the rezoning of Farms Felurbaai 1040 and Libertas 1480 from
Agricultural and Rural Zone to Subdivisional Area to allow for a Mixed-Use Zone. The
Development Proposals will include 1241 Single and Group Housing Residential
Opportunities as well as other development opportunities such as Offices and Retail with a
footprint of 13 138 m2 and Cultural and Institutional facilities with a footprint of 9 408 m2. 2

The proposed approximate positioning of the development proposals are indicated on the
Site Development Plans compiled by FIRSTPLAN Town and Regional Planners and is
contained in the main rezoning application document.

3. SITE GEOMORPHOLOGY AND GEOLOGY

A comprehensive Geotechnical Investigation will be undertaken by Professional Geologists
and the findings will guide the foundation and structural design of the buildings as well as
the design of the Civil Infrastructure. No adverse underground conditions are expected.




4. CIVIL ENGINEERING INFRASTRUCTURE DESIGN
PARAMETERS

The internal and external civil infrastructure will be designed to comply with the minimum
standards contained in the “Guidelines for Installation of Engineering Services in Residential
Areas”, also known as the “Blue Book”, as well as, standards and requirements of the
Department of Water Affairs (DWA), the Stellenbosch Municipal Guidelines and Standards,
and the Provincial Roads Engineer.

All construction drawings will be subject to approval by the Stellenbosch Municipality prior
to construction.

5. ROADWORKS

5.1. Traffic Impact Assessment

A comprehensive Traffic Impact Assessment (TIA) was undertaken by the
ICE Group (Pty) Ltd. and is contained in the main rezoning application document.

5.2. Internal roads

Internal roads will be surfaced with a combination of tar, paving and cobbling to suite the
architectural theme. The road widths will be determined by the expected generated traffic
and traffic calming measures will be implemented throughout to create an environment
safe and inviting for pedestrians and cyclists.



6. POTABLE WATER

Meetings were held with the Stellenbosch Municipality Engineering Department on
18 November 2020 and GLS Consulting Engineers on 19 November 2020 to obtain
confirmation of spare capacities in the external bulk water supply system to serve the
proposed development.

It was confirmed that adequate spare capacity exist in the Raw Water Supply, Water
Treatment, Potable Water Storage and Conveyance Systems to supply the development.
The External Bulk Connection Points are indicated on appended Drawing
Nr.C 20001/ 120/ A, Bulk Water Supply Layout.

The Annual Average Daily Demand ( AADD ) of the proposed development is calculated as
1,04 M { /day with an Instantaneous Peak Flow of 57 ¢/ s . The development will be
supplied by two pressure zones from the Paradyskloof Reservoir with a TWL of 191,8 MSL
and the Papegaaiberg Reservoir with a TWL of 137,1 MSL .



7. SEWERAGE

The Annual Average Daily Wet Weather Flow { AADWWF ) of the development is calculated
as 0,94 Mt/ day .

Meetings were held with the Stellenbosch Municipality Engineering Department on 18
November 2020 and GLS Consulting Engineers on 19 November 2020 to obtain confirmation
of sare capacities in the external sewerage system to serve the proposed development.

It was confirmed that adequate spare capacity exist in the External Bulk Sewage Conveyance
System as well as the Sewage Treatment Works to serve the proposed development.

The External Bulk Connection Points are indicated on appended Drawing
Nr.C20001/ 130/ A, Bulk Sewer Connections.

The connection points are described as follows;

e The existing malfunctioning Baltron Sewage Pumpstation in Technopark will be
abandoned and effluent will be diverted to connect with the proposed internal
reticulation under gravity.

e A gravity connection will be made onto the existing Kleingeluk Gravity System.

e A gravity connection will be made to onto the existing Die Boord Gravity System.

¢ A new Pumpstation will be built on the lowest portion of the site to serve portions of
the development that cannot gravitate to either the Kleingeluk or Die Boord gravity
systems. The rising main will cross the Eerste River, either by attachment to an
existing bridge crossing or via trenchless crossing at depth and will be installed in the
existing servitude registered for the recently installed 355 mm dia De Zalze Sewer
Rising Main. The approximate performance figures of the proposed pumpstation is

as follows;
e Peak Incoming Flow : 35¢/s
e Pumping Rate : 45¢/ s
e Starts / Hour: 5

e Rising Main Diameter : 250 mm

The performance figures will be finalized once the development proposals have been fixed.



8. ELECTRICITY

An Electrical Engineering Services Report has been compiled by CKR Consulting Engineers,
and forms part of the main rezoning application.

9. STORM WATER

Stormwater run-off upto the 5 year storm event from hardened areas will be collected via
catchpits and inlet grids and conveyed via a combination of open concrete channels and
underground concrete pipework. The existing farm dams will be utilized as retention ponds
to not exceed the predevelopment runoff rates, intercept solids and provide water polishing
prior to release to the Eerste River. Adequate escape avenues exists for storms exceeding
the S year event.



10. CONCLUSION

INTEGRATE has investigated the proposed development layout and engineering constraints
of the site and are satisfied that the site is suitable for the intended development from an

engineering point of view.




Appendix 1

Drawing Nr. C 20 001 / 130 / A Bulk Sewer Connections
Drawing Nr. C20 001 /120 / A Bulk Water Connections
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ANNEXURE 18:
ELECTRICAL SERVICES REPORT



INNOVATION

OPTIMISATION
PRECISION
CONSULTING ENGINEERS
Our Ref: Libertas Development 25 June 2021

Reset Properties (Pty) Ltd
Oudebank Building

Bird Street

Stellenbosch

7600

Attention: Mr Conrad Burke

REMAINING EXTENT OF FARM 1040/0, 1480/0, 374/2 & 371/2 — ELECTRICITY
DEMAND REQUIREMENTS AND AVAILABILITY

CKR Consulting Engineers were requested by Reset Properties (Pty) Ltd to determine what the Electrical
demand will be for the proposed development and what Electrical capacity is available from Stellenbosch
Municipality. We report as follows.

Libertas Development
No QTY VA
Pr_ecipct_ A
1 Housing 724 4040 2 924 960,00
2 Retail / Offices 10666 80 853 280,00
3 Cultural / Institutional 9408 80 752 640,00
Total Precinct A 4 530 880,00
Precinct B
1 Housing 510 4040 2 060 400,00
2 Retail / Offices 1472 80 117 760,00
3 Cultural / Institutional 0 80 0,00
Total Precinct B 2178 160,00
Precinct C
1 Housing 7 6000 42 000,00
2 Retail / Offices 0 80 0,00
3 Cultural / Institutional 0 80 0,00
Total Precinct C 42 000,00

JOHANNESBURG DURBAN PRETORIA CAPE TOWN BANGALCRE DUBAI

www.ckr.co.za



Precinct D L - T o —

1 | Housing 0 |_6000 S 0,00
2 Retail / Offices 1000 80 80 000,00
3 | Culiural / Institutional o | & | 0,00

| Total Precinct D ) 80 000,00
| Totalva | | ~ 6831040,00
Diversity Factor 085 B ) 5806 384,00

Total KVA ... 5806,384

Total MVA 5,806384

Based on the above calculations for the current development proposal done by Urban Design dated May 2021
an Estimate of 5.8MVA will be needed for the development which will be done in different phases.

Stellenbosch Municipality has confirmed on 13 October 2020 that they have 1MVA available form Golf
Substation for the first phase of the development, once formal Electricity applications are made planning will
start to upgrade this figure.

Yours Faithfully

Senior Engineer

CKR Consulting Engineers Page | ii



Number, Project Name

CKR Consulting Engineers
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Market viability assessment and socio -economic implications
associated with the Libertas Farm development with specific
reference to Stellenbosch Town

~ & Google Earth
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Consultative Document
This report consists of 69 pages

Report prepared for TV3 Architects and Town Planners

Dr. Jonathan Bloom
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PO Box 12814, Die Boord, Stellenbosch, 7613
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Executive Summar

Nature and Scope of the project

The Libertas Farm development is conceived as a mixed-use development of £150 ha located in an area
that forms part of Libertas Farm, abutting Technopark, Die Boord and the Droodyke area. Libertas Farm
is also in close proximity to the R44 (linking Stellenbosch and Somerset West) and Baden Powell Drive.
The envisaged Technopark Link Road will link Baden Powell and the R44, whereas the development
area will link to the Technopark Link Road on the southern side of the project.

The objective of the study is to consider the scope of the project, its impact and relevance based on four
pillars that cover (1) the market from a demand and supply perspective; (2) the socio-economic impacts
from an income and employment perspective; (3) municipal revenues and charges; and (4) the fit for

purpose.

The Libertas development covers the following scope of land uses:

e A total of 30 single residential erven of + 4 500 m2, 470 erven of £ 700m2; 300 erven of + 500m?2
and 775 erven of + 140 m2.

e Retail of + 15 000m? and offices of +78 000m2 is also envisaged together with a school of
approximately 135 classrooms and associated infrastructure

e Private open space of 15 ha plus.

The Libertas project caters for the middle to high-income segment of the market and is aimed at the
following income brackets:

e R202 451 -R809 802 per annum income {units between R600 000 and R2 million)
e R809 203 - R1.6 million per annum income (units between R2.5 million and R4 million)

¢ R1.6 - R3.2 million per annum income (units between R4.5 and R8 million)

Libertas offers a scope of housing that addresses various emerging trends related to demand for
housing, for which the key trends are lifestyle, proximity, availability of key infrastructure, access and
transport. The proposed housing is intended to attract millennials and persons that work in
Technopark, at the surrounding commercial enterprises and the surrounding area. The properties will
be sold on an own-title basis and for the purposes of this analysis, are aligned in terms of the
classification adopted by the Stellenbosch Municipality for the levying of development charges. The
project also offers and addresses the need for commercial space in the form of community retail and

offices.

This report adopts an economic perspective related to supply and demand, and the need to deliver
benefit to the local economy and jobs to people. In order for the project to be fit for purpose, broad
market and socio-economic criteria need to be considered. With some limited variance, Libertas should
fall within the demand forecasts for different housing types in Stellenbosch Town, must offer socio-
economic benefits to locals and ensure that the Municipality is able to consider the project from both a
financial, policy and planning context. Stellenbosch Town includes and is defined as central
Stellenbosch, Jamestown, De Zalze, Onder-Papagaaiberg, Kyamandji, Cloetesville and Idas Valley.




Key outcomes

Stellenbosch housing trends

Higher priced houses have emerged as a trend in Stellenbosch Town over the period 2008 to 2017 and
current supply is unable to meet the demand in the higher price segment. If this trend continues,
average equilibrium prices and price points will increase and due to the lag in provision of supply or
curtailing supply together with the inelasticity of supply, no integration of various housing typologies
in development will be possible. The only way to reduce the average equilibrium price for houses is to
permit development that underpins market demand for a range of housing typologies and implement
policies that make it attractive for developers and investors to provide in the need for different types of
housing.

A total of 17 301 units form part of the estimated demand over the next 20 years, i.e. 9 277 houses
smaller than 80 m2, 2 793 houses larger than 80 m2, 2402 flats and 2 829 townhouses. These figures
represents adjusted demand forecasts prepared by Rode and Associates for Stellenbosch Town.
Key salient outcomes from the analysis include the following:

e The current supply is unable to meet demand for all housing types in Stellenbosch Town;

e Sales trends in the Stellenbosch Municipal area suggest a demand for higher priced houses;

o Emerging trends suggest that average equilibrium prices! will increase and continue to increase
in Stellenbosch Town due to the following:

o Limited supply of new development (housing) stock;

o Lag in the provision of supply caused by inelasticity2, which suggests that supply is
unable to meet demand in the short-term, resulting in price increases reaching new
highs, but not rebalancing downward with more additional stock on the market; and

o Continuous and sustained price increases will curtail the opportunity to create and
develop appropriate mixed-use residential projects that offer a range of affordability
options.

e An estimated housing demand of 865 units per annum on average for next 20 years based on
the adjusted Rode forecast:

o 464 houses smaller than 80 m?
o 140 houses larger than 80 m2
o 120 flats

o 141 townhouses

o It is also possible to relate vehicle traffic and employment to future retail, commercial and
industrial development in Stellenbosch Town over the next 20 years as follows:

o 1 additional vehicle will enter Stellenbosch Town for every 53 m?2 of retail, office and
industrial space developed;

o 1 additional employee will originate from outside Stellenbosch Town for every 45
m2 of Gross Lettable Area (GLA)3 developed

o 1 additional employee would reside in Stellenbosch Town for every 27 m? of GLA
developed (given the percentage of persons that commute for employment purposes)

1 Average equilibrium price is the average price over a period where the demand for property and supply of property are
in balance.

2 Supply is price inelastic if a change in price causes a smaller percentage change in supply, i.e. the supply of a few
properties results in a greater increase in the price due to demand exceeding supply.

3 Gross lettable area (GLA) is the amount of floor space available to be rented in a commercial, retail or industrial

property.
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e Atotal of 8 830 people* estimated to be working in Stellenbosch Town by 2036 would form part
of the daily commuting workforce;

e Annual housing need per annum on average over the next 20 years based only on commuters:
o 371 units for middle-income category
o 70 units for high-income category

e Demand for 388 dwelling units from commuters and persons th ide in Stellenbosch

due to future retail, commercial and industrial development based on a 50% take up of the need.

o The average annual demand for houses smaller than 80 m2, flats and small townhouses
ranges from 194 to 241 units.

o The demand for houses larger than 80 m? for the high-income group by 2036 ranges
from 97 to 194 dwelling units on average per annum,

Development Pipeline for Stellenbosch Town

The pipeline of projects envisaged by developers for Stellenbosch Town has an envisaged rollout over
the next 10 years. Although the pipeline does not necessary include all projects, indications are that
approximately 9 575 units are envisaged to form part of planning concepts and applications over the
following 10 years. The table below provides an indication of the percentage contribution of the
pipeline projects to the Rode adjusted forecast per housing type and the contribution of each housing
type to the total number of units. The results indicate that the Development Pipeline would
contribute 55,34% of the total units to the adjusted Rode demand forecast.

Houses smaller than 80 m? 43,62% 42,27%
Houses larger than 80 m? 2793 2860 102,40% 29,87%
Flats 2402 1130 47,04% 11,80%
Townhouses 2829 1538 54,37% 16,06%
Total units 17 301 9575 55,34% 100,00%

The housing types envisaged for the Development Pipeline all fall within the adjusted Rode forecast,
except for houses larger than 80 m? that exceeds the forecast by 2,40%. A breakdown of the envisaged
supply suggests that 29,87% of housing units supplied over 10 years accrues to dwelling units larger
than 80 m2, which are more aligned with middle to high-income groups; 42,27% to affordable housing
(lower to middle-income groups); 16,06% to townhouses (middle-income group) and 11,80% to flats.

The projects that form part of the pipeline, based on the progressive growth trajectory5 (same growth
trajectory used to demonstrate demand over 20 years), is envisaged to deliver 9 575 units over 10 years,
which is 31,83% more than the forecast over the same period. By year 12 of the forecast period, the
forecasted number of units will exceed the number of pipeline units by 1 156 or 12,70%. In other words,

4 The number of people commuting to work in Stellenbosch Town is based on an estimated daily commuting traffic of
approximately 11527 people less students that emanate from outside of Stellenbosch town which is 25% of the total
on the Stellenbosch campus plus an estimate of people that will live outside Stellenbosch and take up employment from
the future development of retail, commercial and industrial properties over 20 years.

5 Progressive growth implies exponential growth over slightly less than the first half of the 20-year forecast period,
reaching saturation point after about 10 years and tapering off significantly thereafter to flatten out over the last five
years of the forecast period (refer to Section 8.1).
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years (refer to Figure 23 of this Report).

Libertas: Fit for Purpose

Libertas forms part of the pipeline of projects envisaged for Stellenbosch Town by developers over the
next 10 years, The proposed development represents about 13,37% of the total number of housing units
included in the adjusted Rode forecast by 2036, and 16,45% of the total number of housing units
envisaged as part of the project pipeline envisaged by developers.

The following figure® summarises the outcomes of the analysis and alignment with the premise of a fit
for purpose, i.e. whether or not the development projectis able to “tick the boxes” from a socio-economic
perspective, i.e.

¢ The project needs to ensure that potential demand is met from a supply perspective;

e The housing types fit with the need and emerging trends and the housing development
framework of the Stellenbosch Municipality;

¢ The project does not result in a funds flow deficit for the Municipality in terms of service
infrastructure (which should be covered by DCs);

e The local economy benefits from the development in terms of direct capital expenditure and
backward and forward linkages between sectors; and

¢ Jobs, even on a temporary basis, are created and devolved to locals that are able to work on the
project.

R48,1 l-v;illion@ Property f{ es
‘ compietionin 20 years Jh o'?ncome“

. Development Charges |

| R147,4milion | (5 tranches over 20

— - years)
Direct Investment

%C‘ {in 20
/O in 20 years)

» RS 136 million

Economic Impact
(in 20 years)

(¢]
oO
z . R 958 million
G

\ Direct temporary Jobs
IS L FIT FOR p.a. on average

PURPOSE =
Multiplied

jobs increase
Project Scope

in jobs at
peak of
construction

2491

6 The meso -level represents the linkage between what is envisaged with the development and its contribution to the
residential supply, hence the project has specific implications at a project level to satisfy demand and enhance supply.
The macro -level represents the contribution of the development to the local economy in terms of direct investment in
infrastructure and superstructure, while also having an indirect benefit to the local economy and businesses through
multiplied demand for goods and services required to support the direct investment.
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In terms of demand and supply, the Libertas development would add 1 575 units of stock to the demand
for housing over 20 years. Based on the housing typology envisaged for the project (larger than 80 m2),
this represents 56,39% of the total number of 2 793 units (or one in two units) once the development
is complete and occupied. The development represents a direct investment of R5 136 million that
includes the residential components, community retail, offices and education facility that will generate
Development Charges estimated at R147,4 million in five tranches and property rates of R48,1 million
for Stellenbosch Municipality in Year 20 from residential uses and additional rates revenue from retail

and offices.

Over the duration of the construction period, an average of 1 229 people would directly work on the
project components, including the retail, commercial components and the education facility. All of these
benefits are estimates based on the development of 1 575 dwelling units, offices, retail and education

facilities over the 20-year development period.
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1. INTRODUCTION

1.1 Introduction and objective

The Libertas Farm development is conceived as a mixed-use development of +150 ha located in an area
that forms part of Libertas Farm, abutting Technopark, Die Boord and the Droodyke area. Libertas Farm
is also in close proximity to the R44 (linking Stellenbosch and Somerset West) and Baden Powell Drive.
The envisaged Technopark Link Road will link Baden Powell and the R44, whereas the development
area will link to the Technopark Link Road on the southern side of the project. The objective of the study
is to consider the scope of the project, its impact and relevance based on four pillars that cover (1) the
market from a demand and supply perspective; (2) the socio-economic impacts from an income and
employment perspective; (3) municipal revenues and charges; and (4) the fit for purpose.

Dr Jonathan Bloom of Multi-Purpose Business Solutions was appointed to prepare a market demand
and supply assessment to align the supply of housing units envisaged by the Libertas Development with
the future demand for residential dwelling in Stellenbosch Town. For the purpose of this report,
Stellenbosch Town includes central Stellenbosch, Jamestown, De Zalze, Onder-Papagaaiberg, Kyamandi,
Cloetesville and Idas Valley. Although towns and settlements such as Klapmuts, Franschhoek,
Koelenhof, Vlottenburg, Pniel and Kylemore fall within the Stellenbosch Municipal area, they are
considered outside Stellenbosch Town.

1.2 Approach and basis for assessment

The premise for this assessment is based on understanding the fit of the project in the context of several
stakeholders’ inputs used to derive certain outputs and the core outcomes that reflect the scope of the
project in terms of the market and socio-economic benefits. The approach is illustrated in Figure 1.

Absorption Devolution
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Project Scope

Figure 1:  Understanding the fit for purpose of the Libertas Development
Source : Multi-Purpose Business Solutions

. 2R
multipurpu»@
T rrsokibo




The terms used to contextualise the fit for purpose principle illustrated in Figure 1, are discussed below.

¢ The project scope underpins the market represented by the interaction between demand and
supply, together with the socio-economic implications that inform the fit of the project for the
intended purpose.

e The meso-level represents the linkage between what is envisaged with the development and
its contribution to the residential supply, hence the development has specific implications at a
project level to satisfy demand and enhance supply.

e The macro-level represents the contribution of the development to the local economy in terms
of direct investment in infrastructure and superstructure, while also having an indirect benefit
to the local economy and businesses through multiplied demand for goods and services
required to support the direct investment.

e The Municipality is the enabler and benefits in the form of an increase to the rates base.
Development Contributions {DCs) are received from developers to fund external bulk service
provision. The DCs for the purposes of understanding the linkages, equate to the need for
external bulk services, although the infrastructure requirements would be unique to each
project and require a project-specific assessment.

e In order to assess whether a development is fit for purpose, it must satisfy the need, i.e.
demand, contribute to the socio-economic fabric of the municipal area by adding income to the
economy and creating jobs, while also benefiting the Municipality, i.e. create a mutual symbiosis.

o Absorption is premised on the ability of the market to take up the supply provided by a project
once completed. Notwithstanding, a need also exists to ensure acceptable levels of devolution
of the socio-economic benefit that accrue from the project to the intended beneficiaries. This is
a continuous and dynamic process and should be considered in the context of the overall supply
of development linked to different land uses.

1.3 Nature and scope of the project

The Libertas development covers the following scope of land uses:

¢ Thirty single residential erven of + 4 500 mZ, 470 erven of + 700m?; 300 erven of + 500m?2 and
775 erven of + 140 m2,

e Retail of + 15 000m? and offices of +78 000m? is also envisaged together with a school of
approximately 135 classrooms and associated infrastructure

e Private open space of £15 ha plus.
The total land extent for the proposed development is +150 ha with 1575 residential units, retail,

commercial and education land uses. A provisional layout (bubble chart) of the proposed Libertas
development is illustrated in Figure 2.

The properties will be sold on an own-title basis and for the purposes of this analysis, are aligned in
terms of the classification adopted by the Stellenbosch Municipality for the levying of development
charges. In terms hereof, 30 units are considered as single residential erven of larger than 1000m?; 470
single residential erven of larger than 500m2; 300 single residential erven of larger 250m2 and 775
single residential erven of smaller than 250m2,
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Figure2: Site development plan for the Libertas development in the context of Technopark, the

Golf course, Die Boord, commercial buildings and adjacent farmland
Source: TV3 Architects and Town Planners, 2019
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2. RESIDENTIAL MARKET TRENDS

The residential market refers to land uses associated with human habitation, including housing or
dwelling units. Residential use can vary in typology, density, tenure, structure, layout and affordability.
It should, however, be noted that “residential” does not include hotels or guesthouses, which are defined
as “short-stay” accommodation.

Residential property in South Africa has experienced slow, but steady growth in recent years, reporting
a rise in activity as well as ongoing demand for housing, especially in the Western Cape. Demand for
residential property in the major metropolitan areas and specific geographical areas and nodes in close
proximity, has outstripped supply and thus created a seller’s market in cities like Johannesburg and
Cape Town. A continuous lack of medium-income (affordable) housing options remains a key feature of

the marketplace.

2.1 Housing demand and supply challenges for urban areas

The long-term home densification process is expected to continue as the long-term effective scarcity of
urban land increases, semi-gration to the Western Cape continues; price increases in the Western Cape
and especially the Winelands areas (including Stellenbosch) continue and increase in real terms
although a recent flat-lining trend has emerged. The key challenges emanating of this rising urban land
scarcity and according to the FNB Property Barometer (2017), which are relevant to Stellenbosch Town

in particular, include the following:

e Creating safe open public spaces to largely replace the private space and amenities that many
used to have on their own properties;

e Improving the health of the household sector in the face of declining physical activity, partly as
a result of less open space;

¢ Creating mass public transport systems to reduce the myriad of costs associated with transport
congestion;

e Designing lifestyle developments that could be attractive to highly skilled labour, which can be
attracted or repelled by lifestyle aspects, implying that urban design is key;

e A key driver is the competitive advantage of an area, which is reinforced by semi-migration
trends, regional significance and the status of Stellenbosch Town as a key player in the Cape
Winelands district;

e Zoning for densification in certain areas, notably along transport corridors, and preventing
densification in other areas; and

e Improving key infrastructure and facilities such as water/sewage, schools and hospitals in
existing areas to keep up with growing demand per area as densification occurs,

2.2 Housing design trends

The need for housing is also influenced by the nature and scope of properties and top structures.
Consequently, demand needs to be aligned with factors such as economic growth, disposable income,
debt levels and affordability criteria, which are essential for development in Stellenbosch Town,

If past trends were replicated in the future, then according to the FNB Barometer (2017}, the nature and
scope of housing would reflect the following:




Size of average full title stands is decreasing;

Building size over the long-term appears to be decreasing, but not as rapidly as average stand
size;

Sectional title options will remain significant with a declining trend in full-title options;
Luxuries will be reduced in order to address the long-term decline in home affordability;

Percentage of homes built with swimming pools will drop dramatically in terms of water
shortages and tariff increases;

“Non-essentials” are being increasingly done away with in new buildings, such as a study and
dining room;

Declining fertility rates and a smaller average size of households have also contributed to the
demand for smaller sized homes with fewer bedrooms; and

Even the previously most popular 3-bedroom home category has seen some decline, with 2-
bedroom homes apparently favoured over 3-bedroom homes.

2.3 Millennials housing market segment

Millennials {also called Generation Z-ers) make up one third of the global population. There is a debate
about when Generation Z starts, but they were typically born in the 1990’s or 2000’s. As millennial
consumers approach their peak earning years, a significant percentage is searching for their first home.
This particular generation’s needs and preferences are quickly becoming the driving force in the
property market,

Millennials are tech-savvy and need to connect with people and products, which mean that they have to
be engaged through technology, are more entrepreneurial and ambitious than previous generations,
with many of them expecting to own a company. In order to understand the housing typology that this
segment would demand, it is important to understand what millennial home buyers search for and
prefer in their first home (Source: 5-things-millennials-want-in-a-new-home):

Homes that are ‘ready to go’ - newer homes that are ready to move in, are convenient and
have the “ready-to-go” factor address the needs of millennial home buyers;

Open layouts and multi -functional interiors - fewer partitions and walls, eating meals at the
kitchen table (not at the dining room) and a multi-media room or gaming room;

Energy efficiency and green living - convenience and efficiency with smart homes delivering
these aspects. Millennials identify themselves as environmentally-conscious, preferring a
sustainable lifestyle with a low carbon footprint;

Technologically equipped homes -a connected smart home that includes electronic access,
keyless locks, interconnected doorbells, mobile-controlled security systems, voice-activated
assistants, etc.; and

Millennials’ buying and selling activity is more frequent than other age groups, which is also
having a noticeable impact on property values, particularly in areas that offer great short-term
potential and fulfil a few key lifestyle needs. Demand for properties in areas where buyers can
live, work, play, eat and shop - all practically within acceptable walking or driving distance of
their homes are key (Source: rise-of-the-millennials-a-property-revolution/24370).

o,

R
- - = ——_ . p el mulﬂpurp@
- = . - - = ] ko Solytans /

15



3. STELLENBOSCH HOUSING SUPPLY MARKET

Notwithstanding the economic downturns and political upheaval of the recent past, we have witnessed
continuous growth in and around the City of Cape Town (the “CMA”} and the Cape Winelands region.
The rate of urbanisation and trends such as semi-gration have influenced the demographics in the target
area and have contributed to an increase in inherent value of land on the perimeter of the CMA and in
nearby towns such as Paarl, Stellenbosch and Franschhoek. In addition, ever-increasing traffic
congestion and worsening public transport services are prompting a greater focus on mixed-use/live-
work-play developments on the periphery of the CMA and in the growth nodes (such as Stellenbosch)
in close proximity to the CMA.

3.1 Trends in housing sales in Stellenbosch

Stellenbosch Town is a unique case when analysing the trends in house and flat sales, which is illustrated
in Figures 3 and 4 for the period 2008 to 2018. The more important take-out of the analysis is to
understand the value ratio derived by Multi-Purpose Business Solutions as an indication of supply and
demand reflected in the average selling price. A high ratio can be interpreted as properties that are being
sold at higher average prices in relation to the number of units sold. This could imply a willingness to
purchase higher-priced properties or a scarcity in certain market segments, i.e. a supply constraint.
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Figure3: Number of housing units sold and the average annual price per unit for the period 2008
to 2018
Source : Prepared from data - Property24.com and own calculations

The value ratio suggests that from 2015 through 2017, higher-priced
houses were acquired from the available supply of houses for sale with a
slight tapering off in 2018. A similar trend occurred in 2012 and 2013,
while 2015 apparently bucked the trend with a significant decrease (65%)
in the average price of houses relative to 2014. The analysis over the
period suggests that Stellenbosch experienced higher value ratios of
above 4,0 over the past 10 years, except in 2011, 2014-2016 and 2018.
Demand for higher priced houses on average is evident and it appears that
supply is unable to meet the demand in the higher price segment.

Average selling price (R'000)



If the emerging trends illustrated in Figure 3 would continue, average
equilibrium prices for houses will increase due to the following reasons:

» Limited supply of new development stock;

» Lag in provision of supply due to inelasticity; and

» No or limited integration of various housing typologies in developments.
The only way to reduce the average equilibrium price or price points for
residential dwellings is to permit development that underpins market

demand for a range of housing typologies and implement policies that make
it attractive for developers and investors to provide in the need for housing,

3.2 Trends in flat sales in Stellenbosch

The prices of flats have remained range bound from 2008 to 2013, as illustrated in Figure 4. Thereafter,
the average price increased by 70,34% over the period 2013 to 2018, suggesting a tapering offin supply.
Clearly, demand outstripped supply, hence a higher price equilibrium, which is also evident by a value
ratio of 4,18 in 2018, the highest recorded figure over the period covered in the analysis.
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Figure4: Number of flats sold and the average annual price per unit for the period 2008 to 2018

Source: Prepared from data - Property24.com and own calculations

3.3 Residential housing market stock

The residential market within Stellenbosch Town is mainly driven by households attracted by the rural
lifestyle of the area, which is known for its beauty and unique quality of life. Demand for residential
development is most active in Stellenbosch Town. Various factors are driving this market, including
quality of life and Stellenbosch University, which is attracting students from across South Africa (and
foreign countries) to the area. The student accommodation market is driving investment opportunities
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such as buy-to-let, and this market has seen significant growth specifically in the Stellenbosch area.
Figure 5 indicates sales in the Stellenbosch residential market over the past year.

B Freehold in Estate
® Sectional Scheme in Estate
¥ Freehold

W Sectional Scheme

Figure5:  Stock of Stellenbosch residential units for different ownership options
Source : Lightstone data

The largest percentage of the current housing stock comprises of freehold properties (49.1%), followed
by sectional scheme properties (32.2%) and freehold developments in estates (17.6%). The current
residential sales market within the Stellenbosch area is mainly based on repeat sales, which indicates
few new entrants into the market and a lag in or inelasticity of supply.

Estate agents in Stellenbosch indicate that residential property prices in Stellenbosch Town have been
increasing, but lower growth rates are currently experienced in a dismal economic environment.
Notwithstanding, increasing prices can mainly be attributed to the limited stock available to serve the
high demand for residential units. Residents within the Western Cape (specifically Cape Town and
Stellenbosch) as well as Gauteng purchase the majority of properties in Stellenbosch Town. Estate
agents also indicated that properties are mainly purchased as a primary residence, but there is also a
growing trend to purchase investment properties (specifically focussed on the student accommodation

market).

3.4 Residential housingsupply

The supply analysis entails research into the existing and the future planned residential units within the
Stellenbosch area and specifically for Stellenbosch Town. The existing supply and possible future
additions are indicative of the effective supply of residential units in the market.

Based on Census 2011 data and building plans completed between 2012 and 2016, it is estimated that
the current supply of residential units in the Stellenbosch Municipal area is approximately 35 000 units.
These residential units are distributed according to income categories as illustrated in Figure 6.
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Figure 6:  Supply of residential dwelling units based on household income categories
Source: Statistics South Africa and own calculations

Figure 7 illustrates the distribution of residential nodes throughout Stellenbosch Town (residential
nodes are indicated with yellow, orange and pink areas).
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Figure 7:

Distribution of residential nodes within Stellenbosch Town with an indication of the
location for the Libertas development

Source: Mapable Database: Land Cover, 2016
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3.4.1 Approved plans for residential development

Figure 8 illustrates the building plans passed by the Stellenbosch Municipality for the Municipal area. In
the absence of specific nodal data for different towns within the Stellenbosch Municipal area, a need
exists to apportion a part of building plans passed to Stellenbosch Town. The approach adopted is based
on the proportional historic land take-up over the period 2000-2015 for different towns within the
Stellenbosch Municipal area. For the purposes of the analysis, this mechanistic method assumes that
historic land take-up will be maintained. Over the stated period, Stellenbosch Town accounted for 60%
of the total take-up of land for residential purposes. The percentage is applied to building plans
approved for the municipal area and assumes an alignment between the historic take-up of land and
building plans passed for the different housing typologies.

The average number of square metres passed by the Stellenbosch Municipality per annum over the
period 2007 to 20167 for dwellings units smaller than 80 m2, dwelling units larger than 80 m?, flats and
townhouses was 5 345 m2, 44 432 m?, 9 342 m2 and 1 540 m2, respectively. The classification is based
on standards of reporting by Municipalities as required by Statistics South Africa. Large standard
deviations for housing types suggest that significant fluctuations occur from year to year. This is also
evident in Figure 8.
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Figure 8:  Building plans approved by the Stellenbosch Municipality per housing type per annum
for the period 2007 to 2016 '
Source: Statistics South Africa

7 The latest building statistics report issued by Statistics South Africa is 2016 refeased on 29 August 2018
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The square meterage of building plans approved for different housing types on an annual basis from
2007 to 2016 for Stellenbosch Town is indicated in Table 1.

Table 1: Estimated square meterage of building plans passed for different housing types on
annual basis from 2007 to 2016 for Stellenbosch Town

<80m2 Building plans approved >d'a'n2 Building plans approved
Year| Totalm® |Annual % | % Total Year | Annual m z| Annual % | % Total
2007 9 0,34% 0,24% 2007 37969 16,49% 94,96%
2008 5112 18,31% 12,11% 2008 34243 14,87% 81,13%
2009 605 2,17% 2,24% 2009 17386 7,55% 64,45%
2010 238 0,85% 1,28% 2010 13014 5,65% 70,06%
2011 420 1,50% 1,76% 2011 18809 8,17% 78,61%
2012 952 3,41% 3,70% 2012 15772 6,85% 61,38%
2013 6120 21,92% 16,83% 2013 21556 9,36% 59,29%
2014 7043 25,23% 15,35% 2014 32598 14,16% 71,03%
2015 7329 26,26% 12,82% 2015 38860 16,88% 67,96%
2016 4157 14,89% 8,81% 2016 36383 15,80% 77,15%
Total 27914 100,00% 8,81% Total 230 206 100,00% 72,67%
Flats Building plans approved Townhouse s Building plans approved

Year| Totalm? |Annual% % Total Year Totalm” |Annual % % Total
2007 1919 3,74% 4,80% 2007 0 0,00% 0,00%
2008 2854 5,56% 6,76% 2008 0 0,00% 0,00%
2009 8016 15,62% 29,71% 2009 970 13,16% 3,59%
2010 5323 10,37% 28,66% 2010 0 0,00% 0,00%
2011 3412 6,65% 14,26% 2011 1285 17,43% 5,37%
2012 8971 17,48% 34,91% 2012 0 0,00% 0,00%
2013 4267 8,32% 11,74% 2013 4411 59,87% 12,13%
2014 6254 12,19% 13,63% 2014 0 0,00% 0,00%
2015 10293 20,06% 18,00% 2015 703 9,54% 1,23%
2016 4745 9,25% 10,06% 2016 1871 25,40% 3,97%
Total 51309 100,00% 16,20% Total 7368 100,00% 2,33%

Source : Statistics South Africa and own calculations

These figures were used to generate the average number of dwelling units per housing type per annum
for an assumed house size shown in Table 2, and aligns with the analyses and metrics applied
throughout this assessment. The building plans passed for Stelienbosch Town indicate that, assuming
that these plans translated into completed buildings, the annual average supply from 2007 to 2016
included 40 units of 80 m?, 103 of 260 m?, 123 flats ¢f 40 m2 and 7 townhouses of 130 m?2,

Table 2: Number of dwelling units per annum based on average m 2 per housing type for
Stellenbosch Town from 2007 to 2016

Smaller than 80 m2 ] 80

Larger than 80 m? 260 103
Flats 40 123
Townhouses 130 7
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3.5 Development “Pipeline”

A need also exists to factor residential projects into the equation that are in the planning stages or in
different phases of the process from conceptualisation to pre-approval (prior to plans being approved
by the Municipality). This data should be considered in the broader context of the analysis, do not
necessary include all envisaged residential projects, are merely estimates of known projects, but do
offer some indication of future supply based on a need perceived by developers.

Our research suggests that based on the housing typology adopted throughout this assessment, the
envisaged supply for dwelling units covers an estimated period of 10 years with a split based on three,
five and ten-year occupation periods. Figure 9 indicates an estimate of the number of units per housing
type based on the three envisaged occupation timeframes.
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®Single (>80m?)  mAffordable (<80m2) @Townhouse M Flats

Figure9: Envisaged supply of different housing types for three occupation timeframes

Note: Estimates for the project pipeline include the Libertas Pproject assessed in this report. The categories of dwelling
units are based on the residential classification used by Statistics South Africa to ensure the necessary alignment

Source : Various

The envisaged supply of all housing types suggest that from 2020, occupation of
684 units (7,15%) is envisaged over the first 3 years; 3 786 (39,54%) for
occupancy over the first 5 years; and 5 105 (53,32%) for occupancy over the first
10 years. The total number of units envisaged to be supplied over the following
10 years, is approximately 9 575. A breakdown of the envisaged supply is
indicated in Table 3, which suggests that 42,27% of housing units supplied over
10 years accrue to dwelling units larger than 80 m2, which are more aligned with
middle to high-income groups; 29,87% to affordable housing (lower to middle-
income groups);16,06% to townhouses (middle-income group); and 11,80% to
flats.

Table 3: Percentage contribution to potential supply for three occupation periods
3 years 13,20% 0,00% 5,88% 5,44%
5 years 29,63% 41,26% 60,13% 47,28%
10 years 57,17% 58,74% 33,99% 47,28%
Total 100,00% 100,00% 100,00% 100,00%

Percentage per housing type 42,27% 29,87% 11,80% 16,06%




In order to estimate the need and subsequent demand for housing in Stellenbosch Town, an
understanding of two terms are required. The need for housing from an economic perspective refers
to a want or is simply something that people desire to have, which they may (or may not) be able to
obtain. Demand is an economic principle that describes a consumer's desire and willingness to pay a
price for a dwelling unit and is able to do so, i.e. affordability, which is the conversion of “latent” demand
{or the need) into effective demand.

The analysis focuses on two inputs required to understand and assess potential demand for housing in
Stellenbosch Town, namely a forecast over 20 years of land take-up translated into demand by Rode
and Associates (“Rode”), and commuter traffic entering Stellenbosch from different directions on a daily
basis (the “cordon counts”). The latter would be used to understand whether the demand forecasts by
Rode as adjusted could accommodate the potential need and subsequent demand from persons
commuting to Stellenbosch on a daily basis.

4.1 Demand f_gr residential accommoda_tion in Stellenbosch Town

The Draft Municipal Spatial Development Framework (MSDF) (2019) refers to the Urban Development
Strategy prepared by Rode and Associates in 2017. Reference is only made to indigent housing and
housing of less than 80m?2 as defined by in Section 4.1.1. No consideration is given to middle and higher
income housing or acknowledgment of the demand that exists in this market segment. This oversight
is stated in the following extract as a passing comment in the Draft MSDF.

“It is evident that there is more than enough land to accommodate the indigent housing need. Although
itis obvious that the market demand for development (for housing, commercial and industrial demand)
also requires consideration in the MSDF, it is argued that providing housing opportunities (in whichever
form) for the indigent is critical, whereas the municipality can exercise it discretion when considering
market driven applications and thus have more control over the supply-side. In any case, it is evident

that there is also sufficient opportunity for market driven development (p. 46)[ but only at the
discretion of the Municipality].

This statement is contradictory as no provision is made in the MSDF for middle and higher income
market segments and appears more to be passing statement to appease developers.

Notwithstanding, the focus of the Rode forecasts stated in the UDS for the purposes of this report is the
land take-up associated with houses larger than 80 m2 and flats/townhouses as defined by Statistics
South Africa. Several scenarios were developed by Rode to reflect different outcomes of possible future
land take-up to address the housing demand for Stellenbosch Town over 20 years until 2036 and is
acknowledged in the Draft MSDF.

4.1.1 20 -Year forecast in demand for housing
The FNB Property Barometer categorises houses in one of three categories: “Small-Sized Segment that

include homes from 20 m2 to 80 m?, the “Medium-Sized Segment”, which include homes from 80 m2 to
230 m?, and the “Large-Sized Segment" that include homes from 230 m2 to 800 m2 (http: waw.mhe

Town houses would most likely be classified as part of the Medium-sized segment in terms of the FNB
classification. Statistics South Africa defines townhouses as multiple, medium-density dwelling units
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including cluster housing, group housing, simplexes, duplexes, triplexes and other similar dwelling units
that are usually grouped together, with one level of each unit on ground level
(http://www.statssa.gov.za/publications/P50411/P50411September2017.pdf).

The house-size trends emerging from the FNB Property Barometer also suggest that a move to smaller
houses is gaining momentum, which is reflected in the building statistics of houses completed in the
Western Cape. Stellenbosch could be considered an outlier in terms of the split between townhouses
and flats, but it is not beyond the realms of possibility that such a trend could emerge in Stellenbosch
for new developments based on market need and affordability.

A linear regression equation is fitted to historic data of the square meterage of completed
flats/townhouses and houses larger than 80 m? to reflect a Business-as-Usual scenario®. A long-term
trend line is used to extrapolate the demand for these property types for 20 years until 2036. This
mechanistic method of trend extrapolation assumes that over the forecast period, demand will continue
to grow at the constant growth rate implied by the fitted linear trend line. Alternatively, the method
assumes growth in the demand for space (and ultimately dwelling units) is not influenced by economic

factors.

Econometric models were developed to reflect the historic relationship between the square meterage
of completed flats/townhouses and dwellings larger than 80 m?, and macro-economic variables such as
real GDP and interest rates for the Consensus? and Junk?? scenarios. The models were then used to
forecast demand for these property types for the period 2016 to 2021. For the forecasts beyond 2021,
a long-term trend of completed flats/townhouses and houses larger than 80 m2 is used to extrapolate
the 5-year forecast until the end of the forecast period (2036).

Note that the demand forecast until 2021 (in terms of the macro-economic Consensus and Junk
scenarios) used by Rode for houses larger than 80 m2 and flats/townhouses, is subject to the inherent
assumption that there has historically been sufficient developable land available in the municipal area.
In other words, one therefore assumes that there was no land-supply constraints for development. If
this was not the case, the forecast would be underestimated compared to the potential future demand.

Table 4 provides an indication of the number of units required per housing type as determined by Rode
for the three scenarios in the Stellenbosch Municipal area by 2036. In order to determine a separate
figure for flats and townhouses, a share of 86% of the total net land extent required for flats/townhouse
in 2036 is allocated to flats based on its historic share of demand. Rode determined the number of flats
required by dividing the forecast of land for flats by 78, which is the average size (m2) of flats completed
between 1996 and 2015. The number of townhouses was determined by dividing the remaining share
of the netland extent required in 2036 by 200, which is the average size (m2) of townhouses completed
between 1996 and 2015 in the Stellenbosch Municipal area. The future demand for townhouses is likely
not to reflect in the figures determined by Rode, which is based on historic take-up from 1996 to 2015.
Townhouses could also be classified as houses of approximately 80 m2 in size and therefore could be
categorised in the housing typology category of units smaller than or equal to 80 m2.

& The Business -as-usual scenario is a mechanistic line-of-best-fit extrapolation over a 20-year period (2016-2036) of
historic demand in Stellenbosch municipality (1996-2015). This scenario implies the historic growth rate will be
maintained, even though the country’s economy might decelerate. This scenario is quite likely in light of the popularity
of the Western Cape in general and Stellenbosch in particular.

° The Consensus scenario is based on the opinions of a panel of economists whom Rede polls every six months. In effect,
their forecasts represent a low-growth scenario, compared with the average post-WWII GDP growth (which was three
to three and half percent per annum),

10 The Junk scenario is in effect a very-low-growth macroeconomic scenario, constructed by Rode. As the tag implies, it
assumes a worsening political and economic environment over the period of the production of the demand forecasts.
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Table 4: Combined demand for residential units by 2036 per housing type and by scenario for the

Stellenbosch Municipal area
W R ] SRR . e e o e
Houses smaller than 80 m? 23106 25417 20796
Houses larger than 80 m? 3057 2018 1117
Flats 2 886 3220 2370
Townhouses 183 204 150
Total units 29232 30859 ! 24433

Source : Rode and Associates (2017)

Note that the above calculations of future required land extent assume the demand for and supply of
land are currently in equilibrium, i.e. there is no significant pent-up demand (demand that cannot be
satisfied because of a shortage of developable land1?). However, note that ‘equilibrium’ would implicitly
assume that a proportion of developable land is permanently vacant and available for development in
order to prevent pent-up demand developing, which is referred to by Rode as iron vacancy. This concept
is analogous to an iron inventory of a retail business (or any business that has to keep inventory), i.e. a
required minimum stock level in order to prevent the business running out of stock from time to time.
What exactly this iron vacancy of developable land for a municipality is or should be, is unknown.

Based on the historic take-up from 1996 to 2015 for Stellenbosch Town as stated previously, it
represented 60% of the take-up of all land developed across the Stellenbosch Municipal area. The
figures in Table 5 reflect the number of units based on a positioning strategy determined by Rode and
Associates for development in urban areas of Stellenbosch by 2036, with specific reference in this study
to Stellenbosch Town.

Table 5: Scenario outcomes of demand for residential units by 2036 per scenario for Stellenbosch
Town

Houses smaller than 80 m? 16868 18554 15181 16868
Houses larger than 80 m? 2598 1716 950 1755 .

' Flats 2453 2737 2015 2401 -
Townhouses 156 173 128 152
Total units 26 446 34174 24297 28305

Source : Rode and Associates (2017)

4.1.2 Alignment of affordability and the housing typology

Effective demand is created by the ability to pay for the dwelling, which in turns refers to affordability.
An analysis was prepared to understand the alignment between loan repayments and price of dwelling
units and the type of house. Affordability is based on 30% of a household’s annual income, an interest
rate of 10.5% and instalments payable over a period of 20 years. Table 6 provides an overview of the
outcome of the analysis.

11 Developable land means land that has a realistic potential of acquiring development rights
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Table 6: Affordability analysis of bond repayment coupled to approximate unit price and the type
of dwelling unit

RO - R998 RO - R100 000 Subsidised/ Social Housing

Low-income (R0 -

R50 613) {BNG)

Low to middle-income R1 997 - R4 992 R200 000 - R500 000 GAP Housing

(R50 614 - R202 450)

Middle to high-income R5 990 - R19 968 R600 000 - R2 million Middle-income -

(R202 451 - R809 802) Apartments and small

townhouses

R809 203 - R1.6 million R24 959 - R39935 R2.5 million - R4 Luxury duplex/single
million residential

R1.6 million - R3.2 million = R44 927 - R79 870 R4.5 million - R8 Luxury high-end single
million residential

R3.2 million and above R84 862 and more  R8.5 million and above

Note: The household income categories emphasised in the above table are aligned with the type of housing envisaged
for the proposed Libertas project.

Based on the above affordability analysis, it is evident that the residential market consists of the
following categories:

e Low and low- to-middle-income aimed at the BNG and GAP housing markets;

e Middle to high-income group - this market caters for young families, private student
accommodation, households employed in blue-collar jobs (i.e. teachers, police officers,
municipal workers, etc.); and

e Higher-income luxury market.

As indicated above, the middle to high -income market is specifically aimed at the following income
brackets:

e R202 451 - R809 802 per annum income (units between R600 000 and R2 million)

e R809 203 - R1.6 million per annum income {units between R2.5 million and R4 million)

e R1.6 - R3.2 million per annum income (units between R4.5 and R8 million)

¢ R3.2 million and above per annum income (units R8.5 million and above)

The nature and scope of the Libertas development is likely aligned to a portion of the first category and
categories 2 and 3 of households based on income levels,

4.1.3 Adjustment of Rode demand forecasts

Accurate forecasts of demand related to the housing typology over the next 20 years are impossible.
Given the context provided above and based on emerging market trends, an adjustment is made to the
demand forecasts for different housing types prepared by Rode in order to reflect a higher need for
town houses and larger homes. Although the market will dictate demand and developers will react
accordingly, the tendency to provide for smaller erf sizes and smaller houses in medium to high-density
developments is gaining momentum. In order to reflect the principles stated above, the following
adjustments are made to the baseline allocation of demand for different types of dwelling units
determined by Rode.
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¢ Currentsize and consequently the number of townhouses as per the Rode forecast, are adjusted
down from a dwelling size of 200 m? to reflect a size of 130 m2, which implies that the base
number determined by Rode, increases by a factor of 1,5384.

e Twenty percent (20%) of the houses smaller than 80 m? as determined by Rode are re-allocated
to townhouses. This figure is divided by a factor of 1,625 to reflect the need to increase the size
of the house to 130 m2, which implies less units of 80 m? or smaller are available.

¢ Twenty-five percent (25%) of houses smaller than 80 m? in the affordable category are
allocated to the category of houses larger than 80 m2, Note that Rode used a house size of 260
m? to reflect the size of a house in the category above 80 m2, The re-allocation of houses from
the smaller than 80 m? category required a downwards adjustment of the number of units re-
allocated to the above 80 m? category; a factor of 3,25 was therefore applied.

Our analysis of emerging trends suggests that the 20% and 25% re-allocations stated above is not
unrealistic in terms of the envisaged market supply dynamics, project ideas, conceptualisation and
developer risk and returns.

The re-weighting per scenario is indicated in Table 7 for the housing types based on the baseline
forecasts prepared by Rode. In terms of the categorisation adopted by Rode, the combination of
affordable houses smaller than 80 m?, flats and townhouses when compared to houses larger than
80 m?, represented a split of 91% to 9%. The adjusted allocation reflects a split of 84% to 16% for the
stated two respective categories.

Table 7: Percentage allocation adopted by the Rode forecast per housing type for each scenario
versus the adjusted percentages based on the reallocation of units

‘ Housing type Rode Adjusted Rode Adjusted Rode Adjusted

' Houses smaller than 80m? 76% 51% 80% 549%  83% 56% 54%
' Houses larger than 80m? 12% 20% 7% 15% 5% 13% 16%
| Flats 11% 13%  12% 14% 11% 14% 14%
, Townhouses 1% 16% 1% 16% 1% 17% 16%

Source: Rode and Associates (2017) and own calculations

Table 8 indicates the result of the adjustments for Stellenbosch Town made to
the baseline allocation of dwelling units by Rode in the forecast to 2036. The
percentage allocation was recalculated to include affordable houses of smaller
than 80 m?, houses larger than 80 m?, flats and townhouses. The findings
suggest that 464 houses smaller than 80 m?, 140 larger than 80 m2, 120 flats
and 141 townhouses, or a total of 865 dwelling units per annum on average, are
required to serve the demand for dwelling units. Also note that due to
reallocation and adjustments, the total number of units required by 2036 are
17 301 as opposed to the 28 305 stated in the Rode forecast.
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Table 8: Adjusted demand for housing types in Stellenbosch Town with an annual average of the
scenarios over a period of 20 years

Houses smaller than 80 m? 9277 10 205 8349 9277 464
Houses larger than 80 m? 3636 2857 1884 2793 140
Flats 2453 737 2015 2402 120
Townhouses 2835 3121 2532 2829 141
TOTAL 18 201 18 920 14 780 17 301 865

Source: Rode and Associates (2017) and own calculations

The greatest demand is for houses smaller than 80 m2, which represents
53,6% of the total annual demand. Similar numbers of town houses and
houses larger than 80 m2 are required on an annual basis, while 120 flats
per annum on average are required to cater specifically for the student
and young working adult market.
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A study market undertaken by Urban Econ (2016) provides context for the assessment of supply and
demand for future retail space in the Stellenbosch Municipal area. Itis not anticipated that the situation
has changed significantly since 2016, particularly in the Stellenbosch Town area.

There are same smaller retail nodes throughout the Stellenbosch Municipal area that are servicing
convenience shopping through neighbourhood centres. There are two main retail nodes, namely
Stellenbosch CBD (including Eikestad Mall and the Checkers Centre) and Stellenbosch Square.

New residential developments will result in derived demand for retail space. This mainly includes the
proposed plans by the Municipality for social and GAP housing because the other development plans
have not been approved and various constraints were raised by the municipality regarding the various
developments.

Leakages also occur where households do retail shopping in other areas, mainly relating to destination
offerings such as Somerset Mall, Waterstone Village, etc. in acceptable travel distances for Stellenbosch
residents, especially to the southern areas of Stellenbosch Town. Stellenbosch residents that work
outside the municipal area also cause leakages.

Retail in Stellenbosch benefits from students travelling to the area, tourists visiting the area, people
living in areas outside the municipal area, but working in the Stellenbosch Municipal area and demand
derived from future developments, whether commercial or residential.

Urban Econ estimated in 2016 that there is approximately 170 000 m2 of retail space in the Stellenbosch
Municipal area (excluding activities on farms) that represents the supply side. Demand for retail space
in 2016, 2019, 2022 and 2026 is estimated as follows:

2016:152 257 m?

2019: 191 250 m? (growth rate from 2016 to 2019: 2,58%)
2022: 225 454 m? (growth rate from 2019 to 2022: 2,85%)
2026: 295 560 m2 (growth rate from 2022 to 2026: 4,21%)

In terms of the net effective demand, an oversupply of 17 743 m2 was prevalent in 2016. An undersupply
21 250 m? was forecast by 2019, while this figure increases to 55 454 m2 in 2022 and 125 560 m2 in
2026. These forecasts assume that any additional retail will be absorbed.

The supply, demand and net effective demand together with the annual compounded growth rate in
retail space requirements, are illustrated in Figure 10.

Important to note that although this is based on the Stellenbosch Municipal area, the majority of the
demand will be attributed to the Stellenbosch Town due to it being the major economic node of the
municipality.

In terms of the Libertas proposal, it includes a community type retail centre that will provide a GLA of
15 000 mZ2. This contributes 70,58% to the net effective demand for retail space as forecast in 2019,
27,05% in 2022 and 11,95% in 2026, all other things kept constant. This also does not consider retail
projects in the planning phase, proposed, submitted or in process with the Stellenbosch Municipality.

R
multipurpose E) |




350 000 9,00%

300 000 & 7.90% 8,00%
250 000 7,00%  7,00%
6,00%
200 000 5,64%

170000 5.00%

150 000 .
125560 4,00%
100 000 L

50,000 P 55 ’
21250 2,00%
- 17743
2016

0 1,00%
2019 2022 2026
-50 000 0,00%
Forecast period

Demand for retail {m?)
Compunded Annaul growth

mm Demand for retail Net effective demand

e Constant Supply & Annual compounded growth rate

Figure 10: Demand and supply for retail space in the Stellenbosch Municipal area in 2016, 2019,

2022 and 2026 together with annual growth rates
Note: A negative net effective demand implies that there is an oversupply of retail space
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__6. SUPPLY AND DEMAND FOR OFFICE SPACE IN STELLENBOSCH

The main office nodes include Stellenbosch CBD, Techno Park and Stellenpark Business Park. It is
estimated by Urban Econ (2016) that there is approximately 208 724 m? of office space in the
Stellenbosch Municipal area, of which a large portion accrues to Stellenbosch Town.
Estimates of the demand for office space in 2016, 2019, 2022 and 2026 are as follows:

e 2016: 244 608 m?

e 2019: 250 936 m? (growth rate from 2016 to 2019: 2,58%)

o 2022:258 097 m? (growth rate from 2019 to 2022: 2,85%)

e 2026: 268 976 m? (growth rate from 2022 to 2026: 4,21%)
A net effective demand for 35 866 m2 of office space was estimated in 2016. This was anticipated to
grow to 42 193 m2 in 2019, 49 355 m2 in 2022 and 60 234m? in 2026. An undersupply of office space
already exists. The net demand for office space should also be considered in terms of the forecast by

Rode and Associates that alluded to a net effective demand of approximately 77 000 m2 in 2036.
Irrespective of the source of the forecast, a current undersupply of office space exists in Stellenbosch.

The supply, demand and net effective demand together with the annual compounded growth rate in
office space requirements are illustrated in Figure 11.
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= Demand for office ¢ Net effective demand
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Figure 11: Demand and supply for office space in the Stellenbosch Municipal area in 2016, 2019,
2022 and 2026 together with annual growth rates

The Libertas proposal for office space provides for a GLA of 78 000 m2, If aligned to the forecasts
illustrated above and not in terms of any phasing, the Libertas proposal will exceed to net effective
demand by 129,50% in 2026, once again all other things kept constant. This also does not consider office
projects in the planning phase, proposed, submitted or in process with the Stellenbosch Municipality.

SR
| mulﬂpurpm@
- soliems A




7. ALIGNING COMMUTER TRAFFIC AND DEMAND FOR HOUSING

7.1 Linkage between commuting employees and housing demand

Housing demand is traditionally based on population growth and is influenced by factors such as income
levels, access to finance and market conditions. A requirement also exists to align the housing need with
employment generated by existing and new development opportunities, as the current demand for
employment cannot be met from internal supply, i.e. many people live elsewhere and commute to their
place of employment in Stellenbosch Town. This results in various other issues, such as the
exacerbation of an already congested road and parking network, increase in property prices and
negative effect on household lifestyles.

Alarge number of people commute daily to Stellenbosch Town for work, with many of these commuters
that cannot afford to purchase a dwelling unit in Stellenbosch. Figure 12 illustrates current and new
employment in the commercial, retail and industrial sectors in relation to persons that live and work in
Stellenbosch Town and those that commute on a daily basis together with the potential need for

housing.
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Figure 12: Contextualisation of employment by commuters travelling to
Stellenbosch and the need for housing
Source : Multi-Purpose Business Solutions

The approach adopted to ascertain the potential demand for housing is based on an understanding of
the existing supply and future demand for retail, commercial and industrial space. A need therefore
exists to determine the number of people that work in the businesses and institutions operating in
Stellenbosch Town, The approach adopted is based on a determination of the total GLA occupied by
businesses in the retail, office and industrial sectors, and applying employee densities to obtain an
estimate of the number of people being employed within Stellenbosch Town.
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Stellenbosch Town has various JSE-listed entities, other large unlisted businesses, a large education
sector comprising primary, secondary and tertiary institutions, hospitals and other public and
government institutions. These entities include among others, Stellenbosch University, Capitec,
MediClinic, Remgro, Parmalat, Distell, Boland College, Stellenbosch Municipality, Stellenbosch and
MediClinic hospitals, etc.

After characterising the employment population of Stellenbosch, it is necessary to determine what
percentage of employees that work at these and other firms, are domiciled in Stellenbosch Town versus
those that commute on a daily basis from the surrounding towns or the CMA.

The maximum need for housing is derived from estimates of the existing number of employees
commuting daily to Stellenbosch Town and the “potential” number of new employment opportunities
that any new retail, commercial and industrial development would generate. We assume that
displacement and substitution is likely to occur, but when applied to persons that commute to
Stellenbosch Town, the impact is zero as the vacant position is filled by another person who either
originates from within Stellenbosch Town or forms part of the commuter work force. This is obviously
not possible to determine without primary research.

7.2 Need and demand assessment of commuters

Cordon traffic entering Stellenbosch from various access routes determined by Royal Haskoning DHV
for the Stellenbosch TOD study (2016), was considered as a point of departure. The cordon counts of
vehicles were translated into a figure representing the number of persons entering Stellenbosch during
the daily commute by using the Hatch-Goba (2015) study, which drew on information from a study
prepared by Jeffares and Green in 2010.

It was apparent from the Hatch-Goba survey (2015) among the larger
employers in Stellenbosch (i.e. Distell, MediClinic, Remgro, Parmalat, Denel
and Stellenbosch Municipality) that 80% of the workforce use a car for
travelling to work, while 20% of employees make use of a lift club on a
regular or irregular basis (p. 23). Jeffares and Green (2010) determined that
occupancy per vehicle ranged between 1,1 and 2,6 for high- and low-income
groups, respectively, We adopted a vehicle occupancy ratio ranging from 1,1
to 2,6 based on the distance travelled and the origin of the vehicles entering
Stellenbosch Town. In other words, longer travelling distances would assume
greater vehicle occupancy levels.

These ratios were applied to determine the number of individuals entering Stellenbosch Town in the
morning peak from 7:00 to 9:30, which is estimated at 14 409. It may also be argued that the peak starts
at 6:30, which results in an undercount of traffic entering Stellenbosch.

Jeffares and Green (2010) determined that 20% of the vehicles could be considered as through-traffic
(Hatch-Goba, 2015, p. 11). The adjusted number of people commuting to and working in Stellenbosch
Town is therefore 11 527. Once the number of persons commuting was determined, the Hatch-Goba
2015 study relying on the Jeffares and Green estimates, determined that 40% of the Stellenbosch work
force resides in neighbouring towns from where they commute every day, while 25% of Stellenbosch
University students commute from neighbouring towns. The cordon counts, through-flow, vehicle
occupancy and employees residing outside Stellenbosch Town form the basis for the baseline
establishment of the need for dwellings units,

Stellenbosch University students were deducted from the baseline as they could not realistically be
considered as potential purchasers of dwellings in Stellenbosch Town. A ratio of 40%, as indicated
above, was applied to the remaining part of the workforce entering Stellenbosch Town on a daily basis.
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This implies a figure of 6 527 that could be considered as part of the potential take-up of dwellings in
the future. We assumed that the number of commuters would increase by 1,52% per annum, which is
derived from the estimated annual growth in retail, commercial and industrial development envisaged
for Stellenbosch Town as determined by Rode for the following 20 years.

However, it is unrealistic to assume that 8 830 people working in
Stellenbosch Town by 2036 forming part of the daily commuting workforce
that reside elsewhere, would be able to afford to purchase a dwelling
and/or even be willing to or want to live in Stellenbosch Town. Although
affordability can be determined based on categories of income, no personal
or household income data are available from commuters, neither any
indication of whether or not they would exercise a choice to live in
Stellenbosch Town. Choice could be influenced by financial, general
economic conditions, family structures and other decisions.

A factor that further affects the need for housing and ultimately demand is in-migration, which could be
due to the following:

¢ People move to Stellenbosch Town in response to a need for additional staff by existing
commercial or public/government institutions;

e People move to Stellenbosch Town, but work elsewhere in the Winelands District or in the CMA;

e Normal population progression of people that were raised in Stellenbosch, accepted
employment and remained here, creating further demand.

These categories of persons/households also form part of the potential need, which as indicated,
translates over time into demand for housing. The limitations of the analysis thus far relate to the

following;:

e No data on the household income levels of persons commuting to Stellenbosch Town are
available;

e No data on preferences to reside in Stellenbosch could be considered;

e Population projections can offer an indication of the population growth, which then address the
categories of persons highlighted above, but current data are estimates and subject to a large

margin of error.

It is not the purpose of this report to assess whether or not development can occur, which is affected
(among others) by the Municipality’s financial ability to provide infrastructure, planning policies and
market conditions, but how the potential need could translate into effective demand. Consequently, itis
required to align the demand forecasts by Rode as adjusted, with the potential demand suggested by
commuter traffic.

For the purposes of further assessing the potential demand from commuter traffic, the demand, which
represents the take-up of residential units and commercial opportunities as determined by Rode and
Associates for input into the Draft Stellenbosch Urban Development Strategy (UDS) (2017}, is used as a
base. The percentage contributions of different housing types determined by Rode are amended and
applied to the dwelling need by commuters (see Section 4.1.3).
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7.3 Aligning the Rode demand forecast and potential commuter need for

dwelling units

Rode forecasted demand for housing based on different housing types
that included houses smaller than 80 m? (affordable), houses larger than
80 m?, flats and townhouses. The percentage split between the housing
types was applied to the housing need in order to estimate an effective
demand from persons commuting to Stellenbosch. Table 9 indicates an
example of the split for 100% of commuters (8 830) that could express a
need for dwellings in Stellenbosch Town based on the adjustment of the
Rode demand forecasts for middle-income and high-income groups. The
average need for dwelling units per annum based on the commuter need
is 371 (for the middle-income category) and 70 (for the high-income
category) over the next 20 years. The Rode adjusted forecasts suggest demand for 725 and 140 units
for the middle-income and high-income groups, respectively. From a break-even perspective, the
average annual demand determined by Rode as adjusted covers the estimated need of the middle-
income commuting group (taken as 100%) by 1,95 times and the high-income need by 1,98 times.
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Table 9: Break -even analysis for alignment of Rode demand forecasts and need from 100% of

persons commuting to Stellenbosch

Source : Multi-Purpose Business Solutions

BAU Consensus  Junk Average Break-even Break Adjusted pifference
Scenario Scenario  Scenario Need p.a. percentage  even Rode Forecast  aver;
Middle Income - Apart. & small
Houses smaller than 80m 1, flats & townhous 7067 7498 7706 3 725 14508
High income ’
Houses larger than 80m 2 1764 1334 1126 70 140 2793

A sensitivity analysis was applied to determine a more realistic
demand of the commuter need for dwellings in Stellenbosch Town,
The figures in Table 10 indicate the estimated percentage of the
need that could be converted to effective demand, which assumes
that commuters can afford to purchase a dwelling and would
choose to stay in Stellenbosch. A 50% take-up (or demand for
dwellings) indicates a requirement for 186 units in the middle-
income and 35 units in the high-income category per annum on
average over the next 20 years.

Table 10:

dwelling units by commuters

Sensitivity analysis of potential demand derived from the need for different types of

Sensitivity analysis Rode adjusted Commuter demand for dwellings
{Demand per annum) avg. p.a. 100% 75% 50% 25%
Middle Income — Apart. & small

Houses smaller than 80m z' flats & townhous 725 371 278 186 93
High income

Houses larger than 80m 2 140 70 53 35 18
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Figure 13 is an illustration of different demand levels derived from the commuter need. It is clear that
irrespective of the commuter need, the Rode adjusted forecasts would still be able to absorb any
demand that would be realised from commuters acquiring dwelling units of the different housing types
in Stellenbosch Town.
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Figure 13: Alignment of potential need for different housing types based on commuters with the
Rode demand forecasts for dwelling units

An application of the sensitivity analysis indicates that even with the adjustment of demand for housing
types adopted by Rode, the adjusted demand forecasts would be sufficient to cover the need that may
emanate from commuters. The findings are indicated in Table 11.

Table11:  Coverage ratios of commuter housing need for different dwelling types (categories)

Housing category Coverage of possible commuter demand by adjusted Rode forecasts
| 100% 75% 50% 25%

Houses smaller than 80m , flats & townhouses 2,0 2,6 3,9 7,8

Houses larger than80m > | 20 26| 4,0 79

The take-out of the analysis of the potential commuter need for dwelling units, suggests that the demand
projections determined by Rode as adjusted is sufficient to cover a 100% of the need that may arise
from commuters. This effectively implies that any demand for dwelling units derived from the
commuter need, is absorbed in the projections for all types of housing considered in this analysis.
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8. DEMAND FOR DWELLING UNITS ARISING FROM COMMERCIAL

DEVELOPMENT

The analysis considered in the previous sections was based on the current workforce commuting to
Stellenbosch on a daily basis. It is assumed that businesses in Stellenbosch Town are operating at near
full employment capacity and that no substantial vacancies exist. It is further assumed that additional
capacity is available from persons residing in Stellenbosch Town for the nature and scope of jobs
required by existing firms operating in Stellenbosch Town. Consequently, development of any
additional retail, commercial and industrial activity, especially in the office and retail space, as well as
development of special purposes properties (e.g. schools) would require employees that also originate
from outside Stellenbosch Town.

Itis also accepted that the substitution effect would occur among existing businesses and people moving
to other new opportunities in Stellenbosch Town due to retail, commercial and industrial developments,
who will be replaced by new persons and therefore create new demand. Hence, for the purposes of the
next part of the analysis, it is assumed that no additional employment is available to be met from internal
(Stellenbosch Town) supply.

The additional need for dwelling units arising from future retail, commercial and industrial
development is based on the following principles:

a, The forecast of demand for retail, industrial and office space in Stellenbosch Town over the next
20 years prepared by Rode, forms the basis of the calculation to determine the potential need
for dwelling units. If these are aligned to the Urban Econ (2016) estimates for Stellenbosch
Municipal area, the following outcomes are recorded:

2036 2026
Adjusted for an applicable to Stellenbosch Town Rode & Associates (2017) Urban Econ (2016)
Gross Lettable Area (GLA) (effective demand) Average mzsfcoet;g:};z HEEELSCHVE DenE;x‘lzc]i
Retail 69 282 106 726
Industrial 34263 192 100
Office 77 204 48187

Notes:

i. The attribution to Stellenbosch Town is 85% retail, 20% industrial and 80% office applied to both
sources of the forecasts.

ii, The period used for analysis is also different with a 10 year and 20 year horizon

i, The differences are also large and the bases may differ. Consequently, it was decided to use the lower
of the forecasts. This implies using the Rode forecasts for retail and industrial and the Urban Econ
forecast for a future estimate of office space, even though the periods applicable to the forecasts differ.

b. Typical employment densities expressed as a full-time equivalent job per m2 are used to
determine the potential number of employees that would be required:

e [ndustrial: 47 m?
e Office: 16 m2

s Retail: 15 m?

c. Densities are applied to the Gross Lettable Area (GLA) to determine the number of employees;
and
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d. The same factors and ratios applied to the cordon counts are used to determine the number of
employees that would originate from outside Stellenbosch.

8.1 Impact of retail, commercial and industrial development

Our analysis suggests an average of 418 employees per annum is required for new retail, office and
industrial development in Stellenbosch Town over a period of 20 years, of which 167 persons would
originate from outside Stellenbosch and 251 would acquire housing in Stellenbosch Town, thus creating
further demand. The 40% applied to the workforce originating from neighbouring towns could be
higher depending on the nature and scope of skill levels required and the assumption that more than
two-thirds of the economic activity in Stellenbosch Town is generated by businesses operating in the
tertiary sector of the economy. The same percentages adopted for the assessment of the housing need
from commuters are applied to the need for housing due to future development. This is required in
order to achieve the necessary alignment between demand for housing from commuters and demand
that arises from future commercial, retail and industrial development.

An additional 122 vehicles per annum on average would enter Stellenbosch Town due to the rollout of
retail, commercial and industrial development over 20 years. We assumed a worst-case scenario with
one occupant per vehicle, i.e. 122 extra persons are factored into the 8421 calculated in Section 5.2.

The previous analysis was based on number of vehicles and vehicle occupancy, while the analysis in this
section uses a different approach based on employment densities. The application of the employment
densities suggests that 167 persons would work in Stellenbosch Town, but originate from elsewhere. A
difference of 45 persons occurs due to the different approaches.

Table 12 indicates that the average demand per annum based on the Rode forecast for retail and
industrial space and Urban Econ forecast for office space in Stellenbosch Town over the next 20 years
ranges from 42 to 167 dwelling units for take-up percentages ranging from 25% to 100% for those
persons that commute to Stellenbosch. A further 70 to 278 persons could take up residence in

Stellenbosch based on the application of the sensitivities.

Table 12:  Sensitivity analysis of the potential need for dwelling units arising from non -residential
development
Sensitivity analysis for number of units based on annual average (commercial, retail & industrial development)
| 100% 75% | 50% |  25%

Middle to High Income N — ..

Houses smaller than 80m 2, flats & townhouses {commuters} 141 105 70 35
High income

Houses larger than 80m g (commuters) o ) 2—7 i 20 i::‘ 7
Total 167 125 84 | 42
Middle tg__l-_l_ith Income (r_eqi:i_i_qg i_n §_t-ellg|:|_l_:.t_)ks_t:_lﬂ'_g_vln) . L

Houses smaII;:r than 80rh 2, flafé & townhouses (residents) 234 175 117 58
High income (residing in Stellenbosch Town) f ]

Houses _I;g:;than 80m 2 (residents) . '[ 4‘4 33 22 11
Total 278 209 | 139 70

A need also exists to include an additional 251 persons arising from future retail, commercial and
industrial development that would reside in Stellenbosch Town, using the upper figure of the
commuters as the base. In terms of understanding the total demand, an additional 278 persons are
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added to the potential need for dwelling units to prevent double counting, i.e. not all 418 persons
representing the employment requirement for Stellenbosch Town due to future retail, commercial and

industrial development,

Figure 14 is an illustration of different demand levels derived from the commuter need. It is clear that
irrespective of the commuter need, the Rode and Urban Econ forecasts would still be able to absorb any
demand for dwelling units for the different housing types that would be realised from non-residential

development in Stellenbosch Town.

250 234

150 141

105
100

100% 75%

NUMBER OF DWELLING UNITS

117
70
. | 58
50 27 " 33 sl 2 35

CHLE
_— - —— —

50% 25%

PERCENTAGE DEMAND FOR DWELLING UNITS FROM COMMUTERS

™ Houses smaller than 80m2, flats & townhouses {commuters)
™ Houses larger than 80m2 {commuters)

" Houses smaller than 80m2, flats & townhouses {residents)
™ Houses larger than 80m?2 (residents)

Figure 14: Alignment of potential need for different housing types from commuters and
Stellenbosch Town residents with the Rode and Urban Econ forecasts for dwelling units

arising from non -residential development

8.2 Metrics for analysis of future commercial development

Itis useful to understand the figures derived from the analysis
in the context of the relationship between two variables, i.e.
vehicle traffic and commercial development. We determined
that the addition of 53 m2 of retail, office and industrial space
would result in one additional vehicle entering Stellenbosch
Town daily for work. Furthermore, one additional employee
will originate from outside Stellenbosch Town for every 45
m? of GLA developed in Stellenbosch Town. Assuming the
remainder of the need that arises from future commercial
development arises from persons that want to reside in
Stellenbosch Town, one additional employee originates from
within Stellenbosch Town for every 27 m? of GLA developed.
These ratios are derived from figures calculated from the
assumptions applied in the analysis.
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9. CONSOLIDATED DEMAND FOR DWELLING UNITS

The potential demand for dwelling units related to current commuters is added to the demand that
could be generated from additional commuters entering Stellenbosch Town as well as persons that
would/could reside in Stellenbosch Town due to future commercial, retail and industrial development.

Table 13 indicates the consolidated demand for dwelling units from current and additional commuters
with the latter representing an increase in commuters due to commercial, retail and industrial
development over time. An average annual need for dwelling units from
commuters ranges from 140 to 725, with 50% that could represent
effective demand for 303 houses smaller than 80 m?, flats and small town
houses and 57 houses larger than 80 m2, The findings indicate that the
adjusted demand forecasts by Rode and Urban Econ, which did not
consider the possible need for housing arising from future retail,
commercial and industrial development, are able to cover 100% of the
need. The different demand levels derived from the combined commuter need is also illustrated in

Figure 15.

Table 13: Combined housing need for existing and growth in commuters (due to retail, commercial
and industrial development) compared to the adjusted Rode forecast for different levels

of need

Sensitivity analysis {annual average demand) l |gggelUrban Econ

{Commuters and future commercial development) forecast 100% | 75% I 50% ] 25%
Middle Income N —— - )

Houses smaller than 80m z, flats & townhouses 725 605 | 453 303 151
Highincome ! \
Houses larger than 80m 2 140 114 86 57 | 29
TOTAL ] 865 719 540 360 181

: : — R
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Figure 15: Alignment of the combined potential need by commuters for dwelling units of different
housing types with the Rode forecasts for dwelling units

9.1 Sensitivity analysis related to adjustment of the housing type mix

As stated previously, houses smaller than 80 m?, flats & small townhouses originally represented
91,88% of the housing mix determined by Rode, while houses larger than 80 m? represented 8,12%.
This split was adjusted down to 84,06% for houses smaller than 80 m2, flats & small townhouses and
increased to 15,94% for houses larger than 80 m2. These are the percentages applied in the analysis
below. Various splits are applied to understand different allocation options; although these are for
illustrative purposes, it offers an indication of different market scenarios for the two housing categories.

The analysis below is based on the allocations indicated in Table 14 for different percentages of the need
for housing types. Proportional splits are used to demonstrate the adjusted output of the two housing
mixes ranging from a 50%:50% (or equal) ratio to a ratio of 75%:25%.

Table 14: Combinations of different percentages representing the split between housing
categories

Houses <80m2, flats & small townhouses 65%
Houses >80m2 35%




The findings of the sensitivity analysis presented in Table 15 based on
the above proportional allocations suggest that the number of
dwelling units required on an annual basis for the 50% scenario
(represented by a total demand of 360 dwelling units) ranges from
180 to 270 units for houses smaller than 80 mZ flats and small
townhouses. The demand for houses larger than 80 m? for the high-
income group by 2036 ranges on average per annum from 90 to 180
dwelling units. This aligns with the forecast period adopted in the
Rode forecasts.

The 75% scenario (represented by 540 dwelling units), indicates demand that ranges from 270 to 405
units for houses smaller than 80 m2, flats and small townhouses. Demand for houses larger than 80 m?
for the high-income group by 2036, ranges from 135 to 270 dwelling units on average per annum by
2036.

Table 15:  Sensitivity analysis for different allocations between housing types based on different
levels of need from current and future commuters

Adjusted split lousing type I Sensitvity analysis

06% | Houses <80m2, flats & small townhouses _

11;;9;!% Houses >80m2 1
Total need arising from commuters 100%1 ,--4%

A&ju&ed annual housmg demand 719

Middle Income - Apart. & small townhouses
Houses smaller than 80m 2, flats & townhouses
High income |
Houses Tau}_g“(‘er than 80m >

Adjusted split Housing type
. Houses <80m2, flats & small townhouses
15,94% | Houses >80m2
Total need arising from commuters 75%
Adjusted annual hou g demand 540

{ !

Middle Income — Apart. & small townhouses H _ . . L
Houses smaller than 80m 2 flats & townhouses | 270 | 297 324 351 378 405

Highincome |

Housing type
Houses <80m2, flats & small townhouses

15,94% Houses >80m2. ]
Total need d arising f from commuters

Ad}usted ‘annual housmg demand

. Adjusted split

Middle Income - Apart. & small townhouses ¢

Houses smaller than 80m > , flats & townhouses
H

High income i
\a uses Iamerthan 80m > i
Adjusted split Housing type
84,06% | Houses <80m2, flats & small townhouses
15,94% |Houses >80m2
Total need arising from commuters 25%!
Adjusted 'ﬁ;u;ing demand 181
}
Middle Income — Apart. & smalltownhouses N
Houses smaller than 80m i, flats & townhouses { 90 | 99 108
High income | l i
1

17 | 126 | 135

Houses larger than 80m ? 90; 81 )

63 54 45
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Figures 16 and 17 illustrate the outcomes of the different percentage allocations to the two housing
categories (houses smaller than 80 m?, flats and small townhouses, and houses larger than 80 m?2) based
on the adjusted allocation stated above. The colours in Figures 16 and 17 correspond, which enables a
direct comparison of the two housing categories starting at an equal allocation {50%) for both housing
categories.
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50% 55% 60% 65% 70% 75%

Houses smaller than 80m2, flats and small town houses

Number of Dwelling Units

Figure 16: Illustration of different outcomes for an increasing percentage allocation to houses
smaller than 80 m 2, flats and town houses

1000
200
800
700
600
500
400
300

200

Number of Dwelling Units

100

50% 45% 40% 35%

Houses larger than 80m2

Figure 17: Illustration of different outcomes for an increasing percentage allocation to houses
larger than 80 m 2
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9.2 Synopsis of key findings

The assumptions, adjustments, findings and discussion in the previous sections suggest that the demand
for units determined by the Rode forecasts (incorporating the net effective demand determined by
Urban Econ (2016) as adjusted would absorb a 100% of the potential need accruing from current and
future commuting traffic and from future demand for additional retail, commercial and industrial

development space.

A more realistic take-up of 50% of the total need could be considered as effective demand, and results
in a coverage ratio of 2,40 units for all housing types considered in the analysis (i.e. houses smaller than
80 m?, flats & townhouses and houses larger than 80 m2). This implies that the need for every unit is
covered 2,40 times by the demand projection in the Rode forecasts as adjusted. The coverage ratio for
houses smaller than 80 m?, flats & townhouses and houses larger than 80 m?2 is 2,40 and 2,44,
respectively. The coverage ratios do not include other categories of demand outlined in Section 5.2.

The surplus in terms of the forecast arises from the difference between the demand determined by the

Rode forecasts as adjusted and the estimates emanating from the existing commuter traffic and additional

commuter traffic deri ercial, retail and industrial development . In terms hereof, a
100% take up of the need for housing arising from the combined commuter traffic, suggests a total
surplus of 146 units for both housing categories, with 121 units allocated to houses smaller than 80 m?,
flats & townhouses, and 25 units for houses larger than 80 m?2 on average per annum.

A take-up of 50% of the need by all commuters, which is
assumed to be half of the total potential need and
represents the effective demand for the purposes of this
analysis, indicates that the surplus for houses smaller than
80 m?, flats and townhouses and houses larger than 80 m?,
is 505 units on average per annum. The surplus at the 50%
take-up of the housing need is 423 for units smaller than 80
m?, flats and townhouses and 82 units for houses larger
than 80 mZ on average per annum,

A need exists to contextualise the proposed projectin terms of demand by considering the possible take-
up of dwelling units, the growth paths envisaged for Stellenbosch Town, as well as estimates of the
timeframe for the completion of the Libertas project.
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10. DEVELOPMENT OF AND IN STELLENBOSCH TOWN

In order to place the Libertas development project in the context of the future development and growth
of Stellenbosch Town, a requirement exists to consider the strategic positioning, development strategy
and growth trajectory underpinned by the Draft MSDF. The application of these strategic principles
permits the estimation of certain benefits that would accrue to the Stellenbosch economy and the
Stellenbosch Municipality due to a development project.

10.1 Growth trajectory for Stellenbosch Town

Stellenbosch Town is positioned to provide service-orientated activity driven by and aligned with
tertiary sector development. In terms of the Draft MSDF and the next 20 years, Stellenbosch Town
should facilitate complementary and supplementary land uses, i.e. residential with an emphasis on
indigent housing and commercial components aligned to and focused on tertiary sector economic
activity. Development can be incentivised to, among others, accelerate and facilitate private sector
investment (considering mix, timing and extent) and to provide skills development and upskilling
opportunities for locals. In terms hereof the following should be noted in the Draft MSDF:

The current service and housing delivery model is ineffective in addressing th e municipality’s housing
demand and growth. Housing demand and the associated land demand for the currently delivery model
shows that the municipality does not have access to adeguate land to serve the current and projected
housing demand (p. 39).

The development landscape in and around Stellenbosch Town over the past 10 years has been
characterised by the following:
¢ low levels of development (except for the Brandwacht-on-River residential development),

¢ mostly brownfields projects (demolition of houses for construction of flats or other commercial
uses) and

» limited greenfield development,
all of which has resulted in increasing equilibrium price points due to demand exceeding supply.

The use of a progressive growth trajectory for Stellenbosch Town over the next 20 years forms the basis
of the analysis. Progressive growth implies exponential growth over slightly less than the first half of
the 20-year forecast period, reaching saturation point after about 10 years and tapering off significantly
thereafter to flatten out over the last five years of the forecast period. Figure 18 illustrates the growth
trajectory for a progressive development path for Stellenbosch Town over 20 years,

8,0 - — —
7.0 -
6,0
5,0
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2,0 -
1,0
0,0 - - - .
' 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20

20-year assessment period

Figure 18:_ Growth traiec;ry for Stellenbosch Town over ;0 year_s
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Table 16 provides a summary of the housing typology with amended demand forecasts by 2036 (refer
to Table 8). The figures stated in Table 16 are annualised based on the application of the adopted
growth trajectory for Stellenbosch Town. The envisaged annual take-up of dwelling units based on the
housing typology and application of the growth trajectory is illustrated on an annual and cumulative
basis in Figure 19 and 20, respectively.

Table 16:

Houses smaller than 80 m? (affordable)

Houses larger than 80 m?

Flats
Townhouses

Total units

Source: Rode and Associates and own calculations

9277
2793
2402
2829

17 301

Summary of the adjusted demand based on the Rode forecast for different housing types

As indicated below, the units are allocated per year based on an application of the progressive growth
trend for Stellenbosch Town. A peak is reached in about 11 to 12 years, but it should be noted that
market conditions, supply and demand dynamics will impact the actual outcome of this growth
trajectory, as will municipal funding to provide bulk and infrastructure services. Note that the first two
years of the forecast period are used for the introduction of bulk and internal services as part of the
rollout of a development project. The timeframe is variable depending on the nature and scope of the

project.
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Figure 19: Forecast of the annual dwelling units per housing type for a period of 20 years based on
adjusted demand forecasts
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Figure 20: Cumulative take -up of dwelling units per property type over 20 years

10.2 Benefits to Stellenbosch economy and Stellenbosch Municipality

10.2.1 Economic and labour contribution

Estimating the impact of a project or development assists role-players to understand the potential
benefits for the economy and stakeholders. The assessment of the economic impact of a project
generates an estimate of the economic consequences associated with development of a project on the
Stellenbosch economy and is used to assess the direct and indirect contributions of construction spend
and operational revenues (final demand) on the economy through the application of multipliers.

The assessment of the employment contribution is at best very risky. The results are driven largely
by the assumptions, which entail the following:

* The structure and composition of the Western Cape and Stellenbosch economy will remain
unchanged. This assumption is necessary to enable the use of multiplier analyses.

* No political and other administrative changes will take place on a national or provincial level.

* Salaries and wages are fixed in real terms. Household income will adjust purely by the constant
wage multiplied by the increase in employment.

+  The supply of skilled labour will be a limiting factor in the construction process.

Demand for labour (employment) is in economic terms considered as a derived demand; a forecast for
labour demand can therefore be derived from the planned increase in capital and operational spending.
The basic assumption focuses on the relationship between growth in real spending and growth in labour
demand. If growth in labour demand equals the growth in real spending, labour productivity will stay
constant. If labour productivity increases, the demand for labour will grow at a slower rate than real
spending.

AR
Wultiww@




The assessment offers an indication of direct and indirect contributions to the Stellenbosch economy
and the labour impact based on the annual change over the period envisaged for development using

2017 as a base.

10.2.2 Municipal development charges (DCs) and property rates

Infrastructure provision to enable the development of a project such as Libertas is generally the
responsibility of the relevant sphere of government, which is Stellenbosch Municipality in this case. In
order to recoup all or a major part of the costs related to the introduction of infrastructure for a project
(development opportunity), the government introduces Development Charges (DCs) payable by the
developer based on the nature and scope of the external services and infrastructure required for the

envisaged project.

The Stellenbosch Municipality will also benefit from levying property rates based on the market value
of the scope of components comprising the development. The latter is a continuous funds inflow for the
Municipality. Over and above the levying of rates, other service charges are obtained together with the
sale of electricity and water, which further enhances the revenue base of the Municipality.

The focus of this assessment is an estimation of the DCs and property rate accruing to the Municipality
over the duration of the development period envisaged for a new project.




11. ALIGNMENT OF DEVELOPMENT PIPELINE WITH RODE ADJUSTED

FORECASTS AND SOCIO -ECONOMIC IMPLICATIONS

11.1 Alignment with housing typology of adjusted Rode forecasts

The scope of the “Development Pipeline” for Stellenbosch Town as illustrated and discussed in Section
3.5 is placed in context of the adjusted forecasts of demand for housing based on the stated typology
adopted by Rode. Also refer to the nature of the housing typology described in Section 4.1,

Table 17 provides a comparison of the housing typology (with amended demand forecasts by 2036) and
the scope of dwelling units associated with the Development Pipeline. This is a snapshot and not directly
comparable from a timing perspective as the forecasts related to a planning term of 20 years for
Stellenbosch Town, whilst the Pipeline timeframes of about 10 years are based on an envisaged
occupancy over a shorter timeframe, hence the two timeframes do not coincide.

It should be noted that the Development Pipeline indicates the developers’ intention related to different
housing types. The numbers are aligned with the housing typology adopted throughout this analysis.

Table17: Comparison of the adjusted demand forecast of Rode and the scope of the Development
Pipeline for Stellenbosch Town

Houses smaller than 80 m? (affordable) 9277 4047
Houses larger than 80 m? 2793 2 860
Flats 2402 1130
Townhouses 2829 1538
. Total units 17 301 9575

/- .
Source: Rode and Associates and own calculations

11.2 Application of growth trajectory to Development Pipeline over 20
years

The figures stated in Table 17 are annualised based on the application of the adopted growth trajectory
for Stellenbosch Town. The envisaged annual take-up of dwelling units based on the housing typology
and application of the growth trajectory is illustrated in Figure 21 on an annual basis over a period of
20 years.

As indicated above, the units are allocated per year based on an application of the progressive growth
path for Stellenbosch Town as indicated in Section 10.1 A peak is reached in about 11 to 12 years, but
market conditions, supply and demand dynamics will impact the actual outcome of this growth
trajectory, as will municipal funding to provide bulk and infrastructure services. Note that the first two
years of the forecast period are used for the introduction of bulk and internal services as part of the
rollout of a development project. The timeframe is variable depending on the nature and scope of the
project.
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Figure 21: Forecast of the annual units per housing type for the Development Pipeline over a period

of 20 years
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Figure 22 illustrates the cumulative take-up of units per housing type for the Pipeline over a period of
10years. The growth trajectory adopted for Stellenbosch Town is applied to the Development Pipeline
over its duration based on the assumptions below.
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Figure 22: Cumulative take -up of dwelling units per property type for the Pipeline over the forecast

period of 20 years
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11.2.1 Assumptions applied for the application of the Development Pipeline

To realistically understand the Development Pipeline in the context of the adjustment to the housing
unit forecasts prepared by Rode, several assumptions are applied to create the alignment with specific
reference to the take-up, construction and occupation of dwelling units. The assumptions are as follows:

e Duration of the project culminating in the construction and occupancy of all dwelling units and
other components in accordance with the following:

o Year 1 - external services
o Year 2 - internal services
o Year 3 - selling and construction commences

e Sell-out of the project (number of years for the completion of construction and occupancy of all
umnits);

e Phasing of the project with the introduction of components at different stages over the duration
of the project;

e Costs of construction (reflect the current per m2 costs for different dwelling types);
e Inflation projections;

¢ Building cost escalations assumed to be 6% per annum, which is an average of in-contract
building costs forecast by Medium-Term Forecasting Associated {(2017)

e Development charges applied by the Stellenbosch Municipality based on 2017; and
e Property rates applied based on the Stellenbosch Rates Policy and 2018 factors.

11.2.2 Alignment of annual demand forecasts and Pipeline occupancy
projections

Figure 23 indicates the outcome from an application of the growth trajectory and reflects the annual
and cumulative take-up of dwelling units over the envisaged duration for the completion of the entire
pipeline over a period of 10 years, i.e. all dwelling units are constructed with occupation. In addition,
this is aligned with the demand forecasts prepared by Rode as adjusted, applying the same progressive
growth trajectory displaying annual number of units and cumulative number of units over the 20-year
period.

An analysis of the data illustrated in Figure 23, focuses on the 10-year duration envisaged for the
Development Pipeline with a comparison of the first 10 years envisaged in the urban development
planning for Stellenbosch Town. Note that to ensure the validity of the analysis, it is necessary to
compare the same scope (type) of housing envisaged as part of the Development Pipeline and that
included in the demand forecasts for said houses prepared by Rode and Associates as adjusted.

Demand for housing in the urban area of Stellenbosch Town (applying the principle stated above) is
estimated at 6 904 units by year 10 for the same type of housing as envisaged for the Development
Pipeline. The projects that form part of the pipeline, based on the same growth trajectory, is envisaged
to deliver 9 575 units over 11 years, which is 8,01% more than the forecast over the same period. By
Year 12 of the forecast period, the forecasted number of units will exceed the number of Pipeline units
by 683 or 7,13%. In other words, slightly more than a one-year gap exists between the envisaged
completion of development for the Pipeline projects and the projected demand for housing units in
Stellenbosch Town.
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11.3 Benefits to Stellenbosch economy and Stellenbosch Municipality

11.3.1 Development Charges (DCs)

DCs that would accrue to the Stellenbosch Municipality are based on the nature and scope of the Pipeline
projects. The DCs are illustrated on an annual basis, but in practice, DCs normally accrue to a
Municipality based on the commencement of a project phase. We also assume that the Municipality (and
not the developer) will introduce the required bulk services, which in turn has implications for the
Municipality’s funds flow, budgeting and any negotiations associated with the introduction of bulk
services by the developer.

Given the anticipated period for the rollout of the Pipeline projects, it is illustrated that DCs would
accrue to the Municipality in five-year intervals over the 10-year rollout. This is uncertain and is
dependent on the commencement of a Pipeline project. The DCs are reflected on an annual basis with
an indication of the two five-year periods related to the rollout of the Pipeline as illustrated in Figure 24,

R500000000 |8
[#)]
R 450 000 000 Y
2
ot
R400000000 |
R 350 000 000
R 300 000 000
< o
S a
R 250 000 000 N o o
@ R 2 &
R 200 000 000 n o = 3
- : o« b LD 5
R 150 000 000 - S g S 3 -
R 100 000 000 b - o = 3
~ < o« o o0
b [ Il o
R 50 000 000 P £ o = °
o -4
ro  HA Il H n
1 2 3 4 5 6 7 8 9 10

Ten-year roll-out period for the Pipeline projects

Figure 24: Annual and cumulative DCs over the development period of the Pipeline projects

Based on the current development charges levied by the Municipality (in 2017 terms), it is estimated
that R561,1 million would be due and payable for the provision of external bulk and service
requirements of the Pipeline projects.

11.3.2 Total capital expenditure

The capital expenditure of and associated with the Pipeline projects refers to three components: the
introduction or provision of bulk (external) services (subject to capacity constraints) by the
Municipality, introduction of internal services by the developer and the construction of the dwelling
units and other components. Figure 25 indicates the combined annual and cumulative capital
expenditure for the three components over the envisaged rollout of the Pipeline projects.
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Figure 25: Annual envisaged capital expenditure for the timeframe envisaged for the completion of
construction

The Development pipeline has a 10-year rollout plan. The introduction of services is envisaged over the
period and it is therefore assumed that the services would follow the same growth trajectory assumed
for the take-up of units within the Pipeline projects. Internal services are introduced a year later and
follow the same trajectory. Once external and internal services are complete, construction commences
after the sales of erven during the preceding years. It is not possible to anticipate which projects in the
pipeline would be commenced first or what housing types would be introduced as part of a mixed-use
residential development. Notwithstanding, a period of 10 years is assumed for the completion of the

projects.

Note that the construction period mimics the progressive growth trajectory for planning development
in Stellenbosch Town over a period of 20 years. Based on the growth trajectory for Stellenbosch Town,
the total investment in infrastructure (external and internal) and superstructure over the duration of
the project, is estimated at R17 189 million (in current terms). The spending on top structures amounts
to R15 525 million over the 10 years, translating to R1 552 million per annum on average.

11.3.3 Property rates

The Municipality will levy property rates on the sale of a land portion and on the improved value. We
have assumed for the purpose of this assessment, that property rates will apply to the completed
dwelling unit or commercial component (if applicable) based on the envisaged duration of the project
and the application of the growth trajectory. We determined the cumulative rates income after 10 years
and thereafter applied an escalation of 8% for the remaining period of the forecast period, even though
it is not possible to estimate the values of the properties going forward or estimate the increase in the
rates factor applied by the Stellenbosch Municipality for budgetary purposes, Also note that the rates
are considered in current terms (2017). Figure 26 illustrates the rates accruing to the Municipality on
an annual and cumulative basis for the duration of the Development Pipeline once units are complete,

by applying the progressive growth trajectory and the stated escalation.




Once the Development Pipeline is complete, a rates income of R132,7 million would accrue to the
Municipality. Over a period of 20 years, applying the escalation of 8%, the rates income would increase
to R286,5 million. Note that no increase in the value of the properties is assumed and only the escalation
on the rates factor is taken into account.
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Figure 26: Property rates accruing to the Municipality on an annual and cumulative basis for the
timeframe of completion and escalations up to 20 years

11.3.4 Economic impact

The economic impact is reflected by a direct investment into the bulk and external services, internal and
site-specific services and the construction of top structures (housing units). The economic impact is
realised through the multiplying effect of those funds through the Stellenbosch economy. Figure 27
illustrates the direct and indirect economic impact based on the estimate of the total capital expenditure
over the envisaged duration of the Pipeline projects and reflects the effect over three-year revolving
periods, hence the fact that the impact of the Pipeline projects extends beyond the 10 years into years
11 and 12. The impact does not abruptly end after 10 years, but tapers off, where after the economy
achieves additional benefit from the occupation of the dwellings by residents and their ongoing spend.

Figure 27 indicates that the projects associated with the Development Pipeline would generate an
economic benefit for the secondary sector of the Stellenbosch and regional economies of R17 405
million. The direct investment to achieve that impact, is R17 189 million over 10 years in nominal terms.
Other areas of the Cape Winelands and the Cape Metropolitan Area as well as the Western Cape and
other parts of South Africa would also benefit from direct and indirect purchases during the
construction period. Consequently, the direct investment impact considers the inter-regional effects
and backward and forward linkages that exist between the Stellenbosch economy, Cape Town
Metropolitan Area, rest of the Western Cape and South Africa, and captures the full effect of regional
and provincial trade.
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Figure 27: Direct and indirect impact of the Pipeline projects on the Stellenbosch economy over the
duration of the construction period

11.3.5 Employment impact

Employment generated over the construction period of the Pipeline projects based on the applied
growth trajectory, is premised on a ratio of Gross Value Added (GVA) per employee. Figure 26 illustrates
the employment created per annum based on the extrapolation of the GVA per employee trend for the
Stellenbosch economy. This is reflected in the change per annum (defined as the difference between
the muitiplied increase in employment on an annual basis in the secondary sector of the economy and
employment in Stellenbosch Municipal area in 2015 as the base employment number.

Figure 28 illustrates that in year 1, which is the commencement of the introduction of bulk and external
infrastructure, 1 630 temporary jobs are created based on the estimated capital expenditure, The latter
would continue at various stages of the rollout of Pipeline projects and the employment is factored into
applicable years based on the rollout assumptions. Once construction of top structures commences,
more jobs are added, but it should also be noted that these employment opportunities would only exist
if there was a strain on the labour market and no unemployment exists. It is therefore realistic to
assume that the opportunities could be halved as persons move from one project to the next over the
10-year period.

Many temporary job opportunities would be added by the Pipeline projects to the existing employment
of the Stellenbosch Municipal area, with direct and indirect jobs totalling 18 661 in year 6. As is evident
in year 11 and 12, some jobs will endure for a further two years once construction is complete, before
indirect opportunities would taper off.
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Figure 28: Change in annual employment resulting from the rollout of the Pipeline projects over 10
years

The direct employment related to the Pipeline projects is determined based on an estimated 12 workers
of varying skills per house. These workers can work on two houses simultaneously and therefore the
direct employment need is halved. Table 18 indicates the employment numbers for different skill levels
at the highest requirement in terms of the rollout, i.e. year 6.

Table 18: Direct employment opportunities related to the peak year of the rollout of the

Development Pipeline
Skilled | 4% 555
Artisans (semi-skilled) 8% 1031
Semi-skilled Labour 23% 3092
Unskilled labour 46% 6184
Finishing specialists (semi-skilled) 18% 2458
TOTAL 100% 13 320
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12, ALIGNMENT OF LIBERTAS DEVELOPMENT WITH RODE ADJUSTED

FORECASTS AND SOCIO -ECONOMIC IMPLICATIONS

12.1 Alignment with housing typology of adjusted Rode forecasts

The scope of a proposed development project is placed in context of the adjusted forecasts of demand
for housing based on the stated typology adopted by Rode for forecasting purposes. Also refer to the
nature of the housing typology adopted in Section 4.1. Table 19 provides a comparison of the housing
typology (with amended demand forecasts by 2036) and the scope of dwelling units associated with the
Libertas development proposal. This is a snapshot and is directly comparable from a timing perspective
as the forecasts relate to a planning term of 20 years for Stellenbosch Town and the project timeframe
based on an envisaged completion and occupancy is similar.

Table 19: Comparison of the adjusted demand forecast of Rode and the development scope for

Libertas development
Houses larger than 80 m? 2793 1575
Flats 2 402
Townhouses 2829
Total units 17301 1575

Source: Rode and Associates and own calculations

12.2 Alignment with annual demand forecasts

In order to realistically understand the Libertas project in the context of the adjustment to the housing
unit forecasts prepared by Rode, several assumptions are applied to create the alignment with specific
reference to the take-up, construction and occupation of dwelling units. The assumptions are as follows:

e Duration of the project culminating in the construction and occupancy of all dwelling units and
other components in accordance with the following, which is indicative of each five year cycle
applied in the analysis:

o Year 1 - external services
o Year 2 - internal services
o Year 3 - selling and construction commences

e Sell-out of the project (number of years for the completion of construction and occupancy of all
units);

e Phasing of the project with the introduction of components at different stages over the duration
of the project;

e Costs of construction (reflect the current per m2 costs for different dwelling types);

e Inflation projections;

e
Market demand and supply assessment multipurpose:))
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¢ In contract building cost escalations;
e Development charges applied by the Stellenbosch Municipality based on 2017 ratios; and
e Property rates applied based on the Stellenbosch Rates Policy and 2018 factors.

Figure 29 indicates the outcome from an application of the growth trajectory and reflects the annual
and cumulative take-up of dwelling units over the envisaged duration for the completion of the entire
Libertas project, i.e. all dwelling units are constructed with occupation. In addition, this is aligned with
the demand forecasts prepared by Rode as adjusted, applying the same progressive growth trajectory
displaying annual and cumulative number of units over 20 years. '

An analysis of the data illustrated in Figure 29 focuses on the following timeframes using year 1 of the
Rode adjusted forecast as the point of departure. Based on this premise, it is further assumed that all
requisite approvals would be in place, with a further two years to introduce the external bulk and
internal infrastructure for the first five-year cycle, where after the process of introducing services
follows the next cycle. The development rollout over 20 years is aligned with the start of the forecast
period envisaged in the urban development planning for Stellenbosch Town. Note that to ensure the
validity of the analysis, it is necessary to compare the same scope (type) of housing envisaged for
Libertas and that included in the adjusted demand forecasts for said houses prepared by Rode.

Demand for housing in the urban area of Stellenbosch Town is estimated (applying the principle stated
above) at 2 793 units by year 20 for the same category of housing envisaged for Libertas. At the end of
the 20-year roll-out period, the Libertas project would deliver 1 575 units, keeping all other thing equal
and ignoring other development projects that have the same mix of residential housing as envisaged for
Libertas.

It is important to understand the context of planning for housing demand in Stellenbosch Town over 20
years and how this fits with development proposals such as Libertas, hence the complete forecast period
is illustrated in Figure 29. The illustration suggests that the cumulative units envisaged for the Libertas
project at the end of 20 years, contributes 9,10% to the total cumulative number of units forecast over
the 20 years of residential development planning based on the forecast for Stellenbosch Town.
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12.3 Benefits to Stellenbosch economy and Stellenbosch Municipality

12.3.1 Development Charges (DCs)

DCs would accrue to the Stellenbosch Municipality based on the nature and scope of the Libertas
development. The DCs normally accrue to a Municipality based on the commencement of a project
phase. We also assume that the Municipality (and not the developer) will introduce the required bulk
services, which in turn has implications for the Municipality’s funds flow and any negotiation associated
with the introduction of bulk services by the developer.

Given the anticipated time frame for the Libertas development, it is envisaged that DCs would be paid
at intervals over the course of the rollout. For the purposes of the analysis we have used five-year
intervals for upfront (prepaid) payments of the total DCs over the 20-year period of the development.
Based on the current DCs levied by the Municipality (in 2017 terms), it is estimated that R147,4 million
would be due and payable to cover the external bulk and service requirements for the project. The
largest estimate of DCs is envisaged in Year 6 of the development period. Figure 30 illustrates the annual
DCs and the five-year cumulative prepayments over the 20-year development period.
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Figure 30: Illustration of the annual DCs and the five -year cumulative prepayments of the 20 -year
development period.

12.3.2 Total capital expenditure

The capital expenditure of and associated with the Libertas development refers to three components:
the introduction or provision of bulk (external) services (subject to capacity constraints) by the
Municipality, introduction of internal services by the developer and the construction of the dwelling
units and other components. Figure 31 indicates estimates of the combined annual capital expenditure
for the three components over the envisaged duration for the development of the proposed Libertas
project.
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Figure 31: Annual envisaged capital expenditure for the timeframe envisaged for the completion of
construction

The Libertas project has a one to two-year period for the introduction of any bulk and internal services
and a 20-year development period for completion of the development and occupancy of the dwellings.
Sales will commence once the planning and approval period is complete and the construction once the
introduction of services is complete and certified.

Note that the construction period mimics the progressive growth trajectory for planning development
in Stellenbosch Town over a period of 20 years. Based on this growth trajectory, the total investment
in infrastructure (external and internal) and superstructure over the duration of the project, is
estimated at R5 136 million in current terms. The spending on top structures for housing and building
of offices, retail and an education facility is estimated at R4 753 million over a 20-year development

period in current terms.

12.3.3 Property rates

The Municipality will levy property rates on the sale of a land portion and on the improved value, We
have assumed for the purpose of this assessment, that property rates will apply to the completed
dwelling unit or commercial component (if applicable) based on the envisaged duration of the project
and the application of the growth trajectory. We determined the cumulative rates income over 20 years
and applied an annual escalation of 8%. It is not possible to estimate the values of the properties going

rket demand and supply assessment
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forward, or to estimate the increase in the rates factor applied by the Stellenbosch Municipality for
budgetary purposes. Also note that the rates are considered in current terms (2018).

Figure 32 illustrates the rates accruing the Municipality on annual and cumulative basis for the duration
of the project applying the progressive growth trajectory and the stated escalation. Once the
development is complete, a rates income of R25,1 million would accrue to the Municipality once
construction is complete and occupation is taken per the adopted time frames. Over a period of 20
years, applying the escalation of 8% to the rates income, this would increase to R48,1 million once the
development is complete with accumulation until the end of the forecast period of 20 years. Note that
no increase in the value of the properties is assumed and only the escalation on the rates factor is taken
into account and the rates are applicable to the housing component, while rates will also be levied from
the commercial components.
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Figure 32: Property rates accruing to the Municipality on an annual and cumulative basis of 20
years

12.3.4 Economic impact

The economic impact is reflected by a direct investment into the bulk and external services, internal and
site-specific services and the construction of top structures (housing units). The economic impact is
realised through the multiplying effect of those funds through the Stellenbosch economy. Figure 33
illustrates the direct, indirect and multiplied economic impact based on the estimate of the total capital
expenditure over the envisaged duration of the project. The impact does not abruptly end after 20 years
but tapers off, where-after the economy achieves additional benefit from the occupation of the dwellings
by residents and their ongoing spend.

Figure 33 indicates that the Libertas development would generate an economic benefit of R9 958
million over a 20-year development period, of which a large portion of the R 4 979 million direct
investment (infrastructure and super structure) at the time and a portion of the indirect spending would
accrue to the Stellenbosch economy. Note these figures are based on the impact over 20 years
commencing once the introduction of bulk and internal services commence. Other areas of the Cape
Winelands, Cape Metropolitan Area, Western Cape and other parts of South Africa would also benefit
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from direct and indirect purchases during the construction period. Consequently, the direct investment
impact considers the inter-regional effects and backward and forward linkages that exist between the
Stellenbosch economy, Cape Town Metropolitan Area, the rest of the Western Cape and South Africa,

19-_—_R12477

e ——
18  ‘ee——— R 163
 eemame e e

— R 293
17 :
R 220 R 391
16 R 295 R 522
15 R 3;34% R 701
a | - !
. —_ — = . RA—:;.' R 848
= | o -
o 11 L
s 2450 ‘R 991
10 f : 4279 R 959
9 - 3:941__3 : R 880
’ R 292R E i
’ R Zziis) ¥ R 520
6 i :ﬁ R 385
: R 198
4 —
—————— R 125
3 —
= R 80
.
LY
1
R2
RO R 100 R 200 R300 R 400 R 500 R 600 R 700 R 800 R 900 R 1000
R’ million
M Direct investment ¥ indirect economic impact [ Multiplied increase in GVA

Figure 33: Direct and indirect impact of the Libertas project on the Stellenbosch economy and
further afield over a period of seven years

12.3.5 Employmentimpact

Employment generated over the construction period of the Libertas development based on the applied
growth trajectory is premised on a ratio of Gross Value Added (GVA) per employee for the Stellenbosch
economy. Figure 34 illustrates the employment created per annum based on the extrapolation of the
GVA per employee trend for the Stellenbosch economy. This is reflected in the change per annum
(defined as the difference between the multiplied increase in employment on an annual basis in the
secondary sector of the economy and employment in the Stellenbosch Municipal area in 2015 as the

base employment number).
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Figure 34 illustrates that in Year 1 and Year 2, 2491 jobs are created based on the estimated capital
expenditure. Once construction of top structures commences, an average of 1 229 temporary jobs would
be added to the existing employment of the Stellenbosch Municipal area on average of the duration of
the development. Some jobs will endure for a further two years, i.e. in Year 20 and 21 once construction
is complete as tapering off of indirect opportunities occurs.

SR
)

65



13. FIT FOR PURPOSE

In order for the project to be fit for the purpose, broad market and socio-economic criteria need to be
considered. Libertas should with some limited variance, fall within the demand forecasts for different
housing units in Stellenbosch Town, must offer socio-economic benefits to locals and ensure the
Municipality is able to consider the project from both a financial, policy and planning context. This
report adopts an economic perspective related to supply and demand, and the need to deliver benefit

to the local economy and jobs to people.

Figure 35 contributes to the illustration of the fit for purpose presented in Figure 1 by indicating the
outcomes of the analysis and alignment with the premise of a fit for purpose. Fit for purpose implies
whether or not the development project is able to tick the boxes, From an economic perspective, several

criteria would apply, including the following:
e The project needs to ensure that potential demand is met from a supply perspective;

e The housing types fit with the need and emerging trends and the housing development
framework of the Stellenbosch Municipality;

e The project does not result in a fund flow deficit for the Municipality in terms of service
infrastructure (which should be covered by DCs);

e The local economy benefits from the development in terms of direct capital expenditure and
backward and forward linkages between sectors; and

¢ Jobs, even on a temporary basis, are created and devolved to locals that are able to work on the
project.
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Figure 35: Market related and socio -economic contributions of the Libertas project in the context
of the fit for purpose




In terms of demand and supply, the Libertas development adds 1 575 units of stock to the demand for
housing, which based on the housing typology envisaged for the project, represents 33,01% of the total
number of 5622 units (or one in three units) once the development is complete and occupied. The
development represents a direct investment of R5 136 million that will generate estimated
Development Charges of R147,4 million in five tranches and property rates of R48,1 million for
Stellenbosch Municipality over 20 years from residential uses. Over the duration of the construction
period, an average of 1229 people would directly work on the project including the commercial
components and the education facility. All of these benefits are estimates based on the development of
1 575 dwelling units, offices, retail and education facilities over the 20-year development period.

Note that there are no set benchmarks as each project is unique and has its own set of development
objectives that result in a specific outcome. The question therefore arises whether or not the Libertas
project is able to tick some boxes:

The project addresses housing demand from a supply perspective
The housing types fit with the need and emerging trends in terms of size, affordability
and market segment

The project does not result in a fund flow deficit for the Municipality in terms of service
infrastructure (which should be covered by DCs)

The local economy benefits from the development in terms of direct capital
expenditure and leakages are minimised

NYNNK

Jobs are created on a temporary basis with an emphasis on unskilled local labour

As indicated above, the Libertas project ticks the boxes based on the criteria used for assessment.
Funding implications for the Municipality are flagged (indicated in orange), as well as the ultimate scope
of housing types envisaged in the context of the environment and the housing policy framework of the
Municipality.
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14.KEY OUTCOMES

Libertas offers a scope of 1 575 housing units that addresses various emerging trends related to demand
for housing of which the key trends are lifestyle, proximity, availability of key infrastructure, access and
transport. The proposed housing is intended to attract millennials and persons that work in
Technopark and the surrounding areas. Supplementary and complementary additions to the
surrounding built environment include offices and retail as well as an education facility.

Higher priced houses have emerged as a trend in Stellenbosch over the period 2008 to 2017 and it
appears that supply is unable to meet the demand in the higher price segment. If this trend continues,
average equilibrium prices and price points will increase and due to the lag in provision of supply or
curtailing supply together with the inelasticity of supply, no integration of various housing typologies
in development will be possible. The only way to reduce the average equilibrium price for houses is to
permit development that underpins market demand for a range of housing typologies and implement
policies that make it attractive for developers and investors to provide in the need for different types of

housing.

Based on the adjustments of housing demand for Stellenbosch Town, indications are that 464 houses
smaller than 80 m?, 140 larger than m2, 120 flats and 141 townhouses (a total of 865 dwelling units per
annum on average) are required to cover the forecast demand over the next 20 years. A total of 17 301
units form part of the demand over the next 20 years, of which 9 277 are houses smaller than 80 m2,
2 793 houses larger than 80 m2, 2402 flats and 2 829 townhouses.

Libertas forms part of a pipeline of projects envisaged by developers over the next 10 years. Although
the pipeline does not necessary include all projects, indications are that total of 9 575 units is envisaged
to be supplied over the following 10 years. A breakdown of the envisaged supply suggests that 29,87%
of housing units supplied over 10 years accrues to dwelling units larger than 80 m2, which are more
aligned with middle to high-income groups, 42,27% to affordable housing (lower to middle-income
groups), 16,06% to townhouses (middle-income group) and 11,80% to flats. Libertas represents about
16,44% of the total number of houses larger than 80 m? and 13,37% of the total number of housing
units envisaged as part of the pipeline (excluding indigent houses of smaller than 80 m2).

The Libertas project caters for the middle to high-income segment of the market and is aimed at the
following income brackets:
¢ R202 451 - R809 802 per annum income (units between R600 000 and R2 million)

e R809 203 - R1.6 million per annum income (units between R2.5 million and R4 million)

¢ R1.6 ~R3.2 million per annum income (units between R4.5 and R8 million)
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