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1. BACKGROUND, CONTEXT AND PURPOSE  

Settlements are social constructions and their form, function and character expresses the will 

of the people who live in them. In democratic South-Africa, legislation and policy has 

created an opportunity for people living in towns, cities and provinces to participate in 

preparing roadmaps for the future of the places where they live and to give visual and 

functional spatial expression to this. 

 

Spatial Development Frameworks are the principal instruments through which the common 

will of people are expressed. The preparation of an SDF, for any given area, is always, a work 

in progress and it follows that outcomes will depend on the decision-making and actions of 

those involved in the process. For this to be optimally informed, an understanding of the 

nature and complexity of the challenges are required, a range of skills sets are to be 

employed and ongoing involvement of citizens in the decision-making process, are to be 

promoted and well communicated. 

 

The responsibility to prepare an SDF lies with a municipality who promotes and oversees a 

public participation process, aimed at the preparation of spatial policies and plans that 

would inform future decisions that would result in physical implementation. 

 

The Stellenbosch Heritage Foundation (SHF) has requested this office to prepare a guideline 

document, based on the current provisions of the Stellenbosch SDF to serve as an informant 

for their decision-making in assessing applications for developments, that are located in the 

central area of Stellenbosch. 

 

Accordingly, this report summarises and explains the rationale of the SDF as it relates to the 

central areas of the town and provides a spatial perspective of the intent of the SDF, as this 

office understands it. 

 

Having regard for the fact that the SDF is currently being reviewed, this document may also 

serve as an informant for decision-making in the municipal public participation process 

currently underway. 

 

The central area comprises the central business district of Stellenbosch including the historic 

core, the campus of Stellenbosch University and the Dennesig area of densification that had 

been identified in the Stellenbosch Integrated Development Plan (IDP) of March 2018.  
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A key policy of the Stellenbosch SDF is to promote pedestrianization within the central area 

that can be defined as a walkable distance of 1km radius measured from a landmark centre 

point. The figure below illustrates such an area with Die Braak as centre point.  

 

 

 

Figure 1: A 1km walking distance from Die Braak 

 

The same principle can be applied to the University campus where the central point is Jannie 

Marais Square. It follows that, having regard for the strategy of the IDP to promote the 

densification of the Dennesig area (hereafter referred to as the Dennesig IDP Node) the 

same principle should ideally also apply to this new node.  

 

The above rationale forms the basis of this report, viewed through the lens of the SDF and the 

need for promoting an integrated, planning, design, assessment and development 

approach. The maintenance and enhancement of the heritage of the built environment in 

the central area of Stellenbosch, is the main focus of this report. 
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Both the historic core and the campus are well established. The formal recognition of the 

Dennesig IDP Node, as a densification and intensification area, requires that consideration 

should be given to its impact on the two existing established nodes.  Of importance in the 

latter regard, is to have regard for the potential cumulative and synergistic impacts of the 

new Dennesig IDP Node (or any other major development) in the central where densification 

and intensification are promoted.  

 

 

2. INTEGRATED DEVELOPMENT PLAN (IDP) AND SPATIAL DEVELOPMENT 

FRAMEWORK (SDF) 

 

An Integrated Development Plan (IDP) must be prepared by a local municipality in terms of 

the Municipal Systems Act 32 of 2000 (MSA) and its purpose is to provide a five-year strategic 

plan to guide all development and management within the municipal area. An IDP includes 

a Spatial Development Framework (SDF) that describes and illustrates the spatial vision and 

strategies of an IDP.  The SDF has to be prepared in terms of the Land-Use Planning Act 3 of 

2014 (LUPA) in accordance with the national Spatial Planning and Land-Use Management 

Act 16 of 2013 (SPLUMA) that is a framework act. The IDP has a time horizon of 5 years whilst 

the SDF has a time horizon of 20 years. Both are reviewed on an annual basis. SDF’s are given 

effect by Municipal Planning By-Laws. 

 

2.1. In the March 2018 IDP it is stated that future urban growth cannot be allowed in a 

haphazard way and that ad-hoc developments removes the certainty that 

everyone needs. The purpose of an IDP (read together with an SDF), is to provide 

maximum certainty, by providing a spatial strategic vision that would answer the 

following questions. 

• How is Stellenbosch going to develop over the next ten to thirty years? 

• What kind of development will take place and where will it take place? 

 

2.2. In this context, a number of strategies are proposed in the IDP including; 

(i) The identification of the Dennesig area bounded by Adam Tas Road/R44, 

Merriman Avenue, Bird Street and Molteno Road as a primary densification 

area and development intensification area for the establishment of blocks of 

flats according to a predetermined pattern on clustered erven with heights 

up to 6 storeys1 subject to certain performance criteria mixed with non-

                                                 

1 The ground floor of a single storey building is level one. A 6-storey building has six levels with level one as the 

ground floor (the first storey).   A basement is below the ground floor. 
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residential facilities. For purpose of this report, this geographic area is referred 

to as the Dennesig IDP Node. 

 

(ii) Designation of heritage conservation areas and places. 

 

(iii) Accommodating the growth and development planning of the University of 

Stellenbosch inside the current urban area. 

 

2.3. 1KM WALKING DISTANCE 

Stellenbosch SDF has adopted policies that promote pedestrianization and cycling, 

and the reduction of motor vehicle use. In this regard the SDF states that ideally at 

least 50% of activities in a given area should occur within 1km radius in urban areas 

(this is consistent with the principles of promotions, densification and intensification).  

As mentioned, Figure 1 illustrates a one 1km walking distance around the historic 

core of Stellenbosch. The SDF of Stellenbosch has also adopted a Transit Orientated 

Development Policy2 (TOD). The main TOD Hub is to be located at the corner of 

Merriman Avenue and Adam Tas Road on the Van Der Stel sports grounds.  

 

The application of the SDF principles pertaining to the central area of the town, 

illustrating the relationship between the campus, the University and the newly 

created Dennesig IDP Node, is illustrated by Figure 2 below (an enlargement of the 

central area of densification and intensification is illustrated by Figure 3 below). 

 

As is illustrated by Figure 2, the historic core and environs are demarcated by three 

1km radius circles. As mentioned, two of these exists: the historic core with “Die 

Braak” at its centre and the University with Jannie Marais Square at its centre. 

 

 

  

                                                 
2 Transit Orientated Development is the kind of development that would promote long-term sustainability through 

the implementation of a three-pronged approach to Density, Mix and Access. This is to be achieved at the 

provincial, regional, district and municipal scales as well as the neighbourhood and precinct scale. In particular the 

provision of access should be tailored to local neighbourhood conditions where walking and cycling would be 

optimized, as is provided for in the Stellenbosch Municipal SDF. 
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Figure 2: The Spatial Logic of the IDP Vision/Strategies for the central area of the town 

in terms of the SDF 

LEGEND: 

Red Circle   Historic centre and environs 

1 km radius   Centre Point, Die Braak 

 

Blue Circle  The University campus and environs  

1km radius   Centre Point 

Jannie Marais Square 

    

 

Blue Circle  Future Dennesig IDP Node 

1km radius  St Nicholas Church, Centre point 

   

Orange Circles 250-300m radius 

   Areas of intensification 

Overlap zone  Area where the three 1km circles overlap.  

Central area of the town with the highest intensity. 
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Spatial logic and best practice urban planning and design requires that the new Dennesig 

IDP Node should also have a centre (a public place). Good practice also dictates that such 

a centre should be located in the domain of an urban centre’s main institutional building. In 

this instance, in the immediate vicinity of historic St Nicholas Catholic Church, (possibly on the 

corner of Paul Kruger and Hoffman Street). 

 

The IDP, SDF and good practice also recognises densification to be promoted together with 

intensification. Three such areas already exist, Die Braak, Jannie Marais Square and Bergzicht. 

In terms of the IDP strategy for Dennesig, such intensification in the Dennesig Node should 

also be promoted. In practice, areas of intensification usually occur within an area of 250-300 

meters. Four areas of intensification are illustrated by the orange circles on Figure 3. As is 

shown, these intensification areas overlap and provide a contiguous area of intensification 

located in the triangle between Die Braak, Jannie Marais Square and the new Dennesig IDP 

Node. All are located in the three principal 1km walkable areas, as illustrated by Figures 2 

and 3 below.  

 

 

Figure 3: Area of high intensification 

 

In the past, the Dennesig area was most often considered to be located next to (or beyond) 

the historic core of Stellenbosch. The ethos, that had formed the founding principles for the 

protection, enhancement and the management of growth in the historic core, did not apply 

to the Dennesig area (and it shows!). 
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Looking forward, as the IDP/SDF does, and the reality on the spatial planning principles 

illustrated by Figure 2, it follows that the ethos, that had underpinned the growth and 

development and character of the historic core and the University campus, should ideally 

also apply to the newly recognised Dennesig IDP Node.  

 

The creation of the Dennesig IDP Node coincides with the centenary celebrations of the 

University underway. The establishment of the Dennesig IDP Node is of great significance for 

the town. If the planning, design development and management of this area, is undertaken 

consistent with the policies and the intent of the SDF, the Dennesig IDP Node would 

contribute materially to unlocking a developmental process that would enhance and 

strengthen the unique heritage of the entire Stellenbosch central area in the future. This in 

turn would positively impact on the town and the Greater Stellenbosch. 

 

3. KEY SDF REQUIREMENTS 

 

3.1. In making the SDF explicit, differentiation should be made between what has to be 

done and how this is to be achieved.  

 

4. WHAT HAS TO BE DONE 

 

4.1. An SDF must be prepared in accordance with SPLUMA/LUPA with due regard for all 

applicable legislation, amongst others, includes the National Environmental 

Management Act 107 of 1998, and the National Heritage Resources Act 25 of 1999 

(NHRA) and concomitant official guidelines 

 

The overarching responsibility of a municipality is to promote sustainable 

development, as is contemplated in the Constitution and as describe in NEMA and 

its guidelines. This requires a systems approach to sustainable development, as is 

illustrated by Figure 4 below. This commitment of Stellenbosch to sustainable 

development is described in the IDP and has to be given effect to in the 

implementation of its SDF. 

 

A critical consideration in the above regard, is that this approach integrates 

planning-design and decision-making, and reduces the risk of not seeing the 

“woods from the trees”. 
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Figure 4: The Sustainable development system 

 

4.2. The UN definition for sustainable development has been adopted for South Africa. 

According to this definition “Sustainable development is the kind of development 

that meets the needs of the present without compromising the ability of future 

generations to meet their own needs”.  In view of the need to make this definition 

practically operational, the definition was extended by this office to read as follows: 

“Sustainable development is the kind of development that meets the needs of the 

present without compromising the ability of future generations to meet their own 

needs” – this is to be achieved by promoting human well-being and the integrity of 

the environment by the just and efficient use of resources (capital). Five forms of 

capital are generally recognised i.e Monetary, Environmental, Infrastructural, Social 

and Human capital. 

 

4.3. The question to be asked, on the project level, is how the above forms of capital 

would be employed to optimize sustainable development. The answer to this 

question is to ensure that capital is employed synergistically as required by NEMA. By 

this is meant that the employment of the capital has to be undertaken in a manner 

that would ensure that, “the whole would be greater than the sum of its parts”. 

Synergistic employment is not discretional, it is an imperative as it is prescribed by 

both legislation and policy. The assessment of need and desirability of a 

development, heritage impact and the pursuance of qualitative urban environs are 

imbedded in the synergistic employment of capital aimed at promoting sustainable 

development and long-term sustainability. 
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4.4. The South African Constitution is both a roadmap for South-Africans and an anchor 

for the position of the country globally. It provides a legal and public policy 

framework for decision-making embedded in values, principles and norms that 

have been democratically agreed to. It also circumscribes public policies that 

should guide decision-making and provides for instruments (tools) for action and 

implementation.  Furthermore, the Constitution provides for treaties, signed by the 

executive authority of the South-African government, to be part of South-African 

law. Of particular significance are the treaties with the United Nations that ipso-

facto are also agreements with all member countries of the UN. If decision-making, 

that affects the future, is aligned with the Constitution, it would, by extension, mean 

that such decisions are aligned with a global moral system as it relates to the 

promotion of environmental integrity and human well-being. These are ethical 

values – a “must-do” for all humanity. 

 

4.5. The promotion of sustainable development is a global imperative. In the above 

regard reference is in particular made to the UN Agenda 2030 on Sustainable 

Development and the Paris Agreement on Climate Change that Stellenbosch is 

committed to in its IDP. UNESCO’s Man and the Biosphere Reserve is considered by 

the UN as a principal instrument to give practical effect to Sustainable 

Development. Stellenbosch is located in the UNESCO’ listed Cape Winelands 

Biosphere Reserve. There are directed links between the SDF and the MaB 

Programme that can be translated to the planning-design of the central area of 

Stellenbosch. For sustainable development to be optimally achieved and to be 

made explicit in terms of legislation and policy, decisions must be integrated on all 

scales, as illustrated by Figure 5 below. 

 

 

Figure 5: Levels of planning 
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4.6. The promotion of sustainable development is embedded in SDF policies. 

The following are of significance: 

• improve the sustainability of the town by minimizing the towns ecological 

footprint and maintaining its unique sense of place and economic growth 

within a sustainable and coherent spatial framework.  

• maintain the unique sense of place of the town and guide the future spatial 

development of Stellenbosch in a way that would ensure that development 

does not diminish the resource base on which the economy depends or its 

valued beauty and sense of place qualities, 

• enable the implementation of principles to protect the character of the 

town, including the use of guidelines for control over building heights and 

architectural styles, and establish guidelines for the desired spatial form and 

strategies for future development, 

• recognise conservation areas and places in terms of the NHRA within the 

domain of the historic core of Stellenbosch, 

• recognise conservation areas and places in terms of the NHRA within the 

domain of the historic core of Stellenbosch, 

• promote mix-use development, 

• accommodate the growth, development and planning of Stellenbosch 

University within the current urban area of Stellenbosch 

• promote densification and intensification. 

 

4.7. The preparation of an SDF requires the recognition of international best practice. 

With regard to the planning and design of the central area in terms of the IDP vision 

and strategies and the policies of the SDF, reference is made to Dovey3 and the 

concept of the “Urban DMA” as best practice informants. This acronym refers to 

Density, Mix-use and Access (TOD) that has to be considered at all scales in an 

integrated manner. This is illustrated by Figure 6 below. 

                                                 
3  Dovey Kim 2016: Urban Design Thinking Bloomsbury 
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Figure 6: The Urban DMA principles that informs design decision-making 

 

4.7.1. DENSITY 

Density is an instrument that can be employed to facilitate the optimization of urban 

efficiency and quality. This approach requires a holistic and inclusive view of density 

as a mediator and not as a stand-alone objective to be achieved. Integrated 

design requires that streets and open spaces should be considered an inextricable 

part of a project to be designed in any given area. A design approach, that 

integrates the adjoining streets and public open spaces, should therefore ideally be 

pursued in the central intensification area of Stellenbosch, as illustrated by Figure 2. 

This should apply not only for new developments, but also in urban areas where 

redevelopment and urban renewal is required. Density should mediate the 

promotion of intensity (as required by municipal policy). Intensity refers to the 

activities and connections between people and places and requires consideration 

pertaining to factors such as the design of community and public places.  

 

For the latter to be optimal, this would require both optimal mix and optimal access 

to be factored into the equation. Project design should therefore be informed by 

having regard for density as mediator and the promotion of intensity. 
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4.7.2. MIX 

4.7.2.1. Dovey argues that urban systems (especially on the town, neighbourhood and 

precinct scales) work through bringing different kinds of activity, people and 

buildings into accessible proximity: it is not a collection of parts – the parts are 

defined by the alliances that they enter into, as illustrated by Figure 7 below. 

 

Figure 7: Mix of Synergies (Dovey) 

4.7.2.2. Appropriate types of mix-use would be required towards the centre of the nodes 

that make-up the four nodal areas of intensity, as well as a principal public space 

(square or village green) in the centre of the node (refer Figures 2 and 3). 

Accordingly, this should ideally also apply to the Dennesig IDP Node. A public space 

would therefore be required, roughly at the intersection of Paul Kruger/Dennesig 

Streets and Hoffman Street. The design of the public space should have recognition 

of the historic significance of the St Nicholas Church complex on Paul Kruger Street 

that is the only historical institutional building in the Dennesig IDP Node. 

 

4.7.3. ACCESS (TOD) AND A WALKABLE TOWN CENTRE 

4.7.3.1. To enable private sector developers to make an optimal contribution to the 

evolving TOD strategy in partnership with Stellenbosch Municipality, multi-scalar 

thinking is required to “link public space at building precinct and neighbourhood 

scales to larger scales and urban flows” (Dovey 2016:253).  In the implementation of 

the town’s densification policy, it is important that the relationships between various 

scales illustrated by Figure 8 below be recognised in planning-design and 

development of individual projects (this is to be read together with Figures 2 and 

Figure 3 above). This diagramme illustrates the relationship between scale, activities, 

land-use and transportation modes. 
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Figure 8: Multi-scale thinking linkages, modes of transport and land-use mix 

(Dovey. 2016: p 255) 

 

4.8. In addition, the following policies in the SDF of Stellenbosch has specific bearing on 

the intensification area, illustrated by Figure 2.  

(i) The protection of the built, natural and the landscape heritage of 

Stellenbosch is singled out as one of 7 key strategic objectives in the SDF. It 

is stated in the SDF that Stellenbosch’s sense of place qualities are primarily 

derived from its historic architecture - building heights and architectural 

styles and that these should be controlled.  

(ii) As explained above, the principle of the 1km walkable pedestrian and 

cycle areas is proposed in the SDF. It follows that, within such an area, 

pedestrian and cycling infrastructure and appropriate development 

policies should therefore, in terms of the SDF, guide development in a 

manner integrated with the historic core and the campus. 

(iii) As mentioned in the SDF, this should encourage a shift away from ever 

increasing dependence on private cars. In the SDF it is also stated that an 

opportunity exists to maintain the unique character of the town centre by 

encouraging development to follow a perimeter block layout with clearly 

defined street building lines echoing the towns historic fabric, with parking 

underneath or to the rear of buildings. 
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(iv) These policies have to be considered in context of the municipality’s 

commitments and plans to promote and implement an integrated Transit 

Orientated Development (TOD) policy for Stellenbosch. 

 

5. AREA OF INTENSIFICATION 

 

5.1. As mentioned and illustrated by Figure 2 above, the historic centre, located within 

the 1km walking area with Die Braak (its centre point), includes both the centre of 

the campus and the entire Dennesig IDP Node. As is required by the IDP, the 

densification of the Dennesig IDP Node should also promote the intensification of 

the area (indicated by the orange circles of approximately 250 – 300m radius that 

demarcates the area of intensification). As mentioned, Figures 2 and 3 illustrate that 

four areas of intensification are located in the historic 1km radius of historic 

Stellenbosch. The Dennesig IDP Node should therefore be considered as a 

contiguous and integrated part of the historic core in terms of its DMA, illustrated by 

Figure 6 above. It should therefore not be considered to be a fringe area next to 

historic Stellenbosch, but as a contiguous part of historic Stellenbosch from a spatial 

planning and design development perspective. 

 

5.2. For the intensification of the historic core and its environs to be optimal, the quality 

of public space (streets and squares) would have to be materially improved over 

time. In some areas, the development of public space should ideally be aligned 

with the Dutch” Woonerf” design concept (Figure 9 below). 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 9:  A typical European woonerf street/square illustrating a pedestrian friendly environment 
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6. MULTI-SCALAR DECISION-MAKING 

 

6.1. A fundamental objective of the SDF is to enable its vision, policies and principles to 

be implemented over time in terms of various strategies and programmes and 

processes as provided for in the IDP and the SDF. 

 

6.2. One of the most significant enabling mechanisms that is employed by the 

municipality is to ensure that, when applications are made by land-owners to 

rezone their land or to be granted departures from the applicable development 

parameters, the public good as envisaged in an IDP and an SDF be served. 

 

6.3. This is achieved by ensuring that new development proposals are aligned with the 

IDP vision and strategies and the policies of the SDF, and that the required rezoning 

and subdivision conditions are imposed that would ensure such alignment in 

practice. 

 

6.4. In the above regard a multi-scalar approach to decision-making has to apply to 

determine need and desirability as required in terms of both the applicable 

legislation and policy, as is illustrated by Figure 10 below. In this regard, it is to be 

noted that legislation requires that an SDF must be integrated on all scales. From a 

practical perspective decision-making pertaining to spatial planning and design 

relating to the core historic area, the campus and the new Dennesig IDP Node 

should primarily be informed by Scales 7-10 in an integrated manner. 

 

Figure 10: Spatial planning and design informed by legislation and policy on all scales 
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7. HOW SHOULD SDF POLICY BE GIVEN EFFECT 

 

7.1. How the SDF should be given effect is a complex question that requires 

simplification. In essence, legislation and policy should guide decision-making. The 

how should be consistent with the what. 

 

7.2. A methodology developed by Carmona4 et al is a useful instrument that can be 

used as a guideline to clarify the principles that should inform decision-making 

pertaining to how the SDF of Stellenbosch should be given effect in a coherent and 

integrated manner. This is illustrated by Figure 11 below. 

 

Figure 11: The Dimensions of Urban Design (Carmona 2010) 

 

7.3. Carmona et al provides a valuable list of questions that can guide assessment as to 

whether a specific proposal is consistent with an SDF. In this regard, each of the six 

substantive dimensions of design illustrated by Figure 11 should be considered in an 

                                                 
4 Carmona et al, 2010. Public Places, Urban Spaces. The Dimensions of Urban Design. 
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integrated manner in context of the SDF policies, principles, norms, standards and 

guidelines.  

 

7.4. CONTEXT 

(i) Will the project have a positive impact on the public realm as contemplated 

in the SDF? 

(ii) Will the project contribute to the creation or enhancement of a meaningful 

place? 

(iii) Does the Project respect, understand, learn form and integrate with existing 

context? 

(iv) Is the project environmentally supportive?  

 

7.5. SIX SUBSTANTIVE DESIGN DIMENSIONS 

 

(i) Morphological: This refers to the configuration of urban form and space and 

spatial patterns of infrastructure that supports it.  

 

From the perspective of the historic character of Stellenbosch, differentiation 

should be made between two types of urban space system – one is where 

buildings define space and the other where buildings are objects -in-space. 

The first is described as “Traditional Space” and the second “Modernist 

Space”, The first resonates with the historic place-making qualities of historic 

Stellenbosch, as described in the SDF. The second is at variance with it. 

 

Morphology should also be considered in three dimensions by having regard 

for building typology, building heights and building composition of buildings as 

“solids” that define “voids” (public places) in the urban landscape. The historic 

roof typology that provide Stellenbosch with its unique character should be 

adopted in all designs. This recognises the need to ensure that building 

composition and mass should be characterised by broken skyline profiles 

shaped by flat and double pitch roofs and focal points 

 

Traditional design relies on history’s lessons that are both wide and deep. As 

an introduction care must be taken on residential area scale that the design 

of buildings should have regard for how they meet sky and the ground – the 

importance of points in space recession and planes, depth, ascent and 

decent and relationships to human scale (Bacon 1979: 23-27). 
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Bacon places emphasis on the skyline and states that “throughout history, 

architects have lavished much of their tenderest care on the part of the 

building which meets the sky” (Bacon 1978:24). 

 

The question to be answered is: 

• Have morphological patterns and the urban fabric, typology of buildings, 

height and composition of building complexes as envisaged in the SDF, 

been understood and positively extended to create coherent architectural 

structure and well-connected, fine-grained, streets, squares and spaces, 

that would resonate with the distinct character of historic Stellenbosch? 

 

(ii) Perceptual:  This relates to awareness and experience of place. Sense of Place 

and Identity as emphasized in the SDF is critical in this regard. The question to 

be answered is: 

• Will the project contribute to the creation or extension of a qualitative place 

that is legible and meaningful in terms of the Sense of Place character and 

quality advocated in the SDF? 

 

(iii) Social: The relationship between Space and Society.  

The questions to be answered are: 

• Will the project contribute to the public good?  

• Will new developments provide opportunities for social interaction, social 

mix and diversity, as is contemplated in the IDP? 

 

(iv) Visual: This relates to aesthetic preferences, visual-aesthetic qualities and 

design elements.  

The question to be answered is: 

• Would buildings, streets and spaces, hard and soft landscaping considered 

together, create visual interest and reinforce or enhance the sense of place 

qualities that is unique to Stellenbosch historic area and its environs, as is 

envisioned in the SDF? 

 

(v) Functional: This refers to the access systems, movement, functional and 

environmental design and creation of a healthy environments, and well-

functioning and quality infrastructure. The questions to be answered are: 
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• Will the mix and distribution of uses animate the public realm and support 

necessary, optional and social activities as is contemplated in the SDF and 

the municipality’s Transit Orientated Development policy (TOD).  

(vi) Temporal: The time dimension (the fourth dimension), time cycles, continuity of 

place; and social change.  

The questions to be answered are: 

• Has the project been considered across different time horizons – day and 

night, summer and winter, long and short term? 

• Will the project enable an incremental mix of old with new, will it be ‘whole’ 

at each stage of the development process?5 

  

                                                 
5 Adapted from Carmona et al 2010:360 
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8. BUILDING CONTROL 

 

The SDF policies include statements on building control, in terms of height, typology, 

character etc. that would be given effect by the planning by-laws of the municipality. Whilst 

these policies are informants for decision-making in the preparation of applications relating 

to obtaining planning and building permission and interpretation of standards, governing 

standards are prescribed in the planning scheme of the municipality, read together with 

municipal by-laws. 

Criteria pertaining to heights of buildings, coverage, total floor area that may be allowed are 

therefore prescribed and where these are to be changed in terms of rezoning applications 

and/or applications for departures, such applications would have to be considered in 

context of the existing criteria and parameters prescribed in the by-laws. 

 

For example, with regard to the criteria of the current zoning scheme pertaining to General 

Residential zones (where apartment buildings are permitted) it is to be noted that the 

scheme allows: 

i) Three storey buildings, plus an additional storey where parking takes up 75% of 

surface space underneath a building.  

 

It is also to be noted that the current zoning scheme is being revised and that the Draft 

Zoning Schemes provide for: 

ii) Four storey buildings pertaining to building heights of Multi Unit Residential zoned 

properties.  

 

The planning scheme allows for these heights to be increase if an application for a departure 

is approved by the municipality. A decision pertaining to an application for a departure from 

the scheme will be informed by IDP vision, strategies and the SDF policies, read together with 

other applicable policies and legislation, including formal processes. 

 

The impact of existing zoning and future development parameters on the desired form of 

urban space and buildings, should also be considered. The SDF policy provides for the 

perimeter block design principles to be employed. In terms of this principles, buildings should 

have edge continuity along the street, from the parking underneath or in a central square 

formed by the building edge. Buildings should therefore not form a disconnected object in 

space with parking on all sides, even if the zoning scheme, in terms of the applicable by-law 

would allow for it. 
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9. APPLICABLE MUNICIPAL POLICY 

 

9.1. THE STELLENBOSCH HERITAGE INVENTORY AND MANAGEMENT PLAN (ENDORSED 23 

MAY 2018) 

The ‘Heritage Inventory of, and Management Plan for, the Tangible Heritage Resources – 

Phase 3 Report has been endorsed by Heritage Western Cape on the 23rd of May 2018.  

This report is a principal guideline and informant in support of integrated and coherent 

decision-making required to develop a comprehensive understanding of the value of the 

Municipal wide heritage resources of Stellenbosch that is part of the exceptional qualities of 

the national estate.  

It is also of immense international value having regard for the declaration of this area of a 

biosphere reserve in terms of the UNESCO Man and the Biosphere programme (MAB).  The 

various heritage grading categories are consistent with the spatial categorisation of the 

Biosphere Reserve that distinguish between core conservation areas, buffer zones and 

transition zones (within which Stellenbosch town is located).  

The core conservation areas are also UNESCO heritage sites and the linkages with these sites 

both tangibly and intangibly are with the heritage areas of Stellenbosch has the potential to 

inspire a renaissance in understanding the integrated nature of our  global natural and 

heritage assets. 

The purpose of the Phase 3 Report is to assist the Municipality to become compliant with the 

requirements of the National Heritage Resources Act (NHRA) (Act 25 of 1999). It currently 

seeks to define (or amend) appropriate urban settlement, development planning and 

infrastructure instruments, spatial development frameworks for the future. 

The main features of the report, including the revised Draft Inventory of Heritage Resources, 

proposed Heritage Areas and their proposed grading (as required by the NHRA) is listed in 

the content of the report for ease of reference it is included below. 

CONTENTS 

TABLE OF FIGURES  

GLOSSARY  

IN BRIEF  

Setting the stage for a Conservation Management Plan  

ACKNOWLEDGEMENTS  

LIMITATIONS  

1 INTRODUCTION  
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2 THE DEVELOPMENT OF THE CULTURAL LANDSCAPES OF THE STELLENBOSCH 

MUNICIPALITY OVER TIME  

2.2 Introduction  

2.2 The Pre-Contact and Early Colonial period  

2.3 Colonial expansion  

2.4 Emancipation and beyond  

2.5 Railways  

2.6 Developments in farming  

2.7 Forestry  

2.8 Educational and cultural institutions including the University  

2.9 Apartheid, town expansions and suburbanisation  

2.10 Into the future  

3 THE METHOD  

3.1 LANDSCAPE CHARACTER ASSESSMENT  

3.1.1 THE PROCESS OF LANDSCAPE CHARACTER ASSESSMENT  

Landscape Types  

Landscape Character Valleys  

Landscape Character Areas to Landscape Character Units  

3.1.2 THE LANDSCAPE METHOD SUMMARY  

Landscape Character Analysis  

Assessment of Significance  

Weighting and scoring  

3.2 SCENIC ROUTES  

3.2.1 Application and findings in Stellenbosch  

3.3 TOWNSCAPE CHARACTER DEFINING PROCESS  

3.3.1 TOWNSCAPE CHARACTER UNITS  

3.3.2 METHODS OF PROTECTION  

3.3.3 EXISTING TOWNSCAPES WITH RECOGNISED HERITAGE 

SIGNIFICANCE WITHIN THE MUNICIPALITY  

3.3.4 IDENTIFYING TOWNSCAPE CHARACTER UNITS  

3.4. HERITAGE SITES IDENTIFICATION AND ASSESSMENT  

3.4.1 PROCESS  

3.4.2 METHOD  

3.4.3 LIMITATIONS  

4 THE INVENTORY  

5 CONCLUSIONS AND RECOMMENDATIONS  

5.1 DRAFT STELLENBOSCH HERITAGE INVENTORY MAP  

5.1.1 Eight major patterns may gleaned from the map (figure 30)  
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5.2 THE PUBLIC PARTICIPATION PROCESS  

5.3 PROSPECTIVE PHASE 4 WORK  

5.4 RECOMMENDATIONS  

REFERENCES  

General  

Mapping and GIS databases:  

APPENDIX 1  

Historical Spatial Framework by Dr Antonia Malan  

APPENDIX 2  

Public Participation Description by Shawn Johnston  

APPENDIX 3  

Comments and Response Report on the: Phase 2b Report  

APPENDIX 4  

Townscape Character Assessment  

APPENDIX 5  

Landscape Character Assessment  

APPENDIX 6  

Comment on the Proposed Amendments to the Stellenbosch SDF. 28 April 2017  

APPENDIX 7  

Response to Western and Eastern Bypass in terms of Heritage. 5 October 2017  

APPENDIX 8  

Interim Comments on: NATIONAL DEPT. OF AGRICULTURE PROPOSED EXCLUSION OF 

CERTAIN PROPERTIES FROM THE PROVISIONS OF THE SUBDIVISION OF AGRICULTURAL 

LAND, ACT, ACT 70 OF 1970. 27th March 2018  

APPENDIX 9  

Heritage Sites Inventory  

TABLE OF FIGURES 

Figure 1: Study Area and Domains  

Figure 2: Content of Flickr and Instagram images according to genre 

categories in the Stellenbosch winelands (Bordelon and Ferreira 2017)  

Figure 3: Landscape Features Natural Constraints.  

Figure 4: Development of the Cultural Landscape 1657 to 1750 

Figure A: Boschendal with Hutchinson Peak in the background 

Figure B: Oak Avenue at Reyneke 

Figure C: The Firs Cottages  

Figure D: Lanquedoc 

Figure E: Wemmershoek Sawmill  

Figure F: Kaya Mandi Hostel Types 
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Figure G: Intrusive development on agricultural land 

Figure 5: Development of the Cultural Landscape 1935 - 1941  

Figure 6: Development of the Cultural Landscape 1958 - 1962  

Figure 7: Development of the Cultural Landscape 1979 - 1983  

Figure 8: Development of the Cultural Landscape 1935 - 1941  

Figure 9. Development of the Cultural Landscape 2010 

Figure 10: Graphic representation of the process followed to develop the inventory  

Figure 11: Nine Landscape Character Valleys within the Stellenbosch Municipal 

Boundary 

Figure 12: Eerste River Valley 

Figure 13: Cascading hierarchy of the Landscape Character study of the 

Eerste River Valley; Stellenbosch Farms  

Figure 14: Typical Landscape Character Unit with identified sites to confirm boundary 

Figure 16: Desktop study of Landscape Character 

Figure 17: Fieldwork study of Landscape Character 

Figure 18: Analytical Hierarchy System to evaluate significance  

Figure 19: Deviations with a degraded landscape character due to 

incompatible land use in the study area  

Figure 20: Non Conservation Worthy land parcels  

Figure 21: landscape character units that uphold the rural character of the 

Stellenbosch Area 

Figure 22: Graphic illustration of crest lines that hide development from major 

viewpoints (for example this view from Blumberg Drive)  

Figure 23: The Scenic Drive Envelope  

Figure 24: Method of identification of Scenic Routes based on significant 

landscape character units 

Figure H: Scenic route entering Stellenbosch on the R44  

Figure I: View from Blumberg Drive  

Figure J: Simonsberg from the Helshoogte Pass  

FIgure 25: Townscape Character Study process 

FIgure K: Pniel 

Figure 26: Example of a Townscape Character Area analysis, description and 

proposal for the Jamestown area 

Figure 27: Digital application interface for Fieldwork  

Figure 28: Google Drive based Site Inventory spreadsheet.  

Figure L: Photos that accompany each line of the spreadsheet  

Figure 30: Stellenbosch Municipal Heritage Inventory Map 

Figure 31: First pattern - mountain wilderness of high significance  
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Figure 32: Second pattern - four distinctive clusters of high rural heritage significance 

Figure 33: Third pattern - intermediate rural heritage significance 

Figure 34: Fourth pattern - farmstead and settlement in the valley bottoms 

Figure 35: Fifth pattern - relatively low heritage rural landscape significance 

Figure 36: Sixth pattern – Not Conservation Worthy 

Figure 37: Seventh pattern - urban nuclei of varying significance  

Figure 38: Eighth pattern - scenic routes 

Figure 39: Composite Diagram – the patterns of high heritage significance within the 

study area 
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9.2. STELLENBOSCH CONSERVATION STRATEGY, DEVELOPMENT GUIDELINES 1997 

A study by Kruger Roos Architects, urban designers and planners on the above subject was 

completed during July 1997. 

 

The objective of this study, commissioned by the municipality, was to formulate a 

conservation strategy for the protection and enhancement of the historic character of 

Stellenbosch. 

 

This document (finalized twenty-one years ago) is of great value as an informant for decision-

making, for professionals involved in the preparation of a development application and 

those involved in assessment processes. 

 

The motivation and illustrations provided has both educational and practical value. This 

document should ideally be kept close at hand in the design and decision-making process 

and is an important reference document for the applicant and assessor alike. 

 

The table of contents of the document included below testifies to the scope and nature of 

the study. This can also serve as a framework of the nature and scope of the work that should 

be incorporated into the revision of the SDF that is now underway. 

 

CONTENTS OF THE REPORT 

1. INTRODUCTION 

2. THE LEGACY: ASSETS WORTHY OF CONSERVATION 

COMPOSITE ASSETS 

HISTORICAL PUBLIC SPATIAL STRUCTURE 

PATTERNS OF PLACE-MAKING IN STELLENBOSCH 

THE LEGACY OF FARMSTEADS IN STELLENBOSCH 

THE ARCHITECTURAL LEGACY OF STELLENBOSCH 

3. THE HISTORICAL CORE DEFINED 

4. CHARACTER AND LAND USE PRECINCTS 

CHARACTER PRECINCTS 

LAND USE PRECINCTS 

5. PROPOSED CONSERVATION PROGRAMME 

CONSERVATION AREA 

DESIGN FRAMEWORK FOR KEY PRECINCTS 

DESIGN FRAMEWORKS FOR KEY SITES 

6. PROBLEMS: THE EFFECT OF CURRENT DEVELOPMENTS ON THE CONSERVATION OF THE 

HISTORICAL CORE 

CHANGING LAND USE AND URBAN STRUCTURE 

THE ZONING SCHEME 
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DEVELOPMENT CONTROL 

7. PRECINCT GUIDELINES 

BERGZICHT / THE BRAAK 

DORP STREET / EERSTE RIVER 

BLOEMHOF / THE STADSHUIS 

8. DEVELOPMENT GUIDELINES 

APPROPRIATE APPROACHES FOR ARCHITECTURAL INTERVENTION IN THE HISTORICAL CORE 

GUIDELINES FOR LOCAL AUTHORITY ACTIONS 

GENERAL DEVELOPMENT GUIDELINES 

9. THE WAY FORWARD 

THE ROLE OF DEVELOPMENT GUIDELINES 

THE NEED FOR AN INTEGRATED STRATEGY FOR CONSERVATION AND DEVELOPMENT 

PROPOSED CONSERVATION STRATEGY 

 

REFERENCES 

 

LIST OF DIAGRAMMES 

1. Composite Assets with the historical core 

2. Historical public spatial structure 

3. Historical core redefined 

4. Character precincts 

5. Land Use Precincts 

6. Proposed conservation area 

7. Key Precincts 

8. Key Sites 

9. Composite Problems within the Historical Core 

10. Bergzicht / The Braak: Precinct Guidelines 

11. Dorp Street / Eerste River: Precinct Guidelines 

12. Bloemhof / The Stadshuis: Precinct Guidelines 

 

9.3. WINELANDS INTEGRATED DEVELOPMENT FRAMEWORK (WIDF) 

The former Winelands District Council completed the WIDF in November 2000, following in-

depth public consultation and collaboration with the former Stellenbosch, Franschhoek, 

Paarl and Wellington Municipalities. 

 

Document No.1 (part of a suite of documents) was entitled “Guiding Principles” and formed 

the foundation of the spatial and design principles proposed for the Winelands District.  
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It incorporated the provincial policies pertaining to bioregional planning (that was then still 

work in progress), including the spatial planning and design principles of “Critical 

Regionalism” on the bioregional, district, landscape and urban scales.  

 

In terms of the latter approach the critical criteria, were defined that were to guide decision-

making, aimed at protecting and enhancing the intrinsic place-specific qualities of the 

historic natural and cultural landscapes of the Winelands. The five tenets of Critical 

Regionalism were introduced as first principles to guide decision-making pertaining to urban 

and rural development and change. These tenets were a recognition for the need to 

promote a,  

• Sense of Place 

• Sense of History  

• Sense of Craft  

• Sense of Nature  

• Sense of Limits 

Consistent with the Constitutional principle of a government of succession, the WIDF was 

incorporated as a principal informant by Stellenbosch Municipality in the preparation of its 

early IDP’s and SDF’s. Theoretically this policy still applies as an informant to decision-making. 

 

10. SUPPLEMENTARY POLICY 

 

There are a number of guidelines that are supplementary to the specific policies of the SDF 

that are to be considered as read in the SDF. Ideally these should inform decision-making 

pertaining to rezoning and applications for departures from the scheme regulations. 

In particular, reference is made to the guidelines prepared in terms of the National 

Environmental Management Act (NEMA) and the National Heritage Resources Act 

(specifically those prepared for the Western Cape by the Department of Environmental 

Affairs and Development Planning). Whilst the latter guidelines are bespoke and specialized, 

they are also of general value as they should be considered as public policy. 

 

Having regard for the fact that both NEMA and the NHRA were principal informants for the 

preparation of the Stellenbosch SDF it should, in the motivating for the rezoning applications 

or departures from a zoning scheme (and assessing the merit thereof), be considered as an 

imperative to take the fundamental principles and concomitant guidelines of both the 

above acts into consideration in decision-making. These are briefly described in the 

Annexure attached. 
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CONCLUSION 

It is clear that the SDF spatial planning and design policy calls for the four areas of 

densification and intensification, illustrated by Figures 2 and 3 above, to be considered as a 

contiguous, integrated central area of Stellenbosch with a unique sense of place character, 

identity and heritage. The strategy of the IDP to encourage the redevelopment of Dennesig 

IDP Node should be viewed in context of the key principles of the SDF that are described 

above and that provides the informants for integrated decision-making. 

 

The responsibility to interpret the desired planning and design parameters relating to 

development in the historic core and environs, in the first instance, rests with an applicant 

who seeks to obtain authority to do so. The policies that circumscribe the preparation of such 

an application is provided in the IDP and the SDF of Stellenbosch, read together with public 

policies in general. The authority who would consider applications is the Department of 

Spatial Planning, Heritage and Environment of the municipality. Their decisions are informed 

by the IDP/SDF in context of legislation and all other applicable policies in an integrated 

manner with due regard for the content and quality of applications. In NEMA, it is stated that 

decision-makers, together with the environmental assessment practitioners and planners, are 

accountable to the public and must serve their social, economic and ecological needs 

equitably. 

 

The Stellenbosch Heritage Foundation has taken on a noble task to serve the public good 

and it is trusted that this report would add value to efforts made by the Foundation to do so. 

 

 
 

DF MOSS,  

DENNIS MOSS PARTNERSHIP 


